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Hawkshaw, Steve FIN:EX

From:
Sent:
To:

Ce
Subject:

Thanks Paul - talk later.

From: Flanagan, Paul FIN:EX

Harley, Hilary M FIN:EX

Wednesday, June 29, 2016 10:25 AM
Flanagan, Paul FIN:EX

Hawkshaw, Steve FIN:EX

RE: PTT

Sent: Wednesday, June 29, 2016 10:06 AM

To: Harley, Hilary M FIN:EX
Cc: Hawkshaw, Steve FIN:EX
Subject: Re: PTT

s.13

Sent from my BlackBerry 10 smartphone on the Rogers netwaork.

From: Harley, Hilary M FIN:EX

Sent: Wednesday, June 29, 2016 8:08 AM

To: Flanagan, Paul FIN:EX
Subject: PTT

Hi Paul

To get the proposed changes working I need to involve:

In PTB:

Steven Emery (ED) so we can reallocate my day to day workload etc
Louise Ford - she is our contact for HPAS and FAST (see below).

Division:

Public Information and Corporate Services - their PI group design our forms, website content and
outreach so I will need them to get the info out to the legal Community. They do all our Budget work so

are used to confidentiality.

1
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Others:

HPAS - they do all our payment processing if we go for paying by cheque.

FAST - they are setting up Gentax for PTB and that will be the system that I be recommending we use.
LTSA - if we decide to take payments through them.

If I can talk to Louise and PICS I can get you individual names for all contacts if you need them.

Any questions just call me.
And thanks!

Hilary

Hilary Harley

Director, Audit and Compliance
Property Taxation Branch
Ministry of Finance

Phone: 250 387 3328

Cell: 250 812 5791

é Think about the environment before printing.
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Hawkshaw, S:.tsve FIN:EX

From:
Sent:
To:

Cc:
Subject:

Hi Steve

Harley, Hilary M FIN:EX
Friday, June 17, 2016 1:22 PM
Hawkshaw, Steve FIN:EX
Emery, Steven B FIN:EX

PTT changes

These are my first thoughts on resources and systems etc. One thing you should know is that it is
possible that PTT will be starting the work to go into Gentax (this the RTI project) earlier than we thought
and it may be around the time that the changes will come into effect in the budget. So we may end up
building the system twice - s.12,5.13

Tax rate:

» Probably not too difficult on the systems side, as we are already collecting the citizenship data we
could identify the foreign investors and could make sure they remit the right tax at LTSA via the

PTT return.
e Challenges:

o changes to the existing system are costly and take time.

o The current form was pushed to the limit by the data collection - it is in a pdf format and

has limitations.

» Will need extra staff for the assessments between effective date and Budget and then for
audits. With no idea of the numbers of transactions involved but assuming 5% of transactions

that would be around 10,000 so I would estimate at least 3 staff for this.

s.12,5.13

The new collection of the data will help focus the need for staff and the systems requirements as we get

more info in,
Regards
Hilary

Hilary Harley

Director, Audit and Compliance

Property Taxation Branch
Ministry of Finance
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Phone: 250 387 3328
Cell: 250 812 5791

é Think about the environment before printing.

Page 5 of 92 FIN-2016-63089-51



Hawkshaw, Steve FIN:EX

From:
Sent:
To:

Cc:
Subject:

Flanagan, Paul FIN:EX

Monday, July 11, 2016 11:34 AM

Mentzelopoulos, Athana FIN:EX; MacLean, Shelley FIN:EX
Jillings, Duncan FIN:EX; Hawkshaw, Steve FIN:EX

FW: PTT

BCREA forecast 47,000 sales this year in metro Vancouver S-13

s.13

From: Maclean, Shelley FIN:EX

Sent: Monday, July 11, 2016 8:48 AM
To: Hawkshaw, Steve FIN:EX; Flanagan, Paul FIN:EX

Subject: PTT

s.13

Shelley MacLean

Director, Executive Operations & Strategic Initiatives

Deputy Minister's Office
Ministry of Finance
Phone: 250-356-6696
Fax: 250-387-1655
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Ministry of Finance

BRIEFING DOCUMENT

To: Honourable Michael de Jong, Q.C. Date Requested:

Minister of Finance Date Required:
Initiated by: Steve Hawkshaw Date Prepared: July 3™ 2016
Ministry Phone Number: 250-387-7364
Contact: Steve Hawkshaw Email: Steve.Hawkshaw@gov.bc.ca

Cliff #:

TITLE: PTT Surtax Decisions
PURPOSE:

(X) DECISION REQUIRED
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Briefing Document Page 2

DATE PREPARED: July 3" 2016

TITLE: PTT Surtax Decisions
ISSUE: Policy direction required for creating the PTT surtax
BACKGROUND:

This is a follow-up note based on previous analysis done by Tax Policy Branch and
direction received from the Minister.

s.13

Page 15 of 92 FIN-2016-63089-S1



Page 16 to/a Page 21
Withheld pursuant to/removed as

s.13



* Priorities and Planning Committee
April 27, 2016

®a® Ministry
BRITISH >
cownmsia  of Finance

Trnusted financial and economic leadership for a prosye. oy provisce

Page 22 of 92 FIN-2016-63089-51



-

ol o

s.12,5.13

Overview

What are the factors driving housing prices in
Metro Vancouver

What has the Province done to date
Perceived Issues
Public/cities/media/academics suggestions
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Context

Housing prices in Vancouver have experienced rapid growth in recent
years, which continues today.

Local officials, the media and academics variously point to the following
possible drivers to explain this growth:

— Demand has been driven by speculators, which drives up prices;

— Speculators/investors leave properties vacant, which reduces supply and drives up
prices; and

— Foreign purchasers/investors are buying properties and thereby driving up prices.

However, short term holdings of properties have not significantly
increased in recent years and a recent study indicates that the incidence
of vacant homes in Vancouver is at the same level it has been for 12 years.

The new residency reporting requirements of purchases of properties that
will start this summer might support some type of action.
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Housing Price Trends: Single Detached

« The price of single detached homes has increased significantly
over the last 5 years.

' Detaéﬁed Hou.seh F-’rice.— 5-yearul.ﬁ'crease
Region February 2016 (2011 - 2016)
Greater Vancouver* 1,305,600 53%
Vancouver (east) 1,265,800 72%
Vancouver (West) 3,003,800 60%

Source: Real Estate Board of Greater Vancouver
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5 year per cent change in MLS HPI benchmark price in selected markets
(January 2011 to January 2016)

Market Single-Detached| Condominium
REBGV Area 53% 27%
Burnaby (East) 60% 25%
Burnaby (North) 62% 18%
Burnaby (South) 62% 19%
North Vancouver 63% 18%
Richmond 44% 21%
\Vancouver (East) 72% 37%
Vancouver (West) 60% 36% ]
West Vancouver 81% 30%
FVREB Area 36% 4%
Abbotsford 22% -2%
Langley 34% 0%
Surrey 36% 4%
Lower Mainland 47% 23%

Source: Real Estate Board of Greater Vancouver (REBGV)

Fraser Valley Real Estate Board (FVREB)

RSH3

Housing Price Trends: Condominiums

Multi-family dwellings have not increased in price as rapidly as single-detached homes.
This is due to additional supply entering the market.
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Housing Price Trends: Provincial

Housing price increases have not been as severe outside of
the Metro Vancouver.

* Affordability is a regional issue.

Per cent change from 2011 to 2016

2 _S_l_n_glt__a Detached Condominium

Greater Victoria ” 5.81% 3.34%
Vancouver Island 5.08% 5.61%
Prince George 16% N/A
Kelowna 7% N/A

Source: CREA
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Housing Price Drivers: Population Growth

The stock of single-detached homes is flat while the number condominiums
has increased.

The population of Metro Vancouver is up 44%, between 1991 and 2011.

By 2015, population grew another 6 per cent (140,000 people) with an
additional 185,000 expected over the next 5 years.

Housing Stock

Vancouver Census Metropolitan Area

Occupisd Housing Stock, Vancouver Census Nfetropolitan Arza
(drezlling units)
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Sources: Sratistics Canada. Canada Nortgage and Housing Corporauon
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Housing Price Drivers: Mortgage rates

* Mortgage rates have decreased significantly.
* Greater ease of borrowing has increased demand for housing and pushed prices up.

Mortgage
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Figure 7. Mortgage rates and historical real average housing prices in Canada
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Housing Price Drivers: Mortgage rates

A $1,300,000 house in Vancouver at the current 5
year fixed mortgage rate with a 30 year
amortization has a monthly mortgage payment of
approximately $6,200.

e The same $6,200 monthly payment at different
mortgage rates results in:
— A $675,000 house at a 10.5% interest rate (1995)
— A $800,000 house at a 8.55% interest rate (2000)

— A $1,000,000 house at a 6% interest rate (2005 and
2010)
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Housing Price Drivers: Speculation

Less than 4 per cent of homes sell within one year of purchase.
This is a historic low. '

Not all of that 4 per cent are being “flipped” for a profit - there are many reasons to sell a

home soon after purchase, a divorce, change in employment, death, birth of a child etc...
Copyright

10
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Housing Price Drivers: Vacant Homes

m Vacant Homes -
1,000 units

m Vacant Condos -
9,700 units

" Occuppied
Housing

Vancouver housing

Q

A recent study showed that out
of 225,000 Vancouver homes
studied, about 11,000, or 4.8%
were vacant, 90 per cent of
which were condominiums.

The 4.8% vacancy rate has
remained flat for 12 years and
is in line with other major
Canadian cities.

The higher vacancy rate for
condominiums is due, in part,
to condo rental restrictions.

Condominium prices have
remained relatively stable.

11
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s.13

Housing Price Drivers: Foreign Investment

* Estimates place foreign purchasers at between 5-
7% of the market.

* Anecdotal evidence that foreign purchasers are

concentrated in the high end of the Vancouver
residential real estate market.

* Citizenship data collection will begin June 2016.

12
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What has been done to date and what can
be done

« What has been done:

— The Province has a number of programs aimed at
making home ownership affordable.

— The Federal government has also recently
announced new measures.
e What else can be done:

— The Province can influence supply, can tax foreign
purchasers, can tax speculation, and can tax

vacant homes.

13
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Existing Tax Measures to Address
Affordability

* Home Owner Grant
— The basic grant provides a $570 grant to eligible home owners.

* Property tax deferment program

— Property Tax Deferment is a low-interest loan program that allows
qualifying B.C. homeowners, including persons over age 54, to defer

all, or a portion of, the annual property taxes on their principal
residence.

— Homeowners who financially support a dependent child are eligible to

defer their property taxes, helping families during the years when
household costs are typically the highest.

* First Time Home Buyers’ Program

— The First Time Home Buyers' Program reduces or eliminates the

amount of property transfer tax B.C. residents pay when they purchase
their first homes.

14
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New Announced Provincial Actions

Budget 2016:

«  Property Transfer Tax (PTT) exemption on newly built housing up to $750,000 for Canadians to use
as a principal residence.

«  PTT rate increased to 3 per cent from 2 per cent on the portion of fair market value in excess of $2
million.

«  New reporting requirements regarding citizenships and bare trusts.

«  Capital spending of $355 million over five years to support the construction or renovation of more
than 2,000 affordable housing units in communities across the province.

«  BC Housing will conduct a study on key factors affecting housing affordability in BC, which will
contribute to policy making across all levels of government.

«  BC Government is exploring ways to make the components of the cost of new housing, such as
municipal costs and fees, more transparentto home buyers. (Finance is preparing a Request for
Legislation for Spring, 2017, which will propose changes to the Real Estate Development Marketing
Act.)

15
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New Announced Provincial Actions

Post-Budget Announcements:
* Review of the Advisory Group of the Real Estate Council

— Mandate is to examine both the adherence of realtors to the existing rules and
to examine the rules themselves to ensure they are adequate.

— Interim report has been provided to the Council. The full report and
recommendations will be provided by the end of May, 2016 to the Council.

* Minister of Finance has met with Real Estate Council and has reviewed
initial recommendations.

* March 18, 2016 News Release: Province to address “shadow flipping”
through changes to a regulation under the Real Estate Services Act, while
awaiting the recommendations of the Advisory Group and Council.

16
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New Announced Federal Actions

Federal Budget 2016:

The federal budget includes several funding commitments related to affordable
housing, including $1.5B over two years under the infrastructure plan (some of
which would need to be matched by provinces and territories), and $0.7B over two
years for housing in Aboriginal communities.

The federal budget promises to consult with provinces and others over the next
year to develop a National Housing Strategy.

The federal budget allocates $500,000 to Statistics Canada to gather data on the
role of foreign homebuyers in Canada’s housing market. It notes that this could
involve collaboration with BC.

BC is ready to assist Statistics Canada once we begin collecting citizenship data.
The Property Transfer Tax Act currently authorizes sharing the data collected on
foreign ownership through the PTT system with Statistics Canada.

17
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Menzies, Brian FIN:EX

- _
From: Menzies, Brian FIN:EX
Sent: Monday, July 25, 2016 11:30 AM
To: Edwardson, Jamie GCPE:EX; Miniaci, Mario FIN:EX
Subject: FW: Issue Atert: Housing Priority Initiatives Amendment Act
Attachments: Hausing 1.png; Housing 2.png; Housing 3.png; MLA KMs and QAs Housing Bill_22Jull6

_FINAL.DOCX; Information Sheet 2016-006 Additional PTT an Residential Property
Transf...docx; Housing NR - July 25 - Final.docx

As distributed: Pls review the Qs and As

From:_'EIIitﬁorpe, Roéa. [mailto:Roéa.Ellithorpe@ieq.bc.CéT
Sent: Monday, July 25, 2016 10:47 AM
Subject: Issue Alert: Housing Priority Initiatives Amendment Act

Piease see the attached package of information for MLAs regarding the housing measures introduced this
maorning. Attached you will find:

» Key messages and 2 Q&A

e Aninformation sheet

a  The news rejease from the Ministry of Finance

Please also find attached a number of graphics 1o accompany social media posts today.
Suggested tweets

Our BC Liberal Gov't betieves middle-class home ownership should be more affordable #bcpali
http://bit.ly/29ZT1Z {graphic]

Our BC Liberal Gov't wants ta ensure home ownership is within reach for BC families #bcpoli hittp://bit.\y/297T1JZ
[graphic]

Today's legislation creates new measures to help make home ownership more affordable #bcpoli hitp://bit.ly/292T1Z
[graphic}

Suggested Facebook posts

Today, our BC Liberal Government is taking further steps to help keep the dream of home ownership within reach of
middle-class families, and ensure that those whe are in a position to rent are able to find a suitable home. Learn more:

htip://bit.ly/297T1IZ
Today, our BC Liberal Government introduced legislation o make home ownership more affordable, establish a fund for
market housing and rental initiatives, strengthen consumer protection, and give the City of Vancouver the toals it

requested to increase rental property supply. Learn more: hitp://bit:lv/297TUZ

Our Government is making sure that purchasing a home in our beautiful province, one of the most important
investments that a person makes for themselves and their family, is protecied and fair. Learn more: http.//bit.ly/237TUZ
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Rosa Ellithorpe

Manager, Communications & Issues Management
Government Caucus

250-818-9987
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Menzies, Brian FIN:EX

L MR TR
From: Menizies, Brian FIN:EX
Sent: Monday, July 25, 2016 9:16 AM
Ta: Koolsbergen, Nick LASS:EX
Subject: FW: Info for MLAs

From: Edwardson, Jamie GCPE:EX
Sent: Monday, July 25, 2016 9:09 AM
To: Menzies, Brian FIN:EX

Subject: RE: Info for MLAs

Add:

s.13

4.  Will tax revenues be earmarked for govérnment housing programs?

The government is creating a new Housing Priority Initiatives Fund for provincial housing and rental programs,
which will be announced in the near future. The fund will receive an initial investment of $75 million. it wili receive a
portion of revenues from the property transfer tax, including revenues from the new additional tax on foreign
buyers.

From: Menzies, Brian FIN:EX

Sent: Monday, July 25, 2016 9:01 AM
To: Edwardson, Jamie GCPE:EX
Subject: FW: Info for MLAs

From: Kaolsbergen, Nick [mailto:Nick.Koolsbergen@leg.bc.ca]
Sent: Monday, July 25, 2016 8:32 AM.

To; Menzies, Brian FIN:EX

Subject: FW: Info for MLAs

See below.

From; Cadaric, Michele PREM:EX [mailto: Michele.Cadario@gov.bc.cal
Sent: July 25, 2016 7:25 AM
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To: Smart, Stephen PREM:EX <Stephen.Smart@gov.be.ca>; Kay, Maclean PREM:EX <Maclean.Kay@gov.bc.ca>;
Merrifield, Katy PREM:EX <Katy.Merrifield@gov.be.ca>; Chin, Ben PREM:EX <Ben.Chin@gov.bc.ca>; Mills, Shane
PREM:EX <Shane.Mills@gov.bc.ca>; Koolshergen, Nick <Nick.Koolsbergen@leg.be.ca>

Subject: RE: Info for MLAs

Brian/Nick:
MLA info:

Need to add a Qs under Additional PTT
What are we doing to ensure foreign nationals actually have to pay the tax — A—SIN ¥ & passport
What if there is pressure on other areas of BC — does that require legislative change? Would gov't support that?

s.13

Michele Cadario
Deputy Chief of Staff to Premier Christy Clark

From: Smart, Stephen PREM:EX

Sent: Sunday, July 24, 2016 8:27 PM

To: Cadario, Michele PREM:EX; Kay, Maclean PREM:EX; Merrifield, Katy PREM:EX; Chin, Ben PREM:EX; Mills, Shane
PREM:EX; Koolshergen, Nick LASS!EX

Subject: Fwd: Info for MLAs

lust got these from Finance...

Begin farwarded message:

From: "Edwardson, Jamie GCPE.EX" <Jamie.Edwardson@sov.bec.ca>
Date: July 24, 2016 at 8:24:32 PM PDT

To: "Smart, Stephen PREM:EX" «<Stephen.Smart@gov.be.ca>
Subject: Fw: Info for MLAs

Sent from my BlackBerry 10 smartphone on the TELUS network.

From: Edwardson, Jamie GCPE:EX <Jamije.Edwardson@gov.be.ca>

Sent: Sunday, July 24, 2016 8:21 PM

To: Chandler, Penefope E FIN:EX; Edwardson, Jamie GCPE:EX; Keirstead, Zoe FIN:EX; McLachlin, Jessica GCPE:EX;

Menzies, Brian FIN:EX; Miniaci, Mario FIN:EX; Snider, Marty C FIN:EX
Subject: Info for MLAS

PO is asking for info for MLAs. I've attached the KMs/Qs-and As, News release, and the actual tax
bulletin prepared.

Jamie Edwardsan
communications Director | Ministry Qf'.Fi_nance i Province of British Columbia
P: {250) 356-2821 { I4i: {250) 888-0021 | jamiz.edwardson®gov.be.ca
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Menzies, Brian FIN:EX

N LY
From: Menzies, Brian FIN:EX
Sent: Meonday, July 25, 2016 9:02 AM
To: Edwardson, Jamie GCPEEX
Subject: FW: Comparison taxes

From: Kooisbergen, Nick [mailto:Nick.Koolsbergen@leg.be.cal
Sent: Monday, July 25, 2016 8:34 AM

To: Menzies, Brian FIN:EX

Subject: FW: Compariscon taxes

I've added the info requested below in already. Just need the answers to the other Qs | just sent in the other email.

From: Cadario, Michele PREM:EX [mailto:Michele.Cadario@gov.be.ca]

Sent: July 25, 2016 7:27 AM

To: Smart, Stephen PREM:EX <Stephen. Smart@geov.bc.ca>; Chin, Ben PREM:EX <Ben.Chin@gov.hc.ca>; Merrifield, Katy
PREM:EX <Katy.Merrifield@gov.bc.ca>; Kay, Maclean PREM:EX <Maclean Kay @gov.bc.ca>; Mills, Shane PREMIEX
<Shane.Mills@gav.bc.ca>; Koolsbergen, Nick <Nick.Keolsbergen@leg.bc.ca»

Subject: RE; Comparison taxes

This needs to be in the MLA Q&A toe

Michele Cadario
Deputy Chief of Staff to Premier Christy Clark

From: Smart, Stephen PREM:EX

Sent: Sunday, July 24, 2016 9:58 PM _

To: Chin, Ben PREM:EX; Merrifield, Katy PREM:EX; Kay, Maclean PREM:EX; Mills, Shane PREM:EX
Cc: Cadario, Michele PREM:EX

Subject: Fwd: Comparison taxes

Good comparison info for tomorrow...

Begin forwarded message:

From: "Edwardson, Jamie GCPE:EX" <Jamie Edwardson(@gov.bc.ca>

Date: July 24, 2016 at 9:49:07 PM PDT

To: "Smart, Stephen PREM:EX" <Stephen.Smart@gov.be.ca>, "Koolsbergen, Nick LASS:EX”
<Nick.Koolsbergen@leg.be.ca>

Subject: Re: Comparison taxes

Specifically:

Do any other jurisdictions have similar taxes or impose restrictions on foreign ownership of
5

Page 12 of 268 FIN-2016-63089-52



property?

United Kingdom:

Non-residents arc now subject to capital gains taxation on gains when selling residential
property in the UK.

Non-domiciled residents who provide security for purchases with offshore assets will be
considered to have repatriated those assets and pay income tax as applicable.

15-per-cent stamp duty on those using a company name to buy properties worth more than
£500,000.

Singapore:

Inereased buyer’s stamp duties (PTT) on foreign, corporate, permanent residents, and citizens:
15% additional stamp duty on {oreign and corporate purchasers. Was initially 10% but was
increased after 10% did not have the desired effect.

5% additional stamp duty on permanent residents purchasing a first home. 10% on further
purchases.

10% additional stamp duty on citizens purchasing their second and third homes.

Hong Kong:

A 5%-20% anti-speculation special stamp duty that is payable on property held for less than 24
months.

Implemented a 15% additional Buyers Stamp Duty targeted at foreign investors and companies
Measures to restrict mortgage lending to its residents.

Striet loan to valuc ratios

Strict Mortgage Servicing Ratios

A 40% down paymeni requirement

Australia

Ausralia has both federal and state taxes for foreign purchasers. Australia also restricts foreign
ownership of property. Foreign citizens or companics require approval from a Foreign
Investment Review Board (FIRB) in order to buy residential real estatc. The FIRB will accept
applications where the non-resident intends to live in the residential property. The FIRB will
reject applications on the following grounds:

They feel the purchase is speculative in nature.

They feel the purchase is for rental purpases.

The exceptions to these criteria are newly built residential properties sold by developers and
tourist resott properties.

‘New York

New York levies a mansion tax of 1% of the purchase price, if the purchase price is over §1
million.

1974 Ontario Measures

Ontario implemented two measures aimed at curbing house price inflation in the 1970s.

A 20% transfer tax on non-residents of Canada (similar to our PTT)

Anincome tax on land speculation aimed at short term speculators (flippers)

The taxes were enacted in 1974 and repealed by 1978.

The 20% rate for non-residents remained for the acquisition of certain land (farmland) until
1997.

China
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To help boost a slowing economy, China recently relaxed rules on foreign ownership.
Restrictions on foreign ownership were put in place in 2006, in an effort to prevent speculation
and cool an overheated market that was pricing Chinese citizens out of major markets.

Foreign individuals and companies are now allowed to buy as many properties as they wish, but
are still subject to local housing purchase limits.

Previously, foreign residents were allowed to buy only one property on the mainland once they
had warked in China for a year.

Korea

There are no special requirements for land or property purchase by foreigners in Korea.
However, the registration process is slightly different for foreigners purchasing property in
Korea.

Sent from my BlackBerry 10 smartphone on the TELUS network.
Original Message

From: Edwardson, Jamie GCPE:EX

Sent: Sunday, July 24, 2016 9:45 PM

To: Smart, Stephen PREM:EX; Koolsbergen, Nick LASS:EX
Subject: Re: Comparison taxes

Singapore and Hong Kong both have a 15% rate yes. Our larger Q and A has this info. Can send
int the morning,.

Sent from my BlackBerry 10 smartphone on the TELUS network.
Original Message

From: Smart, Stephen PREM:EX

Sent: Sunday, July 24, 2016 9:05 PM

To: Edwardson, Jamie GCPE:EX; Koolsbergen, Nick LASS:EX
Subject: Comparison taxes

Hey Jamie,
Do we have any comparison numbers showing similar taxes in other jurisdictions (ic:
Singapore)? I've heard some of these numbers mentioned in meetings. They would be very

helpful for tomorrow. Nick, it would be great for some of these comparisons to be used in
caucus materials.

S.
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Menzies, Brian FIN:EX

From: Menzies, Brian FIN:EX

Sent: Monday, July 25, 2016 9:.01 AM
To: Edwardsen, Jamie GCPEEX
Subject: FW: Info for MLAs

From: Koolsbergen, Nick [mailto:Nick.Koolshergen@leg.be.ca)
Sent: Monday, July 25, 2016 8:32 AM

To: Menzies, Brian FIN:EX

Subject: FW: Info for MLAs

See below.

From: Cadario, Michele PREM:EX [maijito:Michele.Cadario@gov.bc.cal

Sent: July 25, 2016 7:25 AM

To: Smart, Stephen PREM:EX <Stephen.Smart@gov.bc.ca>; Kay, Maclean PREM:EX «Maclean.Kay@pov.bc.ca>;
Merrifield, Katy PREM:EX <Katy.Merrifield@gov.bc.ca>; Chin, Ben PREM:EX <Ben.Chin @gov.bc.ca>: Mills, Shane
PREM:EX <Shane.Mills@gov.be.ca>; Koolshergen, Nick <Nick.Koolsberzen@leg be.cas

Subject: RE: Info for MLAs

Brian/Nick:
MLA info:

Need to add a Qs under Additional PTT
What are we doing to ensure foreign nationals actually have to pay the tax— A—SIN # & passport
What if there [s pressure on other areas of BC - does that require legislative change? Would gov't support that?

s.13

Michele Cadario

Deputy Chief of Staff to Premier Christy Clark
From: Smart, Stephen PREM:EX

Sent: Sunday, July 24, 2016 8:27 PM

To: Cadario, Michele PREM:EX; Kay, Maclean PREM:EX; Merrifield, Katy PREM:EX; Chin, Ben PREM:EX; Mills, Shane
PREM:EX; Koolsbergen, Nick LASS:EX

Subject: Fwd: Info for MLAS

lust got these fram Finance...

Begin forwarded message:
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From: “Edwardson, Jamie GCPE:EX" <Jamie.Edwardson@gov.bc.ca>
Date: luly 24, 2016 at 8:24:32 PM PDT

To: "Smart, Stephen PREM:EX" <Stephen.Smart@gov.be.ca>
Subject: Fw! Info for MLAs

Sent from my BlackBerry 10 smartphone on the TELUS network.

From: Edwardson, Jamie GCPE:EX <Jamie.Edwardsgn@gov.bc.ca>

Sent: Sunday, July 24, 2016 8:21 PM

To: Chandler, Penelope E FIN:EX; Edwardson, Jamie GCPE:EX; Keirstead, Zoe FIN:EX; McLachlin, Jessica GCPE:EX;
Menzies, Brian FIN:EX; Miniaci, Mario FIN:EX; Snider, Marty C FIN:EX

Subject: Info for MLAs

PO is asking for info for MLAs. l've attached the KMs/Qs and As, News release, and the actual tax
bulletin prepared.

Jamie Edwardson
Communications Director | Ministry of Finance | Province of British Columbia
P: {250) 356-2821 | M: (250} 88B-0021 | jamis.edwardson@gov.be.ca
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Menzies, Brian FIN:EX

From: Menzies, Brian FIN:EX

Sent: Sunday, July 24, 2016 11:12 AM

To: Snider, Marty C FIN:EX

Subject: For printing

Attachments: QAs_Housing Bill_18Julyl6_DRAFT2.docx; ATTC0001. htm

10
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Menzies, Brian FIN:EX

From; Menzies, Brian FIN:EX

Sent: Sunday, June 19, 2016 2:15 PM

To: Mentzelopoulos, Athana FIN:EX

Subject: Fwd: Revised docs

Attachments: Event Proposal-phase 1 - DRAFT 2.doc; ATT00001.htm; HA Rollout - DRAFT 3.doc;

ATT00002.htm; Location Options.docx; ATFO0003.htm

Are you able to Print these for MdJ]? Thanks

Brian Menzies, MA

Chief of Staff to

The Honourable Michael de Jong
Minister of Finance & House Leader
Government of British Columbia
Canada

Cell 250-882-0679

Begin forwarded message:

From: "Edwardson, Jamie GCPE:EX" <Jamie.Edwardson@gov.be.ca>

Date: June 19, 2016 at 1:35:39 PM PDT

Teo: "Menzies, Brian FIN:EX" <Brian.Menzies@gov.bc.ca>, "Mentzelopoulos, Athana FIN:EX"
<Athana Mentzelopoulos(@gov.be.ca>

Subject: Fw: Revised docs

And this

Sent from my BlackBerry 10 smartphone on the TELUS network.
Original Message

From: Wollord, Jessica GCPE:EX <Jessica. Wolford@gov.be.ca>
Sent: Sunday, June 19,2016 11:50 AM

To: Fraser, John Paul GCPE:EX

Ce: Edwardson, Jamic GCPE:EX

‘Subject; Revised does

16
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Mengzies, Brian FIN:EX

-
Fromt: Menzies, Brian FIN:EX
Sent: Sunday, june 19, 2016 11:55 AM
To: Edwardson, Jamie GCPE:EX
Subject: Fwd: Interview on housing.

Brian Menzies, MA

Chief of Staff to

The Honourable Michael de Jong
Minister of Finance & House Leader
Government of British Columbia
Canada

Cell 250-882-0679

Begin forwarded message:

From: "Mills, Shane PREM:EX" <Shane.Mills@gov.bc.ca>
Date: June 19, 2016 at 11:49:55 AM PDT

To: "Menzies, Brian FIN:EX" <Brian.Menzies@gov.bc.ca>
Subject: Fwd: Interview on housing.

FYl

'l let you know when done.

Sent-from my Samsung Galaxy smartphone.

-------- Original message —--—-—

From: *Mills, Shane PREM:EX" <Shane.Mills@gov.bc.ca>

Date: 06-19-2016 11:48 AM (GMT-08:00)

To: "Fassbender, Peter CSCD:EX" <Peter.Fasshender@gov.bc.ca>

Cc: "Dick, loan L CSCD:EX" <joan.Dick@gov.hc.ca>, "Sandur, Parveen CSCD:EX"
<Parveen.Sandur@gov.bc.ca>

Subject: Fwd: Interview on housing.

Hi Minister

Wondering if you could calf WX for quick chat on housing, reiterating Premier's comments that more
COmIvIg soon.

Mare infa below, along with WX newsroom.

Thanks

17

Page 19 of 268 FIN-2016-63089-52



Shane

Sent fram my Samsung Galaxy smartphone.

Nothings off the table,

We are working according to principles of making sure BCians have opportunity to start a home,
protecting the equity of existing hoameowners, and working with other levels of govt to address tax
solutions, increasing housing supply.

And what we've done today..,a luxury tax, waiving PTT for new homes up to 750K, and crackdown on
shadow flipping

From: Smart, Stephen PREM:EX

Sent: Sunday, June 19, 2016 11:24 AM

To: Chin, Ben PREM:EX; Mitls, Shane PREM:EX
Subject: Fwd: Interview on housing.

We did a story with NDP Housing Critic David Eby today talking about insider trading in
the housing market {realtors selling affordable units to family and friends). He says a tax
on foreign homebuyers and creating restrictions for the private industry to make sure
affordable units are hitting the market. We were wondering if there was anyone from
the BC Liberals who would be able to counter that argument?

Our newsroom number is 604-877-4400.
Thank-yeu for your time|

Kenny Mason
Web Editor/Reporter

NEWS 1130
2440 Ash Street
Vancouver BC V52 4156

kenny.mason@rei.rogers.com
0 604-877-4400 m 604-376-3303

et o - st P B [T LT NP ——

This communication is confidential. We only send and receive emall on the bams
of the terms set out at www.rogers. com/web/content/emailnotice

18
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Ce message est confidentiel. Notre transmission et réception de courriels se fait
strictement suivant les modalités énoncées dans 1°avis publié a
Www.rogers.com/aviscourriel

19
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MLA Key Messages
Questions and Answers

Bill 28, Miscellaneous Statutes {Housing Priority Initiatives) Amendment Act, 2016

Generaf:
» Asagovernment, we recognize home ownership can be challenging in B.C., particularly in
Vancouver,

s Budget 2016 introduced a number of measures desighed to stimulate supply of new housing,
assist purchasers, invest in affordable housing and improve our understanding of what drives
growth in B.C.'s real estate market.

s Today, the Province is taking further steps to help keep the dream of home ownership within
reach of middie-class families, and ensure that those wha are in a position to rent are able to
find a suitabie home.

e This bill creates new measures to help make home ownership more affordable, establishes 3
fund for market housing and rental initiatives, strengthens consumer protection, and gives the
City of Vancouver the tools it requested to increase rental property supply.

e These are complex issues that will require a number of different solutions. There will be mare to
come in the weeks and manths ahead.

Additional Property Transfer Tax

e An additional property transfer tax rate of 15% will apply to purchasers of residential real estate
wha are foreign nationals or foreign-controlted corporations.

e The additional tax will take effect Aug. 2, 2016, and will apply to foreign entities registering their
purchase of residential property in the Greater Vancouver Regional District, exciuding the treaty
lands of the Tsawwassen First Nation.

» This tax wili help manage ongoing demand in residentia! real estate while the housing market
responds by building new homes to meet local needs.

e Placing barriers to the foreign investment in the GVRD real estate can help manage rising prices
while supply catches up.

1. What is this new tax?
The additional property transfer tax applies to residential property when the title is transferred to-a
foreign national, a taxable trustee and certain corporations. The amount of the tax is 15% of the fair

market vatue of the residential property.

The tax applies if the residential property is in the GVRD and is payable at the time of registration at
a land title office. The tax is effective August 2, 2016.

2. How will you enfarce the tax?
Property transfer tax audit measures are already in place and will be exterided to encompass the

additional tax to ensure it is paid by those who are required to do so under the legislation.
Additional auditors will be required and the process is already underway to begin recruitment.
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The Actalready contains extensive audit and investigation powers and we have extended the
limitation period for audit and enforcement of this additional tax to six years while the limitation
period for the regular tax is onie year.

3. How much revenue do you expect to raise?

It’s too soon to judge how the market will respond. We expect some transactions wili proceed,
paying the tax. Some portion of transactions will be deterred. The data we're collecting will allow us
to monitor this and assess the effect of the tax.

4. Will tax revenues be earmarked for gavernment housing programs?

The government is ereating a new Housing Priority Initiatives Fund for provincial housing and rental
programs, which will be announced in the near future. The fund will receive an initial investment of
$75 million. It will receive a portion of revenues from the property transfer tax, including all
revenues from the new additional tax on foreign buyers.

4. Why only in the GVYRD?

For now, the clearest need for this respanse is in GVRD. The Bill contains regulatory powers that
would allow the government to apply the additional tax in other areas. We will continue to monitor
the data we are collecting. If the evidence shows that a significant amount of foreign investment is
being displaced to other regions, we are in a pasition to respond by making changes quickly.

5. What are we doing to ensure foreign nationals actually have to pay the tax?

Collecting the Social tnsurance Number for any Canadian Citizen or Permanent Residerit transferee is
now mandatory on the PTT return and lawyers are being advised they must confirm the number foe
accuracy against other government issued identification such as a Canadian passport. The Province
is introducing and will be enforcing stringent non-compliance penaities. in addition they will be
monitoring businesses and individuals filing incomplete or incorrect general or additional PTT
returns.

Processes are already in place to verify that a Social Insurance Number is valid. Invalid numbers or
other discrepancies on a return will lead to further audit and investigatian of the transaction.

6. Do any other jurisdictions have similar taxes or impose restrictions on foreign ownership of
property?

United Kingdom:

Non-residents are now subject to capital gains taxation on gains when selling residential property in
the UK. Non-domiciled residents who provide security for purchases with offshore assets will be
considered to have repatriated those assets and pay income tax as applicable.

15-per-cent stamp duty on those using a company name to buy properties worth more than
£500,000.
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Singapore:

Increased buyer’s stamp duties (PTT) on foreign, corporate, permanent residents, and citizens:

15% additional stamp duty on fareign and corporate purchasers. Was initially 10% but was increased
after 10% did not have the desired effect. 5% additional stamp duty on permanent residents
purchasing a first home. 10% on further purchases. 10% additional stamp duty on citizens
purchasing their second and third homes.

Hong Kong:

A 5%-20% anti-speculation special stamp duty that is payable on property held for less than 24
months. Implemented a 15% additional Buyers Stamp Duty targeted at foreign investors and
companies Measures to restrict mortgage lending to its residents. Strict loan to value ratios
Strict Mortgage Servicing Ratios. A 40% down payment requirement

Australia

Australia has both federal and state taxes for foreign purchasers. Australia alsa restricts foreign
ownership of property. Foreign citizens or companies require approval from a Foreign Investment
Review Board {FIRB) in order to buy residentia!l real estate. The FIRE will accept applications where.
the non-resident intends to live in the rasidential property. The FIRB will reject applications on the
following grounds: They feel the purchase is speculative in nature. They feel the purchase is for
rental purposes. The exceptions to these criteria are newly buiit residential properties sold by
developers and tourist resort properties,

New York
New York levies a mansion tax of 1% of the purchase price, if the purchase price is over $1 million.

Ontario:

1974 Ontario Measures

Ontario implemented two measures aimed at curbing house price inflation in the 1970s. A 20%
transfer tax on non-résidents of Canada (similar to our PTT). An income tax on land speculation
aimed at short term speculatars (flippers). The taxes were enacted in 1974 and repealed by 1978,
The 20% rate for non-residents remained for the acquisition of certain land {farmland) until 1397.

China

To help boost & slowing economy, China recently relaxed rules on foreign ownership.

Restrictions on foreign ownership were put in place in 2008, in an effort to prevent speculation and
cool an overheated market that was pricing Chinese citizens out of major markets.

Foreign individuals and companies are now allowed to buy as many properties as they wish, but are
still subject to locat housing purchase fimits.

Previously, foreign residents were ajlowed to buy only ane property on the mainland once they had
worked in China for a year.

Korea

There are no special requirements for land or property purchase by foreigners in Korea-
However, the registration process is slightly different for foreigners purchasing property in Korea.
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Housing Priority Initiatives Fund
s The Province is investing $75 million into a new Housing Priority Initiatives Fund for provincial
housing and rental programs, whichwill be announced in the near future.
 The fund.can receive a portion of revenues from the property transfer tax.

7. What is the Housing Priority Initiatives Fund?

The Housing Priority Injtiatives Fund is a new strategic and fiexible central fund to impiement
priority initiatives relsted to supply of housing, rental housing, or other shelter, and access and
support programs and initiatives.

8. What can the money be spént on?

The proposed special account has a broad authority to fund a range of housing, rental, or shelter
programs, initiatives and activities. This means government can not-only augment existing
programs like BC Housing's emergency sheiter and social housing initiatives or rental assistance for
low-income families and seniors, but can potentially fund new and innovative housing initiatives in
the future {e.g. increasing supply of affordable or rental housing or supporting homeownership).

Vacancy Tax.

* Vancouver's city council feels that a record-low vacancy rate of 0.6% puts upward pressure an
housing stock and contributes to unprecedented afforda bility issues,

* Weare proposing amendments to the Vancouver Charter to enable the City of Vancouver fo
implement a stand-alone tax on vacant residential properties.

e The legislation enahles, but does not require, Vancouver to impose a vacancy tax and sets out
key elements of the tax, but does nat prescribe the design details.

¢ The City of Vancouver would be responsible for administration, implementation, collection and
enforcement of the tax.

9. Why are you making these changes?

The Province is enabling Vancouver to implement a tax on vacant residential property in response to
Vancouver's request. Vancouver has been seeking additional toals in an effort to increase the
supply of rental units on the market while waiting for same of Vancouver's pending housing projects
to be available. The vacancy rate in Vancouver is currently 0.6% and unused housing supply can put
upward pressure gn accommodation costs.

10. What is the goal of a vacancy tax?

Once implemented by Vancouver, the intent of a vacancy tax would be to encourage cwners of
vacant properties to add those properties to Vancouver's rental housing inventory rather than pay
the tax. In addition, the legislation would ensure that the revenues received under this vacancy tax
could only be used by Vancouver in relation to affordable housing initiatives and administration of
the tax,
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11. Is vacancy a problem in Vancouver?

A study conducted by Vancouver in 2016 indicates that Vancouver has close to 11,000 empty
housing units {Vancouver estimates there are approximately 177,000 residential properties in total).

12. Why is the Province allowing Vancouver to design and implement the tax?

It is impartant ta Vancouver that it has clear, statutory authority to impose a vacancy tax if it
decides to proceed with such a tax. Whether to impose such a tax is uitimately Vancouver's
decision,

While the legislation will set out key elements of the tax, the design details, implementaticn,
administration and collection of the tax will be determined by Vancouver and imposed by municipal
bylaw. Vancouver has the best ability to understand its needs and jis residents and what properties
and property owners should-be covered by the vacancy tax.

13. What about other Lower Mainland communities struggling with housing affordability and
availability? Or what about in other areas of the Province, like Victoria? Wiil they be able to
implement a similar tax?

Addressing the issue of housing affordability is a priority for the Province. Vancouver is heing
empowered to design and implement a novel tax, unprecedented in Canada. On that basis, it would
make sense for other communities to have the opportunity to learn from Vancouver's approach,
including issues with implementation and whether the tax has the desired effect.

After that, if there is general interest from other municipalities, legisiative change could be
discussed further.

Consumer Protection

» The Independent Advisory Group (iAG) established by the Real Estate Council of B.C. released its
reportinto regulation of the real estate industry on June 28, 2016.

» The report presented a comprehensive examination of real estate practices and raised
important questions about the effectiveness of the existing regulatory framework for the
industry.

» The amendments that are proposed to the Real Estate Services Act are intended to restore
consumer confidence by increasing transparency and fairness in the real estate sector.

» These changes will help protect British Cotumbians-when they are making the one of the largest
investments of their lives — purchasing a home.

e The Province is ending self-regulation of the real estate industry and substantially implementing
the key recommendations of the Independent Advisory Group’s report.

e The amendments also sighificantly increase the Superintendent of Real Estate’s authority and
oversight.
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14. Do these amendments implement the 1AG recommendations?

Most of the amendments that require legistation have been implemented: Penalties have been
increased as recommended;:and the superintendent’s oversight powers are greatly enhanced, The
legislation also clarifies that the Superintendent has the power to make rules to effect many of the
other recommendations.

15. What is happening with the other recommendations of the IAG?

Gaovernment has established an implementation team that is working swiftly to end self-regulation
and implement the recommendations, inciuding the additional powers the Superintendent will
receive. The team includes senicr staff from the current office of the Superintendent of Real Estate,
the Real Estate Councif and the Ministry of Finance. When the new Superintendent of Real Estate is
hired, s/he will assume leadership of the implementation team.

16: Why do these amendments not end dual agency?

The amendments give the Superintendent the power to make rules that prohibit dual agency.
However, prohibiting dual agency, together with banning double ending are important issues that
government is continuing to analyse. Government may step in to address them directly by
regulation rather than relying on the Superintendent té make rules.

17. When to the ameridments come into force?

The ameéndments will come inta force by regulation, which we anticipate will be relatively soon.
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Questions and Answers
Housing Bill
July 23, 2016

Additional Property Transfer Tax — Rules/Technicat

1. What is this new tax?
The additionat property transfer tax applies to residential property when the title is transferred to a
foreign national, a taxable trustee and certain corporations. The amount of the taxis 15% of the fair
market value of the residential property.

The tax applies if the residential property is in the Greater Vancouver Regional District {GVRD) and is
payable at the time of registration at a land title office. The tax is effective August 2, 2016.

2. In which situations would a trustee be liable for the additional tax?
A trustee would be liable if the trustee is a foreign entity, or if a beneficiary of the trust is a foreign
entity.

3. In which situations would a corporation be liable for the additional tax?
A corporation would be liable if it is not incorporated in Canada, or if the corporation is incorporated
in Canada but is controlled by foreign entities.

4. How will you enforce the tax? Your own data showed more than 330 transactions in 19 days in
June — how many auditors would be needed?
Audit measures are already in place for the program and these will be extended to encompass the
additional tax to ensure that it is paid by those who are required to do so under the legislation.
Additional auditors will be required and the process is already underway to begin the recruitment. if
we determine mare are required '

The Act already contains extensive audit and investigation powers and we have extended the
imitation period for audit and enforcement of this additional tax to six years white the limitation
pericd for the regular tax is one year.

5. Doesn’t this still leave a hack doer for foreigners to have citizen or permanent-resident proxies
buy local property, thus avolding the tax?
No — Changes to the Property Transfer Tax form and new anti-avoidance rules wilt help catch
transactions structured to avoid the taxin an audit,

Collecting the Sociai Insurance Number for any Canadian Citizen or Permanent Resident transferee is
now mandatory on the PTT return and must be confirmed for accuracy against other government
issued identification such as a Canadian passport. The Province is introducing and will be enforcing
stringent non-compliance penalties and will be monitoring businesses and individuais filing
incomplete or incorrect general or additional PTT returns.

1 July 23, 2016 | 9:30am
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All property transfer transactions are subject to audit and all additional property transfer tax returns
will be reviewed and verified. The audit period is six years from the date the transfer is registered at
the Land Title Office.

Anti-avoidance provisions exist and will be enforced to ensure all foreign entities report and pay the
additional tax as required, including examining circumstances where Canadians hold praperty in
trust for a foreign entity or are trustees where a beneficiary may be a foreign antity.

Failure to pay the additional tax as required or purposely completing the general or additiona!
property transfer tax return with.incorrect or misleading information may resultin a penalty of the
unpaid tax plus interest and a fine of $200,000 for corporations ar $100,000 for individuals and/or
up to two years in prison.

Property transfers will be manitored far compliance and the province will follow up with those
businesses or individuals filing incomplete or incorrect general or additional property transfer tax
returns,

Can a foreign buyer register a numbered company to avoid paying the tax?

No. If a numbered company is foreign controlled, it is taxable. As well, our anti-avoidance rule is
broad enough to catch the transaction even if the numbered company was domesticaily controlled
at the time of the real estate transaction but changed to foreign controlled after the real estate
transaction,

7. Who is liable to pay the tax?

All transferees are jointly and severally liable to pay property transfer tax undér the existing Act
and the additional tax. If one transferee does not pay the reguired addifional tax, the other
transferees, including Canadians, must pay that transferee’s share of the additional tax payable.

The additicnal tax applies on the foreign entity’s proportionate share of any applicable residential
property transfer, even when the transaction may normally be exempt from property transfer tax.
This includes such transactions as:

¢ atransfer between related individuals

* g transfer resulting from an amalgamation

= atransfer to a surviving joint tenant

¢ atransfer where the transferee is or becomes a trustee in relation to the property, even if

the trust does not change

What about a transfer of a bare trust — would that allow the tax to be avoided? Now all the
foreign money will simply go into bare trust properties rather than market properties. Is there any
way to address that?

The amendments are structured to Jook through Canadian trustees to beneficiaries of the trust as an

anti-avoidance mechanism. A transferee who would otherwise he taxabie cannot hide hehind a
focal trustee. The bill includes provisions to tax a transaction where there is a foreign heneficiary of
a trust. If the trustee is foreign, the transaction is taxable even if the heheficiaries are not.

2 luly 23, 2016 | 9:30am
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10.

1 1'¢

12,

13,

14.

15.

You said before there’s no incentive to lie on PTT forms — now you’ve created a big one. How will
you be sure people are honest on the form, when the penalties for falsifying the form are dwarfed
by the potential tax liability?

The penalties for providing false information with respect to the additional tax are severe. The fine

is the amount of unpaid tax, plus interest, and an additional $200,000 for corporations and $100,000
for individuals. The maximum liability for imprisonment, two years, remains unchanged.

We are also currently in the process of hiring additional auditors so that we have the resources in
place for effective enforcement.

Why do you need to took at beneficiaries of a trust?

The look through Canadian trustees to beneficiaries of the trust is an anti-avoidance mechanism. A
transferee who would otherwise be taxable cannot hide behind a local trustee. The bilt includes
provisions to tax a transaction where there is a foreign beneficiary of a trust. if the trustee is foreign,
the transaction.is taxable even if the beneficiaries are not.

What about a foreign owner who already has a property in the GVRD?

This tax will not affect foreign owners wha already have property in the GVRD, except to the extent
they wish to sell to foreign buyers or the-tax has a cooling effect on the market, reducing the
inveéstment return to the owner.

What if a foreign entity gets a Canadian to buy and hold residential property for them?

The legal ownership would be with the Canadian, who would not pay the additional property
transfer tax. However the land would be held in trust for the foreign entity and the transaction
would be taxable. Failure to pay the appropriate amount of tax and purposefully filling out the tax
form in‘a misleading fashion could trigger penaities for both the foreigner and the Canadian.

Do | need to claim an exemption or submit the special form if there is no foreign involvement in
my purchase?

No. Submitting the form for the additional tax is required only when there is at least one transferee
who is a foreign entity or at least one trustee with beneficiaries who are foreign entities. No
exemption is needed — without foreign involvement in the purchase, the additional tax does not
appiy.

What if a Canadian from Toronto wants to buy a home in Vancouver?
The buyer from Toronto will pay the general property transfer tax, but not the additional property
transfer tax.

Why are the treaty lands of the Tsawwassen First Nation excluded at this time?

We have not heard concerns from Tsawwassen First Nation about the inftuence of foreign
purchasers on its development projects. In respect of Tsawwassen First Nation, we did not wish at
this time to increase taxes that might apply on their new residential projects. We will consult with
Tsawwassen First Nation in the near future.

3 July 23, 2016 | 9:30am
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17.

18,

Do | need to pay additional tax when i register the property?

Yes, if the transaction is subject to the additional tax, you must make payment for both the general
and additional tax with your general return filed at the time of registration, and mail in the form for

the additional tax on the same day.

The additional tax applies on ali applicable transfers registered with the Land Title Office on or afte¢
August 2, 2016, regardless of when the contract of purchase and sale was entered into.

How do I file if there is more than one taxable transferee on the transaction?
Transferees must file a single return for the genera tax, including payment for additional tax owed,
and submit-one form for the additional tax.

Why can’t | submit my additional tax form electronically?

Ta implement the additional tax in a timely manner, we require a manual filing of the additionai tax
form for transferees of residential property in the GVRD who are subject to the tax. At some point
next year we will combine the additional tax form with the electronic filing of the general tax.

Additional Property Transfer Tax — Revenue Questions

19,

20.

21.

22.

How much revenue do you expect to raise?

It's too soen to judge how the market will respond. We expect some transactions will proceed,
paying the tax. Some portion of transactions will be deterred. The data we're collecting will allow us
to monitor this and assess the effect of the tax.

See Appendix A at the end of this document for examples of the tax payakle on transactions at
different values.

Will tax revenues be earmarked for government hausing programs?
No, the additional tax will not be earmarked to a specific purpose.

However, the government is investing $75 million to start a new Housing Priority Initiatives Fund for
provincial housing and rental programs. Subject to approval by Treasury Board, the fund can recejve
a portion of revenues from the property transfer tax in the future.

Wil tax revenues be shared with municipalities in the GYRD?
No. This is a provincial tax. Municipalities will benefit to the extent that the tax curbs undue

demand pressure in the housing market.

The government is investing $75 million to start a new Housing Priority initiatives Fund for provincial
housing and rental programs. The fund can receive a portion of revenues from the property transfer
tax in the future,

What’s the purpose of this tax — to block investment or raise revenues?

The purpose of this tax is to help manage ongoing demand while the market responds by building
new homes to meet local demand. By placing barriers to the foreign investment in the GVRD’s reat
estate market, we can help manage rising prices while supply catches up.

4 luly 23, 2016 | 9:30am
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Even though we are seeing much stronger housing starts since February of this year, it's clear the
market and many local governments need mare time to deliver enough housing starts to meet the
current demand. This measure will help reduce foreign demand from that equation while new
homes are being buiit for local residents. Not every foreign purchaser will necessarily be deterred by
the tax.

To the extent that we generate revenue from the tax, the secondary purpose is to raise revenue to
fund government priorities, which can include housing-related programs.

23. Based on your June data, if the rate of foreign money doesn’t slow down, you stand to reap
almost $500 mitlion per year — what will you do with the money? How will you spend it?
We don’t expect the pace of foreign transactions to continue at that pace once the additional tax is

in place, but it's toe soon to forecast what the effect will be. We will have a better ideain the
Secand Quarterly Report.

The revenues from this tax wil! be part of government’s general revenues, fike all tax revenues. The
government is investing 575 million to start a new Housing Priority Initiatives Fund for provincial
housing and rental programs. The fund can receive a portion of revenues from the property transfer
tax in the future,

Additional Property Transfer Tax— Political

s.13
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s.13

27.

28.

s.13

Critics have said the issue should not be foreigners, but money that flows from overseas ~ why are
you targeting fareigners?

We have seen from our data that mare than $1 billien into B.C. property between June 10 and July
14, more than 86% of it in the Lower Mainland. That’s a significant amount of money at a time of
heavily constrained supply. Our focus has fong been to find ways to increase the supply of new
homes at affardable prices — for example the changes we made to the Property Transfer Tax in
Budget 2016. But at the present pace of demand and rising prices, it's clear the market needs some

help catching up.

Won't this tax impact foreign purchasers who are living and working in BC with official permission
—such as work visas, visitor visas, etc?

The additional tax applies to all foreign nationals, whether or not they have a visa. If the foreign
national were to.become a citizen or a permanent resident, the tax would not apply to them. This is
about helping manage ongoing demand in residential real estate while the market respands by
building new homes to meet local needs.
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30. You have consistently said you welcome foreign investment, isn’t this tax a reversal of that

position? How can you say: we welcome foreign investment, just not in this stice of our economy?
‘We certainly do welcome foreign investment and we will continue to profile B.C. and attract
business to our province. The purpose of this tax is to hefp manage ongoing demand in residential
real estate while the market responds by building new homes to meet local needs. By placing
barriers to the foreign investment in the GVRD’s real estate market, we can help manage rising
prices while supply catches up.

Additional Property Transfer Tax — Policy Choices

31.

32.

33.

s.13

35,

Will this close the bare trust loophole?

Like the genera! property transfer tax, the additional tax applies to transactions registered in our
Land Title Office, This is not a tax on transfers of beneficial interests. We are monitoring the data
closely and will determine if further action is necessary.

Why didn’t the government close the bare trust loophole?

The government is still considering the advantages and disadvantages of taxing transfers of
baneficial interests that happen outside of registrations at a land titles office. That wouid be a
fundamental change from the current property transfer tax, and is comparable to the creation of a
new system with a new tax administration. InJune, we started collecting data to better inform this
decision.

Critics say you should focus on using income tax data to see if purchasers are making appropriate
contributions to local revenues, and then only adding surtaxes if they’re not paying tax on
worldwide income in BC. Why do you consistently reject that approach?

We haven't rejected any approaches — we have consistently said we would act based on data and

evaluate all options.

These are complex issues that will require a number of different solutions.

Why only in the GVRD?

For now, the clearest need for this response is in the GVRD. The Bill contains regulatory powers that
would allow the government to prescribe other areas in which the additional tax would apply. We
will continue to monitor the data we are collecting. If the evidenice shows that a significant amount
of foreign investment is being displaced to other regions, we are in a position to make changes
quickly.
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36.

37.

38.

Which communities are within the GVRD?
a Anmaore

o Belcarra

Bowen Island
Burnaby

Coquitlam

Delta

Electoral Arez A
Langley City

Langley Township
Lions Bay

Maple Ridge

New Westminster
North Vancouver City
North Vancouver District
Pitt Meadows

Port Cogquitlam

Port Moody
Richmond

Surrey

Tsawwassen
Vancouver

West Vancouver
White Rock

Why 15%? What led you to pick that rate, how do you know it’s not too high or too low?

Other jurisdictions faced with similar circumstances apply the same rate. For example, Singapore
and Hong Kong both apply a rate of 15% to residential property bought by foreign nationals.

The amendments will allow government to set the rate as low as 10% and as high as 20% of the
property value by regulation. This flexibility will allow government ta adjust the tax rate depending
on the needs of the market.

The 15% rate also significantly reduces an investor’s return on investment, making investment in

real estate less attractive to foreign investors.

Why aren’t you taxing satellite Canadians who do-not pay income tax?
Canadians have the right to live where they like in Canada and find employment where they wish

around the globe. There are rules in place in Canada in both the Income Tax Act and in our tax
conventions.with other countries that set out the division of where income tax is paid.

Even if someone is not liable to pay income tax in Canada, they wiil still be liable to pay consumption
and property taxes if they purchase goods ar aown property here. This is one of the reasons the
provincial tax system is comprised of a variety of taxes an inceme, consumption and property.
These taxes, when taken together, are intended to help raise the revenue necessary to fund the
wide range of programs and services that British Columbians rely on.
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Further, we would not expect a Canadian who stays in Palm Springs four months per year 1o pay
income tax in the United States, if all their income was earned in Canada.

There are many reasans why an individual may not pay income tax in a given year. For example,
they may have earned income in the previous tax year or incurred business losses in the current tax
year. An individual may have gone back to school, earning no income in the current tax year. A
senior collecting their pension may live in a high-value home they have owned for decades. Or, an
individual may have a spouse who earns a high income, but earn no income of their own.

39. Why aren’t you cracking down on money laundering and tax evasion in B.C, real estate?
Monitoring the flow of money across borders and international tax are extremely complex subjects

thatare governed by the federal statutes such as the Proceeds of Crime {Money Laundering) and
Terrorist Financing Act, the tncome Tax Act and tax treaties.

Under the federai-provincial tax collection agreements, investigation of income tax evasion is the
responsibility of the Canada Revenue Agency (the CRA). Streamlined administration simplifies the
tax system and lowers administration costs for both government and individual taxpayers.

in addition to its own investigative powers, the CRA has access tc information on crass border
transfers of funds.collected by FINTRAC. FINTRAC, the Financial Transactions and Reports Analysis
Centre of Canada, is Canada's financial intelligence unit. FINTRAC's mandate is to facilitate the
detection, preventicn and deterrence of money laundering and the financing of terrorist activities.

That said, we support the Canada Revenue Agency in its efforts to identify cases of tax evasion in
B.C. real estate. We share information te the extent possible under the information-sharing
agreements we currently have in place with the federal government,

Minister de Jong discussed his concerns about issues related to tax evasion through real estate with
Minister Morneau at the June meeting of Canada’s finance ministers in Vancouver. These
discussions led to the establishment of a federal-provincial-municipal working group comprised of
senior officials from B.C., Ontarig, the federal government and local governments. This group is
meeting over the summer fo identify strategies to strengthen information sharing amang the
various levels of government, in an effort to further prevent tax evasion in real estate.

Additional Property Transfer Tax — Market Effects

40. if foreign buyers are only 10% of the market, why do you think this tax will have any effect on the
remaining 90%? Shouldn’t you facus your efforts on the big segment of the market?
The intent is to reduce upward pressure on residential prices and reduce the excessive competition
in the market. To the extent that foreign buyers are out-competing British Columbians, this tax puts
an additional cost that creates a disincentive to investment.

We've made other changes that focus on helping British Columbians enter the housing market. For
example, we increased the property transfer tax from 2% to 3% on the portion of a property’s fair
market value above $2 million.
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41,

43,

44,

45,

46,

We're investing that revenue into the Newly Built Homes exemption, which can save buyers up to
$13,000 in property transfer tax when purchasing a newly constructed or subdivided home worth up
to $750,000. Between Feb. 18 and July 14, this exemption has delivered nearly $32 million in
property transfer tax savings to more than 4,000 British Calumbia families.

This exemption provides the additional benefit of incenting developers.to build madestly-priced,
new housing.

Won’t this just drive people to purchase outside of the GVRD, and drive up prices in other areas of
the province?

The changes made to the property transfer tax form will allow us to monitor transactions by foreign
buyers. if we identify significant displacement of foreign capital to other regions, we can make the
necessary adjustments by applying the tax in different jurisdictions.

Won't the effect of the tax simply get priced into the market — making properties even more
expensive?

The additional tax will immediately reduce the return on any investment by adding 15% to the
transaction’s cost. This wili take away much of the incentive to use residential real estate in the
GVRD purely as an investment vehicle.

You said you don’t want to take steps that could harm the equity BCers have buiit up in their
homes — how can you be sure this measure won't crash the market?

We are taking a cautious approach by applying the tax to the GYRD, where demand appears to he
running strongest. We have the flexibility to adjust the tax rates within a range, and to apply or not
apply the tax in different regions of the province as necessary.

You're likely to get stories of people walking away from contracts - are you troubled by that
possibility? What do you say to a BCer whose deal just collapsed because of your tax?

Any time a new tax is implemented there is a period of market distortian, and if the tax is effective |
expect some people will find themselves affected in this way. It's certainly a difficult personal
circumstance for them. | would hope that the amount of disruption to individuals will be limited,
and that new buyers can be found. At this point, there still appears to be very healthy local demand.

What impact do you foresee on the prices of hames - will this slow the rise in prices, reverse it?
The intent is to reduce upward pressure on residential prices and reduce the excessive competition
in the market. To the extent that foreign buyers are aut-campeting British Columbians, this tax puts
an additional cost that creates a disincentive to investment.

By placing barriers to the foreign investment in the GVRD’s real estate market, we can help manage
rising prices while supply catches up.
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Additional Property Transfer Tax — Trade/Legal Questions

47. You're instituting an exorbitant surtax on people who can’t vote — isn’t this taxation without
representation? _
No. This.tax applies to foreign entities that make a choice to purchase residential property in the
GVRD.

50. Is there a risk this tax will work too well and scare off other types of foreign investment? How
might that reveal itself, and what would you do if it does?
B.C.’s economy has been and continues to be seen as a safe harbour for investment. Even through
the tempests of the global economic slowdown, we have emerged from the economic crisis with
four straight balanced budgets, a triple-A credit rating from the three major rating agencies, and an
economy that is forecast to lead growth among pravinces both this year and the next. Since 2001,
economic growth in BC has averaged 2.6 per cent annually, compared to 1.9 per cent in the rest of
Canada.

51. Would foreign governments pay the tax?
Foreign governments operating through a corporation would pay the tax,

52. Do any other jurisdictions have similar taxes or impose restrictions on foreign ownership of
property?
- United Kingdom:
s Non-residents are now subject to capita! gains taxation on gains when selling residential
property in the UK.
» Non-domiciled residents who provide security for purchases with offshore assets will be
considered to have repatriated those assets and pay income tax as applicable.
e 15-per-cent stamp duty on those using a company name to buy properties worth more

than £500,000.
- Singapore;
e increased buyer's stamp duties (PTT) an foreign, corporate, permanent residents, and
citizens:

»  15% additional stamp duty on foreign and corporate purchasers. Was initially
10% but was increased after 10% did not have the desired effect.
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* 5% additional stamp duty on permanent residents purchasing a first home. 10%
an further purchases.
»  10% additional stamp duty on citizens purchasing their second and third homes.

Hong Kong:
* A 5%-20% anti-speculation special stamp duty that is payable on property held for less
than 24 months,
s Implemented a 15% additional Buyers Stamp Duty targeted at foreign investors and
companies Measures to restrict mortgage lending to its residents.
= Strict loan to value ratios
*  Strict Mortgage Servicing Ratios
s A 40% down payment requirement

Australia

Australia has both federal and state taxes for foreign purchasers. Australia also restricts foreign
ownership of property. Foreign citizens or companies require approval from a Foreign
Investment Review Board (FIRB) in order to buy residential real estate. The FIRB will accept
applications where the non-resident intends to live in the residential property. The FIRB wil!
reject applications on the following grounds:

e They feel the purchase is specuiative in nature.
& They feel the purchase is for rental purposes.

The exceptions to these criteria are hewly built residential properties sold by develapers and
tourist resort properties.

New York
New York levies a mansion tax of 1% of the purchase price, if the purchase price is aver $1

million.

1574 Ontario Measures
s Ontario implemented two measures aimed at curbing house price inflation in the 1970s.
» A 20% transfer tax on non-residents of Canada {similar to our PTT)
® Anincome tax on land speculation aimed at short term speculatars (flippers)
¢ The taxes were enacted in 1974 and repealed by 1978.
» The 20% rate for nan-residents remained for the acquisition of certain land (farmiand)
until 1997.

@ Tohelpbooest a slowing economy, China recently relaxed rules on foreign ownership.

» Restrictions on foreign ownership were put in place in 20086, in an effort to prevent
speculation and cool an overheated market that was pricing Chinese citizens out of
majer markets,

e Fareign individuals and companies are now allowed to buy as many properties as they
wish, but are still subject to.local housing purchase limits.

¢ Previously, foreign residents were allowed to buy only ane property on the mainland
once they had worked in China for a year.
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- Korea
s There are no special requirements for land or property purchase by foreigners in Korea.

¢ However, the registration process is slightly different for foreigners purchasing property
in Korea.

Additional Property Transfer Tax — Detailed Technical

53,

54.

55.

56.

57.

Do § need to submit a form under 2.02(3} if { don’t have any foreign transferees or transferees
who are trustees of a trust with a foreign beneficiary?

You will only need to submit a form for additional tax for transfers of residential property in a
prescribed area with a foreign transferee or when a foreign entity holds a beneficial interest in a
trust,

| am a foreign entity making a purchase of a business property that has a small amount of
residential property associated with it. Do | need to pay the tax?
Yes, the foreign entity as defined in the tax must pay additional property transfer tax on the

residential portion, but not on the business portion of the transaction.

Daes the treatment of beneficiaries start to remove the distinction in the tax between legal and
beneficial owners?

The general tax remains a tax on the transferee. In the additional tax, we will look through Canadian
trustees to see if there is a foreign beneficial interest.

What if there are Canadian beneficiaries as well as foreign entity beneficiaries in the trust.
The transferee of a trust is considered to fully be a foreign entity if at least one beneficiary is a

foreign entity.

| am not sure my property meets the definition of residential
Refer ta the most recent assessment notice from BC Assessment. Or, contact the Property Taxatian
Branch — property transfer tax enquiries — at: 250 387-0604, 1 888 355-2700 (Toll free}, or

ptteng @gov.bc.ca.

Housing Pricrity Initiatives

58.

Why are these amendments being introduced?
These amendments are complementary to and necessary to support other proposed amendments
to the Property Transfer Tax Act.

A new immediate, strategic and flexible centrai funding vehicle is needed to facilitate early
implementation of priority initiatives related to supply of housing and rental housing, or other
shelter, access and support programs and initiatives.
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59.

60.

It is expected that Individual priority proposals that support Cabinet's directicn will be brought
forward by ministries for Treasury Board consideration. A new strategic and flexible funding vehicle
as proposed in the amendments, will assist Treasury Board in addressing those priority proposals
within the Fiscal Plan and in recognition of current limitations within other existing authorities.

¥

What do the amendments da?

The amendments establish the Housing Priority Initiatives special account, along with its aperating
rules and oversight. The Account’s purpase is to provide a strategic central funding vehicle for
priority initiatives related to supply of housing and rental housing, or other shelter, access and

‘support programs and initiatives,

The amendments define inflows to the Account, which primarily include transfers of Property
Transfer Tax authorized by Treasury Board. But inflows also include other things like collections of
loans made through the Account, or sales/leases/rentals of properties invested in by the Account or
thaugh agencies funded by the Account.

The amendments provide for a wide rapge of purposed spending activities ranging from operating
and grant expenditures; funding capital investments in land and housing/rental infrastructure; to
funding loans and guarantees that support new or ongoing priority initiatives in respect of provincial
housing and rental/shelter supply and access and suppert programs.

All spending must have the prior approval of Treasury Board.

How do you justify giving yourself the ability to spend taxpayer money without legislative
scrutiny, oversight, debate and a vote? isn’t this just a way to bypass the budget and Estimates
process? Haw is this transparent?

Like all legislation, the bill to establish this special account is being introduced in the Legislature for

full and transparent debate and approval within a public forum.

The opportunity created by the other proposed amendments that this legislation is intended to
support wasn't there when Budget 2016 was developed and passed.

That opportunity exists today with the requested passage of this package.of legislation and as a
consequence there is also an immediate need for a vehicle so the Province can utilize that
oppartunity ta respond to priority initiatives related to supply of housing and rental housing, or
other shelter, access and support programs and initiatives.

The special account will be under strict oversight of the Minister of Finance and Treasury Board. As
part of the government’s Consolidated Revenue Fund, going forward the new Account will be
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61.

62.

63.

reported on through annual Budgets and Estimates, quarterly reports, service plans, and the annual
Public Accounts.

Reporting on the proposed special account could come as early as the First Quarterly Report in
September 2016. Government might alsc consider preparing a dedicated public report to outline
spending out of the special account and the purposes for which the spending was provided. This,
for example, could be part of a more comprehensive document about the Province’s overall housing
strategy.

What spending controls are there for this special account?
The Account witl be under strict oversight of the Minister of Finance and Treasury Board. Not only

must Treasury Board approve the amounts of Property Transfer Tax to be transferred to the
Account, but prior Treasury Board approval is required before any payments can be made out of the
Account and before loan guarantees are provided.

Individual priority proposals that support Cabinet’s direction on housing will be brought forward by
ministries for Treasury Board consideration. The proposed special account will assist Treasury Board
in addressing those priority proposals in a flexible way within the Fiscal Plan and in recognition of
current limitations within other existing authorities.

You're giving yourself statutory authority to spend Property Transfer Tax revenues — what are
your spending plans? _
The proposed special account has a broad authority to fund a range of housing, rental, or shelter

programs, initiatives and activities. This means government can not only augment existing programs
like BC Housing’s emergency shelter and social housing initiatives or rental assistance for low-
income families and seniors, but can potentially fund new and innovative housing initiatives in the
future (e.g. increasing supply of affordable or rental housing or supporting homeownership).

While it is still early, individual priority proposals that support Cabinet’s direction on housing will be
brought forward by ministries for Treasury Board consideration. The proposed special account will
assist Treasury Board in addressing those priority propesals in a flexible way within the Fiscal Plan
and in recognition of current limitations within other existing authorities.

What consultations have you done?
While specific consultations have not taken place publicly or across the public sector in relation to

the creation of the new special account, the underlying needs for which the special account is
intended to help addrass are well understood and the Province has heard public concerns ina
variety of consultation venues,

The Privacy and Legislation Branch {PLB) has been consulted and confirmed that consultation with
the OIPC was not required. The legislative amendments do not contemplate or create new matters
of personal information collection or use outside of the parameters covered by FOIPPA,
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64. What don’t you simply use the Contingencies vote or bring in Supplementary Estimates to deal

65.

with the need for new spending authority this year?

The opportunity created by the other proposed iegislative amendments will fikely be well in excess
of what the Contingency vate can provide. As is the usuai case, there are already & number of
pressures in ministries that may require allocations from the Contingencies vote.

Supplémentary Estimates are not practical at this time. It is still early and individual priority
proposals that support Cabinet’s direction on housing will be brought forward by ministries in an
orderly way for Treasury Board consideration.

The proposed special account will assist Treasury Board in addressing those priority proposals in a
flexible way within the Fiscal Plan and in recognition of current limitations within other existing

authorities.

Why would the special account need to make loans and guarantees? Won't this affect provincial
debt?
The new special account is intended to be self-funded so there should be ng im pact on provincial

debt.

The proposed amendments define inflows to the Account, which primarily includes transfers of
Property Transfer Tax authorized by Treasury Board. But inflows also include other things tike
collections of loans made through the Account, or sales/leases/rentals of properties.invested in by
the Account or though agencies funded by the Account.

The Account will be under strict oversight of the Minister of Finance and Treasury Board. Not only
must Treasury Board approve the amounts of Property Transfer Tax to he transferred to the
Account, prior Treasury Board approval is required before any payments can be made out of the
Account and before loan guarantees are provided.

Consumer Protection — Self-Regulation

66.

How can you say self-regulation is ended?
Following the amendments industry will have NO formal role in the regulation of the real estate

sector:

¢ Al members on the Real Estate Council will be appainted by government;

¢  Ali rules will be made by the Superintendent, not Council.

»  Council wili continue to be responsible for daily operational matters (for examnple,
qualification and discipline hearings). Industry will have no formal role an Council and
therefore Council's responsibifity in respect of discipline cannot be regarded as self-
regulation by industry.
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67.

Doesn’t Council’s continued ability to impose discipline mean that self-regulation continues?

No. Council will continue to be responsible for daily operational matters {for example, qualification
and discipline hearings). Again, industry will have no formal role oni Council and therefore Council’s
responsibility in respect of discipline cannot be regarded as self-regulation by industry,

Additionally; the Superintendent will have the ability to increase disciplinary activities of Council by:

» directing Council to investigate a particuiar matter;

o requiring Council to issue a notice of disciplinary hearing, thus beginning the disciplinary
process; and

« requiring Council to provide the Superintendent with all information about an investigation or
disciplinary process that will iet the Superintendent decide whether to appeal the disciplinary
outcome of a particular matter.

Consumer Protection — IAG Recommendations

68.

69.

70.

71,

Do these amendments implement the IAG recommendations?
Most of the amendments that require legislation have been implemented: Penalties have been

increased as recommended; and the superintendent’s oversight powers are greatly enhanced. The
legislation also clarifies that the Superintendent has the power to make rules to effect many of the
other recommendations.

Why do the amendments not implement all of the IAG recommendations?
Most of the IAG recommendations that relate to legislation are included in the amendments.

The exceptions are those that are currently cutside the legisiative scheme of the Real Estate Services
Act and the recommendation to provide the council with the responsibility to investigate unlicensed
activity.

The amendments provide the Superintendent with broad oversight of council, and go further than
the IAG recommendations in transferring rule making authority from council to the superintendent
and in replacing the industry-elected members on Council with members appointed by the
government,

The superintendent’s rule-making authority will allow it to implement the non-legislative IAG
recommendations.

Why do the amendments not implement the recommendation to provide council with the
responsibility to investigate unlicensed activity?

The amendments provide for increased oversight of councit and far new disciplinary powers for
council. Council needs to focus on improving its investigation and discipline of licensees before an

increase in its regulatory responsibility can be contemplated.

So who is responsible for unlicensed activity?
The Superiniendent of Real Estate.
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72.

73.

74,

75.

What is happening with the other recomrnendations of the 1AG?
Government has established an implementation team that is working swiftly to end self-regulation

and implement the recommendations, including the additional powers the Superintendent will
receive. The team includes senior staff from the current office of the Superintendent of Real Estate,
the Real Estate Council and the Ministry of Finance. When the new Superintendent of Real Estate is
hired, s/he will assume leadership of the implementation team.

Why do these amendments not end dual agency?
The amendments give the Superintendent the power to make rules that prohibit duai agency.

However, prohibiting dual agency, together with banning double ending are important issues that
government is continuing to analyse. Government may step in to address them directly by
regulation rather than relying on the Superintendent to make rules.

Can you tell us the distinction between dual agency and double ending?
Dual agency accurs when a licensee acts as agent to parties with opposing interests in a real estate

transaction. For example, a licensee may be the real estate agent for both the seller of real estate
and the buyer of real estate or a licensee may be acting for two different buyers bidding for the
same real estate. The concern with dual agency is that the licensee cannot, in practice, fully act in
the best interests of both parties if the interests of those parties are in conflict,

Double ending accurs when a licensee receives both the selier’s and buyer’s portion of the
commission for'a transaction. This most often occurs when a licensee is acting as a dual agent, but
can also occur where a buyer is not represented by a licensee.

Dual agency and double ending may result in an unshared commission being received by a single
licensee. However, under dual agericy the licensee has the obligation to act as agent to both
parties, even if the execution of this obligation is impractical.

Will the fees that licensees have to pay increase?
We are currently considering the staffing and resourcing requirements that the Council will need.

We cannot definitively say whether fee increases will be necessary until we understand the
requirements needed to support the additional workload.

Consumer Protection — Superintendent

76,

7.

78.

79.

Will additional resources be available to the Superintendent?
Assessment of the resource requirements for the Superintendent’s office is underway.

How many staff will the Superintendent have?
The Superintendent will have the necessary resources required to carry out its mandate. The

number of staff is being determined.

How will the Superintendent’s office be funded?
The Superintendent’s office will continue to be funded thraugh licence fees.

When will the Superintendent begin his or her role?

18 July 23, 2016 | 9:30am

Page 45 of 268 FIN-2016-63089-52



The Deputy Minister of Finance is in the process of hiring a Superintendent dedicated to Real Estate.
This is a high priority within the Ministry and for the Deputy Minister of Finance. He or she will begin
working as soon as possible. '

Consumer Protection — Real Estate Council

80. Does the real estate council continue to exist?
Yes. The council will continue its role with respect to handling licensing and bringing disciplinary

actions, but it will do so under the oversight of the superintendent of real estate. Council’s ability to
make rules that govern licensee conduct have been transferred to the Superintendent.

81. Who will be appointed to the Real Estate Council?
The Province’s Board Resourcing and Development Office will follow its standard process for making

recommendations about appointments to government. The overarching governing principles of this
process are: merit-based selection; transparency; consistency; probity (appointees must be
committed to the values of the public service); and proporticnality {the process for selection will be
appropriate for the nature of the post].

82. Will any industry members he appointed to the Real Estate Council?
Qur priority is to minimize industry representation, but we recognize the value of experienced and

practicat voices on the council.

83. What happens to the existing council members?
Council members that were elected or appointed by council will cease to be council members once

the amendments come into force. Council members that were appointed by the Lieutenant
Governor in Council will continue to be council members.

84. When to the amendments come into force?
The amendments will come into force by regulation, which we anticipate will be relatively soon.

85. What happens to council staff?
The Council will continue to require the existing complement of staff to fulfill its revised mandate

and may even require additional staff to fully meet its responsibilities.

86. Does this mean the council {and related corporations) become part of the government reporting
entity?
It is likely that the Council will become part of the government reporting entity, as government will
be appointing all council members and has control over the Council.

87. Why are you keeping the two appointed members on Council?
Two existing government appointees are being reappointed as they are new to the board. They

were appointed mid-2015, and typically appointees serve up ta six years. The two council members
who are being reappointed are weli qualified and bring important skilis and attributes to the board.
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A number of important changes are anticipated that wil! bring new leadership and change to the
regulator and the industry. Government is in the process of hiring a new Superintendent of Real
Estate. In this context, some stability and continuity on the board is im portant.

88. What will the role of Council staff be?
Staff will continue to receive complaints, investigate potential contraventions, and support the new
Council as it determines whether to issue a notice of hearing and conducts discipline-hearings.

89. Why does Council continue ta bé responsible for discipline?
Council will continue to be responsible for discipline. As well, Council will have more penalty todtls

available to ensure licensees are properly deterred and punished for any misconduct.
The Superintendent will have the ability to increase disciplinary activities of Council by:

- directing Council to investigate a particular matter;

- requiring Council to issue a notice of disciplinary hearing, thus beginning the disciplinary
process; and

- requiring Council to provide the Superintendent with all infarmation about an investigation
or disciplinary process that will Iet the Superintendent decide whether to appeal the
disciplinary outcome of a particular matter.

Consumer Protection — Legislation

90. What do these amendments do?
These amendments effectively end the self-regulatory status of the real estate council by providing

that all members of the council are to be appointed by the government, instead of having the
majority of council meémbers elected by industry.

91. Why is the strata owner council position being removed? Wasn’t this position independent?
Council was provided the ability to appoint a strata owner to council to ensure the concerns of this
constituency were represented. This was required to address the fact that council was largely
comprised of elected real estate agents. As all council members will now be appointed,
government will be abie to ensure the compasition of the board adequately reflects the interests
and perspectives of all stakeholders.

92. Why are disgorged commissions not returned to the consumer?
The amendments provide that disgorged commissions, like discipline penalties, must be remitted
to the council for the purposes of licensee and public education. The amendments allow for a
regulation to be developed should it be considered effective and appropriate to allow for other
uses of disgorged funds,

93. Why do the amendments not protect the public from predatory huyers and sellers that are not

required to be licensed?
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The 1AG’s recommendations to extend government’s assignment disclosure regulation and to
extend the legisiative regime to high volume unlicensed activity are beyond the scope of the Real
Estate Services Act. However, this may be something that we look at in the future.

Consumer Protection — Operations

94, What progress has been made in developing the implementation plan?

95.

96.

57.

98.

99,

Once the new Superintendent is in place, he ar she will begin to develop the implementation plan
that flows out of the legislative changes, and put into action any operational changes necessary.

Work is already underway to consider what the staffing and resourcing requirements Councit will
have.

Who will handle compliaints and discipline?
Council will continue to be responsible for daily operational matters (for example, qualification and
discipline hearings}.

Additionally, the Superintendent wilt have the ability to increase disciplinary activities of Councll
by:
» directing Council to investigate a particular matter;
& requiring Council to issue a notice of disciplinary hearing, thus beginning the disciplinary
process; and
e requiring Council to provide the Superintendent with all information about an investigation
or disciplinary process that will let the Superintendent decide whether to appeal the'
disciptinary outcome of a particutar matter.

Who wilt handle unlicensed activity?

The superintendent will continue to be responsible for unlicensed activity. The amendments
generally give less power to council, and expanding council’s role per the 1AG recommendations is
contrary to the direction of the amendments.

What happens to the existing rules?
The existing rules will be deemed to be the rules of the superintendent, and will continue to
rémain in force.

Which |AG recommendations are not addressed by the amendments?

The amendments do not implement any 1AG recommendations that can be implemented by rules
or that are operational in nature. Also, recommendations involving unlicensed activity (extending
shadow flipping regulation to all real estate contracts, for sale by owner regulation), including the
recommendation to transfer oversight of unlicensed activity to council are not provided for in the
amendments.

Who will have power to make bylaws?
The council will retain the power to make bylaws. However, the superintendent is provided with
new powers to direct council to make, amend, ot repeal a bylaw.
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Consumer Protection — General

100. What other Canadian jurisdictions have self-regulation of the real estate industry?

Self-regulation of real estate exists in Alberta, Saskatchewan, Ontario, Quebec, and Nova Scotia, In
these provinces, provincial law and regulation establish real estate councils ta license real estate
professionals and to create and administer the rules agents must follow.

In the territories and the four provinces without real estate couficils, provincial governments
directly license agents and regulate the profession.

101. Do these amendments.reverse the 2005 changes in real estate regulation?

Only in part. These amendments change the structure of real estate regulation by ending the self-
regulatory status of real estate agents. Other changes implemented in 2005, such as the
regutation of strata managers and the establishment of a compensation fund, continue on.

Vacancy Tax

102

103.

. What is the purpose of this legislation?

The Province is enabling Vancouver to implement a stand-alone tax on vacant residential
property. The Province is acting in response to Vancouver's request, Vancouver has been
seeking additional tools in an effort to increase the supply of rental units on the market while
waiting for some of Vancouver’s pending housing projects ta be available, The vacancy rate in
Vancouver is currently 0.6% and unused housing supply can put upward pressure on
accommodation costs.

Once implemented by Vancouver, the intent of a vacancy tax would be to encourage owners of
vacant properties to add those properties to Vancouver’s rental housing inventory rather than
pay the tax. In addition, the legislation would ensure that the revenues received under this
vacancy tax could only be used by Vancouver in relation to affordable housing initiatives and
administration of the tax.

What is the scale of the vacant property problem in Vancouver?

The intent of the tax is to increase the rental housing stack on the market; a study conducted by
Vancouver in 2016 indicates that Vancouver has close to 11,000 empty housing units
{Vancouver estimates there are approximately 177,000 residential properties in total).

22 July 23, 2016 | 9:30am

Page 49 of 268 FIN-2016-63089-52



104. Why is the Province allowing Vancouver to design and implement the tax?

o }tisimportant to Vancouver that it has clear, statutory authority to impose a vacancy tax if it
decides to proceed with such a tax. Whether to impose such a tax is ultimately Vancouver’s
decision.

« While the legistation will set out key elements of the tax, the design details, implementation,
administration and coilection of the tax will be determined by Vancouver and imposed by
municipal bylaw. Vancouver has the best ability to understand its needs and its residents and
what properties and property owners should be covered by the vacancy tax.

105. What about other Lower Mainland communities struggling with housing affordability and
availahility? Or what about in other areas of the Province, like Victoria? Will they be able to
implement a similar tax?

« Addressing the issue of hausing affordability is a priority for the Province. Vancouver is being
empowered to design and implement a novel tax, unprécedented in Canada. On that bass, it
would make sense for other cammunities to first be in a position to learn from Vancouver’s
approach, including issues with implementation and whether the tax has the desired effect.

e After that, if there is general interest from other municipalities, legislative change could be
discussed further.

106. How will you know if there is interest in other places? Do other municipalities just get to ask
for this authority, like Vancouver?

» The usual process for seeking amendments to the Community Charter er other core legislation
that applies to local governments throughout B.C. is through the Union of BC Municipalities
(UBCM), which represents all local governments, Through its annual resolutions process, UBCM
members debate, vote on and adopt resolutions on a variety of issues, including ones seeking
legislative change. The Province responds annually to those resolutions.

107. How will the public know i the tax if effective? Does Vancouver have to account for the use
of the revenuas collected from this tax?

s Vancouver is required to provide an annual repart on the vacancy tax that must include the
amount raised and how it was used; and ensure that the report is publicly available.
Vancouver's use of revenue generated from the vacancy tax is limited to the purposes of
initiatives respecting affordable housing; and paying the costs of administration of the tax.
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108. What else is the Province doing to support affordable housing?

¢ In Budget 2016, the Province increased the property transfer tax rate to 3% on the value of
homes above 52 million, and invested that money in the Newly Built Home exemption, which
can save buyers up to $13,000 on the purchase of new housing valued up to $750,000. This
measure aims to stimulate greater housing supply in the market at an affordable price.

e The Province is also investing $355 million over the next five years to support the construction
or renovation of more than 2,000 units of affordable housing. In addition, the Province has also
started coilecting citizenship information from buyers when they register properties to help us
understand the extent that foreign capital is driving the housing market.

¢ And as my colleague Minister de Jong has mentioned, the Province wili also be introducing
legislation to support consumer protection by ending self-regulation of the real estate industry.

109. What are other jurisdictions doing?
« This would be a unigue taxation authority in Canada.

s Research has only found two worldwide examples of a vacancy tax imposed locally for the
purpose of addressing housing affordability (i.e., some boroughs in Greater London, England
such as Camden impose a 50% vacancy premium on their equivalent of municipal property taxes

for properties empty for set periods over the prior two years; France imposes such a tax for
municipalities over 200,000 population, at a rate of roughly 10% of annual rental value).

¢ While the tax itself would be unprecedented in Canada, it is expected to generate interest in
some other B.C. local gavernments seeking revenue tools to address the same issues and/or
seeing it as a new tool to raise funds.

Vacancy Tax Legisiation — General Questions

110. Why isn’t the Province enabling a separate vacant residential property class under the
Assessment Act for Vancouver? Wouldn’t an assessment approach simplify things?

e Avacant residential property class or sub-class would be applied on a province-wide basis, as
are all assessment provisions. The risks of such a broad application are currently unclear, and
may lead to uynintended consequences for municipalities and tax administrators. Therefare, it is
more appropriate to enable Vancouver to impose a vacancy tax, and ensure that any revenues
are used to support the administration of the program and fund affardable housing initiatives in
Vancouver.

111. What properties is this targeting? What constitutes a “vacant” property?
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¢ The legisiation authorizes Vancouver to tax residential properties that are in Class 1 of the
Assessment Act and meet the criteria to be set out in Vancouver's vacancy tax bylaw. Such
residential properties may include single family dwellings, apartments, and condominiums, but
not hotels and motels.

o The length of time and the circumstances that constitute “vacant property” will be defined by
Vancouver by bylaw. As well, Vancouver will have.broad authority to establish exemptions from
the tax for properties that may be vacarit but should not be taxed {e.g. estates in probate;
properties awaiting a demolition permit). Given the variety of possible scenarios, how “vacant
property” is defined can only be determined by Vancouver.

112. What will the tax rate be?

s The rate or amount of the tax will be determinad by Vancouver, and may be different for
different categories of residential properties, registered owners and/or vacant properties (also
to be determined by Vancouver}, Vancouver will also determine the basis for the tax rate -
whether for example it is a percentage of the assessed value of the property or an amount per
parcel.

113. When would this vacancy tax take effect?

s [tis anticipated that it will take some time for Vancouver to design the tax, but the timing of
implementation is up to Vancouver ta decide.

114. Will there be exemptions from the tax?

e The legislation requires Vancouver to establish exemptions from the tax in their vacancy tax
bylaw, as there will be many different situations to be accommodated. As Vancouver will be
responsible for the details of the design of the tax, it will be up to Vancouver to determine what
these exemptions wili be.

115. What if the owner only uses the property part-time or occasionally? What if the owner has an
unrented suite or carriage house on an owner-occupied property?
e AsVancouver will be responsible for the details of the design of the tax and the definition of

“vacant property”, it will be up to Vancouver to determine whether any of these properties
wauld be subject to the tax,

116. What if a strata corporation does not allow or limits rentals? Will Vancouver have the
authority to require strata corporations to permit rentals?
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s If astrata corporation afiows anly limited rentals or prohibits rentals, this legislation will not
require the strata corporation to revisit their policies in this regard.

Vacancy Tax — Collection and Enforcement of the Tax

117. What happens if the owner doesn’t pay the tax? What are the collection and enforcement
remedies?

° Vancouver will have the authority to establish penalties and interest for nan-payment and fate
payment of the tax. Ultimately, the legislation authorizes Vancouver to choose to apply the full
range of remedies available for callection and enforcement of property value taxes under the
Vancouver Charter to also enforce the vatancy tax.

¢ That means that properties could be required to be put to tax sale where taxes are definguent
for two years,

118. How can property owners appeal/complain if they disagree with Vancouver’s determination
of their property status?

¢ One of the required elements of a vacancy tax bylaw is for Vancouver to establish a process for
hearing and determining complaints, including. providing for a review process for determination
of complaints. As Vancouver further develops its design of the tax and process far its
administration/collection, the Province is ha ppy to discuss any issues that may arise or need to
consider potential future amendments to ensure the fairness of such a review process.

Vacancy Tax — Data/Collection of Information

116. How will Vancouver identify vacant properties? Are property owners required to
provide this infermation?

¢ The legistation enables a declaration framework; Vancouver may require informatien from
progerty awners regarding the status of their residential property and seek verifying evidence
from them as to whether it is vacant or occupied. Failure to provide required information could
have various consequences, including fines, and most significantly that the property is
considered to he vacant and taxable.

117, Can the information collected from property owners for the purpose of the vacancy
tax be used for other purposes?

* Information collected from property owners is often persanal information. Personal
information gathered by Vancouver must be collected and used in accordance with the Freedom

of Information and Protection of Privacy Act {FOIPPA) which has, as its starting point, that
information may only be used for the purpose for which it is collectad.
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118. Does the legislation authorize Vancouver to access 3™ party-collected data, e.g.

provincially held personal information?

No. The legislation currently does not authorize Vancouver's access to or agreements around
3™ party-collected data {e.g. provincially-held personal information such as Home Owner Grant
claims or Drivers Licence/BC 1D information).

This would require detailed consuitations with the Office of the Information and Privacy
Commissioner (OIPC). As Vancouver actually designs its tax and identifies specific data needed
for specific purposes, there is an opportunity to undertake the necessary discussions and
consider the potential for future data-related amendments.

119. Isn't data essential to Vancouver being able to design the details of this tax?

Otherwise, how are they going to determine which properties should be taxed?

The legislation enables a declaration framework; Vancouver may require information from
property owners regarding the status of their residential property and seek verifying evidence
from them as to whether it is vacant or occupied.

As Vancouver actually designs the tax and identifies specific data needed for specific purposes,
there is an opportunity to undertake the necessary discussion and consider the potential for
future data-related amendments.

120. Why didn’t you add the provision suggested by the Office of Information and Privacy

Commissioner, to ensure that Vancouver could only use information and evidence collected
from property owners for the purposes of the vacancy tax?

Vancouver is already required to operate under the Freedom of information and Protection of
Privacy Act for any personal information it collects. Section 32 of that Act establishes the core
rule that personal information may only be used for the purpose for which it was collected and,
in limited circumstances, for a consistent purpese.

Once Vancouver has undertaken more detailed design of the tax and how it will be
administered, further discussion about issues related to information/data collection and sharing
may be needed; that would be the best opportunity to discuss the suggested provision with
Vancouver and with the Office of Information and Privacy Commissioner.

121. Can Vancouver enter residential property to verify if the property is vacant?

The proposed legislation includes a limited power of entry for an authorized persan gnto a
property (after reasonable steps) for the purpose of determining or verifying the status of the
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property for purposes of the vacancy tax. This authority is consistent with normal municipal
authority to determine compliance with their bylaws.

¢ Additionally, the authorized person may only enter into a residential property {e.g., a private
dwelling) if the individual accupying the property, if any, consents.
122, Why is there no warrant authority to enable Vancouver to enter into a building or
dwelling?

¢ The creation of a warrant authority for the purposes of the vaca ncy tax raises caomplex
constitutional issues and would require further legal consideration as well as consultation with
the judiciary. As with the question of specific data needs, the Province is open to having further
discussion on this issue with Vancouver as it actuaily designs the details of the tax, and consider
the potential for future amendments if the need arises.

123. If the legistation doesn’t provide for entry into property and it doesn’t give Vancouver
access to third party data, does this legislation actually give Vancouver the authority it needs
to implement this tax?

* Yes. The legislation balances flexibility in the enabling framewark for Vancouver’s design of the
tax scheme while providing enough certainty in the legislation for the tax to be legally valid. To
uphold principles of fairness and equity in taxation, the legislation enables Vancouver to start
broadly in identifying residential properties and then narrow down those subject to the tax
through self-declaration.

e ltgives Vancouver the authority to require information from property owners regarding the
status of their residential property and seek verifying evidence from them as to whether it is
vacant aroccupied. it also provides consequences for not providing that information — most
importantly, that the property can be considered vacant and subject to the vacancy tax.

e AsVancouver actuaily undertakes more detailed design of the tax and if it identifies specific data
needed for specific purposes the Province is open to further discussion and considering the
poteritial for future data-related amendments.

124. Why isn't the legislation enabling tax modelled on the approach suggested by UBC
Sauder School of Business {Professor Jashua Gottlieb)?

¢ Astunderstand it, the model supported and proposed by the UBC Sauder School of business is a
2% property value tax based on assessed value of a property, which would then be negated on a

sliding scale by application of an exemption based on income taxes paid by the registered
property owner.

¢ White the starting point of such a tax would be the parcel of property, whether a registered
owner of such property pays tax would be determined by an exemption based on income taxes
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paid by the registered owner. The Sauder School approach would be entirely dependent on
Vancouver being able to access federal income tax information.

The propased legislation for the Vancouver Vacancy Tax provides Vancouver with the authority
to impose a municipal tax in relation to residential properties that are vacant. The legislation, as
proposed, does not authorize Vancouver's access to or entry into agreements around third
party-collected data. This level of information/data access would require detailed
determination of necessary personal information sources, autherization for information sharing
and detailed consultations with the Office of the Information and Privacy Commissioner (OIPC)
and in relation; to income tax information, consultations with the federal government.

Vancouver had initially requested an assessment based (i.e., property tax) to impose on vacant
properties and later raised the possibility of impasing a property based Business Tax. The
authority contained in the proposed legislation/ Bill is consistent with municipai taxation
authorities.in BC and Canada and does riot require data availability on the income of registered
owners of subject properties, necessitating negotiation of income tax information sharing
hetween Vancouver and the Province/Federal Government which, in turn, raises privacy
cancerns around use, sharing and custody of personal information.

125. Lower Mainland mayors have proposed an alternate approach where a tax would be
imposed on a property and exempted where the property is used as a principal residence.
(non-resident tax). Wouldn’t this be easier to administer and help aveid a patchwork
approach to addressing the issue?

There is no ane right approach te increasing rental stock in Vancouver; every approach will have
its pros and cons.

We are supporting Vancouver in its request for a municipal tax on vacant property to address a

historically low vacaricy rate, which it considers to impact housing affordability. The purpose of
the tax is to provide an incentive for owners of empty homes to add them to the rental

pool. This tax is intended to help address housing avaitability and affordability.

My understanding of the non-resident tax proposed by some Lower Mainland mayors is that an
owner would be levied an additional property tax for any property that is not a principal
residence. This raises some questions about how this would assist in addressing the low
vacancy rate, and whether it may have the effect of increasing rents for those units that are
currently occupied. It is not at all clear that this type of tax would be easier to either design or
administer, as it also raises iegal and tax equity issues, and could certainly present some
significant property conveyancing issues.
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Appendix A: Examples of Tax Payable

Home value
$100,000
$200,000
$300,000
$400,000
$500,000
$600,000
$700,000
$800,000
$900,000

$1,000,000
$1,100,000
$1,200,000
51,300,000
$1,400,000
$1,500,000
$1,600,000
$1,700,000
51,800,000
$1,900,000
$2,000,000
$2,250,000
$2,500,000
$2,750,000
$3,000,000
$4,000,000
55,000,000
$6,000,000
$7,000,000
$8,000,000
49,000,000
$10,000,000

Regufar
tax
$1,000
$2,000
$4,000
56,000
$8,000
$10,000
$12,000
$14,000
$16,000
$18,000
$20,000
$22,000
$24,000
$26,000
$28,000
$30,000
$32,000
$34,000
$36,000
$38,000
$45,500
$53,000
$60,500
$68,000
$98,000
$128,000
$158,000
$188,000
$218,000
$248,000
$278,000

Additional
tax

$15,000
$30,000
$45,000
$60,000
$75,000
$90,000
$105,000
$120,000
$135,000
$150,000
$165,000
$180,000
$195,000
$210,000
$225,000
$240,000
$255,000
$270,000
$285,000
$300,000
$337,500
$375,000
$412,500
$450,000
$600,000
$750,000
$900,000
$1,050,000
$1,200,000
$1,350,000
$1,500,000

Total
$16,000
$32,000
449,000
$66,000
$83,000

$100,000
$117,000
$134,000
$151,000
$168,000
$185,000
$202,000
$219,000
$236,000
$253,000
$270,000
$287,000
$304,000
$321,000
$338,000
$383,000
$428,000
$473,000
$518,000
$698,000
$878,000
$1,058,000
$1,238,000
$1,418,000
$1,598,000
$1,778,000

30

Total as a % of home value
16.0%
16.0%
16.3%
16.5%
16.6%
16.7%
16.7%
16.8%
16.8%
16.8%
16.8%
16.8%
16.8%
16.9%
16.9%
16.9%
16.9%
16.9%
16.9%
16.9%
17.0%
17.1%
17.2%
17.3%
17.5%
17.6%
17.6%
17.7%
17.7%
17.8%
17.8%
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July 25, 2016

Office of the Premier
Ministry of Finance

NEWS RELEASE
Action on foreign investment, consumer protection and vacancy puts British Columbians first

VICTORIA - Legislation introduced today creates new measures to help make home cwnership more
affordable, estahlishes a fund for market housing and rental initiatives, strengthens consumer
protection, and gives the City of Vancouver the tools it requested to increase rental property supply.

Bill 28, Miscelianeous Statutes (Housing Pricrity Initiatives) Amendment Act, 2016, was introduced in the
legislature today.

"Owning @ home should be accessible to middle-class families, and those who are in a position to rent
should be able to find a suitable home,"Premier Christy Clark said. "These changes are about helping to
make sure that British Celumbians can continue to five, work and raise their families in our vibrant
communities."

An additional property transfer tax rate of 15% will apply to purchasers of residential real estate who are
foreign nationals or foreign-controiled corporations. The additional tax will take effect Ang. 2, 2016, and
will apply to foreign entities registering their purchase of residential property in Metro Vancouver,
excluding the treaty fands of the Tsawwassen First Nation.

For mixed-use property, the additional tax would apply on the residential component of the foreign
interest in a property. For example, the additional tax on the purchase of a home valued at 52 million
will amount te $300,000.

"The data we started collecting earlier this summer is showing that foreign nationals invested more than
51 billion into B.C. property between June 10 and July 14, more than 86% of it in the Lower Mainland,"
said Finance Minister Michael de Jong. "While investment from outside Canada is only one factor driving
price increases, it represents an additional source of pressure an.a market struggling to build enough
new homes to keep up. This additional tax on foreign purchases will help manage fareign demand while
new homes are built to meet local needs.”

Second, the government is creating a new Housing Priority Initiatives Fund for provincial housing and
rental programs, which will be announced in the near future; The fund will receive an initial investment
of $75 million. It will receive a portion of revenues from the property transfer tax, inciuding revenues
from the new additional tax on foreign huyers.

Third, the Province is amending the Real Estate Services Act to substantially implement the key
recommendations. of the independent advisory group report, and to end self-regulation of the real
estate industry. Government has accepted all the recommendations in the report. These changes will
increase significantly the superintendent of real estate's autherity and oversight.

The power to make the rules that apply to the conduct of licensees will rast with the new
superintendent of real estate instead of with council. The new superintendent will also have the
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autharity to direct and oversee council operations, incfuding requiring council to investigate a particular
matter, issue a notice of a disciplinary hearing, and provide regorts on the operations and activities of
council to the superintendent. As well, the chair, vice-chair and all other members of the council will be
appointed by government.

"We need to ensure that when people are ready to make such an important investment, the proper
protections-and oversight are in place,” said de Jong. "Consumers must be confident their interests ara
held above all else."

Fourth, amendments to the Vancouver Charter provide the legislative authority for the ¢ity to
implement and administer a tax on vacant homes. The City of Vancouver will design the framework of
the vacancy tax, including details like the tax rate, when it wilt apply and any necessary exemptions.

"The issue of hausing supply and affordability is impacting British Columbians and the livability of our
Province, especially the Metro Vancouver region,” said Minister Peter Fasshender. "The City of
Vancouver has identified the need for a vacancy tax in order to meet rental supply issues. We are taking
action hy introducing legislation today that enables them to do this work.”

The Province is- working on additional measures to address the complex causes of rising housing prices in
Metro Vancouver, as well as other regions of the province. This work focuses on ensuring the dream of
home ownership remains within the reach of the middle class, increasing housing supply, smart transit
expansion, supparting first-time home buyers, strengthening consumer protection and increasing rental
supply.

Learn More:

Learn.mare about the proposed changes to the property traiisfer tax:
http://www2.gov.bc.ca/assets/download/EF32791C743F418FA754D613308FC2CE

Two backgrounders follow.
Media Contacts:

Stephen Smart

Press Secretary
Office of the Premier
778 389-6202

lamie Edwardson
Commtunications Director
Ministry of Finance

250 356-2821
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BACKGROUNDER 1
Additional property transfer tax for foreign entities

Effective Aug. 2, 2016, fareign naticnals, taxable trustees and foreign-controlled corporations registering
their purchase of residential property in Metro Vancouver will pay an additional 15% tax on the
residential component of the foreign interest in a property. The tax does not apply within the treaty
lands of the Tsawwassen First Nation.

The additional tax presently only applies in the Metro Vancouver, but government can prescribe in
reguiation other areas where the additicnal tax would apply. The Province continues to monitor data on
foreign investment and foreigh ownership in B.C.'s real estate market.

Application:

A trustee will be subject to the additional tax if the trustee is a foreign entity, or if at least one
heneficiary of the trust is a foreign entity. Similarly, a corporation would be liable if it is not incorporated
in Canada, or if the corporation is incorparated in Canada but is controlled by foreign entities.

The additional tax will anly apply to the portion of a property's value that is for residential use. For
example, if a foreign corperation purchases a mixed-use development that combines residential space
with commercial space, the additional 15% tax will apply only to the portion of the property's value that
is for residential use.

Enforcement;

Audit measures already in place for the property transfer tax will be extended to encompass the
additional tax. Additional auditors will be required and the process is underway to begin recruitment to
ensure the additional tax is paid by those required to do so under the legislation.

The amendments extend the limitation period for audit and enforcement of the additicnal tax to six
years. The existing limitation period for the regular tax is one year. The property transfer tax return form
will be updated to require a Social Insurance Number from all transferees who are Canadian Citizens or
permanent residents, invalid social insurance numbers or other discrepancies on a return will lead to an
audit and investigation of the transaction.

Avoidance Rules:

The amendments include anti-avoidance rules designed to capture transactions that are specifically
structured to aveid the tax. For example, a transferee who would otherwise be taxable cannot hide
behind a local trustee. The legislation is structured to look through Canadian trustees to beneficiaries of
the trust as an anti-avoidance mechanism. if the trustee is foreign, the transaction is taxable even if the
beneficiaries are not foreign.

Increased Penatlties:
Fines payable as a result of offences with respect to the additional tax are the amount of unpaid tax,

with interest, pius up to $200,000 for corporations and $100,000 for individuals. The maximuem liability
for imprisonment, two years, remains unchanged.
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Media Contacts:

Stephen Smart

Press Secretary
Office of the Premier
778 389-6202

Jamie Edwardson
Communications Director
Ministry of Finance

250 356-2821
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BACKGROUNDER 2
Strengthening consumer protection and restoring consumer confidence

The independent advisory group established by the Real Estate Council of B.C. reledsed its report into
regulation of the real estate industry an June 28, 2016. The report presented a comprehensive
examinaticn of real estate practices and raised imporiant questions about the effectiveness of the
existing regulatory framework for the industry.

The report made 28 primary recommendations to enhance governance, cversight, transparency and
accountability to consumers. The Province accepted the report's recommendations, and is taking the
additional steps of ending self-regulation of the industry and dramatically increasing the superintendent

of real estate’s oversight and authority.

The following amendments are propesed to the Real Estate Services Act in response to the
recommendations of the independent advisory group:

* Increase maximum disciplinary and administrative penalties {recommendation #16).

* Allew for commissions from licensees and brokerages engaging in misconduct to be taken back to the
Real Estate Council. {(recommendation #17).

* Require all members of council to be appointed by government {expansion of recommendation #19).
* Significantly increase the superintendent's oversight of council {recommendation #21).

* Allow owners to train and supervise licensees only if owners are themselves licensees (response to
recommendation #23).

The amendments provide the superintendent of real estate with the exclusive rule-making powers that
previeusly rested with the Real Estate Council.

The superintendent of real estate has been given explicit authority in the following areas, to address the
recommendations of the I1AG:

* Establish a Code of Ethics (recommendation #1).

* Prohibit licensees from offering dual agency and require licensees to provide infarmation to
unrepresented parties {recommendation #2}).

* Establish standards of conduct and business practices for licensees (response to recommendations #3,
#4, #9, #11).

* Establish conditions and restrictions on a licensee gcquiring an interest in trade {(recommendation &7,
#8).

* Strengthen requirements for managing brokers to have active and direct oversight over licensees
{recommendation #22),

Page 62 of 268 FIN-2016-63089-52



* Require licensees to keep recards and report infarmation to Council (recommendation #24).

The recommendations respecting authority over unlicensed activity, which remains with the
superintendent of real estate, and the extension of contract assignment rules to transactions not
involving licensees require further analysis by government, the superintendent and the Real Estate
Council of B.C. (recommendations #6, #20).

Other recommendatiaons do not require any additional autharity and plans for their implementation are
underway (recommendations #5, #10, #12, #13, #14, #15, #18, #25, #26, #27, #28).

Media Contacts:

Stephen Smart

Press Secretary
Office of the Premier
778 389-6202

Jamie Edwardson
Communications Directer
Ministry of Finance

250 356-2821

Connect with the Province of B.C. at: www.gov.bc.ca/connect'
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Ministry of Finance
Tax Information Sheet

ISSUED: July 2016 Information Sheet 2016-006

gov.bc.ca/propertytransfertax

Additional Property Transfer Tax on
Residential Property Transfers to Foreign Entities

in the Greater Vancouver Regional District
Property Transfer Tax Act

Effective August 2, 2016, an additional property transfer tax applies to residential
property transfers to foreign entities in the Greater Vancouver Regional District.

The Greater Vancouver Regional District includes Anmore, Belcarra, Bowen Island,
Burnaby, Coquitlam, Delta, Langley City and Township, Lion’s Bay, Maple Ridge, New
Westminster, North Vancouver City and District, Pitt Meadows, Port Coquitlam, Port
Moody, Richmond, Surrey, Vancouver, West Vancouver, White Rock and Electoral
Area A. The additional tax does not apply to properties located on Tsawwassen First
Nation lands.

The additional tax applies on all applicable transfers registered with the Land Title
Office on or after August 2, 2016, regardless of when the contract of purchase and sale
was entered into.

Foreign Entities

Foreign entities are transferees that are foreign nationals, foreign corporations or
taxable trustees.

Foreign nationals are transferees who are not Canadian citizens or permanent residents,
including stateless persons.

Foreign corporations are transferees that are corporations:
s not incorporated in Canada or

¢ incorporated in Canada, but conirolled in whole or in part by a foreign national or
other foreign corporation, unless the shares of the corporation are listed on a
Canadian stock exchange

PO Box 9427 5tn Prov Gov Victoria BC VEW 9V1
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Taxable trustees are [rustees that are a foreign national or foreign corporation, or a
beneficiary of a trust that is a foreign national or foreign corporation.

Applying the Additional Tax

The additional tax on property transfers to foreign entities is 15% of the fair market
value of the foreign entity’s proportionate share of a residential property located in
whole orin part in the Greater Vancouver Regicnal District, excluding Tsawwassen
First Nation lands. This tax applies in addition to the general property transfer tax.

The additional tax does not apply to non-residential property. The value of the
residential portion of a transfer is calculated in the same way as for the property
transfer tax,

The additional tax applies on the foreign entity’s proportionate share of any applicable
residential property transfer, even when the transaction may normally be exempt from
property transfer tax. This includes transactions such as:

e 2 transfer between related individuals
¢ a transfer resulting from an amalgamation
e atransfer to a surviving joint tenant

= a transfer where the transferee is or becomes a trustee in relation to the property,
even if the trust does not change

The additional tax does not apply to trusts that are mutual fund trusts, real estate
investment trusts or specified investment flow-through trusts.

Filing and Paying the Additional Tax

Filing the Return

Foreign entities registering a transfer, or their legal representative, must file an
Additional Property Transfer Tax Return (FIN 532). The return must be filed at the time
the property transfer is registered with the Land Title Office. Filing instruction can be
found on the return, or at gov.bc.ca/propertytransfertax on the File Your Taxes page.

Paying the Additional Tax
The additional tax must be paid with the general property transfer tax at the time the
property transfer is registered with the Land Title Office.

Each transferee is jointly and severally liable for the additional tax payable. If one
transferee does not pay the required additional tax, the other transferees, including
Canadians, must pay that transteree’s share of the additional tax payable.

Additional Property Transfer Tax on Residential Property Transfers to Foreign Entities Page20f3
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Tax Avoidance

All property transfer transactions are subject to audit and all additional property
transfer tax returns will be reviewed and verified. The audit period is six years from
the date the transfer is registered at the Land Title Office.

Where transactions involve Canadian citizens, the Canadian citizen’s social insurance
number must be collected and their identification verified against official government
issued identification such as a Canadian passport. Invalid social insurarice numbers or
other discrepancies on a return will lead to an audit and investigation of the transaction.

Anti-avoidance provisions exist and will be enforced to ensure all foreign entities report
and pay the additional tax as required, including examining circumstances where
Canadians hold property in trust for a foreign entity or are trustees where a beneficiary
may be a foreign entity.

Failure to pay the additional tax as required or purposely completing the general or
additional property transfer tax return with incorrect or misleading information may
result in a penalty of the unpaid tax plus interest and a fine of $200,000 for corporations
or $100,000 for individuals and/or up to two years in prison. The penalties apply to
anyone who participates in tax avoidance.

Property transfers will be monitored for compliance and the province will follow up
with those businesses or individuals filing incomplete or incorrect general or additional
property transfer tax returns.

Further Information

Online: gov.be.ca/propertytransfertax
Toll free in BC: 1 888 355-2700

Email: ptteng@gov.bc.ca

Subscribe to our What's New page to receive email updates when information changes.

The information in this notice is for your convenience and guidance and isnot a
replacement for the legislation.

Additional Property Transfer Tax on Residential Property Transfers to Foreign Entities Page 3 of 3
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DRAFT Event Proposal — For Consideration
MINISTRY OF FINANCE

Event Title: FIVE POINT PLAN TO MAKE HOMES MORE AFFORDABLE

Date: June 24, 2016

i $: | i
Time: 10.am Media Market: lower mainiand

English Media Spokesperson:

. . Premier, Minister de Jang
Location: TBD - Name of Venue

XX Street ; :

City Multicultural Media Spokespersorn:
Minister Wat
Minister Virk

Author/Ministry: Jamie Edwardson/ Finance

PROACTIVE EVENT CR INVITIATION
« GCPE led proactive event

EVENT .
+  Premier Christy Clark announced a five-peint plan the government will implement over the coming manths to help make homes
more affordable for British Columbians.

WHO'S ORGANIZING?
» GCPEandPQ

STRATEGIC CONSIDERATIONS
s.12,5.13

VENUE DESCRIPTION _
«  Specific venue to be identified. Multi-family residential construction project in Vancouver in early stages of construction. Prefer a
project with social/green/environ mentalfinnovation credit.

EVENT PARTICIPANTS {SPEAKERS)
o Premier,
«  Minister de Jong
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«  Minister Coleman
»  Minister Fasshender
o  Other Lower Mainland MLAs

Multicultural spokes: Minister Wat, Minister Virk

s.13

TARGET AUDIENCE
»  Middle income lower mainiand residents who are challen
market.

VISUAL MESSAGE(S)

DESIRED PICTURE (STILL)

ged by the price of entering or moving up in the lower mainland housing

«  Premier and ministers at the site of resideritial construction praject to emphasize housing supply message.

ACTUAL SPEAKING BACKDROP
s To be identifiad

WRITTEN MESSAGE(S)

s.13
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KEY MESSAGES
s.13

Page 69 of 268 FIN-2016-63089-S2



= 'SEQUENCING AND TASKS

DRAFT Rollout {Phases 1 & 2)

= For Consideration

Phase 1 - 1 Tax solutions for housing
affordability

Tax residential real estate purchased by foreign
buyers (targeted FPTT) and invest these revenues
back into programs that help make housing more
affordable

Allow local governments to tax vacant homes
helping to increase the rental market

Builds on existing fax solutions —1.e.; PTT
exemption on newly built homes under $750K

Date: Friday, June 24"
Location: Vancouver Residenlial Development Site
(TBC)

English Media Spokesperson:

Premier, Minister de Jong

Multicuitural Media Spokesperson:
Minister Wat

Minister Virk

Follow-up Media: Lower Mainlahd MLAs

Stakeholders: Options identified in list below (page
3)

Strateygic Decisions Finalized

»  Ministry of Finance, MMD.
+ Due Date: Tuesday, June 21st

Materials to be developed

= Finalized NR, Q/A, KMs

+ Caucus Materials: Full brief on § points,
KM's, Media Strategy

+ Embargeed briefing package for
Stakeholders

s  Due Date: Tuesday, June 21st

»  Full Caucus Briefing via teleconference
hosted by PO/ MMDJ

* Verbal briefing only
= Embargoed brsfing packages provided

MLA briefings marning of announcement
« Signal Phase 2 Announcement
« Briefing to be hosted: Thursday, June
23rd
s Option 1:
s.13
Stakehaolder Briefings
¢« Option 2:
s.13

Announcement — Phase 1

s Morning of Friday, June 24"
»  Vancouver
s PCC, MMDJ, Metro MLAS

»  Send briefing materials to MLAs and
stakeholders
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Phase. 2 - Improve corisurner protection

Crack down on realtors and real estate practices
that harm sellers and/or buyers

Act on recommendations from Real Estate Council
of BC's independent panel repart {(RECBC releases
final report June 28 in Vancouver. Government
response day after.)

Date:
Option 1: Tuesday, June 28"
Option 2: Thursday, June 30"

Location: Vancouver (TBC)

English Media Spokesperson:

Premier, Minister de Jong

Multicultural Media Spdkes‘person:
Minister Wat

Minister Virk

Follow-up Media: Lower Mainland MLAs

Stakeholders: TRC

Strategic Decisions Finalized

"« Ministry of Finance, MMDJ
e  Due Date: Friday, June 24th

Materials io be developed

s  Finalized NR, Q/A, KM3

+  Caucus Materials: Reiteration of 5 point
plan - highlighting phase 2, KM's, Media
Strategy

» Embargoed briefing package (Phase 2) for
Stakeholders-

« Due Date: Sunday, June 26"

MLA briefings

¢  Full Caucus Briefing via telecenference
hosted by PG/ MMDJ

= Verbal briefing only

«  Embargoed briefing packages provided
morming of announcement

« Briefing to be hosted: Monday, June 27"

Stakeholder Briefings

¢« Option1:
s.13

= QOption 2:
s.13

« Review of report — Tuasday, June 28™
« Two strategic options:

1)  Accept 2l recommendaticns &
announce Phase 2

2} Consider and signal more time needed
to review recommendations BUT as an
initial action announce Phase 2

Announcement — Phase 2

¢ Tuesday, June 28" of Thursday, June 30th
e ‘Vancouver

« PCC, MMDJ, Metro MLAS

+ Send embargoed briefing materials
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KEY VALIDATORS & STAKEHOLDERS - Phase 1 Options
s.13
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Questions and Answers
New Property Transfer Tax Ferm
Data Collection
May 31, 2016
DRAFT

1. What additiona! data is being collected?

We are collecting information on the citizenship status of purchasers of property in British
Columbia. For corporations we are collecting information on the citizenship of directors. We are
also collecting infarmation on the settlors and beneficiaries of bare trusts, as well as on the
transferees,

2. Why is the government collecting data on citizenship and bare trusts?

The data is being collected to answer questions about the impact of foreign purchasers on the
real estate market in British Columbia and to collect information on the use of bare trust
structures in the province.

3. What can / will the data be used for?

The data will be used to compile statistical information on real estate purchases in British
Columbia and for the enforcement and administration of tax statutes. We have an information
exchange agreement with the Canada Revenue Agency.

The data will be made publicly available in aggregate form. The Ministry of Finance is currently
consulting BC Stats about aggregating the data in a way that protects personal privacy while still
being informative.

4. When will the data be released publicly?

Plans for releasing aggregated data are being developed. Consideration needs to be given to
protecting individual buyers’ privacy. For example, government needs to ensure an individual
buyer cannot be identified if there are only a handful of transactions in one community. The
Ministry anticipates it could be in a position to release the first data set in early 2017.

5. How many months’ of data collection is needed before conclusions can be drawn?

We are currently consulting BC Stats about how much data will need to be collected before we
can accurately determine the degree of foreign ownership in B.C.'s real estate market.

6. How will the government ensure people are being truthful?

Page 73 of 268 FIN-2016-63089-52



The Ministry of Finance conducts auditing to ensure compliance with the Property Transfer Tax
Act, which requires reporting the fair market value of a property. By signing the property
transfer tax return, the taxpayer certifies that the information provided is complete and
corract.

The Ministry of Finance has a dedicated team of 18 auditors, who are responsible for auditing
the 190,000 property transfer tax forms received by the ministry each year.

7. How are returns selected for auditing?

Government has a modef to identify returns that are at a greater risk of containing false
statements and uses this model to flag returns for audit. Government also selects property
transfer tax returns at random for additional scrutiny.

8. What are the penaities for providing false information on the form?

Providing false or misleading information on a government form is fraud. The penalties for
providing incarrect information on a property transfer tax return are:

c Fine up to $56,000 for corporations
o Fine up to $25,000 for individuals
o Upto 2 years of jail time

9. What about privacy?

The confidentiality of taxpayer information provisions in Property Transfer Tax Act and the
provisions of the Freedom of Information and Protection. of Privacy Act will apply to the
information that is collected. Any information released publicly will be aggregated to protect
personal privacy. For example, government needs to ensure an individual buyer cannot be
identified if there are only'a handfu! of transactions in one community.

10. Is the government losing money on bare trusts?

There is no revenue loss. The property transfer tax is designed to tax registrations at a land title
office, which it does.

11. Why are you going after information on bare trusts? Are you going to tax them?

For almost thirty years now in BC, governments have chosen to tax registrations in the land title
system, but not to tax changes in beneficial interests done through saies of campanies or
through trust transactions that are not registered at a land title office.

Data collection through property transfer tax administration will give us better information on
the first registration of property using a bare trust arrangement. This first registration is
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taxable. This will include information about the fair market value of the properties involved, the
types of properties involved and who is using the bare trust structure.

The data may lead to the conclusion that no action is required. On the other hand, it may lead
a government to look further into possibie options.

12. What about existing bare trusts?

This measure will only allow us to collect data on bare trusts going forward. Existing bare trusts
will not be required to provide information uriless there is a taxable transaction at the Land
Title Office. Collecting data on existing bare trusts would require undertaking a census of
current property owners or the creation of some new registry.

Page 75 of 268 FIN-2016-63089-52



Menzies, Brian FIN:EX

From:
Sent:
Ta:
Subject:

Copyright

Gavin Duffus <GDuffus@udi.org>
Monday, July 25, 2016 12:29 PM
Gavin Duffus

Media Release: UDI on additional 15% Property Transfer Tax for foreign buyers
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Menzies, Brian FIN:EX

From: Edwardsen, Jamie GCPE:EX

Sent: Monday, July 25, 2016 12:04 PM

To: Chandler, Penelope E FIN:EX: Edwardson, Jamie GCPEEX; Keirstead, Zoe FIN:EX:
McLachlin, Jessica GCPE:EX; Menzies, Brian FIN:EX; Miniaci, Mario FIN:EX; Snider, Marty
C FIN:EX

Subject: FW: First media scan - housing

Attachments: Housing_Announcement_Media_July 25 2016 pdf

Impaortance: High

Coverage so far

From: Inaram, Ben GCPE:EX

Sent: Monday, July 25, 2016 12:03 PM

Ta: Edwardson, Jamie GCPE:EX; McLachlin, Jessica GCPE:EX; Williams, Susan GCPE:EX; Zoeller, Sonja GCPE:EX;
Frattaroli, Angela GCPE:EX

Subject: First media scan - housing

Here’s the first run of clips from today’s announcement. Il update in a bit

Ben Ingram

Public Affairs Officer
Ministry of Finance
Office: 250 387-6591
Cell: 250-812-5668
Ben.Ingram{@gov.bc.ca
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Menzies, Brian FIN:EX

P
From: Edwardson, Jamie GCPE:EX
Sent: Monday, July 25, 2016 10:51 AM
To: Menzies, Brian FIN:EX; Miniaci, Maria FIN:EX; Chandler, Penelope E FIN:EX; Snider, Marty
C FINEX; Keirstead, Zoe FIN'EX
Subject: Fw: New Additicnal Property Transfer Tax Content Live

Sent from my BIackBerry 10 smartphcne on the TELUS network

From Lu22|, Kristina M FIN EX <Kristina. Luzn@qov bc ca>

Sent: Monday, July 25, 2016 10:47 AM

To: Emery, Steven B FIN:EX

Cc: Harley, Hilary M FIN:EX; Edwardson, Jamie GCPE:EX; McLachlin, Jessica GCPE:EX; Zoeller, Sonja GCPE:EX; Symes,
Elan C FIN:EX; Davies, Ann FIN:EX; Archer, Stella Anne FIN:EX; Bourbonnais, Amber FIN:EX; Clark, Andrea FIN:EX;
Dafoe, Lisa FIN:EX; Dam, Victaria FIN:EX; Hebert, Laura FIN:EX; Knox, Darren FIN:EX; LuzZi, Kristina M FIN:EX;
Mcdonald, Devon FIN:EX; Nikotich, Mila FIN:EX; Oxendale, Dave FIN:EX; Roodbol, Jacquellne FIN:EX; Thomas, Dianne L
FIN:EX; Thoroughgood, Danna L FIN:EX; Van Nes, Sheri FIN:EX: Van Buchholz, Garth FIN:EX: Wilson, Melanie M FIN:EX;
Bull, Christa FIN:EX; Vance, Hilary FIN:EX

Subject: New Additional Property Transfer Tax Content Live

Hi Steven,

New property transfer tax information is new live on our website for the additional property transfer tax on residential
property transfers to foreign entities in Greater Vancouver.

Changes have been made to the following pages:

Property Taxes

Property Transfer Tax

Understand Your Taxes

Newly Built Home Exemption

First Time Home Buyers
Pre-Soid Strata Unit

File Your Taxes

Legal Professionals

Pay Your Notice of Assessment
Audits
Appeals

Property Tax Glossary
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Property Tax Forms
Property Tax Publications
Property Tax Legistation

This content is available at the short URL: gov.be.ca/propertytransfertax

The PTB What's New page has been updated and a subscriber notification will go out to subscribers.

The primary source of information about the new tax is currently in Information Sheet 2016-006, Additional Property
Transfer Tax on Residential Property Transfers to Foreign Entities in the Greater Vancouver Regional District.

The new return that gets submitted together with the general PTT return, called EIN 532, Additional Property Transfer
Tax Return; is also live,

{t's been a pleasure tc work with you and Hilary and the small handfu! of folks involved in the praject. Thank you and
those involved for all your efforts in collaberating with us to create your new content!

Kristinow lugge

User Experience Design Team Lead
Public Information, Ministry of Finance
Phone: 250 387-0327
Kristina.Luzzi@gov.bc.ca
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Menzies, Brian FIN:EX

From: Eilithorpe, Rosa <Rosa.Ellithorpe@leg.bc.ca>

Sent: Monrday, July 25, 2016 10:47 AM

Subject: Issue Alert: Housing Priofity Initiatives Amendment Act

Attachments: Housing 1.png; Housing 2.png; Housing 3.png; MLA KMs and QAs Housing Bill_22Jullé

_FINALDOCX; Information Sheet 2016-006 Additional PTT an Residential Property
Transf...docx; Housing NR - July 25 - Final.docx

Please see the attached package of information for MLAs regarding the housing measures introduced this
morning. Attached you will find:

e Keymessages and a Q&A

s Aninformation sheet

»  The news retease from the Ministry of Finance

Please ajso find attached a number of graphics to accompany social media posts today.
Suggested tweets

Our BC Liberal Gov't believes middle-class home ownership shouid be more affordable #bepoli
http://bit.ly/297TU2 [graphic]

Our BC Liberal Gov't wants to ensure home ownership is within reach for BC families #bcpoli hitp://bit.ly/297T1iZ
[graphic]

Today's legislation creates new measures to help make home ownership more affordable #bcpoli http.//bit ly/29ZT1JZ
[graphic]

Suggested Facebook posts

Today, our BC Liberal Government is taking further steps to help keep the dream of home ownership within reach of
middle-class families, and ensure that those who are in a position to rent are able to find a suitable home. Learn more:
http://bit.ly/29ZT1Z

Today, our BC Liberal Government introduced legislation to make home ownership more affordable, establish a fund for
market housing and rental initiatives, strengthen consumer protection, and give the City of Vancouver the fools it
requested to increase rental property supply. Learn more: http://bit.ly/292TI1Z

Our Government is making sure that purchasing a home in our beautiful province, one of the most important
investments that a person makes for themselves and their family, is protected and fair. Learn more: btip://bit.ly/292T1)Z

Rosa Ellithorpe

Manager, Communications & Issues Management
Government Caucus

250-818-9987
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Menzies, Brian FIN:EX

From:
Sent:
To:
Subject:

Add:

s.13

4. Will tax revenues be earmarked for government housing programs?

Edwardson, Jamie GCPEEX

Monday, July 25, 2016 3:09 AM
Menzies, Brian FIN:EX
RE: Info for MLAS

The government is creating a new Housing Priority Initiatives Fund for provincial housing and rentai programs,
which will be'announced in the near future. The fund will receive an initial investment of 575 million. It will receive a
portion of revenues from the property transfer tax, including revenues from the new additional tax on foreign

huyers.

From: Menzies, Brian FIN:EX

Sent: Monday, July 25, 2016 9:01 AM.

To: Edwardson, Jamie GCPE:EX
Subject: FW: Info for MLAs

From: Koolsbergen, Nick [maiitce:Nick.Koolsbergen@leq.be.cal

Sent: Monday, July 25, 2016 8:32 AM

To: Menzies, Brian FIN:EX
Subject: FW: Info for MLAs

Seée below,

Fram: Cadario, Michele PREM:EX [mailto:Michele.Cadario@gov.bc.ca]

Sent: luly 25, 2016 7:25 AM

To: Smart, Stephen PREM:EX <Stephen.Smart@gov.be.ca>; Kay, Maclean PREM:EX €<Maclean.Kay@gov.bc.ca>;

Merrifield, Katy PREM:EX <Katy.Merrifield@gov.bc.ca>: Chin, Ben PREM:EX <Ben.Chin@gov.bc.ca>; Mills, Shane

PREM:EX <Shane. Mills@gov.hc.ca>; Koolsbergen, Nick <Nick.Koolsbergen@leg.be.ca>

Subject: RE: Info for MLAs

Brian/Nick:
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MLA info:

Need to add a Qs under Additional PTT
What are we doing to ensure farelgn nationals actually have to pay the tax — A — SIN # & passport
‘What if there is pressure on other areas of BC — does that require legislative change? Would gov't support that?

s.13

Michele Cadario
Deputy Chief of Staff to Premier Christy Clark

From: Smart, Stephen PREM:EX

Sent: Sunday, July 24, 2016 8:27 PM

To: Cadario, Michele PREM:EX; Kay, Maclean PREM:EX; Merrifield, Katy PREM:EX; Chin, Ben PREM:EX; Mills, Shane
PREM:EX; Koolsbergen, Nick LASSIEX

Subject: Fwd: Info for MLAs

Just got these from Finance...

Begin forwarded message:

From: "Edwardson, Jamie GCPE:EX" <Jamie.Edwardson@gov.bec.ca>
Date: July 24, 2016 at 8:24:32 PM PDT

To: "Smart, Stephen PREMEEX" <Stephen.Smart@gov.be.ca>
Subject: Fw: Info for MLAs

Sent from my BlackBerry 10 smartphone on the TELUS network.

From: Edwardson, Jamie GCPE:EX <Jamie.Edwardson@qov.bc.ca>
Sent: Sunday, July 24, 2016 8:21 PM

To: Chandler, Penelope E FIN:EX; Edwardson, Jamie GCPE:EX; Kelrstead, Zoe FIN:EX; McLachlin, Jessica GCPE:EX;
Menzies, Brian FIN:EX; Miniaci; Mario FIN:EX; Snider, Marty C FIN:EX

Subject: Info for MLAs

PO is asking for info for MLAs. Fve attached the KMs/Qs and As, News release, and the actual tax
Bbulletin prepared.

Jamnie Edwardson
Communications Directar | Ministry of Finance | Province of British Columbia
P: (250) 356-2821 | M: (250) 8838-0021 | lamie.edwardson®gov.bec.ca
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Menzies, Brian FIN:EX

From: Koolsbergen, Nick <Nick.Koolsbergen@leg.be.ca>
Sent: Monday, July 25, 2016 8:34 AM

To: Menzies, Brian FIN:EX

Subject: FW: Comparison taxes

F've added the info requested below in already. Just need the answers to the other Qs | just sent in the other email.

From: Cadario, Michele PREM:EX [mailto:Michele.Cadario@gov.bc.cal

Sent: July 25, 2016 7:27 AM

To: Smart, Stephen PREM:EX <Stephen.Smart@gov.he.ca>; Chin, Ben PREM:EX <Ben.Chin@gov.bc.ca>; Merrifield, Katy
PREM:EX <Katy.Merrifield@gov.bc.ca>; Kay, Maclean PREM:EX <Maclean.Kay@gov.bc.ca>; Mills, Shane PREM:EX
<Shane.Mills@gov.bc.ca>; Koolsbergen, Nick <Nick.Koolsbergen@leg.be.ca>

Subject: RE: Comparison taxes

This needs to be in the MLA Q&A too

Michele Cadario
Deputy Chief of Staff to Premier Christy Clork

From: Smart, Stephen PREM:EX

-Sent: Sunday, July 24, 2016 9:58 PM

Ta: Chin, Ben PREM:FX; Merrifield, Katy PREM:EX; Kay, Maclean PREM:EX; Mills, Shane PREM:EX
Cc: Cadaric, Michele PREM:EX

Subject: Fwd: Comparison taxes

Good comparison info for tomorrow...

Begin forwarded message:

From: "Edwardson, Jamie GCPE:EX" <Jamie.Edwardson@gov.be.ca>

Date: July 24, 2016 at 9:49:07 PM PDT

To: "Smart, Stephen PREM:EX" <Stephen.Smart@gov.be.ca>, "Koolsbergen, Nick LASS:EX"
<Nick.Koolsbergen(@leg.be.ca>

Subject: Re: Comparison taxes

Specifically:

Do any other jurisdictions have similar taxes or impose restrictions on foreign ownership of
property?

United Kingdom:

Non-residents are now subject to capital gains taxation on gains when sclling residential

property in the UK.

Non-domiciled residents who provide security for purchases with offshore assets will be
8

Page 83 of 268 FIN-2016-63089-52



considered to have repatriated those assets and pay income tax as applicable.
15-per-cent stamp duty on those using a company name to buy properties worth more than
£500,000.

Singapore:

Increased buyer’s stamp duties (PTT) on foreign, corporate, permanent residents, and citizens:
15% additional stamp duty on foreign and corporate purchasers. Was initially 10% but was
increased after 10% did not have the desired effect.

5% additional stamp duty on permanent residents purchasing a first home. 10% on further
purchases.

10% additional stamp duty on citizens purchasing their second and third homes,

Hong Kong:

A 5%-20% anti-speculation special stamp duty that is payable on property held for less than 24
months. _

Implemented a 15% additional Buyers Stamp Duty targeted at foreign investors and companies
Measurcs to restrict mortgage lending to its residents.

Strict loan to value ratios

Strict Mortgage Servicing Ratios

A 40% down payment requirement

Australia

Australia has hoth federal and state taxes for forei gn purchasers Australia also restricts foreign
ownership of property. Foreign citizens or companies require approval from a Foreign
Investment Review Board (FIRB) in order to buy residential real estatc. The FIRB will accept
applications where the non-resident intends to live in the residential property. The FIRB will
reject applications on the following grounds:

They feel the purchase is speculative in nature.

They feel the purchase is for rental purposes.

The exceptions to these criteria are newly built residential properties sold by developers and
tourist resort properties. '

New York

New York levies a mansion tax of 1% of the purchase price, it the purchasc price is over $1
million. .

1974 Ontario Measures

Ontario implemented two measures aimed at curbing house price inflation in the 1970s.

A 20% transfer tax on non-residents of Canada (similar to our PTT)

An income tax on land speculation aimed at short term speculators (flippers)

The taxes were enacted in 1974 and repealed by 1978.

The 20% rate for non-residents remained for the acquisition of certain land (farmland) until
1997.

China

To help boost a slowing economy, China recently relaxed rules on foreign owncrship.
Restrictions on foreign ownership were put in place in 2006, in an effort to prevent speculation
and ¢ool an overheated market that was pricing Chinese citizens out of major markets.

Foreign individuals and companies are now allowed Lo buy as many properties as they wish, but
are still subject to local housing purchase limits.

Previously, foreign residents were allowed to buy only one property on the mainland once they
had worked in China for a year.
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Korea

There are no special requirements for land or property purchase by foreigners in Korea.
However, the registration process is slightly different for foreigners purchasing property in
Korea.

Sent.from my BlackBerry 10 smartphone on the TELUS network.
Original Mcssage

Fron: Edwardson, Jamie GCPE:EX

Sent: Sunday, July 24, 2016 9:45 PM

To: Smart, Stephen PREM:EX; Koolsbergen, Nick LASS:EX
Subject: Re: Comparison taxes

Singapore and Hong Kong both have a 15% rate yes. Our larger Q and A has this info. Can send
in the morning.

Sent {from my BlackBerry 10 smartphone on the TELUS nctwork.
Original Message

From: Smart, Stephen PREM:EX

Sent: Sunday, July 24, 2016 9:05 PM

To: Edwardson, Jamie GCPE:EX; Koolsbergen, Nick LASS:EX
Subject: Comparison taxes

Hey Jamie,

Do we have any comparison numbers showing similar taxes in other jurisdictions (ie:
Singapore)? I've heard some of these numbers mentioned in meetings. They would be very
helpful for tomorrow. Nick, it would be great forsome of these comparisons to be used in
caucus materials.

S.

10

Page 85 of 268 FIN-2016-63089-52



Menzies, Brian FIN:EX

From: Koaolsbergen, Nick <Nick.Koolshergen@leg.bc.ca>
Sent: Monday, July 25, 2016 8:32 AM

To: Menzies, Brian FIN:EX

Subject: FW: Info for MLAs

See below.

From: Cadario, Michele PREM:EX [mailto:Michele.Cadario@gov.bc.cal

Sent; July 25, 2016 7:25 AM

To: Smart, Stephen PREM:EX <Stephen.Smart@gov.bc.ca>; Kay, Maclean PREM:EX <Maclean.Kay@gov.be.ca>;
Merrifield, Katy PREM:EX <Katy.Merrifield@gov.bc.ca>; Chin, Ben PREM:EX <Ben.Chin@gov.bc.ca>; Mills, Shane
PREM:EX <Shane.Mills@gov.bc.ca>; Koolshergen, Nick <Nick.Koolsbergen@leg.be.ca»

Subject: RE: Tnfo for MLAs

Brian/Nick:
MLA info:

Need to add a Qs under Additional PTT
What are we doing to ensure foreign nationals actually have to pay the tax — A—SIN # & passport
What if there is pressure on other areas of BC — does that require legislative change? Would gov't support that?

s.13

Michele Cadario
Deputy Chief of Staff to Premier Christy Clark

From: Smart, Stephen PREM:EX
Sent: Sunday, July 24, 2016 8:27 PM
To: Cadario, Michele PREM:EX; Kay, Maclean PREM:EX; Merrifield, Katy PREM:EX; Chin, Ben PREM:EX; Mills, Shane
PREM:EX; Koolsbergen, Nick LASS:EX

Subject: Fwd: Info for MLAs

Just got these from Finance...

Begin forwarded message:

From: "Edwardson, Jamie GCPE:EX" <Jamie.Edwardson @gov.be.ca>
Date: July 24, 2016 at 8:24:32 PM PDT

To: "Smart, Stephen PREM:EX" <Stephen.Smart@gov.bc.ca>
Subject: Fw: Info for MLAs

Sent from my BfackBerry 10 smartphone on the TELUS network.
11
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From: Edwardson, Jamie GCPE:EX <Jamie.Edwardson@gov.be.ca>

Sent: Sunday, July 24, 2016 8:21 PM

To: Chandler, Penelope E FIN:EX; Edwardson, Jamie GCPE:EX; Keirstead, Zoe FIN:EX; McLachlin, Jessica GCPE:EX;
Menzies, Brian FIN:EX; Miniaci, Mario FIN:EX; Snider, Marty C FIN:EX

Subject: Info for MLAs

PO is asking for info for MLAs. I've attached the KMs/Qs and As, News release, and the actual tax
bulletin prepared.

larnie Edwardson
Comsmunications Director | Ministry of Finanre | Province of Biifish Columiia
P {250) 356-2821 | M- (250) B88-0021 | jamie.edwanion@pov.bt.rz

12

Page 87 of 268 FIN-2016-63089-52



Menzies, Brian FIN:EX

Frony:
Sent:
To:

Cc
Subject:
Attachments:

Edwardsan, Jamie GCPEEX

Sunday, July 24, 2016 8:25 PM

Mentzelopoutos, Athana FIN:EX; Chandler, Penelope E FIN:EX; Edwardson, Jamie
GCPEEX; Keirstead, Zoe FIN:EX; McLachlin, Jessica GCPEEX; Menzies, Brian FIN:EX;
Miniaci, Mario FIN:EX; Snider, Marty C FIN:EX

MacLean, Shelley FIN:EX

Comms materials - all

1st Reading - FINAL.docx; 2ND Reading Notes - DRAFT 3.docx; IAG Recommendations
that are not Implemented.docx; Information Sheet 2016-006 Additional PTT on
Residential Property Transfers to Foreign Entities in Vancouver.dacx; MLA KMs and QAs
Housing Bill_22Julle_DRAFT.docx; Monday iMedia Avail.docx; NR_Housing Bill_24)uly16
_FINAL DRAFT.doex; QAs_Housing Bill_24july16_DRAFT2 docx

Here's the full suite of materials as they stand

Jarnie Edwatdson

Communications Director | Ministry of Finance | Pravince of British Columbia
P {250] 356-2821 | M: (250) 888-0021 | [amie;edwardson@gov.bi.ca

13
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Menzies, Brian FIN:EX

From: Edwardson, Jamiae GCPEEX

Sent: Sunday, July 24, 2016 8:22 PM

To: Chandler, Penelope E FIN:EX; Edwardson, Jamie GCPEEX; Keirstead, Zoe FINEX;
Mclachlin, Jessica GCPE:EX; Menzies, Brian FIN:EX; Miniaci, Mario FIN:EX; Snider, Marty
C FIN:EX

Subject: Info for MLAs

Attachments: Information Sheet 2016-006 Additional PTT on Residential Property Transfers to

Foreign Entities in Vancouver.docx; MLA KMs and QAs Housing Bilf_221ull16
_DRAFT.docx; NR_Housing Bill_24Julyl6_FINAL DRAFT.docx

PO is asking for info for MLAs. I've attached the KMs/Qs and As, News release, and the actual tax bulletin prepared,

Jamie Edwardsan
Communications Director | Ministry of Finance | Province of Britisn Columbia

£:{250) 356-2821 | i (250) 888-0021 | jamie edwerdson@gov-be.cs

14
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Menzies, Brian FIN:EX

A i IR
From: Edwardson, Jamie GCPE:EX
Sent: Saturday, July 23, 2016 12:25 PM
To: Menzies, Brian FIN:EX
Subject: Fw: QAs Housing Bill_19Julyl6_DRAFT2
Attachments: QAs_Housing Bill_19Julyl6_DRAFT2.docx

Updated Qs and As from additional information on compliance and enforcement | received this morning. Time
stamp reflects this morning's update.

Sent from my BIackBerry 10 smartphone on the TELUS network

From' Edwardson Jamie GCPE EX <Jamie, Edwardson@gov bc cax
Sent: Saturday, _‘luI\,;r 23, 2016 10:49 AM

To: Mentzelopoulos, Athana FIN:EX

Subject: QAs_Housing Bifl_19July16_DRAFT2

I've updated the Qs and As with the additional wording Elan provided. Let me know if there are changes you would like
to see.

15
Page 90 of 268 FIN-2016-63089-52



Menzies, Brian FIN:EX

L
From: Edwardson, Jamie GCPEEX
Sent: Thursday, July 21, 2016 3:54 PM
To: Menzies, Brian FIN:EX
Subject: Dacuments
Attachments: QAs_Housing Bill_19july16_DRAFT2.docx; 1st Reading - consolidated - DRAFT 2 - LA

updated docx; 2ND Reading Notes - DRAFT 2 - LA updated.docx, NR_Housing Bill_
18Julyl6_CRAFT3,docx

Importance: High

This is what was in the minister’s binder. Give me a call when you're free.

jamie Edwardson
Communications Direcior § Winistry of Fifance | Provinee of British Cofumbia

P {250) 356-2821 | M: {250) 888-0021 | jamie.etwardson@saav.hr.ca

16
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Menzies, Brian FIN:EX

From:
Sent:
To:

Subject:

Media: press gallery

Copyright

Harper, Katie GCPE:EX

Thursday, July 21, 2016 11:15 AM

Edwardson, Jamie GCPE:EX; Chandler, Penelope E FIN:EX; Menzies, Brian FIN:EX; Miniaci,
Mario FIN:EX; Keirstead, Zoe FIN:EX; Snider, Marty C FIN:EX; Clarke, Brennan GCPEEX;
Mclachlin, Jessica GCPEEX; Williams, Susan GCPEEX; Ingram, Ben GCPEEX; Zoeller,

Sonja GCPEEX
De jong QandA

17
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Copyright

Sent from my BlackBerry 10 smartphone on the TELUS network.

19
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Menzies, Brian FIN:EX

From: Mills, Shane PREM:EX

Sent: Sunday, Juna 19, 2016 11:50 AM
To: Menzies, Brian FIN:EX

Subject: Fwd: Interview on housing.
Attachments: image€01.jpg

FYI

I'll let you know when done.

sent from my Sanisung Galaxy smartphone.

-—--—-- Original message ~----—---

From: "Mills, Shane PREM:EX" <Shane.Mills@gov.be.ca>

Date: 06-19-2016 11:48 AM (GMT-08:00)

To: "Fassbender, Peter CSCD:EX" <Peter.Fasshender@gov.be.ca>

Cc: "Dick, Joan L CSCD:EX" <joan.Dick@gov.bc.ca>, "Sandur, Parveen CSCD:EX" <Parveen.Sandur@gov.bc.ca>
Subject: Fwd: Interview on hausing,

Hi Minister
Wondering if you could call WX for quick chat on housing, reiterating Premier's comments that more coming socon.
More info below, along with WX newsrocom.

Thanks
Shane

Sent from my Samsung Galaxy smartphone,

Nothings off the table.

We are working according to principles of making sure BCians have npportunity to start.a hame, protecting the equity of
existing homeowners, and working with other levels of govt to address tax solutions, increasing housing supply.

And what we've done today...a luxury tax, waiving PTT for new homes up to 750K, and crackdown an shadow flipping

Frem: Smart, Stephen PREM:EX

Sent: Sunday, June 19, 2016 11:24 AM

To: Chin, Ben PREM:EX: Mills, Shane PREM:EX
Subject: Fwd: Interview on housing.

We did a story with NDP Housing Critic David Eby today talking about insider trading in the housing
market {realtars selling affordable units to family and friends). He says a tax on foreign homebuyers and
34
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creating restrictions for the private industry to make sure affordable units are hitting the market. We
were wondering if there was anyone from the BC Liberals who would be able to counter that argument?

Qur newsroom number is 604-877-4400,
Thank you far your time!

Kenny Mason
Web Editor/Reporter

NEWS 1130
2440 Ash Street
Vancouver BC V57 4.8

kenny.mason@rci rogers.com
o 604-877-4400 rit 604-376-3303

This communication is confidential. We only send and receive email on the basis of the terms set
out at www.rogers.cony/web/conteni/emailnotice

Ce message est confidentiel. Notre transmission et réception de courriels sc fait strictement
suivant les modalités énoncées dans [*avis publié¢ 4 www.rogers.com/aviscourriel

35
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Menzies, Brian FIN:EX

—
From: Edwardson, Jamie GCPE:EX

Sent: Saturday, June 18, 2016 11:54 AM

To: Menzies, Brian FIN:EX; Mentzelopoulos, Athana FIN:EX

Subject: FW: V3

Aitachments: Event Proposal-phase 1 - DRAFT l.doc; NR_home affordability plan_24 June DRAFT

3.docx

s.13

| have drafted a news release based on the direction ve received to date. | have been asked by JP to have a first draft of comm materials available
for review by end of day today. At this point | don’t need the specifics; but if there is anything in here that is significantly out of line, problematic,
or that yau think needs to be changed let me know as soon as possible Loday 50t can incarporate it and gat it up. Intent of this first review is
mainly to see what the framing and positioning would laok like.

I'li be working on Qs and ‘As as well;
Tax palicy have these docs as well, and I've send to IP

Thanks.

Jamie Edwardson
Communications Director | Ministry of finance | Province of 8ritish Columbia
P {250% 356-282% | M (250) BRS-0071 | jamie.adwardsonmeny.bc.ca

36
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From:

Sent:

To:

Subject:
Attachments:

From IP — current thinking.

Edwardsan, famie GCPEEX

Friday, June 17, 2016 3:27 PM
Menzies, Brian FIN:EX; Mentzelopoulos, Athana FIN:EX

rollout
rollout.docx

37
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Premier unveils foreign buyers tax on Metro Vancouver real estate
Vancouver Sun Online
Monday, July 25, 2016

By Rob Shaw
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B.C. to bring in a 15 per cent additional real estate tax on foreign buyers
CP News
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B.C. to target foreign real estate buyers with new tax
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Vacancy tax high on agenda for summer sitting of BC legislature
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BC government introduces new foreign buyers tax for Metro Vancouver
CKNW Online
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By CKNW Online
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Fundal - summer session/housing
CBYG
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Baldrey/Smith - empty homes tax
CKNW
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By CKNW
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Legislature to debate empty home tax
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B.C. launches new 15% on foreigners who buy residential properties
BiV
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Ogmundson - foreign purchaser tax
CHNL
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By CHNL
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BC bringing in 15% property transfer tax for foreign buyers
News1130 Onling
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By Staff
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Premier/Hergan/de Jong - foreign purchaser tax
CKNW

Monday, July 25, 2016, 11:00

By CKNW

Copyright

‘Eby - empty home tax
Global News: BC 1

Monday, July 25, 2016, 09:00
By Global News: BC 1
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Foreign purchaser tax
Social Media
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By Rob Shaw
Copyright

Gov't imposing tax on foreign nationals
Social Media
Monday, July 23, 2016

By Richdrd Zussman

Copyright

(@RiaCKNW980 @Mike_de_Jong a 15% tax isn't the smallest drop in a bucket for
multimillionaire/billionaire investors. It's a joke. #bcpoli

Social Media

Monday, July 25, 2016

By Dave McCristall
Copyright

{@christyclarkbe and Mike de Jong say foreign buyers tax puts BC residents first on home ownership
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By Rob Shaw
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@Mike_de_Jong #vanpoli #bepoli #vanre

Social Media
Monday, July 25, 2016

By Raza Mirza
Copyright

Foreign buyers tax
Social Media

Monday, July 25, 2016
By Rob Shaw
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Foreign nationals tax
Social Media
Monday, July 25, 2016

By Stephen Smart
Copyright
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Housing prices
Social Media
Monday, July 25, 2016

By Michelle
Copyright

Thank you Christy Clarke and Mike de Jong. hitps://t.co/kTb4EIhNYF
Social Media
Monday, July 25, 2016

By 1J Schtaunkhauser
Copyright

What about revenue? @Mike_de_Jong says revenue generation not main motivator on 15% tax, Goal:
diminish amt. of foreign involvement. #bcpoli

Social Media

Monday, July 25, 2016

By CKNW
Copyright
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Davidoff - foreign ownership tax
CKNW

Monday, July 25, 2016, 11:35

By CKNW Simi Sara

Copyright

Premier - foreign purchaser tax
CKNW

Monday, July 25, 2016, 10:53

By CKNW Simi Sara

Copyright

Horgan - summer sitting
CFAX _
Monday, July 25, 2016, 11:08
By CFAX Adam Stirling

Copyright
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FIRST READING SPEAKING NOTES
Bill 28 — 2016
Miscellaneous Statutes (Housing Priority Initiatives) Amendment Act, 2016

Honourable Speaker, | have the honour fo present a message

from her Honour the Lieutenant Governor.

You give the message to the Page.
Sit down
[Page takes message to the Speaker.]
[The Speaker reads the message.]
[The Speaker will acknowledge you.]

' You, Minister of Finance, rise and state:

| move that the Bill be introduced and read a first time now.

Keep Standing
[The Speaker puts the question ]

[The Speaker will acknowiedge you.]

Page 1of 4 July 24, 2016 | 7PM
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Honourable Speaker, | am pleased to infroduce the Miscellaneous

Statutes (Housing Priority Initiatives) Amendment Act, 20186.

Madam Speaker, this Bill amends the Vancouver Charter to
enable the City of Vancouver to impose a municipal vacancy tax

on owners of vacant residenttal propenrty.

The legisiation enables but does not require Vancouver to impose
a vacancy tax. If Vancouver chooses {o impose a vacancy tax,
the legislation sets out key elements of the tax, but leaves the

design details to Vancouver to determine and impose by bylaw.

In addition, the legislation would ensure that the revenues
received under this vacancy tax could only be used by Vancouver
in relation to affordable housing initiatives and administration of

the tax.

Second, this bill amends the Real Estate Services Act to
substantially implement the key recommendations of the
Independent Advisory Group report, and to end self-regulation of

the real estate industry.

All members of the Real Estate Councit of British Cofumbia will be

appointed by the Lieutenant Governor in Council, and the

Page 2 of 4 July 24, 2016 | 7PM
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amendments provide the superintendent of real estate with broad

new rule-making and oversight powers.

The amendments also strengthen the regulatory regime and deter
and punish the worst behaviour in the marketplace. Measures
allow for substantial increases in monetary fines, the forfeiture of
any commissions earned, and the ability to fine licensees for each

contravention of the Act, regulation, or ruies.

Third, the Act amends the Special Accounts Appropriation and
Control Act to establish a new Housing Priority initiatives special

account within the Consolidated Revenue Fund.

The new Housing Priority Initiatives special account is intended to
provide a strategic central funding vehicle from which priority
initiatives may be funded in respect of provincial housing and
rental/shelter supply; access and support programs. It is intended
to be complementary to the proposed amendments to the
Property Transfer Tax Act. The special account will be effective

on Royal Assent of the Bill.

Page 3 0f4 July 24, 2016 | 7PM
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And finally, Madam Speaker, Bill 28 amends the Property
Transfer Tax Act to impose an additional tax of 15 per cent on
transfers of residential properties where the transferee is a foreign
national, as well as certain corporations or trusts involving foreign

nationals.

For example, the tax on the purchase of a home valued at
$2 million will amount to an additional $300,000,

This additional tax will be effective August 2, 2016, and will apply
to property transfers located in the Greater Vancouver Regionali

District excluding the lands of the Tsawwassen First Nation.

Honourable Speaker, | move that the Bill amendments be placed
on the Orders of the Day for second reading at the next sitting of

the House after today.

[The Speaker puts the question.]

Page 4 of 4 July 24,2016 | 7PM

Page 125 of 268 FIN-2016-63089-52



SECOND READING SPEAKING NOTES
Bill 28

Miscellaneous Statutes (Housing Priority Initiatives) Amendment Act,
2016

[The House Leader calls for second reading of Bill 28
Miscellaneous Statutes (Housing Priority Initiatives) Amendment Act, 2016]

[The Speaker calls upon the Minister]

The Minister rises and moves:

MADAM SPEAKER,

| move that Bill 28 be read a second time now.

Madam Speaker

For quite a number of months now, there has been growing
surprise, concern, and consternation about the rapid rise in the
price of homes in certain regions of the province — primarily in

Metro Vancouver, but also in the Capital Region and other cities.
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There has been speculation — some of it informed, some of it less
so — about the various factors underlying the continued and

sustained rise in prices—particularly centred in Metro VVancouver.

Metro Vancouver is large and has a diverse economy — a regional
GDP of more than $100 billion. It is home to a diverse, educated
and growing population — currently estimated at more than 2.5
million people and forecast to grow to almost 3 million in the next

ten years.

In asking the reasonable question — what is driving the price of
residential real estate ever higher? — we have been confronted

with many further questions, both economic and social.
What is the role of demand ... the role of supply?...

Questions of correlation — did this happen and that happen at the

same time?
Questions of causation — did this happen because of that?

The role of the flow of capital from outside our provincial and

national borders?...
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... whether and to what extent this flow of foreign capital is
sufficient to drive a market as broad and diverse as that of

Greater Vancouver?. ..

... are the recent price rises sustainable, and if not, what could
the consequences be to families that borrowed to enter into this

rapidly rising market?

We have also been confronted with questions that tend to
chailenge our notion of ourselves as a tolerant, welcoming people
who value our interconnectedness and openness to the world,
who respect the privacy of our neighbours and others, and who
embrace a free-flowing, wide ranging modern society and

dynamic economy.

Our province, our country, is increasingly connected through trade

agreements and trade flows to the rest of the world.

Thirty years ago, our province and the city of Vancouver-—we put
ourselves on the world stage with Expo 86. We invited the world,
and they came, they saw, and many probably fell in love with this

place we call home — just as we did once.
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Our government has worked since 2001 to build on our social,
cultural and economic ties with the world that came to know us in

that year and those that followed.

We have encouraged twinning relationships with communities
across the Pacific; we have launched trade missions that created
new opportunities and jobs; we have opened up new markets
particularly for our forestry products, maritime, aerospace, and
financial sectors; we made the world aware of us as Canada’s
Pacific Gateway, and through that we connected ourselves to the

flow of global trade.

We further established our province as a green gem in the world’s
imagination with the drama and success of the 2010 Winter
Olympic Games, at a time when so many economies around the

world were beginning o flag and falier.

This is part of the story that saw B.C.’s economy stand as a safe
harbour for investment through the tempests of the global
economic slowdown, and helped us emerge from that economic
crisis with now four straight balanced budgets, a triple-A credit
rating from the three major rating agencies, and with an economy
that is forecast to lead growth among provinces both this year and

the nexi.
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Since 2001, economic growth in BC has averaged 2.6 per cent

annually, compared to 1.9 per cent in the rest of Canada.

Yes, we have a strong economy, we have strong migration
numbers, people are moving here. Qur population is growing. And
a growing population looks for homes to live in. This, then, speaks

to the problem of demand.

On the other side, in the face of economic growth and rising

demand for homes, we have issues of supply.

But what is that supply? Sometimes when | talk to people about
this, | feel they think almost entirely of single family homes, with a
nice yard, maybe a garden, lots of space outside for kids to play,
and lots of space inside too—because sometimes it rains in

Vancouver.

And nobody can blame them for that. In the vast majority of
cases, that's the experience they had growing up. And as good,
hardworking parents, they want the same or better for their kids.

That's fair — it's a common, human dream.

Yet one fact struck me early on in this entire discussion — there

were in 2011 about one thousand fewer single-family homes in

the Vancouver area than there were in 1991.
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And since 1991, the population has risen by almost one million

new people (from 1.6 million to 2.5 million in 2015).

Where do those one million new people live? Townhouses,
conhdos, other styles of housing. The number of multi-family units

doubled in the same period that single family homes fell by 1,000.

In the late-1980s, more than half the housing starts in the
Vancouver area were single-detached homes. By 2015, only 22%
of housing starts were single-detached homes. And so far this

year, 19% of housing starts are single detached.

Based on the current trends, forecasters anticipate the next 10
years could see a further haif-million people or more move to

Metro Vancouver.

If we want to provide long term stability and affordability in the real
estate market and help current and future local residents realize

the dream of home ownership in our communities. ..

... we need to bring more homes to market, more quickly, in
livable communities that are supported by efficient, and cost-

effective, rapid-transit networks.
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That's one of the reasons that with Budget 2016 we exempted
newly built homes priced up to $750,000 from the Property
Transfer Tax. To create an incentive for builders to start homes at

affordable prices.
So far, [July 14, 2016]

e 4027 families have saved an average of $7,698 on their

newly built homes.

¢ Total savings to families: $31,770,029
o 191 per week on average (21 weeks)

e 27 per day on average.

The existing First Time Buyers Program has helped more than
11,000 families buy their first home this year. [to July 14, 2016]

The cursory review of permitting and approvals that | released two
weeks ago showed that an estimated 108,000 units of housing
are currently somewhere in the development planning and

approvals process of just six lower mainiand local governments.

Even though housing starts are currently trending strongly above
the historical average, there’s more supply available if local
governments can get those homes through their processes and

onto the market.
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There are steps that the Province can take to help with that, and
we are willing and anxious to work with local governments to help

speed that process.

But however much we want to get new homes onto the market,
there are legitimate and appropriate local governance processes

that need time, and local residents have a legitimate say.

At the current prices and levels of demand, there’s more that
needs to be done while we work to bring forward new supply if we

are to help people afford to buy in the current market.

In short, there needs to be a short term answer on the demand

side of the equation, while housing supply has a chance to catch

up.

That brings us to the specific changes this government proposes
in this bill.

Bill 28 creates new measures to help make home ownership more
affordable, establishes a fund for market housing and rental
initiatives, strengthens consumer protection, and gives the City of

Vancouver the tools it requested to increase rental property

supply.
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First, to the Property Transfer Tax Act.

In Budget 2016, responding to the questions the public was
asking about foreign ownership of residential property, |
announced government would begin collecting data to identify
foreign purchasers, and better understand whether—and to what
extent—foreign capital was having an effect on residential real

estate prices.

That data—still very early results—is showing some interesting
figures. We now have 20 days’ worth of data — From June 10

through to June 30.
For the period we could capture, there were:

e There were 19,383 residential property transactions in British
Columbia

o 1,276 transactions involved foreign nationals, a rate of 6.6%

e The total investment by foreign nationals was
$1,024,031,118 representing 7.9% of the total investment

e Metro Vancouver accounted for 49.7% of the real estate
transactions, and 73.3% of transactions by foreign buyers

¢ By value, Metro Vancouver accounted for a total
$8,815,699,993 worth of transactions; foreign purchasers
accounted for $885,393,373.
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e The average investment by non-foreign buyers in Metro
Vancouver was $911,425, while the average investment by a

foreign buyer was $946,945.

This is not, from what we can tell, inconsistent with Toronto, for

example, or many other major, world-class cities.

But the volume of capital, in the face of our economy’s ability to
meet that demand, appears to need further measures to help our

local residents afford to realize their dream of owning a home,

Accordingly, Bill 28, proposes amendments to the Property
Transfer Tax Act, that, effective August 2, 2016, impose an
additional tax on residential properties where the transferee is a

foreign purchaser.

The foreign purchaser is defined as foreign national, a trust where
the trustee or a beneficiary is a foreign national, as well as certain

corporations that are transferees.

The additional tax will be 15 per cent of the fair market value of
the foreign entity’s proportionate share of the residential property.
For example, the tax on the purchase of a home valued at $2

million will amount to an additional $300,000.
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We chose this rate in part as it reflects the rate other jurisdictions
faced with similar circumstances have chosen. Singapore, for
example, and Hong Kong, both apply a rate of 15% to residential

property bought by foreign nationals.

The amendments will aliow government to set the rate as low as

10% and as high as 20% of the property value by regulation.

This flexibility will allow government to adjust the tax rate

depending on the needs of the market.

The additional tax will initially apply to property transfers located
in the Greater Vancouver Regional District, excluding the lands of

the Tsawwassen First Nation.

The amendments also allow for expanding or reducing the areas

in which the tax applies, should that prove necessary.

Some will doubtless seek to probe loopholes in these provisions,
and our provisions to prevent that can be explored in committee-

stage debate.

For now, let me say that the amendments are backed up by a
specific anti-avoidance rule. Transactions structured to avoid the
tax, will be caught by the anti-avoidance rule and will be subject to

the tax.
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We are also establishing broad, six-year provisions for audit,
additional penalties for those who seek to evade the tax, and the
government's intent is to ensure sufficient new audit staff to

enforce the tax.

Furthermore, we are proposing fines payable as a result of
offences with respect o the additional tax as the amount of
unpaid tax, with interest, plus $200,000 for corporations and
$100,000 for individuals. The maximum liability for imprisonment,

two years, remains unchanged,

Housing Priority Initiatives Fund

Madam speaker, as a second measure, the government is
establishing a new Housing Priority Initiatives Fund for provincial
housing, rental and shelter priority initiatives and programs. The
fund will primarily receive a portion of revenues from the Property

Transfer Tax.

Proposed amendments under the Special Accounts
Appropriation and Control Act establish the new Housing
Priority Initiatives special account within the Consolidated

Revenue Fund, along with its operating rules and oversight.
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The purpose of the Housing Priority Initiatives Fund is to provide a
strategic central funding vehicle from which priority initiatives may
be funded in respect of provincial housing and rental/shelter

supply, and access and support programs and activities.

The fund is established with a starting balance of $75 million, and
it will primarily receive periodic transfers of Property Transfer Tax

revenues as approved by Treasury Board.

This account is under the responsibility of the Minister of Finance.
It has the authority to fund operating expenditures, capital
investments, and loans and loan-guarantees related to supply of
housing and rental housing, or other shelter, access and support
programs and initiatives, subject to the specific prior approval of

Treasury Board.

Real Estate Services Act Amendments

Madam Speaker, it's clearly important that we British Columbians
should have the help they need to enter the market to buy homes.
And when they’re doing so, they need to know that the process
will be fair, respectful, and that if they choose to engage

professional support, that person will act in the client’s best

interests, not the best interests of the agent.
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We saw earlier this year that, in the face of an extraordinarily
strong real estate market, some licensees took the opportunity to
put their own gain ahead of their clients’, and sought to profit at

the expense of regular, vulnerable people.

Some in the industry saw what was happening, but regrettably,
they were too busy selling homes {o act in the broader interest of

their profession.

That, Madam Speaker, is the inherent challenge of self-regulation.
And that is why the government has chosen go to beyond the
recommendations of the independent report, and end self-

regulation for real estate licensees.

Madame Speaker, under these changes, the government will

appoint all members of the Real Estate Council board to ensure a

focus on consumer protection for British Columbians.

Furthermore, the superintendent of real estate will assume all
rule-making powers that were formerly held by the Real Estate
Council. The Superintendent is also provided with broad powers,

inciuding the ability to oversee and direct the council.

Finally, the amendments implement recommendations to address
the necessary improvements to the regulatory regime as identified

by the Independent Advisory Group.
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The amendments we are proposing would also substantially
increase the fines for licensee misconduct from $10,000 to
$250,000 for licensees, and from $20,000 to $500,000 for
brokerages. This measure will ensure there is a serious deterrent
to misconduct, particularly considering the value of commissions

derived from {he current market.

Licensees that contravene the Act, regulations, or rules will aiso
be subject to the forfeiture of any commissions earned, and may

be penalized for each contravention.

The vast majority of real estate licensees are honest, hardworking
people who have had their reputations tarmished by a few

unscrupulous actors.

These amendments will help protect consumers by providing an
effective deterrence to misconduct and will adequately penalize
those licensees that put their own interests ahead the interests of

their clients.

Vancouver Charter

Finally, we come to the amendments that will enable the City of
Vancouver to implement a stand-alone tax on vacant residential

properties.
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Vancouver is facing a record-low vacancy rate of 0.6%, which City
Council feels is putting upward pressure on housing stock and

contributing to unprecedented affordability issues.

This amendment seeks to respond to a lack of supply through
interim measures that will give time for new supply to come on to

the market.

When | met with Mayor Robertson two weeks ago, he spoke to
both the need to take measures that create an incentive for new
supply, while the longer term issues of encouraging development

of rental accommodation could be addressed.

Vancouver's intent in applying a vacancy tax is to seek to

increase the rental housing stock on the market

A recent City of Vancouver study suggested that there are nearly
11,000 empty homes in the city, 9,700 of which are

condominiums and apartments.

The legislation enables but does not require VVancouver to impose
a vacancy tax. If Vancouver chooses to do so, the legislation sets
out key elements of the tax, but leaves the design details to

Vancouver to determine and impose by bylaw.
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The legislation balances flexibility in enabling Vancouver, while
also providing enough certainty for the taxing authority to be

legally valid.

In brief, the authority to fax applies only to residential land and
improvements, and will not apply to properties otherwise exempt-

from property taxation.

Vancouver is limited to using monies received under this ‘vacancy
tax’ for initiatives respecting affordable housing and administration

of the tax.

Vancouver would be responsible for administration,

implementation, collection and enforcement of the tax.

The proposed legislation enables a self-declaration approach;
Vancouver may require information from property owners
regarding the status of their residential property and seek
verifying evidence as to whether it is vacant or occupied — and if
such information is not provided, Vancouver has recourse,

including considering the property to be vacant and taxable.

These changes to the Vancouver Charter are intended to help
address housing affordability by enabling the City of Vancouver to

implement a vacancy tax, should the City choose to do so.
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There is still a great deal of work to be done for the city to
establish the necessary means to levy, collect, administer and

enforce this tax.

| know that other local governments that have similar concerns

are looking with interest at Vancouver's approach.

| hope they will have the opportunity to learn from Vancouver's
experience, and accordingly decide whether it's something they

also wish to pursue.

Conclusion

Madam Speaker, the legislation today creates new measures to
help make home ownership more affordable, establishes a fund
for market housing and rental initiatives, strengthens consumer
protection, and gives the City of Vancouver the tools it requested

to increase rental property supply.

Owning a home should be accessible to families of middle-class
British Columbians. And when they seek to purchase that home,
they should be treated fairly and respectfully. And finally, those

who seek to rent should also be able to find a suitable home.

The changes we are proposing today are about making sure that
British Columbians can continue to live, work and raise their

families in our communities.
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MADAME SPEAKER, | MOVE SECOND READING OF BILL 28.
[THE MINISTER SITS]
[Bill is Debated]
[The Speaker Puts Motion and Announces The Result]
[Bill Read a Second Time]

Madame Speaker, | move that the bill be referred to a
committee of the whole house for consideration at the next
sitting after today.

[THE MINISTER SITS]

[Speaker Puts Motion]

Feedback received from

- Steve H
- Sadaf M
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MLA Key Messages
Questions and Answers
Bill 28, Miscellaneous Statutes {Housing Priority Initiatives) Amendment Act, 2016

General:

As-a government, we recognize home ownership can be chalienging in B.C., particularly in
Vancouver,

Budget 2016 introduced a numher of measures designed to stimulate supply of new housing,
assist purchasers, invest in affordable housing and improve our understanding of what drives
growth in B.C.'s rea} estate market.

Today, the Province is taking further steps to help keep the dream of home ownership within
reach of middie-class families, and ensure that those who are in a position to rent are able to
find a suitable home.

This bill creates new measures to help make home ownership more affordable, estabtishes a
fund for rharket hausing and rental initiatives, strengthens consumer protection, and gives the
City of Vancouver the tools it requested to increase renta! property supply.

These are complex issues that will require a number of different solutions. There will be more to
come in the weeks and months ahead.

Additional Property Transfer Tax

1,

An additional property transfer tax rate of 15% will apply to purchasers of residential real estate
who are foreign nationals or foreign-controlled corporations.

The additional tax will take effect Aug. 2, 2016, and will apply to foreign entities registering their
purchase of residential property in the Greater Vancouver Regional District, excluding the treaty
lands of the Tsawwassen First Nation.

This tax will help manage ongoing demand in residential real estate while the housing market
responds by building new homes to meet local needs.

Placing barriers to the foreign investment in the GVRD real estate can help manage rising prices
while supply catches up.

What is this new tax?

The additional property transfer tax applies to residential property when the title is transferred to a
fareign national, a taxable trustee and certain corporations. The amount of the tax is 15% of the fair

market value of the residential property.

The tax appiies if the residential praperty isin the GVRD and is payable at the time of registration at
a land title office. The tax is effective August 2, 2016.

2.

How will you enforce the tax?
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Property transfer tax audit measures are aiready in place and will be extended to encompass the
additional tax to ensure it is paid by those who are required to do so under the legislation.
Additional auditors will be required and the process is already underway to begin recruitment.

The Act already contains extensive audit and investigation powers and we have extended the
limitation period for audit and enforcement of this additional tax to six years while the limitation
period for the regular tax is one year.

3. How much revenue do you expect to raise?
it's tow soon to judge how the market will respond. We expect some transactions will proceed,

paying the tax. Some portion of transactions will be deterred. The data we're collecting will allow us
to monitor this and assess the effect of the tax.

4. Will tax revenues be earmarked for government housing programs?
No, the additional tax will not be earmarked to a specific purpose.

However, the government is investing 575 million to start a new Housing Priority Initiatives Fund for
provincial housing and rental programs. Sukject to approval by Treasury Board, the fund can receive
a portion-of revenues from the property transfer tax in the future.

5. Why only in the GVRD?

For now, the clearest need for this response is in GVRD. The Bill contains regulatory powers that
would allow the government to apply the additional tax in other areas. We will continue to monitor
the data we are collecting. If the evidence shows that a significant amount of foreign investment is
being displaced to other regions, we are in-a position to respond by making changes quickly.

Housing Priority Initiatives Fund

¢ The Province is investing $75 miltion into a new Housing Priority Initiatives Fund for provincial
housing and rental programs, which will be announced in the near future,
¢ The fund can receive a portion of revenues from the property transfer tax.

6. What is the Housing Priority Initiatives Fund?

The Housing Priority Initiatives Fund is a new strategic and flexible central fund to implement
prierity initiatives related to supply of hausing, rental housing, or other shelter, and access and
support programs and initiatives.

7. What can the maney be spent an?

The proposed special account has a broad authority to fund a range of housing, rental, or shelter
programs, initiatives and activities. This means government ¢an not only augment existing
programs like BC Housing’s emergency shelter and social housing initiatives or rental assistance for

2
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low-incame families and seniors, but can potentially fund new and innovative housing initiatives in
the future {e.g. increasing supply of affordable or rental housing or supparting homeownership).

Vacancy Tax

s Vancouver's city council feels that a record-low vacancy rate of 0.6% puts upward pressure on
housing stock and contributes tc unprecedented affordability issues,

¢ Woe dre propesing amendments to the Vancouver Charter to enable the City of Vancouver to
implement a stand-alone tax on vacant residential properties.

¢ The legislation enables, but does not require, Vancouver to impose a vacancy tax and sets out
key elements of the tax, but does not prescribe the design details.

¢+ The City of Yancouver would be responsihble for administration, implementation, collection and
enforcement of the tax.

8. WHhy are you making these changes?
The Province is enabling Vancouver to implement a tax on vacant residential property in response to

Vancouver's request. Vancouver has been seeking additional tools inan effort to increase the
supply of rental units on the market while waiting for some of Yancouver’s pending housing projects
to be available. The vacancy rate in Vancouver is currently 0.6% and unused housing supply can put
upward pressure on accommaodation costs.

9, What is the goal of a vacancy tax?

Once implemented by Vancouver, the intent of a vacancy tax would he to encourage owners of
vacant properties to add those properties to Vancouver’s rental housing inventory rather than pay
the tax. In addition, the legislation would ensure that the revenues received under this vacancy tax
could only be used by Vancouver in relation to affordable housing initiatives and administration of
the tax.

10. Is vacancy a problein in Vancouver?
A study conducted by Vancouver in 2016 indicates that Vancouver has close to 11,000 empty
housing units (Vancouver estimates there are approximately 177,000 residential properties in total).

11. Why is the Province allowing Vancouver to design and implement the tax?

It is important to Vancouver that it has clear, statutory authority to irnpose a vacancy tax if it
decides to proceed with such a tax. Whether to impose such a tax is ultimately Vancouver's
decision.

While the legislation will set cut key elements of the tax, the design details, implementation,
administration and collection of the tax will be determined by Vancouver and imposed by municipal
bylaw. Vancouver has the best ability to understand its needs and its residents and what properties
and property owners should he covered by the vacancy tax.

3
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12, What ahout other Lower Mainland communities struggling with housing affordability and
availability? Or what about in other areas of the Province, like Victaria? Will they be able to.
implement a similar tax?

Addressing the issue of housing affordability is a priority for the Province. Vancouver is being

empowered to design and implement a novel tax, unprecedented in Canada. On that hasis, it would

make sense for other communities to have the opportuhity to learn fram Vancouver’'s approach,
including issues with implementation and whether the tax has the desired effect.

After that, if there is general interest from other municipalities, legislative change could be
discussed further.

Consumer Protection

s The Independent Advisory Group {IAG) established by the Real Estate Council of B.C.
released its report into regulation of the real estate industry on June 28, 2016.

¢ The report presented a comprehensive examination of real estate practices and raised
important questions about the effectiveness of the existing regulatory framework for the
industry.

s« The amendments that are proposed to the Real Estate Services Act are intended to restore
consumer confidence by increasing transparency and fairness in the real estate sector.

e These changes will help protect British Columbians when they are making the one of the
largest investiments of their lives — purchasing a home.

& The Province is ending self-regulation of the real estate industry and substantially
implementing the key recommendations of the Independent Advisory Group’s report.

* The amendments also significantly increase the Superintendent of Real Estate’s authority
and oversight.

13. Do these amendments implement the IAG recommendations?
Most of the amendments that require legislation have been implemented: Penalties have been

increased as recommended; and the superintendent’s oversight powers are greatly enhanced. The
legislation also clarifies that the Superintendent has the power to make rules to effect many of the
other recommendations.

14. What is happening with the other recommendations of the IAG?

Government has established an implementation team that is working swiftly to end self-regulation
and implement the recemmendations, including the additional powers the Superintendent will
receive. The team includes senior staff from the current office of the Superintendent of Real Estate,
the Real Estate Councii and the Ministry of Finance. When the new Superintendent of Real Estate is
hired, s/he will assume leadership of the implementation team.
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15. Why do these amendments not end dual agency?
The amendments give the Superintendent the power to make rules that prohibit dual agency.

However, prohibiting dual agency, together with banning double ending are im portant jssues that
governmentis continuing to analyse. Government may step in to address them directly by
regulation rather than relying on the Superintendent to make rules.

16. When to the amendments come into force?
The amendments wilf come into force by regutation, which we anticipate will be relatively soon.
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Monday Media Avail at the Leg

Back Lawns of the Legislature, West of Water Fountain.

Victaria, B.C.
Date: July 25%, 2016 Arrival Time: | 10:40 AM _
Podium: Yes — Action on Affordable Housing ! Dress: Business — Sturdy shoeés as.the event
British Columbians First i is on the grass
Event Summary:  Premier and Minister De Jong to host a media avail following QP

Action/Visual:
Venue Audience:

MLAs attending:

Additional VIP's;

Media Relatiéns:

Premier and Minister speaking with the medfa
Premier, Minister De Jong, Parliamentary Media and Media on the line
Hon. Mike De Jong, Minister of Finance

Ben Chin / Stephen Smart / Karen Van Marum

10:40 AM | Premier and Minister De Jong are met at West Annex by Anish Dwivedi and provided a briefing
10:43 AM | Premier and Minister proceed to the event site. {Back of the tegislature, West of the fountain in
between the two large trees)
10:45 AM | Premier delivers brief remarks and calls Minister De Jdng‘ to the podium
10:48 AM | Minister De Jong provides his remarks
10:30 AM | Moderator via moderator mic calls the Premier back to the podium and opens up Qs & As
10:51AM | Q& A I
Note: Minister to step in as required. Dial in information below. 5*
| 11:00 AM | O & A concludes.
1 11:01 AM | Premier and Minister make their way back to West Annex.
Contacts

Anish Dwivedi, BC Government, 778-875-9129

Oial in information:

Dial in #: 604-681-0260 or 1-877-353-91384

Speakers Pass Code: 515

Participants pass code: 22352#

{ONLY TO-BE USED'BY AV)
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Questions and Answers
Housing Bill
July 21, 2016

Additional Property Transfer Tax — Rules/Technical

1.

What is this new tax?

The additional property transfer tax applies to residential property when the title is transferred to a
foreign national, a taxable trustee and certain corporations. The amount of the tax is 15% of the fair
market value of the residential property.

The tax applies if the residential property is in Greater Vancouver and is payable at the time of
registration at a land title office. The tax is effective August 2, 2016.

In which situations would a trustee be liable for the additional tax?
A trustee would be liable if the trustee is a foreign entity, or if a beneficiary of the trust is a foreign
entity.

In which situations would a corporation be liable for the additional tax?
A corporation would be liable if it is not incorporated in Canada, or if the corporation is incorporated
in Canada but is controlled by foreign entities.

How will you enforce the tax? Your own data showed more than 330 transactions in 19 days in
June — how many auditors would be needed?

Audit measures are already in place for the program and these will be extended to encempass the
additional tax to ensure that it is paid by those who are required to do so under the legisiation.
Additional-auditors will be required and the process is underway tc begin the recruitment.

The Act already contains extensive audit and investigation powers and we have extended the
fimitation period for audit and enforcement of this additional tax to six years while the limitation
period for the regular tax is one year.

Doesn’t this still leave a back door for foreigners to have citizen or permanént-resident proxies
buy local property, thus avoiding the tax?

No - we have anti-avoidance rules that would catch transactions structured to avoid the tax in an
audit.

Can a foreign buyer register a numbered company to avoid paying the tax?

No. If a numbered company is foreign controlled, it is taxable. As well, our anti-avoidance rule is
broad enough to catch the transaction even if the numbered company was domestically controlied
at the time of the real estate transaction but changed to fareign controlled after the real estate
transaction.
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10.

11.

12.

13.

14,

What about a transfer of a bare trust — would that allow the tax to be avoided? Now all the
foreigh money will simply go into bare trust properties rather than market properties. Is there any
way to address that?

The amendments are structured to look through Canadian trustees to beneficiaries of the trust as an
anti-avoidance mechanism. A transferee who would otherwise be taxable cannot hide hehind a
local trustee. The bill includes provisions to tax a transaction where there is a foreign beneficiary of
a trust. If the trustee is foreign, the transaction is taxable even if the beneficiaries are not.

You said before there's no incentive to lie on PTT forms — now you’ve created a big one. How will
you be sure people are honest on the form, when the penalties for falsifying the form are dwarfed
by the potential tax liability?

The penalties for providing false information with respect to the additional tax are severe. The fine

is the amount of unpaid tax, plus interest, and an additional $200,000 for corporations and $100,000
for individuals. The maximum liability for imprisonment, two years, remains unchanged.

We are also currently in the process of hiring additional auditors so that we have the resources in
place for effective enforcement.,

Why do you need to look at beneficiaries of a trust?

The look through Canadian trustees to beneficiaries of the trust is an anti-avoidance mechanism. A
transferee who would otherwise be taxable cannot hide behind a local trustee. The bill includes
provisions to tax a transaction where there is a foreign beneficiary of a trust. If the trustee is foreign,
the transaction is taxable even if the beneficiaries are not.

What about a foreign owner who already has a property in Greater Vancouver?

This tax will not affact foreign owners who already have property in Greater Vancouver, except ta
the extent they wish to sell to foreign buyers or the tax has a cooling effect on the market, reducing
the investment return to the owner.

What if a foreign entity gets a Canadian to buy and hold residential property for them?

The legal ownership would be with the Canadian, wha would not pay the additional property
transfer tax. However the land would be held in trust for the foreign entity and the transaction
would be taxable. Failure to pay the appropriate amount of tax and purpasefully filling out the tax

form in a misleading fashion could trigger penalties for both the foreigner and the Canadian.

Do [ need to claim an exemption or submit the special form if there is no foreign involvement in
my purchase?

No. Submitting the form for the additional tax is required only when there is at least one transferee
whao is a foreign entity or at least one trustee with beneficiaries who are fareign entities. No
exemption is needed — without foreign involvement in the purchase, the additional tax does not
apply.

What if a Canadian from Toronto wants to buy a home in Vancouver?
The buyer from Torontc will pay the general property transfer tax, but not the additional property

transfer tax.

Why are Tsawwassen Lands excluded at this time?
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15.

16.

17.

We have not heard concerns from Tsawwassen First Nation about the influence of foreign
purchasers on its development projects. In respect of Tsawwassen First Nation, we did not wish at
this time td increase taxes that might apply on their new residential projects. We will consult with
Tsawwassen First Nation in the near future.

Do | need to pay additional tax when | register the property?

Yes, if the transaction is subject to the additional tax, you must make paymerit for both the general
and additional tax with your general return filed at the time of registration, and mail in the form for
the additional tax on the same day.

How do | file if there is more than one taxable transferee on the transaction?
Transferees must file a single return for the general tax, including payment for additional tax owed,
and submit one form for the additional tax.

Why can’t | submit my additional tax form electronically?

To implement the additional tax in a timely manner, we require a manual filing of the additional tax
form for transferees of residential property in Greater Vancouver who are subject to the tax. At
some point next year we will combine the additional tax form with the electronic filing of the
general tax.

Additional Property Transfer Tax — Revenue Questions

18.

19.

20,

21,

How much revenue do you expect to raise?

It's too soon o judge how the market will respond. We expect same transactions will proceed,
paying the tax. Some portion of transactions will be deterred. The data we’re collecting will allow us
tc monitor this and assess the effect of the tax.

See Appendix A at the end of this document for examples of the tax payable on transactions at
different values.

Will tax revenues be earmarked for government housing prograris?
No, the additional tax will not be earmarked to a specific purpase.

However, the government is investing $75 million to start a new Housing Priority Initiatives Fund for
provincial housing and rental programs. Subject to approval by Treasury Board, the fund can receive
a portion of revenues from the property transfer tax in the future.

will tax revenues be shared with municipalities in Greater Vancouver?
No. This is a provincial tax. Municipalities will benefit to the extent that the tax curbs undue

demand pressure in the housing market.

The government is investing $75 mitlion to start a new Housing Priority Initiatives Fund for pravincial
housing and rental programs. The fund can recejve a portion of revenues from the property transfer
tax in the future,

What's the purpose of this tax — to block investment or raise revenues?
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The purpase of this tax is to help manage ongoing demand while the market responds by building
new homes to meet local demand. By placing barriers to the foreign investment in Metro
Vancouver’s real estate, we can help manage rising prices while supply catches up.

Even though we are seeing much stronger housing starts since February of this year, it's clear the
market and many local governments need more time to deliver enough housing starts to meet the
current demand. This measure will help reduce foreign demand from that equation while new
homes are being built for focal residents. Not every foreign purchaser will necessarily be deterred by
the tax.

To the extent that we generate revenue from the tax, the secondary purpose is to raise revenue to
fund government priorities, which can include housing-related programs.

22. Based on your June data, if the rate of foreign money doesn’t slow down, you stand to reap.
almost $500 million per year — what will you do with the money? How will you spend it?
We don’t expect the pace of foreign transactions to continue at that pace once the additional tax is

in place, but it’s oo soan to forecast what the effect will be. We will have a hetter idea in the
Second Quarterly Repart,

The revenues from this tax will be part of government’s general revenues, like all tax revenues. The
government is investing $75 millicn to start a new Housing Priority Initiatives Fund for provinciat
housing and rental programs. The fund can receive a portion of revenues from the property transfer
tax in the future,

Additional Property Transfer Tax — Political

s.13
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s.13

26.

27.

s.13

Critics have said the issue should not be foreigners, hut money that flows from overseas — why are
you targeting foreigners?

We have seen from our data that more than $350 million in foreign investment came into the Metro
Vancouver real estate market in June. That's a significant amount of money at a time of heavily
constrained supply. Our focus has long been fo find ways ta increase the supply of new homes at
affordable prices — for example the changes we made to the Property Transfer Tax in Budget 2016.
But at the present pace of demand and rising prices, it’s clear the market needs some help catching

up.

Woen’t this tax impact foreign purchasets who are living and working in BC with official permission
—stich as worl visas, visitor visas, etc?
The additional tax applies to all foreign nationals, whether or not they have a visa. If the foreign

national were to become a citizen or a permanent resident, the tax would not apply to them. This is
about helping manage ongoing demand in residential real estate while the market responds by
building new homes to meet local needs.
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s.13

29. You have consistently said you welcome foreign investment, isn’t this tax a reversal of that
position? How can you say: we welcome foreign investment, just not in this slice of our economy?
We certainly do welcome foreign investment and we will continue to profile B.C. and attract
business to cur province. The purpose of this tax is to help manage ongoing demand in residential
real estate while the market responds by building new homes to meet local needs. By placing
barriers to the foreign investment in Metro Vancouver's real estate, we can help manage rising’
prices while supply catches up.

Additional Property Transfer Tax — Policy Choices

30. Will this close the bare trust loophole?
Like the general property transfer tax, the additionai tax applies to transactions registered in our
Land Title Gffice. This is not a tax on transfers of beneficial interests. We are maonitoring the data
closely and will determine if further action is necessary.

31. Why didn’t the government close the bare trust loophole?
The government is still considering the advantages and disadvantages of taxing transfers of
beneficial interests that happen outside of registrations at a land titles office, That would be a
fundamental change from the current property transfer tax, and is comparable to the creation of a
new system with a new tax administration. In lune, we started collecting data to better inform this
decision.

32. Critics say you should focus on using income tax data to see if purchasers are making appropriate
contributions to local revenues, and then only adding surtaxes if they’re not paying tax on
worldwide income in BC. Why do yau consistently reject that appraach?

We haven’t rejected any approaches — we have consistently said we would act based on data and

evaluate all options.

These are complex fssues that will require a number of different solutions.

s.13

34. Why only in Greater Vancouver?
Faor now, the clearest need for this response is in Greater Vancouver. The Bill contains regulatory
powers that would aliow the government ta prescribe ather areas in which the additional tax would
apply. We will continue to monitor the data we are collecting. if the evidence shows that a
significant amount of foreign investment is being displaced to other regions, we are in a position to
make changes quickly.
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35.

36.

37.

Why 15%? What led you to pick that rate, how do you know it’s not too high or too low?

Other jurisdictions faced with similar circumstances apply the same rate. For example, Singapore
and Hong Kong, both apply a rate of 15% to residential property bought by foreign nationals,
The amendments will allow government to set the rate as low as 10% and as high as 20% of the
property value by regulation.

This flexibility will allow government to adjust the tax rate depending on the needs of the market.

Why aren’t you taxing satellite Canadians who do not pay income tax?
Canadians have the right to live where they like in Canada and find employment where they wish

arcund the globe. There are rudes in place in Canada in both the Income Tax Actand in our tax
conventions with other countries that set out the division of where income tax is paid.

Even if someone is not liable to pay income tax in Canada, they will still be liable to pay consumption
and property taxes if they purchase goods or own property here. This is gne of the reasons the
provincial tax system is comprised of a variety of taxes on income, consumption and property.

These taxes, when taken together, are intended to help raise the revenue necessary to fund the
wide range of programs and services that British Columbians rely on.

Further, we would not expect a Canadian who stays in Paim Springs four months per year to pay
income tax in the United States, if all their income was earned in Canada.

There are many reasons why an individual may not pay income tax in a given year. For example,
they may have earned income in the previous tax year or incurred business losses in the current tax
year. An individual may have gone back to school, earning no income in the current tax year. A
senior collecting their pension may live in a high-value home they have owned for decades. Or, an
individual may have a spouse who earns a high income, but earn no income of their own.

Why aren’t you cracking down on money laundering and tax evasion in B.C. real estate?
Monitoring the flow of money across barders and international tax are extremely complex subjects

that are governed by the federa! statutes such as the Proceeds of Crime (Maney Laundering) and
Terrorist Financing Act, the Income Tax Act and tax treaties.

Under the federal-provincial tax collection agreemaents, investigation of income tax evasion is the
responsibility of the Canada Revenue Agency (the CRA). Streamlined administration simplifies the
tax system and lowers administration costs for both government and individual taxpayers.

in addition to s own investigative powers, the CRA has access to infarmation on cress border
transfers of funds collected by FINTRAC. FINTRAC, the Financial Transactions and Reports Analysis
Centre of Canada, is Canada's financial intelligence unit. FINTRAC's mandate is to facilitate the
detéction, prevention and deterrence of money laundering and the financing of terrorist activities.

That said; we support the Canada Revenue Agency in its efforts to identify cases of tax evasion in
B.C. real estate. We share information to the extent possible under the information-sharing
agreements we currently have in place with the federal government.
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Minister de Jong discussed his concerns about issues related to tax evasion through real estate with
Minister Morneau at the June meeting of Canada’s finance ministers in Vancouver. These
discussions led ta the establishment of a federal-provincial-municipal working group comprised of
senior officials from B.C., Ontario, the federal government and local governments. This group is
meeting over the summer to identify strategies to strengthen information sharing among the
various levels of government, in an effort to further prevent tax evasion in real estate.

Additional Property Transfer Tax — Market Effects

38.

39.

s.13

41.

If foreign buyers are only 5% of the market, why do you think this tax will have any effect an the
femaining 95%? Shouldn’t you focus your efforts on the big segment of the market?

The intent is to reduce upward pressure on residential prices and reduce the excessive competition
in the market. To the extent that foreign buyers are out-competing British Columbians, this tax puts
an additional cost that creates a disincentive to investment,

We've made other changes that focus on helping British Columbians enter the housing market. For
example, we increased the property transfer tax from 2% to 3% on the portion of a property’s fair
market vaiue above $2 million.

We're investing that revenue into the Newly Built Homes exemptian, which can save buyers up to
$13,000 in property transfer tax when purchasing a newly constructed or subdivided home werth up
to $750,000. Between Feb. 17 and June 29, this exemption has delivered over $25 million in
property transfer tax savings to British Columbians.

This exemption provides the additional benefit of incenting developers to build modestly-priced,
new housing.

Won't this just drive people to purchase outside of Metro Vancouver, and drive up prices in other
areas of the province?

The changes made to the property transfer tax form will allow us to moniter transactions by foreign
buyers. If we identify significant displacement of foreign capital to other regions, we can make the
necessary adjustments by applying the tax in different jurisdictions,

Won't the effect of the tax simply get priced into the market — making properties even more
expensive?

The additional tax will immediately reduce the return on any investment by adding 15% to the
transaction’s cost. This will take away much of the incentive to use Metro Vancouver résidential real
estate purely as an investment vehicle.
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42. You sald you don’t want to take steps that could harm the equity BCers have buift up in their
homes - how can you be sure this measure won’t crash the market?
‘We are taking a cautious approach by applying the tax to Metro Vancouver, where demand appears
10 be running strongest. We have the flexibitity to adjust the tax rates within a range, and to apply or
not apply the tax in different regions of the province as necessary.

43. You're likely to get stories of people walking away from contracts — are you troubled by that
possibility? What do you say to a BCer whose deal just collapsed because of your tax?
Any time a new tax isimplemented there is a period of market distortion, and if the tax is effective |
expect some people will find themselves affected in this way. it's certainly a difficult personal
circumstance for them. | would hope that the amount of disruption to individuals will be limited,
and that new buyers can be found. At this point, there still appears to be very healthy local demand.

44. What impact do you foresee on the prices of hames — will this slow the rise in prices, reverse it?
The intent is te reduce upward pressure on residential prices and reduce the excessive competition
in the market. To the extent that foreign buyers are out-competing British Columbians, this tax puts
an additional cost that creates a disincentive to investment.

By placing barriers to the foreign investment in Metro Vancouver's real estate, we can help manage
rising prices while suppty catches up.

Additional Property Transfer Tax — Trade/Legal Questions

45. You're instituting an exorbitant surtax on people who can’t vote — isn’t this taxation without
representation?
No. This tax applies to foreign entities that make a choice to purchase residential property in Metro
Vancouver.

s.13

48. Is there a risk this tax will work toa well and scare off other types of fareign investment? How
might that reveal itself, and what would you do if it does?
B.C."s ecoriomy has been and continues to be seen as a safe harbour for investment. Even through
the tempests of the global economic slowdown, we have emerged from the economic crisis with
four straight balanced budgets, a triple-A credit rating from the three major rating agencies, and an
econamy that is forecast to lead growth among provinces both this year and the next. Since 2001,
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econamic growth in BC has averaged 2.6 per centannually, compared to 1.9 per cent in the rest of
Canada,

49. Would foreign governments pay the tax?
Foreign governments operating through a corparation would pay the tax.

50. Do any ather jurisdictions have similar taxes?
Yes. For example:
- United Kingdom:
o Non-residents are now subject to capital gains taxation on gains when selling residential
property in the UK.
o Non-domiciled residents who provide security for purchases with offshore assets will be
considered to have repatriated those assets and pay income tax as applicable.
o 15-per-cent stamp duty on those using a8 company name to buy properties worth more

than £500,000.
- Singapore:
o Increased buyer’s stamp-duties (PTT) on foreign, carporate, permanent residents, and
citizens:

= 15% additional stamp duty on foreign and corporate purchasers. Was initially
10% but was increased after 10% did not have the desired effect.
= 5% additional stamp duty on permanent residents purchasing a first home. 10%
on further purchases.
= 10% additional stamp duty on citizens purchasing their second and third homes.
- Hong Kong:
o A S5%-20% antl-speculation special stamp duty that is payable on property held for less
than 24 months.
o Implemented a 15% additional Buyers Stamp Duty targeted at foreign investors and
companies Measures to restrict mortgage lending to its residents,
= Strict loan to value ratios
= Strict Mortgage Servicing Ratios
r A 40% down payment requirement

Additional Property Transfer Tax — Detailed Technical

51. De | need to submit a form under 2.02(3) if | don’t have any foreign transferees or transferees
who are trustees of a trust with a foreign beneficiary?
You will only need to. submit a form for additional tax far transfers of residential property in a

prescribed area with a foreign transferee or when a foreign entity hokds a beneficial interest in a
trust.

52. 1 am a foreign entity making a purchase of a business property that has a small amount of
residential properiy associated with it. Do | need to pay the tax?
Yes, the foreign entity as defined in the tax must pay additional property transfer tax on the

residential portion, but not on the business portion of the transaction.

10
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53. Does the treatment of beneficiaries start to remove the distinction in the tax between legal and
beneficial owners?
The general tax remains a tax on the transferee. In the additional tax, we will look through Canadian

trustees 1o see if there is a foreign beneficial interest.

54. What if there are Canadian beneficiaries as well as foreign entity beneficiaries in the trust.
The transferee of a trust is considered to fully be a foreign entity if at least one beneficiary is a

foreign entity.

55. [ am not sure my property meets the definition of residential
Refer to the most recent assessment notice from BC Assessment. Or, contact the Property Taxation

Branch — property transfer tax enquiries — at: 250 387-0604, 1 888 355-2700 (Toll free), or
ptienq@gov.be.ca.

Housing Priority Initiatives

56, Why are these amendments being introduced?
These amendments are complementary to and necessary to suppert cther proposed amendments

to the Property Transfer Tax Act.

A new immediate, strategic and flexible central funding vehicle is needed to facilitate early
implementation of priority initiatives related to supply of housing and rental housing, or other
shelter, access and support pragrams and initiatives.

Itis expected that Individual priority proposals that support Cabinet’s direction will be brought
forward by ministries for Treasury Board consideration. A new strategic and flexible funding vehicle,
as proposed in the amendmients, will assist Treasury Board in addressing those priority proposals
within the Fiscal Plan and.in recognition of current limitations within other existing authorities.

57. What do the amendments do?
The amendments establish the Housing Priority Initiatives special actount, along with its operating
rules and oversight. The Account’s purpose is to provide a strategic central funding vehicle for
pricrity initiatives related ta supply of housing and rental housing, or other shelter, access and
support programs and initiatives.

The amendments define inflows to the Account, which primarily includes transfers of Property
Transfer Tax authorized by Treasury Board. But inflows aiso include other things like collections of
loans made through the Account, or sales/leases/rentals of properties invested in by the Account or
though agencies funded by the Account.

The amendments provide for a wide range of purposed spending activities ranging from operating
and grant expenditures; funding capital investments in land and housing/rental infrastructure; to

11
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58.

59.

60.

funding loans and guarantees that support new or ongoing priofity initiatives in respect of provincial
housing and rental/shelter supply and access and support programs.

All spending must have the prior approval of Treasury Board.

How do you justify giving yourself the ability to spend taxpayer money without legislative
scrutiny, oversight, debate and a vote? isn’t this just a way ta bypass the budget and Estimates
process? How is this transparent?

Like all tegislation, the bill to establish this special account is being introduced in the Legislature for

full and transparent dehate and approval within a pubiic forum.

The oppartunity created by the other proposed amendiments that this legislation is intended to
support wasn't there when Budget 2016 was developed and passed.

That opportunity exists today with the requested passage of this package of legislation and as a
censequence there is also an immediate need for a vehicle so the Province can utilize that
opportunity to respond to priority initiatives related to supply of housing and rental housing, or
other shelter, access and support programs and initiatives.

The special account will be under strict oversight of the Minister of Finance and Treasury Board. As
part of the government’s Consolidated Revenue Fund, going forward the new Account will be and
reported on through annual Budgets and Estimates, quarterly reports, service plans, and the annual
Public Accounts.

Reparting on the proposed special account could come as early as the First Quarterly Report in
September 2016. Government might alsa consider preparing a dedicated public report to outline
spending out-of the special account and the purposes for which the spending was provided. This,
for example, could be part of a more comprehensive document about the Province’s overall housing
strategy.

What spending controls are there for this special account?
The Account will ke under strict oversight of the Minister of Finance and Treasury Board. Not only

must Treasury Board approve the amounts of Property Transfer Tax to be transferred to the
Account, prior Treasury Board approval is required before any payments can be made out of the
Account and befare loan guarantees are provided.

Individual priarity proposais that support Cabinet’s direction on housing will be brought forward by
ministries for Treasury Board consideration. The proposed special account will assist Treasury Board
in addressing those priority proposals in a flexible way within the Fiscal Pfan and in recognition of
current limitations within ather existing authorities.

You're giving yourself statutory authority to spend Property Transfer Tax revenues — what are
your spending plans?

12
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61,

62.

63.

The proposed special account has a broad authority to fund a range of housing, rental, or shelter
programs, initiatives and activities. This means government can not onfy augment existing programs
like BC Housing’s emergency shelter and social housing initiatives or renta! assistance for low-
income families and seniors, but can potentially fund new and innovative housing initiatives in the
future {e.g. increasing supply of affordable or rental housing or supporting homeownershig).

While it is still early, individual priority proposals that suppert Cabinet’s direction on housing will be
brought forward by ministries for Treasury Board consideration. The proposed special account will
assist Treasury Board in addressing those priority proposais in a flexible way within the Fiscal Plan
and in recognition of current limitations within other existing authorities,

What consultations have you dane?
While specific consuitations have not taken place publicly or across the public sector in relation to

the creation of the new special account, the underlying needs for which the special account is
intended to help address are well understood and the Province has heard public concernsina
variety of consultation venues.

The Privacy and Legislation Branch (PLB) has been consulted and confirmed that consultation with
the QIPC was not required. The legislative amendments do nat contemplate or create new matters
of personal information collection or use ouiside of the parameters covered by FOIPPA.

What don’t you simply use the Contingencies vote or bring in Supplementary Estimates to deal

with the need for new spending authority this year?

The opportunity created by the other proposed legislative amendments will likely be well in excess
of what the Contingency vote can provide: As is the usual case, there are already a humber of
pressures in ministries that may require allocations from the Contingencies vote.

Supplementary Estimates are not practical at this time. It is stilt early and individual priority
proposals that support Cabinet’s direction on housing will be brought forward by ministries in an
orderly way for Treasury Board consideration.

The proposed special account will assist Treasury Board in addressing those priority proposals in a
ftexible way within the Fiscal Pian and in recognition of current limitations within other existing
autharities.

Why would the special account need to make loans and guarantees? Won't this affect provincial
debt?
The new special account is intended to be self-funded so there should be no impact on provincial

debt.

The propesed amendments define inflows to the Account, which primarily inciudes transfers of
Property Transfer Tax authorized by Treasury Board. But inflows alsc include other things like
collections of loans made through the Account, or sales/leases/rentals of properties invested in by
the Account or though agencies funded by the Account.
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The Account will be under strict oversight of the Minister of Finance and Treasury Board. Notonly
must Treasury Board approve the amounts of Property Transfer Tax to be transferred to the
Account, prior Treasury Board approvalis required before any payments can be made out of the
Account and before loan guarantees are provided.

Consumer Protection — Self-Regulation

64. How can you say self-regulation is ended?
Follewing the amendments industry will have NO formal role in the regulation of the real estate
sector:

» All members on the Real Estate Council will be appointed by gavernment;

e Allrules will be made by the Superintendent, not Council.

s Council will continue to be responsible for daily operational matters (for example,
qualification and discipline hearings). Industry will have no formal rale on Council and
therefore Council’s responsibility in respect of discipline cannot be regarded as self-
regulation by industry.

65. Doesn’t Council's continued ability to impose discipline mean that self-regulation continues?
No. Council will continue to be responsible for daily operational matters (for example, qualification

and discipline hearings). Again, industry will have no formal role ori Council and therefore Council’s
responsibility in respect of discipline cannot be regarded as self-regulation by industry.

Additionally, the Superintendent will have the ability to increase disciplinary activities of Councit by:

e directing Council to investigate a particular matter;

e requiring Council to issue a notice of disciplinary hearing, thus beginning the disciplinary
process; and

e requiring Council to provide the Superintendent with all information about an investigation or
disciplinary process that will let the Superintendent decide whether to appeal the disciplinary
outcome of a particular matter.

Consumer Protection — tAG Recommendations

66. Do these amendments implement the IAG recommendations?
Mast of the amendments that require legislation have been implemented: Penalties have been
increased as recommended; and the superintendent’s oversight powers are greatly enhanced, The
legislation also clarifies that the Superintendent has the power to make rules to effect many of the
other recommendations.

67. Why do the amendments not implement all of the IAG recommendations?
Mast of the IAG recommendations that refate to legislation are included in the amendments,

14

Page 165 of 268 FIN-2016-63089-52



68.

69.

70.

71,

72.

The exceptions are those that are currently outside the legislative scheme of the Real Estate Services
Act and the recommendation to provide the council with the responsibility to investigate unlicensed
activity.

The amendments provide the Superintendenit with broad oversight of council, and go further than
the IAG recommendations in transferring rule making authority from council to the superintendent
and in replacing the industry-elected members on Council with members appointed hy the
government.

The superintendent’s rule-making authority will allow it to implement the non-legisiative [AG
recommendations.

Why do the amendments not implement the recommendation to provide council with the
responsibility to investigate unlicensed activity?

The amendments provide for increased oversight of council and for new disciplinary powers for
council. Council needs to focus on improving its investigation and discipline of licensees before an
increase in its regulatory responsibility can be contemplated.

So who is responsible for unlicensed activity?

The Supefintendent of Real Estate.

What is happening with the other recommendations of the IAG?
Government has established an implementation team that is working swiftly to end seif-regulation

and implement the recommendations, including the additional powers the Superintendent will
receive. The team inciudes senior staff from the current office of the Superintendent of Real Estate,
the Real Estate Council and the Ministry of Finance. When the new Superintendent of Real Estate is
hired, s/he will assume {eadership of the implementation team.

Why do these amendments not end dual agency?
The amendments give the Superintendent the power to make rules that prohibit dual agency.

However, prohibiting dual agency, together with banning double ending are important issues that

government is continuing to analyse. Government may step in to address them directly by

regutation rather than relying on the Superintendent to make rules.

Can you tell us the distinction between dual agency and double ending?
Dual agency occurs when a licensee acts as agent to parties with oppaosing interests in a real estate

transaction. For example, a licensee may be the real estate agent for both the seller of rea! estate
and the buyer of real estate or a licensee may be acting for two different buyers bidding for the
same real estate. The concern with dual agency is that the licenseé cannot; in practice, fuily actin
the best interests of both parties if the interests of those parties are in conflict.

Double ending occurs when a licensee receives both the seller’s and buyer’s portion of the
commission for a transaction. This most often occurs when a licensee is acting as a dual agent, but
can also accur where a buyer is not represented hy a licensee.
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73.

Duzl agency and double ending may result in an unshared commission being received by a single
licensee. However, under dual agency the licensee has the obligation to act as agent to both
parties, even if the execution of this obligation is impractical.

Will the fees that licensees have toa pay increase?

We are currently considering the staffing and resourcing requirements that the Council will need.
We cannot definitively say whether fee increases will be necessary until we understand the
requirements needed to support the additional workioad.

Consumer Protection -~ Superintendent

14,

75.

76.

77.

Will additional resources be avaiiable to the Superintendent?
Assessment of the resource requirements for the Superintendent’s office is underway.

How many staff will the Superintendent have?
The Superintendent will have the necessary resources required to carry out its mandate. The
rumber of staff is being determined.

How will the Superintendent’s office be funded?
The Superintendent’s office will continue to be funded through licence fees.

When will the Superintendent begin his or her role?
The Deputy Minister of Finance is in the process of hiring a Superintendent dedicated to Real Estate.

This is a high priority within the Ministry and for the Deputy Minister of Finance. He or she will begin
working as soon as possible,

Consumer Protection — Real Estate Council

78,

79.

a0,

Does the real estate council continue to exist?
Yes. The council will continue its role with respect to handling licensing and bringing disciplinary

actions, but it will do sa under the oversight of the superintendent of real estate. Council’s ability to
make rules that govern licensee conduct have been transferred to the Superintendent.

Who will be appainted to the Real Estate Council?
The Province’s Board Resourcing and Dévelopment Office will follow its standard process for making

recommendations about appointments to government. The overarching governing principles of this
process are: merit-based selection; transparency; consistency; probity (appointees must be
committed to the values of the public service); and proportionality {the process for selection will be
appropriate for the nature of the post).

Will any industry memhers be appointed to the Real Estate Council?
Cur priority is to minimize industry representation, but we recognize the value of experienced and

practical voices.on the council.
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81.

82,

83.

84.

85.

86.

87.

What happens to the existing council members?
Council members that were elected or appointed by council will cease to be council members once

the amendments come into forcée. Council members that were appointed by the Lieutenant
Governor in Council will continue to be council members.

When to the amendments come into force?
The amendments will come into force by regulation, which we anticipate will be relatively soon.

What happens to council staff?
The Council will continue to require the existing complement of staff to fulfill its revised mandate

and may even require additional staff to fully meet its responsibilities.

Does this mean the council (and related corporations) becorne part of the government reporting
entity?

It is likely that the Council will become part of the government reporting entity, as government will
be appointing all council members and has control over the Council.

Why are you keeping the two appointed members on Council?

Two existing government appointees are being reappointed as they are new to the board. They
were appointed mid-2015, and typically appointees serve up to six years. The two council members
who are being reappointed are well qualified and bring important skills and attributes to the board.

A number of important changes are anticipated that will bring new feadership and change to the
regulator and the industry. Government is in the process of hiring a new Superintendent of Real
Estate. In this context, some stability and continuity on the beard is important.

What will the rale of Councit staff be?
Staff will continue to receive complaints, investigate potential contraventions, and support the new

Council as it determines whether to issue a notice of hearing and conducts discipline hearings.

Why does Cauncil centinue to be responsible for discipline?
Council will continue to be responsible for discipline. As well, Council will have more penalty tools

available to ensure licensees are properly deterred and punished for any misconduct.
The Superintendent will have the ability to increase disciplinary activities of Council by:

- directing Council to investigate a particular matter;

- requiring Council to issue a notice of disciplinary hearing, thus beginning the disciplinary
process; and

- requiring Council to provide the Superintendent with all infoermation about an investigation
ar disciplinary process that will let the Superintendent decide whether to appeal the
disciplinary outcome of a particular matter.

Consumer Protection ~ Legislation
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88. What do these amendments do?
These amendments effectively end the self-regulatory status of the real estate council by providing
that all members of the council are to be appointed by the government, instead of having the
majority of council members elected by industry.

83. Why is the strata owner council position being removed? Wasn't this position independent?
Council was provided the ability to appaint a strata owner to council to ensure the concerns of this
constituency were represented. This was required to address the fact that council was fargely
comprised of elected real estate agents. As all council members will now be appointed,
government will be able to ensure the composition of the board adeguately reflects the interests
and perspectives of all stakeholders.

90. Why are disgorged commissions not returned to the consumer?
The amendments provide that disgorged commissions, like discipline penalities, must be remitted
to the council for the purposes of licensee and public education. The amendments allow for a
regulation to be developed should it be considered effective and appropriate to allow for other
uses of disgorged funds,

91. Why do the amendments not protect the public from predatory huyers and sellers that are not
required to be licensed?
The IAG's recommendations to extend government’s assignment disclosure regulation and to
extend the legislative regime to high volume unlicensed activity are beyond the scope of the Real
Estate Services Act. However, this may be something that we loak at in the future.

Consumer Protection — Operations

92. What progress has been made in developing the implementation plan?
Once the new Superintendent is in place, he or she will begin to develop the implementation plan
that flows out of the legislative changes, and put into action any operational changes necessary.

Work is already underway to consider what the staffing and resourcing requirements Council will
have.

93. Who will handle complaints and discipline?
Council will continue to be responsible for daily operational matters (for example, qualification and
discipline hearings).

Additionally, the Superintendent will have the ability to increase disciplinary activities of Council
by:
* directing Council to investigate a particular matter;
« requiring Council to issue a notice of disciplinary hearing, thus beginning the disciplinary
process; and
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e requiring Council to provide the Superintendent with all information about an investigation
or disciplinary process that will let the Superintendent decide whether to appeal the
disciplinary outcome of a particular matter.

94, Who will handle unlicensed activity?
The superintendent will continue 1o be responsible for unlicensed activity. The amendments
generally give less power ta council, and expanding council’s rote per the IAG recommendations is
contrary to the direction of the amendments.

95, What happens to the existing rules?
The existing rules wil be deemed to be the rules of the superintendent, and will continue to
remain in force.

96. Which IAG recommendations are not addressed by the amendments?
The amendments do not implement any IAG recommendations that can be implemented by rules
or that are operational in nature. Also, recommendations involving unlicensed activity {extending
shadow flipping regulation to all rea! estate contracts, for sale by owner regulation); including the
recommendation to transfer oversight of unlicensed activity to council are not provided for in the
amendments.

97. Who will have pewer to make bylaws?
The counci! will retain the power to make bylaws. However, the superintendent is provided with
new powers to direct council to make, amend, or repeal a bylaw.

Consumer Protection — General

g8. What other Canadian jurisdictions have self-reguiation of the real estate industry?
Self-regulation of real estate exists in Alberta, Saskatchewan, Ontario, Quebec, and Nova Scotia. In
these provinces, provincial law and regulation establish real estate councils to license real estate
professionals and to create and administer the rules agents must follow.

in the territories and the four provinces witheut real estate councils, provincial governments
directly license agents and regulate the profession.

99. Do these amendments reverse the 2005 changes in real estate regulation?
Only in part. These amendments change the structure of real estate regulation by ending the self-

regulatory status of real estate agents. Other changes implemented in 2005, such as the
regulation of strata managers and the establishment of a compensation fund, continue on.
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Vacancy Tax

100. What is the purpose of this legislation?

© The Province is enabling Vancouver to implement a stand-alone tax on vacant residential
property. The Province is acting in response to Vancouver’s request. Vancouver has been
seeking additional tools in an effort to increase the supply of rental units on the market while
waiting for some of Vancouver's pending housing projects to be available. The vacancy rate in
Vancouver is currently 0.6% and unused housing supply can put upward pressure on
accommadation costs,

* Once implemented by Vancouver, the intent of a vacancy tax would be to encourage owners of
vacant properties to add those properties to Vancouver’s rental housing inventory rather than
pay the tax. In addition, the legisiation would ensure that the revenues received under this
vacancy tax could only be used by Vancauver in relation to affordable housing initiatives and
administration of the tax.

101. What is the scale of the vacant property problem in Vancouver?

o Theintent of the tax is to increase the rental housing stock on the market; a study conducted by
Vancouver in 2016 indicates that Vancouver has close to 11,000 empty housing units
(Vancouver estimates there are approximately 177,000 residential properties in total).

102. Why is the Province allowing Vancouver to design and implement the tax?

e [tisimportant to Vancouver that it has clear, statutory authority to impose a vacancy tax if it
decides to proceed with such a tax. Whether tc impose such a tax is ultimately Vancouver’s
.decision,

e While the legislation will set out key elements of the tax, the design details, implementation,
administration and collection of the tax will be determined by Vancouver and imposed by
municipal bylaw. Vancouver has the best ability to understand its needs and its residents and
what properties and property owners should be covered by the vacancy tax.

103. What about other Lower Mainland communities struggling with housing affordahility and
availability? Or what about in other areas of the Province, like Victoria? Will they be ahle to
implement a similar tax?

» Addressing the issue of housing affordability is a priority for the Province. Vancouver is being
empowered to design and implement a novel tax, unprecedented in Canada. Cn that basis, it
would make sense for other communities to first be in'a position to learn from Vancouver’s
approach, including issues with implementation and whether the tax has the desired effect.
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» After that, if there is general interest from other municipalities, legislative change could be
discussed further,

104. How will you know if there is interest in other places? Do other municipalities just get to ask
for this authority, like Vancouver?

» The usual process for seeking amendments to the Community Charter or other core legislation
that applies to local governments throughout B.C. is through the Union of BC Municipalities
(UBCMY), which represents all local- governments. Through its annual resolutions process, UBCM
members debate, vote on and adopt resolutions on a variety of issues, including ones seeking
legislative change. The Province responds annually to those resolutions.

105. How will the public know if the tax if effective? Does Vancouver have to account for the use
of the revenues collected from this tax?

e Vancouver is required to provide an annual report on the vacancy tax that must include the
amount raised and how it was used; and ensure that the report is publicly available.
Vancouver's use of revenue generated from the vacancy tax is limited to the purposes of
initiatives respecting affordable housing; and paying the costs of administration of the tax.

106. What else is the Province doing to support affordablie housing?

# In Budget 2016, the Province increased the property transfer tax rate to 3% on the value of
hames above $2 million, and invested that money in the Newly Built Home exemption, which
can save buyers up to $13,000 on the purchase of new housing valued up to $750,000. This
measure aims to stimulate greater housing supply in the market at an affordakle price.

e The Province is also investing $355 million over the next five years to support the construction
or rengvation of more than 2,000 units of affordable housing. In addition, the Province has also
started collecting citizenship information from buyers when they register praperties to help us
understand the extent that foreign capital is driving the housing market.

e And as my colleague Minister de Jong has mentioned, the Province will also be introducing
legislation to support consumer protection by ending self-regulation of the real estate industry.

107. What are other jurisdictions doing?
¢ This would be a unigue taxation authority in Canada.

» Research has only found two worldwide examples of a vacancy tax imposed locally for the
purpose of addressing housing affordability {i.e., some boroughs in Greater London, England
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such as Camden impose a 50% vacancy premium on their equivalent of municipal property taxes
for properties empty for set periods over the prior two years; France imposes such a tax for
municipalities over 200,000 population, at a rate of roughly 10% of annual rental value).

*  While the tax itself would he unprecedented in Canada, it is expected to generate interest in
some other B.C. local governments seeking revenue tools to address the same issues and/for
seeing it as a new tool ta raise funds.

Vacancy Tax Legislation — General Questions

108. Why isn't the Province enabling a separate vacant residential property class under the
Assessment Act for Vancouver? Wouldn't an assessment approach simplify things?

¢ Avacantresidential property class or sub-class would be applied on a pravince-wide basis, as
are all assessment provisions. The risks of such a broad application are currently unclear, and
may lead to unintended consequences for municipalities and tax administrators. Therefore, it is
more appropriate to enable Vancouver to impose a vacancy tax, and ensure that any revenues
are used to suppéort the administration of the program and fund affordable housing initiatives in
Varicouver,

109. What properties is this targeting? What constitutes a “vacant” property?

s The legislation authorizes Vancouver to tax residential properties that are in Class 1 of the
Assessmerit Act and meet the criteria to be set out in Vancouver’s vacancy tax bylaw. Such
residential properties may include single family dwellings, apartments, and condominiums, but
not hotels and motels.

® The length of time and the circumstances that constitute “vacant property” will be defined by
Vancouver by bylaw. As well, Vancouver will have broad authority to establish exemptions from
the tax for properties that may be vacant but should not be taxed (e.g. estates in probate;
properties awaiting a demolition permit). Given the variety of possible scenarios, how “vacant
property” s defined can only be determined by Vancouver.

110. What will the tax rate be?

s The rate or amount.of the tax will be determined by Vancouver, and may be different for
different categories of residential properties, registered owners and/or vacant properties {also
to be determined by Vancouver}. Vancouver will also determine the basis for the tax rate -
whether for example it is a percentage of the assessed value of the property or an amount per
parcel.

111, When would this vacancy tax take effect?
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» Itis anticipated that it will take some time for Vancouver to design the tax, but the timing of
implementation is up to Vancouver td decide.

112, Will there be exemptions from the tax?

¢ The legislation requires Vancouver to establish éexemptions from the tax in their vacancy tax
bylaw, as there will be many different situations to be accommodated. As Vancouver wili be
responsible for the details of the design of the tax, it will be up to Vancouver to determine what
these exemptions will be.

113. What if the owner only uses the praperty part-time or occasionally? What if the owner has an
unrented suite or carriage house on an owner-occupied property?

e As Vancouver will be responsible for the details of the design of the tax and the definition of
“vacant property”, it will be up to Vancouver to determine whether any of these properties
would be subject to the tax.

i114. What if a strata corporation does not allow or limits rentals? Will Vancouver have the
authority to require strata carporations to permit rentals?

¢ If a strata corporation allows only limited rentals or prohibits rentafs, this legislation wiil not
require the strata corporation to revisit their policies in this regard.

Vacancy Tax — Collection and Enforcement of the Tax

115. What happens if the owner doesn’t pay the tax? What are the collection and enforcement
remedies?

s Vancouver will have the autharity te establish penalties and interest for non-payment and late
payment of the tax. Ultimately, the legislation authorizes Vancouver to choose to apply the full

range of remedies available for collection and enforcement of property value taxes under the
Vancauver Charter to also enforce the vacancy tax.

¢ That means that properties could be required to be put to tax sale where taxes are delinquent
for two years.
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116. How can property owners appeal/complain if they disagree with Vancouver’s determination
of their property status?

® One of the required elements of a vacancy tax bylaw is for Vancouver to establish a process for
hearing and determining complaints, including providing for a review process for determination
of complaints. As Vancouver further develops its design of the tax.and process for its
administration/collection, the Province is happy to discuss any issues that may arise or need to
consider potential future amendments tc ensure the fairness of such a review process,

Vacancy Tax — Data/Collection of Information

114, How will Vancouver identify vacant properties? Are property owners required to
provide this information?

e The legislation enakles a declaration framework; Vancouver may require information from
property owners regarding the status of their residentia! property and seek verifying evidence
from them as to whether it is vacant or accupied. Failure to provide required information could
have various consequences, including fines, and most significantly that the property is
considered to be vacant and taxable.

117. Can the information collected from property owners for the purpose of the vacancy
tax be used for other purposes?

¢ Information coliected fram property owners is often personal informatian. Personal
information gathered by Vancouvéer must be collected and used in accordance with the Freedom
of information and Protection of Privacy Act {FOIPPA} which has, as its starting point, that
information may anly be used for the purpase for which it is collected.

113. Does the legislation authorize Vancouver to access 3™ party-collected data, e.g.
provinciaily held personal information?

* No. The legislation currently does not authorize Vancauver’s access to or agreements around
3" party-collected data (e.g. provincially-held personal information such as Home Qwner Grant
claims or Drivers Licence/BC ID information).

¢ This would require detailed consultations with the Office of the Informaticn and Privacy
Commissioner (OIPC). As Vancouver actually designs its tax and identifies specific data needed

for specific purposes, there is-an opportunity to undertake the necessary discussions and
consider the potential for future.data-related amendments.
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119, Isn’t data essential to Vancouver being able to design the details of this tax?
Otherwise, how are they going to determine which properties should be taxed?

¢ The legisiation enables a declaration framework; Vancouver may require information from
property owners regarding the status of their residential property and seek verifying evidence
from them as to whether itis vacant or occupied.

o AsVancouver actually designs the tax and identifies specific data needed for specific purposes,
there i$ an opportunity to undertake the necessary discussion and consider the potential for
future data-related amendments.

120. Why didn’t you add the provision suggested hy the Office of Information and Privacy
Commissioner, to ensure that Vancouver could only use information and evidence collected
from property owners for the purposes of the vacancy tax?

e Vancouver is already required to operate under the Freedem of information and Protection of
Privacy Act for any personal information it collects. Section 32 of that Act establishes the core
rule that personal information may only be used for the purpose for which it was collected and,
in limited circumstances, for a consistent purpose.,

s Once Vancouver has undertaken more detailed design of the tax and how it will be
administered, further discussion about issues related to informaticn/data coliection and sharing
may he needed; that would be the best opportunity to discuss the suggested provision with
Vancouver and with the Office of Information and Privacy Coinmissioner.

121. Can Vancouver enter residential property to verify if the property is vacant?

¢ The proposed legisiation includes a limited power of entry for an authorized person ento a
property (after reasonable steps) for the purpese of determining or verifying the status of the
property for purposes of the vacancy tax. This authority is consistent with normal municipal
autharity to determine compliance with their bylaws.

¢ Additionally, the authorized person may only enter into a residential property (e.g., a private
dwelling} if the individual octupying the property, if any, consents.
122. Why is there no warrant authority to enable Vancouver to enter into a building or
dwelling?

e The creation of a warrant authority for the purposes of the vacancy tax raises complex
constitutional issues and would require further legal consideration as well as consultation with
the judiciary. As with the question of specific data needs, the Province is open to having further
discussion on this issue with Vancouver as it actually designs the details of the tax, and consider
the potential for future amendments if the need arises.
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123. If the {egislation doesn’t provide for entry into property and it doesn’t give Vancouver
access to third party data, does this legisiation actually give Vancouver the authority it needs
to implement this tax?

e Yes. The legislation balances flexibility in the enabling framework for Vancouver’s design of the
tax scheme while providing enough certainty in the legisiation for the tax to be legally valid. To
uphald principles of fairness and equity in taxation, the legislation enables Vancouver ta start
broadly in identifying residential properties and then rarrow down those subject ta the tax
through self-declaration.

e It gives Vancouver the authority to require information from property owners regarding the
status of their residential property and seek verifying evidence from them as to whether it is
vacant or occupied. It also provides consequences for not providing that information — most
importantly, that the property can be considered vacant and subject to the vacancy tax.

* AsVancouver actually undertakes mare detailed design of the tax and if it identifies specific data
needed for specific purposes the Province is cpen to further discussion and considering the
patential for future data-related amendments,

124, Why isn't the legislation eénabling tax modelled on the approach suggested hy UBC
Sauder School of Business {Professor Joshua Gottlieb)?

e As|understand it, the mode! supported and propased by the UBC Sauder School of business is 2
2% property value tax based on assessed value of a property, which would then be negated on a
sliding scale by application of an exemption based on income taxes paid by the registered
property owner.

»  While the starting point of such a tax would be the parcel of praperty, whether a registered
awner of such property pays tax would be determined by an exemption based on income taxes
paid by the registered owner. The Sauder School approach would be entirely dependent on
Vancouver being able to access federal income tax information.

¢ The proposed legislation for the Vancouver Vacancy Tax provides Vancouver with the authority
to impose a municipal tax in relation to residential properties that are vacant. The legislation, as
proposed, does not authorize Vancouver’s access to or entry into agreements around third
party-collected data. This level of information/data access would require detailed
determination of necessary personal information sources, authorization for information sharing
and detailed consultations with the Office of the Information and Privacy Commissioner (OIPC)
and in relation, to income tax information, consuitations with the federal government.

e Vancouver had initialty requested an assessment based {i.e., property tax) to impose on vacant
properties and later raised the possibility of im posing a property based Business Tax. The
authority contained in the proposed legislation/ Bill is consistent with municipal taxation
authorities in BCand Canada and does not require data availability on the income of registered
owners aof subject properties, necessitating negotiation of income tax information sharing
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hetween Vancouver and the Province/Federal Government which, in turn, raises privacy
concerns around use, sharing and custody of personal information.

125. Lower Mainland mayors have proposed an alternate approach where a tax would be
imposed on a property and exempted where the property is used as a principal residence
(non-resident tax). Wouldn't this be easier to administer and help avoid a patchwork
approach to addressing the issue?

There is no one right approach to increasing rental stock in Vancouver; every approach will have
its pros and cons.

We are supporting Vanceuver in its request for a municipal tax on.vacant property to address a
historically low vacancy rate, which it considers to impact housing affordability. The purpose of
the tax is to provide an incentive for owners of empty homes to add them to the rental

pool. This taxis intended to help address housing availability and affordability.

My understanding of the non-resident tax proposed by some Lower Mainland mayors is that an
owner would be levied an additional property tax for any property that is not a principal
residence. This raises some questions about how this would assist in addressing the low
vacancy rate; and whether it may have the effect of increasing rents for those units that are
currently occupied. It is not at all clear that this type of tax would be easier ta either design or
administer, as it also raises legal and tax equity issues, and could certainly present some
significant property conveyancing issues.
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Home value

$100,000
$200,000
$300,000
$400,000
$500,000
$600,000
$700,000
$800,000
$900,000
$1,000,000
$1,100,000
$1,200,000
$1,300,000
51,400,000
$1,500,000
$1,600,000
$1,700,000
$1,800,000
$1,900,000
$2,000,000
$2,250,000
$2,500,000
$2,750,000
$3,000,000
54,000,000
$5,000,000
$6,000,000
$7,000,000
$8,000,000
$9,000,000
$10,000,000

Regular
tax
$1,000
$2,000
44,000
$6,000
S8,000
$10,000
$12,000
$14,000
$16,000
$18,000
$20,000
$22,000
$24,000
$26,000
528,000
$30,000
$32,000
$34,000
$36,000
$38,000
$45,500
$53,000
560,500
$68,000
£98,000
$128,000
$158,000
$188,000
$218,000
$248,000
$278,000

Additional
tax

$15,000
$30,000
$45,000
$60,000
$75,000
$50,000
$105,000
$120,000
$135,000
$150,000
$165,000
$180,000
$195,000
$210,000
$225,000
$240,000
$255,000
$270,000
$285,000
$300,000
$337,500
$375,000
$412,500
$450,000
$600,000
$750,600
$900,000
$1,050,000
$1,200,000
$1,350,000
$1,500,000

Appendix A: Examples of Tax Payable

Total
$16,000
$32,000
549,000
$66,000
$83,000

$100,000
$117,000
$134,000
$151,000
$168,000
$185,000
$202,000
$219,000
$236,000
$253,000

$270,000

$287,000
$304,000
$321,000
$338,000
$383,000
$428,000
$473,000
£518,000
$698,000
$878,000
51,058,000
51,238,000
51,418,000
$1,598,000
$1,778,000
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Total as-a % of home value
16.0%
16.0%
16.3%
16.5%
16.6%
16.7%
16.7%
16.8%
16.8%
16.8%
16.8%
16.8%
16.8%
16.5%
16.9%
16.9%
16,9%
16.9%
16.9%
16.9%
17.0%
17.1%
17.2%
17.3%
17.5%
17.6%
17.6%
17.7%
17.7%
17.8%
17.8%
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FIRST READING SPEAKING NOTES
Bill 28 — 2016
Miscellaneous Statutes (Housing Priority Initiatives) Amendment Act, 2016

Honourable Speaker, | have the honour to present a message

from her Honour the Lieutenant Governor.

You give the message to the Page.
Sit down
[Page takes message to the Speaker.]
[The Speaker reads the message.]
[The Speaker will acknowledge you.]

You. Minister of Finance, rise and state:
| move that the Bill be introduced and read a first time now.

Keep Standing
[The Speaker puts the question.]

[The Speaker will acknowledge you.]
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Honourable Speaker, | am pleased to introduce the Miscellaneous

Statutes (Housing Priority Initiatives) Amendment Act, 2016.

Madam Speaker, Bill 28 includes amendments to the Property
Transfer Tax Act to impose an additional tax of 15 per cent on
transfers of residential properties where the transferee is a foreign
national, as well as certain corporations or trusts involving foreign
nationals. For example, the tax on the purchase of a home valued

at $2 million will amount to an additional $300,000.

This additional tax will be effective August 2, 2016, and will apply
to property transfers located in the Greater Vancouver Regional

District excluding the lands of the Tsawwassen First Nation.

Second, the Act amends the Special Accounts Appropriation

and Control Act to establish a new Housing Priority Initiatives

special account within the Consolidated Revenue Fund.

The new Housing Priority Initiatives special account is intended to
provide a strategic central funding vehicle from which priority
initiatives may be funded in respect of provincial housing and
rental/shelter supply; access and support programs. It is intended
to be complementary to the proposed amendments to the
Property Transfer Tax Act. The special account will be effective

on Royal Assent of the Bill.
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Third, this bill amends the Real Estate Services Act to end
industry self-regulation by requiring all members of the Real
Estate Council of British Columbia to be appointed by the
Lieutenant Governor in Council, and provides the superintendent

of real estate with broad new rule-making and oversight powers.

The amendments also effectively implement the real estate
Independent Advisory Group’s recommendations to strengthen
the regulatory regime and deter and punish the worst behaviour in
the marketplace. Measures allow for substantial increases in
monetary fines, the forfeiture of any commissions earned, and the
ability to fine licensees for each contravention of the Act,

regulation, or rules.

Fourth, this Bill amends the Vancouver Charter to enable the
City of Vancouver to impose a municipal vacancy tax on owners

of vacant residential property.

The legislation enables but does not require Vancouver to impose
a vacancy tax. If Vancouver chooses to impose a vacancy tax,
the legislation sets out key elements of the tax, but leaves the

design details to Vancouver to determine and impose by bylaw.
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In addition, the iegislation would ensure that the revenues
received under this vacancy tax could only be used by Vancouver
in relation to affordable housing initiatives and administration of

the tax.

Honourable Speaker, | move that the Bill amendments be placed
on the Orders of the Day for second reading at the next sitting of

the House after today.

[The Speaker puts the guestion.]
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SECOND READING SPEAKING NOTES
Bill 28
Miscellaneous Statutes (Housing Priority initiatives) Amendment Act,
2016

[The House Leader calls for second reading of Bill 28
Miscellaneous Statutes (Housing Priority Initiatives} Amendment Act, 2016]

[The Speaker calls upon the Minister]

The Minister rises and moves:

MADAM SPEAKER,

[ move that Bill 28 be read a second time now.

Madam Speaker

For quite a number of months now, there has been growing
surprise, concern, and consternation about the rapid rise in the
price of homes in certain regions of the province — primarily in

Metro Vancouver, but also in the Capital Region and other cities.
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There has been speculation — some of it informed, some of it less
so — about the various factors underlying the continued and

sustained rise in prices—particularly centred in Metro Vancouver.

Metro Vancouver is large and has a diverse economy — a regional
GDP of more than $100 billion. It is home to a diverse, educated
and growing population — currently estimated at more than 2.5
million people and forecast to grow to almost 3 million in the next

ten years.

In asking the reasonable question — what is driving the price of
residential real estate ever higher? — we have been confronted

with many further questions, both economic and social.
What is the role of demand ... the role of supply?...

Questions of correlation — did this happen and that happen at the

same time?
Questions of causation — did this happen because of that?

The role of the flow of capital from outside our provincial and

naticnal borders?. ..
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... whether and to what extent this flow of foreign capital is
sufficient to drive a market as broad and diverse as that of

Greater Vancouver?...

... are the recent price rises sustainable, and if not, what could
the conseqguences be to families that borrowed to enter info this

rapidly rising market?

We have also been confronted with questions that tend to
challenge our notion of ourselves as a tolerant, welcoming people
who value our interconnectedness and openness to the world,
who respect the privacy of our neighbours and others, and who
embrace a free-flowing, wide ranging modern society and

dynamic economy.

Qur province, our country, is increasingly connected through trade

agreements and trade flows to the rest of the world.

Thirty years ago, our province and the city of Vancouver—we put
ourselves on the world stage with Expo 86. We invited the world,
and they came, they saw, and many probably fell in love with this

place we call home — just as we did once.
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Our government has worked since 2001 to build on our social,
cultural and economic ties with the world that came to know us in

that year and those that followed.

We have encouraged twinning relationships with communities
across the Pacific; we have launched trade missions that created
new opportunities and jobs; we have opened up new markets
particularly for our forestry products, maritime, aerospace, and
financial sectors; we made the world aware of us as Canada’s
Pacific Gateway, and through that we connected ourselves to the

flow of global trade.

We further established our province as a green gem in the world’s
irmagination with the drama and success of the 2010 Winter
Olympic Games, at a time when so many economies around the

world were beginning to flag and falter.

This is part of the story that saw B.C.’s economy stand as a safe
harbour for investment through the tempests of the giobal
economic slowdown, and helped us emerge from that economic
crisis with now four straight balanced budgets, a triple-A credit
rating from the three major rating agencies, and with an economy
that is forecast to lead growth among provinces both this year and
the next.
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Since 2001, economic growth in BC has averaged 2.6 per cent

annually, compared to 1.9 per cent in the rest of Canada.

Yes, we have a strong economy, we have strong migration
numbers, people are moving here. Qur population is growing. And
a growing population looks for homes to live in. This, then, speaks

to the problem of demand.

On the other side, in the face of economic growth and rising

demand for homes, we have issues of supply.

But what is that supply? Sometimes when | talk to people about
this, | feel they think almost entirely of single family homes, with a
nice yard, maybe a garden, lots of space outside for kids to play,
and lots of space inside too—becatise sometimes it rains in

Vancouver.

And nobody can blame them for that. In the vast majority of
cases, that's the experience they had growing up. And as good,
hardworking parents, they want the same or better for their kids.

That’s fair — it's a common, human dream.

Yet one fact struck me early on in this entire discussion — there

were in 2011 about one thousand fewer single-family homes in

the Vancouver area than there were in 1991.
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And since 1991, the population has risen by almost one million

new people (from 1.6 million to 2.5 million in 2015),

Where do those one million new people live? Townhouses,
condos, other styles of housing. The number of multi-family units

doubled in the same period that single family homes fell by 1,000.

In the late-1980s, more than half the housing starts in the
Vancouver area were single-detached homes. By 2015, only 22%
of housing starts were single-detached homes. And so far this

year, 19% of housing starts are single detached.

Based on the current trends, forecasters anticipate the next 10
years could see a further half-million people or more move to

Metro Vancouver.

If we want to provide long term stability and affordability in the real
estate market and help current and future local residents realize

the dream of home ownership in our communities. ..

... we need to bring more homes to market, more quickly, in
livable communities that are supported by efficient, and cost-

effective, rapid-transit networks.
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That’s one of the reasons that with Budget 2016 we exempted
newly built homes priced up to $750,000 from the Property
Transfer Tax. To create an incentive for builders to start homes at

affordable prices.
So far, (June 30, 2016)

e 3,603 families have saved an average of $7,060 on their
newly buiit homes.

s Total savings to families: $25,436,366

e 189 per week on average (19 weeks)

e 27 per day on average.

The existing First Time Buyers Program has helped more than

10,470 families buy their first home this year.

The cursory review of permitting and approvals that | released two
weeks ago showed that an estimated 108,000 units of housing
are currently somewhere in the development planning and

approvals process of just six lower mainland iocal governments.

Even though housing starts are currently trending strongly above
the historical average, there’s more supply available if local
governments can get those homes through their processes and

onto the market.
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There are steps that the Province can take to help with that, and
we are willing and anxious to work with local governments to help

speed that process.

But however much we want to get new homes onto the market,
there are legitimate and appropriate local governance processes

that need time, and local residents have a legitimate say.

At the current prices and levels of demand, there’s more that
needs to be done while we work to bring forward new supply if we

are to help people afford to buy in the current market.

In short, there needs to be a short term answer on the demand
side of the equation, while housing supply has a chance to catch

up.

That brings us fo the specific changes this government proposes
in this bill.

Bill 28 creates new measures to help make home ownership more
affordable, establishes a fund for market housing and rental
initiatives, strengthens consumer protection, and gives the City of

Vancouver the tools it requested to increase rental property

supply.
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First, to the Property Transfer Tax Act.

In Budget 20186, responding to the questions the public was
asking about foreign ownership of residential property, |
announced government would begin collecting data to identify
foreign purchasers, and better understand whether—and to what
extent—foreign capital was having an effect on residential real

estate prices.

That data—still very early results—is showing some interesting
figures. We now have 20 days’ worth of data — From June 10
through to June 30.

For the period we could capture, there were:

- XXXX transactions in British Columbia

- XXX involved foreign nationals, a rate of X.X%

- The total investment by foreign nationals was $XXXX —
representing X% of the total investment.

- Metro Vancouver accounted for XX% of the real estate
transactions, and YY% of the transactions by foreign buyers.

- By value, Metro Vancouver accounted for $XXX million of

transactions; foreign purchasers accounted for $XXX million.
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- The average investment by non-foreign buyers in Metro
Vancouver was $XXX, while the average investment by a

foreign buyer was $XXX

This is not, from what we can tell, inconsistent with Toronto, for

example, or many other major, world-class cities.

But the volume of capital, in the face of our economy’s ability to
meet that demand, appears to need further measures to help our

local residents afford to realize their dream of owning a home.

Accordingly, Bill 28, proposes amendments to the Property
Transfer Tax Act, that, effective August 2, 2016, impose an
additional tax on residential properties where the transferee is a

foreign purchaser.

The foreign purchaser is defined as foreign national, a trust where
the trustee or a beneficiary is a foreign national, as well as certain

corporations that are transferees.

The additional tax will be 15 per cent of the fair market value of
the foreign entity’s proportionate share of the residential property.
For example, the tax on the purchase of a home valued at $2

million will amount to an additional $300,000.
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We chose this rate in part as it reflects the rate other jurisdictions
faced with similar circumstances have chosen. Singapore, for
example, and Hong Kong, both apply a rate of 15% to residential

property bought by foreign nationals.

The amendments will allow government to set the rate as low as

10% and as high as 20% of the property value by regulation.
This fiexibility will allow government to adjust the tax rate

depending on the needs of the market.

The additional tax will initially apply to property transfers located
in the Greater Vancouver Regional District, excluding the lands of

the Tsawwassen First Nation.

The amendments also allow for expanding or reducing the areas

in which the tax applies, should that prove necessary.

Some will doubtless seek to probe loopholes in these provisions,
and our provisions to prevent that can be explored in committee-

stage debate.

For now, let me say that the amendments are backed up by a
specific anti-avoidance rule. Transactions structured to avoid the
tax, wilt be caught by the anti-avoidance rule and will be subject to

the tax.

2016-07-20 | 10:02 AM Page 11 of 19
Page 194 of 268 FIN-2016-63089-52



We are also establishing broad, six-year provisions for audit,
additional penalties for those who seek to evade the tax, and the
government’s intent is to ensure sufficient new audit staff to

enforce the tax.

Furthermore, we are proposing fines payable as a result of
offences with respect to the additional tax as the amount of
unpaid tax, with interest, pius $200,000 for corporations and
$100,000 for individuals. The maximum liability for imprisonment,

two years, remains unchanged.

Housing Priority Initiatives Fund

Madam speaker, as a second measure, the government is
establishing a new Housing Priority Initiatives Fund for provincial
housing, rental and shelter priority initiatives and programs. The
fund will primarily receive a portion of revenues from the Property

Transfer Tax.

Proposed amendments under the Special Accounts
Appropriation and Control Act establish the new Housing
Priority Initiatives special account within the Consolidated

Revenue Fund, along with its operating rules and oversight.
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The purpose of the Housing Priority [nitiatives Fund is to provide a
strategic central funding vehicle from which priority initiatives may
be funded in respect of provincial housing and rental/shelter

supply, and access and support programs and activities.

The fund is established with a starting balance of $75 million, and
it will primarily receive periodic transfers of Property Transfer Tax

revenues as approved by Treasury Board.

This account is under the responsibility of the Minister of Finance,
It has the authority to fund operating expenditures, capital
investments, and loans and loan-guarantees related to supply of
housing and rental housing, or other shelter, access and support
programs and initiatives, subject to the specific prior approval of

Treasury Board.

Real Estate Services Act Amendments

Madam Speaker, it's clearly important that we British Columbians
should have the help they need to enter the market to buy homes.
And when they’re doing so, they need to know that the process
will be fair, respectful, and that if they choose to engage

professional support, that person will act in the client’s best

interests, not the best interests of the agent.
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We saw earlier this year that, in the face of an extraordinarily
strong real estate market, some licensees took the opportunity to
put their own gain ahead of their clients’, and sought to profit at

the expense of regular, vulnerable people.

Some in the industry saw what was happening, but regrettably,
they were too busy selling homes to act in the broader interest of

their profession.

That, Madam Speaker, is the inherent challenge of self-regulation.
And that is why the government has chosen go to beyond the
recommendations of the independent report, and end self-

regulation for real estate licensees.

Madame Speaker, under these changes, the government will

appoint all members of the Real Estate Council board to ensure a

focus on consumer protection for British Columbians.

Furthermore, the superintendent of real estate will assume all
rule-making powers that were formerly held by the Real Estate
Council. The Superintendent is also provided with broad powers,

including the ability to oversee and direct the council.

Finaily, the amendments implement recommendations to address
the necessary improvements to the regulatory regime as identified

by the Independent Advisory Group.
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The amendments we are proposing would also substantially
increase the fines for licensee misconduct from $10,000 to
$250,000 for licensees, and from $20,000 to $500,000 for
brokerages. This measure will ensure there is a serious deterrent
to misconduct, particularly considering the value of commissions

derived from the current market.

Licensees that contravene the Act, regulations, or rules will also
be subject to the forfeiture of any commissions earned, and may

be penalized for each contravention.

The vast majority of real estate licensees are honest, hardworking
people who have had their reputations tarnished by a few

unscrupulous actors.

These amendments will help protect consumers by providing an
effective deterrence to misconduct and will adequately penalize
those licensees that put their own interests ahead the interests of

their clients.

Vancouver Charter

Finally, we come to the amendments that will enable the City of
Vancouver to implement a stand-alone tax on vacant residential

properiies,
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Vancouver is facing a record-low vacancy rate of 0.6%, which City
Council feels is putting upward pressure on housing stock and

contributing to unprecedented affordability issues.

This amendment seeks to respond to a lack of supply through
interim measures that will give time for new supply to come on to

the market.

When | met with Mayor Robertson two weeks ago, he spoke to
both the need to take measures that create an incentive for new
supply, while the longer term issues of encouraging development

of rental accommodation could be addressed.

Vancouver’s intent in applying a vacancy tax is to seek to

increase the rental housing stock on the market

A recent City of Vancouver study suggested that there are nearly
11,000 empty homes in the city, 9,700 of which are

condominiums and apartments.

The legislation enables but does not require Vancouver to impose
a vacancy tax. If Vancouver chooses to do so, the legislation sets
out key elements of the tax, but leaves the design details to

Vancouver to determine and impose by bylaw.
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The legisiation balances flexibility in enabling Vancouver, while
also providing enough certainty for the taxing authority to be

legally valid.

In brief, the authority to tax applies only to residential land and
improvements, and will not apply to properties otherwise exempt

from property taxation.

Vancouver is limited to using monies received under this ‘vacancy
tax’ for initiatives respecting affordable housing and administration

of the tax.

Vancouver would be responsible for administration,

implementation, collection and enforcement of the tax.

The proposed legislation enables a self-declaration approach;
Vancouver may require information from property owners
regarding the status of their residential property and seek
verifying evidence as to whether it is vacant or occupied — and if
such information is not provided, Vancouver has recourse,

including considering the property to be vacant and taxable.

These changes to the Vancouver Charter are intended to help
address housing affordability by enabling the City of Vancouver to

implement a vacancy tax, should the City choose to do so.
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There is still a great deal of work to be done for the city to
establish the necessary means to levy, collect, administer and

enforce this tax.

| know that other local governments that have similar concerns

are looking with interest at Vancouver’s approach.

| hope they will have the opportunity to learn from Vancouver's
experience, and accordingly decide whether it's something they

also wish to pursue.

Conclusion

Madam Speaker, the legislation today creates new measures to
help make home ownership more affordable, establishes a fund
for market housing and rental initiatives, strengthens consumer
protection, and gives the City of Vancouver the tools it requested

to increase rental property supply.

Owning a home should be accessible to families of middle-class
British Columbians. And when they seek to purchase that home,
they should be treated fairly and respectfully. And finaily, those

who seek to rent should also be able to find a suitable home.

The changes we are proposing today are about making sure that
British Columbians can continue to live, work and raise their

families in our communities.
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MADAME SPEAKER, | MOVE SECOND READING OF BILL 28.
[THE MINISTER SITS]
[Bill is Debated]
[The Speaker Puts Motion and Announces The Resulf]
[Bill Read a Second Time]

[THE MINISTER RISES'AND STATES']

Madame Speaker, | move that the bill be referred to a
committee of the whole house for consideration at the next

sitting after today.

[THE MINISTER SITS]

[Speaker Puts Motion]

Feedback received from

- Steve H
- Sadaf M
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BRITISH
COLUMBIA

DRAFT NEWS RELEASE

For immediate Release Ministry of Finance
[release number]
[Date]

Bill takes action on foreign investment, consumer protection and vacancy

VICTORIA — Legislation introduced today creates new measures 1o help make home ownership
more affordable, establishes a fund for market housing and rental initiatives, strengthens
consumer protection, and gives the City of Vancouver the tools it requested to increase rental

property supply.

Bill 28, “Miscellaneous Statutes (Housing Priority Initiatives) Amendment Act, 2016”; was
introduced in the legislature today.

“We believe that owning a home should be accessible to middle-class families, and that those
who are in a position ta rent are able to find a suitable home,”Premier Christy Clark said.
“These changes are about helping making sure that British Columbians can continue to live,
work and raise their families in our vibrant communities.” [NOT APPROVED]

An additional property transfer tax rate of 15% will apply to purchasers of residential real estate
who are foreign nationals or foreign-controlled corporations. Effective August 2, 2016, foreign
entities purchasing residential property in the Greater Vancouver Regional District, excluding
Tsawwassen Lands, will pay the additional 15% tax on the residential component of the foreign
interest in a property. For example, the tax on the purchase of a home valued at $2 million will
amount to an additional $300,000.

“The data we started collecting earlier this summer showed foreign nationals invested more
than $X million into B.C. property between June 10 and July 15, primarily in the Lower
Mainland,” said Finance Minister Michael de Jong. “While investment from outside Canada is
only one factor driving price increases, it is creating a significant source of pressure on a market
struggling to build enough new homes to keep up. This additional tax on foreign purchases will
help manage foreign demand while new homes are buiit to meet local needs.”

Second, the government is investing $75 million into a new Housing Priority Initiatives Fund for
provincial housing and rental programs. The fund can receive a portion of revenues from the
property transfer tax.

Third, the Province is amending the Real Estate Services Act to end self-regulation of the real
estate industry and substantially implement the key recommendations of the Indepéndent
Advisory Group’s report. These changes will increase significantly the Superintendent of Real
Estate’s authority and oversight. The power to make the rules that apply to the conduct of
licensees will rest with the new Superintendent of Real Estate instead of with Council. The new
Superintendent will alsc have the authority to direct and oversee Council operations, including
requiring Council to investigate a particular matter, issue a notice of a disciplinary hearing, and
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provide reports on the operations and activities of Council to the Superintendent. As well, the
Chair, vice-Chair and all other members of the Council will be appointed by government.

“We need to ensure that when people are ready to make such an impartant investment, the
proper protections and oversight are in place,” said de Jong. “Consumers must be confident
their interests are held above all else.”

Fourth, amendments to the Vancouver Charter provide the legisiative authority for the city to
implement and administer a tax on vacant homes. The City of Vancouver will design the
framework of the vacancy tax, including details like the tax rate, when it will apply and any
necessary exemptions.

[APPROVED] “The issue of housing supply and affordability is impacting British Columbians and
the livability of our Province, especially the Metro Vancouver region,” said Minister Peter
Fassbender. “The City of Vancouver has identified the need for a vacancy tax in arder to meet
rental supply issues. We are taking action by introducing legislation today that enables them to
do this work.”

The Pravince is working on additional measures to address the complex causes of rising housing
prices in Metro Vancouver, as well as other regions of the province. This work focuses en
ensuring the dream of home ownership remains within the reach of the middle class, increasing
housing supply, smart transit expansion, supporting first-time home buyers, strengthening
consumer protection, and increasing rental supply.

Media Contact:

Jamie Edwardson
Communications Director
Ministry of Finance

250 356-2821
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BACKGROUNDER

Additional property transfer tax for foreign entities

Effective August 2, 2016, foreign nationals, taxable trustees and foreign-controlled corporations
purchasing residential property in Metro Vancouver will pay an additional 15% tax on the
residential component of the foreign interest in a property. The tax does not apply within the
Tsawwassen First Nation Lands.

The purpose of this tax is to help manage ongoing demand while the market responds by
building new homes to meet local demand. By placing barriers to the foreign investment in
Metro Vancouver’s real estate, we can help manage rising prices while supply catches up.

While at the present time the additional tax will only apply in Greater Vancouver, the Bill
includes regulatory powers that would allow the government to prescribe other areas in which
the additional tax would apply. The Province continues to monitor data on foreign investment
and foreign ownership in B.C.'s real estate market.

Application

A trustee will be subject to the additional tax if the trustee is a foreign entity, or if a beneficiary
of the trust is a foreign entity. Similarly, a corporation would be liable if it is not incorporated in
Canada, or if the corporation is incorporated in Canada but is controlled by foreign entities. If
one or more beneficiaries of a bare trust are foreign, the transaction will be subject to the
additional tax, even if the trustee is not foreign.

The additional tax will only apply to the portion of a property’s value that is-for residential use.
For example, if a foreign corporation purchases a mixed-use development that combines
residential space with commercial space, the additionai 15% tax will apply only to the portion of
the property’s value that is for residential use.

Enforcement

Audit measures already in place for the property transfer tax will be extended to encompass
the additional tax. Additianal auditors will be required and the process is underway to begin
recruitment so that the necessary resources for are in place to ensure the additional tax is paid
by those required to do so under the legislation.

The amendments extend the limitation period for audit and enforcement of the additional tax
to six years. The existing limitation periad for the regular tax is one year.

Avoidance Ruies
The amendments include anti-avoidance rules designed to capture transactions that are
specifically structured to avoid the tax. For example, a transferee who would otherwise be
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taxable cannot hide behind a local trustee. The legislation is structured to look through
Canadian trustees to beneficiaries of the trust as an anti-avoidance mechanism. If the trustee is
foreign, the transaction is taxable even if the beneficiaries are not.

Increased Penaities

Fines payable as a result of offences with respect to the additional tax are the amount of
unpaid tax, with interest, plus $200,000 for corparations and $25,000 for individuals. The
maximum liability for imprisonment, two years, remains unchanged.
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st Legislation Privacy Impact Assessment

COLUMBIA

Part 1 - GENERAL

Name of Legislation:
Date of RFL:
Name of Ministry:

~Ministry Contact:

Email:

New

Amended

i Name of the Act being replaced {if applicable): , N

2. Provide a brief summary of the legislative proposal.

The Property Transfer Tax Amendment Act contains amendments to the Property Transfer Tax Act
(the Act) which impose an additional tax applicable to transfers of residential properties where
the transferee is a foreign entity as defined in the legislation.
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Foreign entities include the following:

s Individuals that are fareign nationals:

* Corporations that are not incorporated in Canada, and corperations, other than those
listed on a Canadian stock exchange, incorporated in Canada and controlled by foreign
nationals or certain corporations.

Also included are trusts, where a trustee is a foreign entity and trusts where a beneficiary is a
foreign entity.

There is an existing framework in the Act that governs the confidentiality of taxpayer information
and restricts the use of taxpayer information collected under the Act. Section 32 of the Act
provides that information collected under the act may only be used or disclosed for prescribed
purposes:

¢ The administration and enforcement of the Act, the Home COwner Grant Act and the Land

Tox Deferment Act.

o Court proceedings related to those acts

* Under a tax information exchange agreement entered into with the federal government

e Compilation of statistical data, and

s To the British Columbia Assessment Authority.

The amendments do not expand or modify the existing framework.

3. Please advise:

a) | FO[’WhiCh Ieglslatzve session is the proposed amendment scheduled? _J Summer2016

)? _Dayou haveapol|cycomm|tteedate? i No o Date |

i ¢) | Has the Privacy and Legislation Branch {PLB) rewewed any part of this ! No.
. amendment for a previous legislative session?

(If yes, please list relevant parts, date reviewed and changes that have been
..made since. If you previously completed an LPIA ar PIA, please attach a copy.)

. i

T S
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Part 2 - PRIVACY (Protection of Privacy}

4. a) Within the proposed legislation, what personal information, if any, is authorized to be collected,
used or disclosed?

No specific personal information is authorized to be collected under the proposed legislation. The
amendments do ailow the administrator to create a form to administer the tax and in that form
require information necessary to administer the additional tax. However, the power to create forms
and require information already exists under the Act..

5. Collection of personai information

a) ] Does the proposed legislation specifically authorize the collection of personal mformatlon?’ g

1‘ Yes i No { Go to question 6}

If yes, please describe and provide the rationale to support the collection. _J

Yes {Go to question 6)

If no, will the proposed legislation authorize the indirect collection of the personal information? (Please
specify)
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6. Use of personal information

- 8) ; Doesthe proposed Ieg__lnollatlon p_ecn‘“cally authorlze the use of personai mformatlon'-’ o f
L Yes 1% [ No{Gotoguestion7)
j____lf yes, please descnbe and pro\nde the rationale to support the use. e ) -
The amendments do not specifically _au_t_honze the use of personal inférmation.

The Act currently authorizes the administrator to use the-information collected from the transferée for audit i
| puUrposes. _

Section 32 of the Act provides that information collected under the: act may only be used or disclosed for |
! prescribed purposes: '

‘e The administration and enforcement of the Act; the Home Owner Grant Act and the Land
Tax Deferment Act.
e Court proceedings related to those acts o : :
l ¢ Underatax mformatlon exchange agreement entered mto W|th the federal government J
: s Compilation of statlstlcal data, and
! e To'the British Columbia Assessment Authority.
i The amendmeénts do not expand or modify the existing framework.
7. Disclosure of personal infarmation

: } ; Does the proposed Ieglslatlon specrﬂcallv authorize the dlsclosure of personal mformatron"’ o
AL : R—
o dYes o ._..1%[No{Gotoquestiong) ]

f If yes, p!ease descrlbe and prowde the purpose and rationale to support the disclosure. Please also
describe to whom the persanal information would be disclosed. e
b} Does the proposed Ieglslatlon permit or reguire the dlsciosure of personal mformatlon outS|de *
;_ Canada? (This includes information posted on the internet.) e
.. ] Yes (Please describe and provide the rationale) | _*.1 No(Gotoquestions) :

4
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8. Does the proposed legislation address the retention/disposal of personal information? if so,
please explain.

No.

9. Wiil the proposed legislation support a regulation-making function related to the administration
of personal information?

| Yes-— please explain _(Please follow-up with PLB during the regulati

on development)

No

| Unknown {If one is developed please follow-up with PLB during the regulation develepment)

JREEL: |

Part 3 - ACCESS (Freedom of Information)

10. Does the proposed legislation include a section that overrides or limits provisions of the Freedom
of Information and Protection of Privacy (FOIPP) Act {examples of this include a notwithstanding
clause or “despite the FOIPP Act” clause}?

] Yes _ i No { Go to question 11)
a) ! identify the provis_ions of the FOIPP Act that will be affected,

b) | cite section in proposed legislation (if available), and j

i ¢) | explain why the override or limitation is necessary.
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11. Does the proposed legislation include a confidentiality clause or any other provision that limits the
access of an individual to their personal information or other records of the public body?

A C M NO ,
a) Cite section reference in proposed legislation {if available)
| b) | Explain why the confidentiality clause or other limiting provision is necessary
e e e A i T o . -

Part 4 - Conclusion

This LPIA is based on the RFL dated and identified on page one. If there are any changes in scape from
the original RFL you may need to complete a riew Legislotion Privacy Impact Assessment. Please
inform PLB if you make any changes to the scope.

| LPIA Completed by: | Paul Flanagan ' Title: | Executive Director

Please note that PLB’s review and comment on your PIA is confirmed through the summary it sends to
Cabinet Operations.
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Legislation Privacy Impact Assessment

BRITISH
COLUMBIA

Version 3
Part 1 - GENERAL

Name of Legislation:
Date of RFL:
Name of Ministry:

Ministry Contact:

Email:

2. Provide a brief summary of the iégislative proposal.

The proposed amendments under the Special Accounts Appropriation and Control Act are
complementary to proposed amendments to the Property Transfer Tax Act and establish a new
Housing Priority Initiatives special account (Account} within the Consolidated Revenue Fund. The
Account’s purpose is to provide a strategic central funding vehicle from which priority initiatives
may be funded in respect of provincial housing and rental/shelter supply; access and support
programs.

3. Please advise:

a) ; For which legislative session is the proposed amendment scheduled? \
, | Date: | .dul
c) | Has the Privacy and Legislation Branch (PLB) reviewed any part of this i ‘No
v
|
|

b) ¢ Do you have a policy committee date? | ~ERC;

amendment far a previous legislative session?

(If yes, please list relevant parts, date reviewed and changes that have been
made since. (f you previously completed an LPIA or PIA, please attach a copy.)
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Part 2 - PRIVACY (Protection of Privacy)

4. a) Within the proposed legislation, what personal information, if any, is authorized to be collected,
used or disclosed?

The proposed legisiation itself does not specifically refer to collection or disclosure of
personal information. However, the new statutory special account (Account) created by the
proposed legislation will provide statutory authority to make loans, loan guarantees, grants
and other forms of assistance, the funding of which is provided for through the Account. The
process of developing and executing such instruments would involve the collection of
personal information either through the Account or through other ministries and agencies. [t
is anticipated that the collection of information will be by consent.

b) Will there be a change to the scope (amount or type) of personal information being coliected,
used or disclosed? (If so, please describe.)
None anticipated once program designs are completed.

5. Collection of personal information

Does the proposed Ieglslatlon spemf[callv authorize the collection of personal mformatlon?
Yes i X * No { Go to question 6)

)

;
F
L

_i

g

If yes, pIeasa descrlbe and prowde the rationale to support the co%lectlon

b)1 ‘will the personal information be coIIected directly from the individuai concerned? ;

: Yes (Go to.question 6) * X No

If no, will the proposed Ieglsiatlon authorlze the mdn’ect collectlon of the personal mformatron? (P[ease
i spedfy)

|
1
e e e e i

P
!
i
5
i
IS

PR . e i e+ i 3 - . . e

6. Use of personal information

r_da) Does the proposed legis[atlon specn"callv authorize the use of personal mformatmnf i

: ._' Yes _ " X 4' No (Go to question 7)
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7. Disclosure of personal information

Legislation Privacy Impact Assessment

a) l Does the proposed legistation specifically authorize the disclosure of personal information?

I No (.Go to guestion 8)

Yes

If yes, please describe and provide the purpose and rationale to support the disclosure. Please also

| describe to whom the personal information would be disclosed.

b)

Does the propased legislation permit or require the disclosure of personal information outside

E
! Canada? (This includes information posted on the internet.)

Yes {Please describe and provide the rationale) | 2X“1 No {Go to question 8)

8. Does the proposed legislation address the retention/disposal of personal information? If so,

please explain.

No. Relies on existing FOIPPA rules,

9. Will the proposed legislation support a regulation-making function related to the administration

of personal information? Yes

I Yes - please explain (Please follow-up.with PLB during the regulation develcpment)

\NU

Unknown (If ane is dev_e.loped please follow-up with PLB during the regulation development)

Part 3 - ACCESS (Freedom of Information)

10. Does the proposed legislation include a section that overrides or limits provisions of the Freedom
of Information and Protection of Privacy (FOIPP) Act {examples of this inciude a notwithstanding

clause or “despite the FOIPP Act” clause)?

| i}{§ No {Goto question 11}

. [
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' b) i cite sectlon in proposed ieglslatlon (lf avaliable), and
N e NSy ——
J c) explaln why the overnde oF Itmltatzon is necessary.

11. Does the proposed legislation include a confidentiality clause or any other provision that limits the
access of an individual to their personal information or other records of the public body?

LoYes o IXiMNo ;
a) Clte section reference in proposed Ieglslatlon (:f available) ?
| |
e o ]
b) * Exp!am why the COanentlallty clause or other Ism[tmg provusmn is necessary %
| - — e S em S e e e oL A ko = D T e LA L o PR s = i e s
Lo o et s e e e e e e . R e o

Part 4 - Conclusion

This LPIA is based on the RFL dated and identified.on page one. If there are any changes in scope from
the original RFL you may need to complete a new Legislation Privacy Impoct Assessment. Please
inform PLB if you make any changes to the scope.

LPIA Completed  Title:  Date: I

Piease note that PLB’s review and comment on your PiA is confirmed through the summary it sends to
Cabinet Operations.
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URBAN DEVELOPMENT INSTITUTE — PACIFIC REGION
#200 - 602 West Hastings Street

Vancouver, British Columbia V6B 1P2 Canada
T..604.669.9585 F. 604.685.8691

www.udi.bc.ca

_ (IREAN GEVELOMAENT INSTATLIE ro
poalfls reginn A

June 20, 2016

The Honourable Christy Clark
Premier

Province of British Columbia
PO Box 9041, Stn Prov Govi
Victaria, BC V8W SEL

Dear Premier Clark:
Housing Affordability Solutions in Metro Vancouver

As you are aware housing prices in the Lower Mainland have always been high
relative to the rast of British Columbia and the nation. However, in recent history {or
the last few months), housing affordability in the Region has become a serious issue,
worthy of government intervention.

We applaud your Gavernment for introducing in the last budget a fult exemption
from the Property Transfer Tax (PTT) for purchases of newly buiit homes up to
$750,000 {when units are the buyer’s principal residence). This measure will spur
the building of moderately priced housing units. Provincial ministries are also
discussing with the Urban Development: Institute (UDI) and other stakeholders
aboutadditional measures that could be employed to resolve the issue.

We agree with the assessment in last Provincial Budget that “Any long-termr
mitigation of housing prices and housing affordability in the Lower Mainland must
address adequate supply of affordable new construction, particularly multi-famify
housing.”

UDI strongly believes that the B.C. Government has a role to play in ensuring
rmunicipalities provide adequate zoning capacity for new housing. For too tong,
municipalities have limited the supply of housing through zoning and unreascnably
long approval processes. In fact, many municipalities are not living up to their own
Regional Growth Strategy targets. All of this is at odds with the Provincial
Government’s stated geal of increasing housing supply - especially multi-family
housing - particularly near transit lines. With tens of thousands of people moving
here every year, we will not be able to begin to address affordability without
increasing the number of homes we build.

Page 244 of 268 FIN-2016-63089-52



To increase this supply, the Province is going to have to be more directly involved in
directing land use planning goals. Specifically, we suggest the Government;

1} Require municipalities to loosen planning rules to speed up their development
review processes;

2) Mandate higher densities and pre-zoning areas across communities - but
particularly in town centres and near transit stations; and

3) Tie transit funding to municipalities meeting higher density objectives.

Some are suggesting that senior governments introduce demand side measures such
as taxes on non-Canadians, luxury homes, speculation and vacant units te improve
atfordability, We doubt the efficacy and impact of such measures on improving
affordability - especially in isolation of any supply-side solutions being introduced.

Taxes will not imprave affordability if the number of housing units remains
constrained. In fact, increasing them may severely undermine the value of people’s
haomes ~ pérhaps even destabilizing our industry, which represents 25% of British
Columbia’s economy.

If the Province does proceed with taxes, it is imperative that they be implemented in
conjunction with provincial mandates on municipalities te increase housing supply
(see above). We also ask that the industry be consulted to avoid and mitigate any
unintended consequences, Any tax that would be introduced, sheould be phased in
over time, so the market can absorb the impact. It would also be important that all
the revenues from any tax be directed to affordable housing initiatives (e.g. low-
income housing and new/expanded homebuyer grant programs).

One demand side measure that could be explored is improving the enfercement of
our current federal income tax regime. Concerns have been raised that those who
purchase the rights to buy a housing unit and then reassign those rights for a profit
are not paying the income taxes on those profits. The Canada Revenue Agency
(CRA) should consider stepping up their enforcément to ensure that these taxes are
being -collected, We wouid also support measures that would require developers to
inform the CRA when the persen who purchased a presale unit is not the person who
closed on the sale of that unit.

UDI agrees that governmernit action is needed to resolve the housing affordability
problems in the Lower Maintand, and we are very prepared to work with
governments and all stakehalders tg resolve this complex issue.

Yours sincerely,
.

Anne McMullin
President and CEO

S:\Public\Affordable Hausing\UDI Ltr Premier Clark June 20 2016 Housing Affordability Metro
Vancouver.Doc
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Qs and As '

General

1. You have long been saying this is a supply issue, and now you’re bringing forward measures to cool
demand - what facts changed in the last few days to change your mind?

PTT Q&As
2. What will be the effect of these tax measures on the market? Will prices go rise less rapidly, or even go
down, and by how much?

3. How many homes would this tax have applied to last year? How many do you think it will apply to this
year?

4. How much revenue do you expect this PTT change to raise?
5. How will you know if these changes are working?

s.13

7. You've only been collecting data for iwo weeks — are you already seeing a problem? Have you analysed
the data, what does it show?

9. If this tax’s revenues are used to help new buyers enter the market, doesn’t that just keep demand for
housing high? How does stimulating demand make sense?

10. Q. You have announced this as being effective as of [Date] - will there be transitional rutes for purchases
signed prior to this date but closing after the effective date?

11. Q. When will you recall the legislature to pass these changes into law? Summer, fall or next spring?
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12. How will the tax have any effect if it's not enacted? How do you justify passing the law next year and
applying it retroactively?

13. Wan't foreign buyers just use a corporation / trust / other planning tool to avoid this tax?

14. Will you he able to audit / enforce this tax effectively?

s.13

16. Q. Why [Sthreshold]?

17. Q. Why [$rate]?

18. How is “foreign buyer” defined?
Anyone who is not:

* a Canadian citizen, or
* apermanerit resident (as defined in the immigration and Refugee Protection Act (Canada))

Vacancy Tax Q&As

19. Q. Why isn’t the province implementing the vacancy tax itself?

20. Q. I'm a snowbird - will | be taxed? / What will this vacancy tax look like? How soon can it be
impiemented?

s.13

22.I’'m a BC resident but | own a condo in Vancouver for occasional personal use when I'm there on
business or vacation: will | be forced to rent it out or pay higher taxes?

23. Why shouldn’t people be allowed to decide how to manage their own property?

Strata Act Q&As

24. How many strata units are affected by rental restrictions?
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25. I bought my unit in a building with rental restrictions - the wholie building voted in favour of restricting
rentals. Will | be affected?

Supply Q&As

27. You've said you are going to "bring farward new measures that help accelerate and stimulate both the
construction and availability of housing * — what are those measures and why won’t you announce them
today?

28. You talk about new measures and then talk about units waiting for approval - Are you talking about
overriding municipal zoning / approval processes?

29. You talk about contradiction between wanting more affordable housing and not wanting more
development - will you be consulting with local neighbourhood community groups?

30. Why won’t you tell us the full plan right now? What’s the “new path to home ownership” and why don’t
you announce it today?

s.13
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Event Propesal — For PREM Consideration

MINESTRY OF FINANGE

Event Title: FIVE POINT PLAN TO MAKE HOMES MORE AFFORDABLE

| Date: June 24, 2016

: Time: 10 am

Media Market: lower mainland

i Location: TBD - Name.of Venue

XX Street
City

English Media Spokesperson:
Premier, Minister de Jong

Muilticultural Media Spokespersoin:
Minister Wat
Minister Virk

i Author/Ministry: Jamie Edwardson/ Finance

PROACTIVE EVENT OR INVITIATION

GCPE led proactive event

EVENT
Premier Christy Clark announced a five-peint plan the governmerit wilt implement over the coming months to help make homes

more affordabie for British Columbians.

WHO'S ORGANIZING?

-

GCPE and PO

STRATEGIC CONSIDERATIONS

s.12,5.13

VENUE DESCRIPTION
Specific venue to be identified. Multi-family residential construction project in Vancouver in early stages of censtruction. Prefer a
project with social/green/environmentalfinnovation credit,

EVENT PARTICIPANTS (SPEAKERS)

Premier,
Minister de Jong
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«  Minister Coleman

+  Minister Fassbender

s Other Lower Mainfand MLAs

Multicuftural spokes: Minister Wat, Minister Virk

KEY VALIDATORS & STAKEHOLDERS
s.13

TARGET AUDIENCE

«  Middie income lower mainland residents who are challenged by the price of entering or moving up in the lower mainland housing

market.

VISUAL MESSAGE(S)

DESIRED PICTURE (STILL)

»  Premierand ministers at the site of residential construction project to emphasize housing supply message.

ACTUAL SPEAKING BACKDROP
+ To be identified

WRITTEN MESSAGE(S)

s.13

KEY MESSAGES
s.13
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Qs and As

PTT Q&As
s.13

-3
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5 year per cent change in MLS HPI benchmark price in selected markets

Housing Affordability

(May 2011 to May 2016)

R \re

Burnaby (East)

73%

45%

Burnaby (North)

78%

27%

Burnaby (South)

68%

29%

North Vancouver

76%

21%

Richmond

60%

18%

Vancouver (East)

84%

33%

\Vancouver (West)

65%

42%

West Vancouver

bbotsford

48%

5% :

Langley

53%

7%

Surrey

Sources: Real Estate Board of Greater Vancouver {REBGYV); Fraser Valley Real Estate Board (FVREB)
1
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Housing Stock and Population Growth

Vancouver
Occupied Housing Stock, Vancouver CMA Population, Vancouver CMA
(dwelling units) (individuals)
1,000,000 - - 2,700,000
900,000 - - 2,400,000
800,000 - - 2,100,000
700,000 - - 1,800,000
600,000 - 1,500,000
>00,000 4 - 1,200,000
400,000 - ! !
300,000 - - 900,000
200,000 - - 600,000
100,000 - - 300,000
0 0
1991 1996 2001 2006 2011
2 Single-detached = Multi-unit e Population
Source: BC Statistics, Canada Mortgage and Housing Corporation 2
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BC Housing
Market Conditions

MLS sales-to-active-listings ratio
(per cent, nsa)

45 -
40 -
35 1
30
25
20
15
10

1

Above 20% = seller’s market

5 | ' Below 15% = buyer’s market

0 2008

| | ] | T I | 1

2009 2010 2011 2012 2013 2014 2015 2016

Source: BC Real Estate Association 4
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What Has Been Done

BC Budget 2016 measures:
« Property Transfer Tax (PTT) exemption for newly built homes
« PTT rate — Fair Market Value > $2 million: increase from 2% to 3%
« Reporting requirements - citizenship, bare trusts
« Capital spending
— $355M over 5 years for affordable housing
— 2,000+ housing units in communities

Federal measures:

« Tighter mortgage rules — 10% down payment on homes over $500,000
» Capital spending for infrastructure

«  $500,000 to Statistics Canada

« Consultation with provinces to develop a National Housing Strategy.
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Next Steps

Increasing Supply to Address Affordability

* Incorporating densification goals (e.g. infrastructure)
* Promoting densification among municipalities

* Funding for affordable housing

Collecting, Sharing and Using Data
 (Citizenship information (Property Transfer Tax)
* Statistics Canada data collection

o Audit/enforcement
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ADVICE TO MINISTER

Ministry of Finance

Date: January 6, 2016 New Data Collection

Updated: May 31, 2016 ' ' ' o Me'a;su res
Minister Responsible: Michael de Jang

CONFIDENTIAL a
GCPE-FIN ISSUE NOTE . |
Property Transfer Tax Act —

DRAFT

ADVICE AND RECOMMENDED RESPONSE:

The Province is taking steps to better inform our collective understanding
of what drives growth in B.C.’s real estate market.

As of June 10, 2016, a new property transfer tax return will require
transferees to provide citizenship information.

The changes will allow the Province to monitor the degree of foreign
ownership and the use of bare trusts in B.C.’s real estate sector.

Going forward, we will have the data required to make evidence-based
policy decisions. Estimates of the impact of foreign investment and the
use of bare trusts in B.C.’s housing market have been just that —
estimates. Conclusive data wasn’t available.

Protection of privacy is of utmost importance and we are working with
BC Stats to develop parameters around how the data wili be aggregated
for public release. Individual taxpayers will not be identifiable.

Government expects to be in a position to release aggregated data in
early 2017. We expect to have collected enough data by that point to
accurately reflect the market.

SECONDARY:

Individual transferees will be required to disclose their citizenship when
they register their property at the Land Title Office. Corporations will be
required to disclose their directors’ citizenship.

Transferees will also be required to disclose whether they are holding the
land as a bare trustee when they register their property at the Land Title
Office and disciose information on the settlors and beneficiaries of the
bare trust.
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KeEY FACTS REGARDING THE ISSUE:

Faoreign investment

The public has been particularly interested in issues related to foreign real estate investment in
B.C. and especially the Lower Mainland. With average prices continuing to creep upward, many
have claimed that an influx of foreign buyers in the Lower Mainland is pricing locals out of the
market. There hasn't been any conclusive data to support this perception.

Public debate around non-resident investment in B.C.'s housing market has been hindered due
to a lack of conclusive data. Industry experts estimated that non-residents likely make up 2-4%
of home sales activity in Greater Vancouver.

The new form asks transferees to disclose whether they are:
 Individuals: Canadian citizens or permanent residents, and if neither, their country of
citizenship.
« Corporations: The number of directors, whether the directors are Canadian citizens or
permanent residents, and if neither, the names, addresses and citizenship of those
directors.

s.13
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ADVICE TO MINISTER

Communications Contact: Sonja Zoelter
Program Area Contact: Hilary Harley, Steve Hawkshaw

File Created:

January 6, 2016

Fife Updated: May 31, 2016
File Locaticn: J\Secure Folder\Budget 2016\Issues Notes
| Program Area Comm. Diractor Deputy Minister's Office "
i DJ
3
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