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ALL PROPERTY TYPES
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Canada’s economy blows away
forecasts with 4.9% growth - its
strongest start to year since 2002

THE CANADIAN PRESS, FINANCIAL POST 08.31.2017 |

Economists had only expected 3.7% growth in the second quarter.

By Andy Blatchford

OTTAWA — The economy surged past second-quarter expectations with growth at an annual rate of
4.5 per cent, giving the country its best start to a calendar year since 2002, Statistics Canada said
Thursday.
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Canada’s economy blows away
forecasts with 4.5% growth - its
strongest start to year since 2002

EEEEEEEEEEEEEEEE . FINANCIAL POST 08.31.2017

CHANGE IN GROSS DOMESTIC PRODUCT (GDP), 2017-19
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CHANGE IN GROSS DOMESTIC PRODUCT (GDP), 2017
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B.C. adds 33,300 jobs in
September, unemployment
plummets

L]
B.C. added more full-time jobs than part-time jobs last month, bucking the overall trend
nnnnnnnnnn
By Tyler Orton | October 5, 2018, 8:00a:
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The kids went back to school and more than a few adults
went back to work in September in B.C.

The province added 33,300 jobs last month, pushing its
unemployment rate down 1.1 percentage points to 4.2%, according
Statistics Canada data released October 5.

Meanwhile, the economy added a total of 63,300 jobs across the
country.

However, unlike the national gains, most of the jobs added in B.C.
were full-time positions.
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The kids went back to school and more than a few adults
went back to work in September in B.C.
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B.C. adds 33,300 jobs in
September, unemployment
plummets

B.C. added more full-time jobs than part-time jobs last month, bucking the overall trend
nationwide

By Tyler Orton | October 5, 2018, 8:00am

Longshoremen at a dispatch hall ready to work at the Port of Vancouver | Photo: Dominic
Schaefer

The kids went back to school and more than a few adults
went back to work in September in B.C.

The province added 33,300 jobs last month, pushing its
unemployment rate down 1.1 percentage points to 4.2%, according
Statistics Canada data released October 5.

Meanwhile, the economy added a total of 63,300 jobs across the
country.

However, unlike the national gains, most of the jobs added in B.C.
were full-time positions.

ECONOMIC CHANGE IN BC (past 5 years)
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EMPLOYMENT CHANGE IN BC (past 5 years)
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The kids went back to school and more than a few O /O
went back to work in September in B.C.

The province added 33,300 jobs last month, pushing its ° ° °
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Statistics Canada data released October 5.

Meanwhile, the economy added a total of 63,300 jobs across the

country.
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EMPLOYMENT CHANGE IN BC (past 12 mos.)
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5-YEAR JOB & WAGE GROWTH, BC (2012-2017)
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5-YEAR JOB & WAGE GROWTH, BC (2012-2017)
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CONSENSUS OUTLOOK FOR GDP, 2018-19 av. annual
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The kids went back to school and more than a few adults
went back to work in September in B.C.

The province added 33,300 jobs last month, pushing its
unemployment rate down 1.1 percentage points to 4.2%, according
Statistics Canada data released October 5.

Meanwhile, the economy added a total of 63,300 jobs across the
country.

However, unlike the national gains, most of the jobs added in B.C.
were full-time positions.




CONSENSUS OUTLOOK FOR GDP, 2018-19 av. annual
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SOUNDBITE: ® the economic fundamentals look relatively good
nationally and provincially ...
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Bank of Canada hikes interest
rate to 1.25 per cent on strong
economic data; Poloz notes

the NAFTA uncertainty

The central bank pointed to unexpectedly solid economic numbers as key drivers

o
e CO no mlc behind its decision to hike the rate to 1.25 per cent, up from one per cent. The increase
followed hikes in July and September.

conteXt gank of Canada Govemor comments on rate hike 0 ~»
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DECEMBER 2018 OVERNIGHT TARGET RATE

> BMO Capital Markets: 1.75%
the 2] > TD Economics: 1.75%
N > CIBC World Markets: 1.75%
— & > Scotiabank: 1.75%
THE INTEREST 2 RBC 1750/0

RATE ouTLook  With the overnight rate currently at 1.5%, the
consensus 1s that we will see one more rate
increase from the Bank of Canada through 2018...

...and one to three more through 2019.
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INTEREST RATE OUTLOOK

+0.50% overnight target
@ 3.20%
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THE INTEREST
RATE OUTLOOK

Let’s assume: in purchasing power
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Q2 NET INTER-PROVINCIAL +18% above Q2 average
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Canadian government wants 310,000
immigrants in 2018, 340,000 a year by

the 2020

° By Monigue Scottl National Online Journalist, Politics Global News
demographic = conmens | ¢ acevooc [itie] = i [ e [
context | - |

IMMIGRATION
POLICY
CHANGES

Y1 Jiang, Jiangiao Sun, their son Sunny, their daughter Jenny and
grandparents Youfang Jiang and LI Zhang are pictured at their home In
Ottawa In July. The family Iimmigrated to Canada from China and live
together as a muiti-famity household.

THE CANADIAN PRESS/Sean Klipatrick
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Canadian government wants 310,000
immigrants in 2018, 340,000 a year by

2020

y Monigue Scott!  National Online Journalist, Politics Global News
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FEDERAL IMMIGRATION TARGETS
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LABOUR FORCE GROWTH, CANADA, 250,000 immigrants
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TOTAL POPULATION IN BC to 2036
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POPULATION BY AGE IN BC
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POPULATION BY AGE IN BC to 2036
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POPULATION GROWTH IN BC’s MAJOR METROs
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Canada BC Lower Mainland Captial CORD
7,512,597 1,241,308 910,140 70,337 75,790
Share of Growth  73% 6% 6%

Share of Base (2016)  61% 8% 4% 0



THE DEMOGRAPHICS OF MAINTAINING A HOME

BRITISH COLUMBIA
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demand
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CHANGE IN HOUSING OCCUPANCY in BC, 2017 - 2036
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GROWTH &
CHANGE

Population Dwelling Units Owned Rented Owned Rented
1,241,308 599,465 Ground Ground Apartments Apartments
65 000 21,500 342,493 58,106 106,484 92,293

peryr.  peryr. "
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HOMES FOR B.C.

A 30-POINT PLAN FOR HOUSING
AFFORDABILITY IN BRITISH COLUMBIA

St

BRITISH
COLUMBIA




2018 BC Budget & Other Policy Changes

Policy/Instrument In 61 Words or Less

*Expanded to 20%
*Applies to Metro Vancouver, Fraser Valley, Capital Region, Nanaimo RD, & Central

Foreign Buyer Tax Okanagan
(non local purchasers) . . . o .
*Effective immediately for MV, transitional rules for new regions of transfers Post
Feb 21, 2018
the
policy
context

HOMES FOR B.C.
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qé» NEeWS B.C. government moves ahead with speculation tax on vacant homes

B.C. government moves ahead with speculation
tax on vacant homes

f (W (&) (In

Tax ranges from 0.5% on secondary homes left vacant by B.C. residents, to 2% on
foreign-owned properties

CBC News - Posted: Oct 16, 2018 1:10 PM PT | Last Updated: October 16

the
policy

context

LA
\

Homeowners who live at their properties — or rent them out — will receive an exemption by filing an annual

declaration form. For the remaining properties, a tax rate of 0.5 per cent of the assessed value will apply for
m 2018. (CBQ)

B.C.'s finance minister has introduced legislation to move ahead with a controversial speculation
tax on vacant or underutilized properties.

HOMES FOR B.C.

A 30-POINT PLAN FOR HOUSING
AFFORDABILITY IN BRITISH COLUMBIA

The bill ends months of speculation about how the province planned to use the new levy to help
deal with runaway housing prices in some B.C. communities, outlining a range of tax rates from
0.5 to two per cent and a number of exemptions.

BRITISH
COLUMBIA




2018 BC Budget & Other Policy Changes

Policy/Instrument In 61 Words or Less

Foreign Buyer Tax - Expanded to 20%

*Applies to parts of Metro Vancouver, Fraser Valley, Capital Region, Nanaimo RD, & Central Okanagan
(I’ZOI’I local ,OLlI’ChCJSGI’S) * Effective immediately for MV, transitional rules for new regions of transfers Post Feb 21, 2018

*New form of property tax layered on top of existing property tax
*Applies to homes not used as primary residence or as long-term rental
*Applies to parts of Metro Van., FVRD, Capital &Nanaimo RDs, Kelowna & W. Kel.

h ﬁ
the . Speculation Tax  *Effective Fall 2018 @ 0.5% of property value
pOllCY (vacancy tax) *For 2019, 2% for foreign investors, 1% for Canadians & PRs not resident in BC,
context 0.5% for BC residents who are Canadian Citizens or PRs

*Number of exemptions: Principal Res, Rental, Medical, Rental/Strata
Restrictions, Strata Hotels, Vacant Land (2018 only), Land Under Development

HOMES FOR B.C.
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2018 BC Budget & Other Policy Changes

Policy/Instrument In 61 Words or Less

" *Expanded to 20%
FO relgn Buyer Tax *Applies to parts of Metro Vancouver, Fraser Valley, Capital Region, Nanaimo RD, & Central Okanagan
(non local ,OLlI’ChCJSGI’S) * Effective immediately for MV, transitional rules for new regions of transfers Post Feb 21, 2018

*New form of property tax layered on top of existing property tax

Specu lation Tax ‘Appl?es to homes not used as primary res.idence or gs long-term rental
®*Applies to parts of Metro Van., FVRD, Capital &Nanaimo RDs, Kelowna & W. Kel.
( vacancy tax) * Effective Fall 2018 @ 0.5% of property value

®For 2019, 2% for foreign investors, 1% for Canadians & PRs not resident in BC, 0.5% for BC residents who are Canadian Citizens or PRs

the
o ®Increase PTT on residential properties over $3M from 3% to 5% on portion that is
Property Transfe
pOllCY OPSIty It r over $3M

Tax .
COnteXt (more progressive escalation for y A 9 p l ies to a“ Of BC
$3 million plus purchases) ® E:feCtlve 201 8

HOMES FOR B.C.

A 30-POINT PLAN FOR HOUSING
AFFORDABILITY IN BRITISH COLUMBIA
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2018 BC Budget & Other Policy Changes

" *Expanded to 20%
FO relgn Buyer Tax *Applies to parts of Metro Vancouver, Fraser Valley, Capital Region, Nanaimo RD, & Central Okanagan
(I’ZOI’I local ,OLlI’ChCISGI’S) * Effective immediately for MV, transitional rules for new regions of transfers Post Feb 21, 2018

*New form of property tax layered on top of existing property tax

Specu lation Tax * Applies to homes not used as primary residence or as long-term rental
* Applies to parts of Metro Van., FVRD, Capital &Nanaimo RDs, Kelowna & W. Kel.
( vacancy tClX) * Effective Fall 2018 @ 0.5% of property value
th ®For 2019, 2% for foreign investors, 1% for Canadians & PRs not resident in BC, 0.5% for BC residents who are Canadian Citizens or PRs
® Pro peE rty Transfe r Tax *Increase PTT on residential properties over $3M from 3% to 5% on portion that is over $3M
O lc (more progressive escalation for *Applies to all of BC
® Effective 2018

$3 million plus purchases)

context ®*Increase in School Tax levied on “dwelling properties™ over $3M of 0.2% of value

between $3-$4M and 0.4% on portion over $4M

*Funds go into General Revenue (not to schools as the name implies)
*Applies to all of BC

*Unclear if tax will be applied to rental properties and land (rental exemption likely)
®*Effective 2019

Additional School

Tax
(mansion tax)

HOMES FOR B.C.
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2018 BC Budget & Other Policy Changes

Policy/Instrument In 61 Words or Less

" *Expanded to 20%
FO relgn Buyer Tax *Applies to parts of Metro Vancouver, Fraser Valley, Capital Region, Nanaimo RD, & Central Okanagan
(I’ZOI’I local ,OLlI’ChClSGI’S) * Effective immediately for MV, transitional rules for new regions of transfers Post Feb 21, 2018

*New form of property tax layered on top of existing property tax

Specu lation Tax ‘Appl?es to homes not used as primary res.idence or gs long-term rental
* Applies to parts of Metro Van., FVRD, Capital &Nanaimo RDs, Kelowna & W. Kel.
( vacancy tClX) * Effective Fall 2018 @ 0.5% of property value

®*For 2019, 2% for foreign investors, 1% for Canadians & PRs not resident in BC, 0.5% for BC residents who are Canadian Citizens or PRs

Pro peE rty Transfe r Tax *Increase PTT on residential properties over $3M from 3% to 5% on portion that is over $3M

o
p Ollc y (more progressive escalation for *Applies to all of BC

$3 million plus purchases) “Erfesitve 201

COnteXt .. *Increase in School Tax levied on “dwelling properties™ over $3M of 0.2% of value between $3-$4M and 0.4% on portion over $4M
Additional School Tax i @ el 6rae

. *Unclear if tax will be applied to rental properties and land (exemption for rental likely)
(manSlOn taX) * Effective 2019

*Provincial Government will collect information on pre-sales and assignments of
Tax Fraud contracts from developers
(pre-sale & pre-sale : ‘p :
assignment daabase) . Database to be shared with tax authorities to ensure tax compliance
*New taxation model may emerge (think Foreign Buyer tax)
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2018 BC Budget & Other Policy Changes

Policy/Instrument In 61 Words or Less

" *Expanded to 20%
FO relgn Buyer Tax *Applies to parts of Metro Vancouver, Fraser Valley, Capital Region, Nanaimo RD, & Central Okanagan
(I’ZOI’I local ,OLlI’ChClSGI’S) * Effective immediately for MV, transitional rules for new regions of transfers Post Feb 21, 2018

*New form of property tax layered on top of existing property tax

Specu lation Tax ‘Appl?es to homes not used as primary res.idence or gs long-term rental
* Applies to parts of Metro Van., FVRD, Capital &Nanaimo RDs, Kelowna & W. Kel.
( vacancy tClX) * Effective Fall 2018 @ 0.5% of property value

®*For 2019, 2% for foreign investors, 1% for Canadians & PRs not resident in BC, 0.5% for BC residents who are Canadian Citizens or PRs

Pro peE rty Transfe r Tax *Increase PTT on residential properties over $3M from 3% to 5% on portion that is over $3M

o
p Ollc y (more progressive escalation for *Applies to all of BC

$3 million plus purchases) “Erfesitve 201

COnteXt .. *Increase in School Tax levied on “dwelling properties™ over $3M of 0.2% of value between $3-$4M and 0.4% on portion over $4M
Additional School Tax i @ el 6rae

. *Unclear if tax will be applied to rental properties and land (exemption for rental likely)
(manSlOn taX) * Effective 2019

Tax Fraud *Provincial Government to collect information on pre-sales and assignments of contracts from developers
(pre—sale & pre-sale * Database to be shared with tax authorities to ensure tax compliance

. *New taxation model may emerge (think Foreign Buyer tax
assignment database) y emerge ( gn Buyer tax)

PST & MRDT forshort- ©8% PST on accommodation and up to 3% MRDT applies for short-term
' I term rentals (airbnb tax) accommodation (less than 27 consecutive days, income of over $2,500/yr.)
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2018 BC Budget & Other Policy Changes

Policy/Instrument In 61 Words or Less

" *Expanded to 20%
FO relgn Buyer Tax *Applies to parts of Metro Vancouver, Fraser Valley, Capital Region, Nanaimo RD, & Central Okanagan
(I’ZOI’Z local ,OUI’ChCJSGI’S) * Effective immediately for MV, transitional rules for new regions of transfers Post Feb 21, 2018

*New form of property tax layered on top of existing property tax

Specu lation Tax ‘Appl?es to homes not used as primary res.idence or gs long-term rental
* Applies to parts of Metro Van., FVRD, Capital &Nanaimo RDs, Kelowna & W. Kel.
( vacancy tClX) * Effective Fall 2018 @ 0.5% of property value

®*For 2019, 2% for foreign investors, 1% for Canadians & PRs not resident in BC, 0.5% for BC residents who are Canadian Citizens or PRs

Property Transfer Tax *Increase PTT on residential properties over $3M from 3% to 5% on portion that is over $3M

o
p Ollc y (more progressive escalation for *Applies to all of BC

$3 million plus purchases) “Erfesitve 201

COnteXt . *Increase in School Tax levied on “dwelling properties™ over $3M of 0.2% of value between $3-$4M and 0.4% on portion over $4M
Additional School Tax i @ el 6rae

. *Unclear if tax will be applied to rental properties and land (exemption for rental likely)
(manSlon taX) * Effective 2019

Tax Fraud *Provincial Government to collect information on pre-sales and assignments of contracts from developers
(pre—sale & pre-sale * Database to be shared with tax authorities to ensure tax compliance

- *New taxation model may emerge (think Foreign Buyer tax
assignment database) y emerge ( gn Buyer tax)

PST & MRDT for short-
term rentals (airbnb tax)

m *More information on beneficial ownership of corporations will be added to

Hidden Ownership property transfer forms
R R o (beneficial ownership)  ®A registry of all beneficially owned property will be made public
®*Corporations will also be required to hold accurate info on all beneficial owners

BRITISH
COLUMBIA

®8% PST on accommodation and up to 3% MRDT applies for short-term accommodation (less than 27 consecutive days, income of over $2,500/yr.)




2018 BC Budget & Other Policy Changes

Policy/Instrument In 61 Words or Less

" *Expanded to 20%
FO relgn Buyer Tax *Applies to parts of Metro Vancouver, Fraser Valley, Capital Region, Nanaimo RD, & Central Okanagan
(I’ZOI’I local ,OUI’ChCJSGI’S) * Effective immediately for MV, transitional rules for new regions of transfers Post Feb 21, 2018

*New form of property tax layered on top of existing property tax

Specu lation Tax ‘Appl?es to homes not used as primary res.idence or gs long-term rental
* Applies to parts of Metro Van., FVRD, Capital &Nanaimo RDs, Kelowna & W. Kel.
( vacancy tClX) * Effective Fall 2018 @ 0.5% of property value

®*For 2019, 2% for foreign investors, 1% for Canadians & PRs not resident in BC, 0.5% for BC residents who are Canadian Citizens or PRs

Pro peE rty Transfe r Tax *Increase PTT on residential properties over $3M from 3% to 5% on portion that is over $3M

®
p Ollcy (more progressive escalation for :Appligs to all of BC
$3 million plus purchases) Effective 2018
context

*Increase in School Tax levied on “dwelling properties”™ over $3M of 0.2% of value between $3-$4M and 0.4% on portion over $4M

Additional School Tax S

: *Unclear if tax will be applied to rental properties and land (exemption for rental likely)
(manSlOn taX) * Effective 2019

Tax Fraud * Provincial Government to collect information on pre-sales and assignments of contracts from developers
(pre-sale & pre-sale *Database to be shared with tax authorities to ensure tax compliance

- *New taxation model may emerge (think Foreign Buyer tax
assignment database) y emerge ( gn Buyer tax)

PST & MRDT for short-
term rentals (airbnb tax)

*8% PST on accommodation and up to 3% MRDT applies for short-term accommodation (less than 27 consecutive days, income of over $2,500/yr.)

Hidden Ownershi D *More information on beneficial ownership of corporations will be added to property transfer forms

m . ) * A registry of all beneficially owned property will be made public
(beneﬁczal OWI’ZGI’S/’U,O) * Corporations will also be required to hold accurate info on all beneficial owners

HOMES FOR B.C.

T Housing Needs *all Local Governments (LGs) will be required to file housing needs assessments
Assessments with details about historical and expected supply/demand every 5 years.
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2018 BC Budget & Other Policy Changes

Policy/Instrument In 61 Words or Less

" *Expanded to 20%
FO relgn Buyer Tax *Applies to parts of Metro Vancouver, Fraser Valley, Capital Region, Nanaimo RD, & Central Okanagan
(I’ZOI’Z local ,OUI’ChCJSGI’S) * Effective immediately for MV, transitional rules for new regions of transfers Post Feb 21, 2018

*New form of property tax layered on top of existing property tax

Specu lation Tax ‘Appl?es to homes not used as primary res.idence or gs long-term rental
* Applies to parts of Metro Van., FVRD, Capital &Nanaimo RDs, Kelowna & W. Kel.
( vacancy tClX) * Effective Fall 2018 @ 0.5% of property value

®*For 2019, 2% for foreign investors, 1% for Canadians & PRs not resident in BC, 0.5% for BC residents who are Canadian Citizens or PRs

Property Transfer Tax *Increase PTT on residential properties over $3M from 3% to 5% on portion that is over $3M

®
p Ollcy (more progressive escalation for :Appligs to all of BC
$3 million plus purchases) Effective 2018
context

.. *Increase in School Tax levied on “dwelling properties”™ over $3M of 0.2% of value between $3-$4M and 0.4% on portion over $4M
Add|t|0nal SChOOl. TaX 'App[iegto all of BC
(mans[on tGX) :Unclegr if tax will be applied to rental properties and land (exemption for rental likely)
Effective 2019

Tax Fraud * Provincial Government to collect information on pre-sales and assignments of contracts from developers
(pre-sale & pre-sale *Database to be shared with tax authorities to ensure tax compliance

- *New taxation model may emerge (think Foreign Buyer tax
assignment database) y emerge ( gn Buyer tax)

PST & MRDT for short-
term rentals (airbnb tax)

*8% PST on accommodation and up to 3% MRDT applies for short-term accommodation (less than 27 consecutive days, income of over $2,500/yr.)

Hidden Ownershi D *More information on beneficial ownership of corporations will be added to property transfer forms
. ) * A registry of all beneficially owned property will be made public
(beneﬁczal OWﬂGfShlp) * Corporations will also be required to hold accurate info on all beneficial owners
ey Housing Needs
g *all Local Governments (LGs) will be required to file housing needs assessments with details about historical and expected supply/demand every 5 years.
AFFORDABILITY IN BRITISH COLUMBIA ASsessments
BV

Rental Only Zoining ®new legislation that allows LGs to zone specific areas based on tenure 0




2018 BC Budget & Other Policy Changes

Policy/Instrument In 61 Words or Less

*building accessibility for people with disabilities
BC Building Code  *mid-rise wood construction
Changes *additional seismic requirements
*reference to new BC energy STEP codes
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2018 BC Budget & Other Policy Changes

Policy/Instrument In 61 Words or Less

A *building accessibility for people with disabilities
BC BUlldlﬂg COde *mid-rise wood construction

*additional seismic requirements
Changes *reference to new BC energy STEP codes

*Typically rent increases are capped at CPI (general inflation) plus two
Rent Increase Caps percentage points.
®*Increases for 2019 have been capped at 2.5% maximum rent increase
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conclusions
for today

some general conclusions

® The demographic and economic changes we will

experience in the coming decades will not be simple
extensions of past trends;

® Ovur labour force and social services have enjoyed

blessed times over the past 4 decades - the coming
decades are going to present many more challenges
(and opportunities) economically & demographically;

® Ready or not, here it comes - all communities, all

sectors, all businesses (big and small) will have to
manage a future that is much different from what we
have become accustomed to.




some specific conclusions

® Demographic growth and—more importantly—change
is re-shaping our urban landscapes

@ For reasons to do with affordability, land availability,
and labour market trends, multi-family housing will

conclusions remain a prominent feature and investment opportunity
for to day within our Metro regions

() We have benefitted from a virtually unprecedented
period of sustained economic growth over the past
decade, fuelled in part by easing of monetary policy

® The coming years will see adjustments to our economic
structure, financial markets, housing markets and
personal finance as a result

I






