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Land Banking is simply the process of securing future property development sites today, at the 

current price.   

 

Outside of Vancouver and the urban areas around them, large property development companies 

buy brownfield sites, farms or large tracts of land and put them in their “land bank” to ensure they 

have a sufficient stock of land for future property developments. Within Vancouver, they must buy 

homes and low density buildings as part of assemblies. 

 

Over time they rezone the land, put in the necessary infrastructure, undertake a subdivision into 

condominiums and sell the individual strata lots. 

 

While holding a bank or stockpile of land has helped many developers make big profits in a rising 

market, it has also been the downfall of a number of developers when real estate values slumped, 

or rising interest rates blew out holding costs. 

 

The main issue regarding land banking currently is the increase in holding costs, that being 

increasing interest rates for land loans as well as the Property Tax load.  The following chart 

summarizes the taxation costs with explanations on the following page. 

 

Tax Jurisdiction Tax Rate Schedule Mil Rate1 

City of Vancouver City of Vancouver   $2.48 

School Tax Surcharge 
Provincial (Enacted April 

2016) 

$0-$3 Million $0.00 

$3-$4 Million $2.00 

$4 Million + $4.00 

Empty Home Tax 
Vancouver (Enacted April 

2016) 
  $10.00 

Speculation Tax Provincial (Enacted 2018) 

Canadian Citizens 

(Excludes Satellite 

Families) 

$5.00 

Foreigners $20.00 

   

                                           
1 Per $1,000 of assessed value.  All mil rate additions in the chart are cumulative. 
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City of Vancouver – This was the average property tax rate (mil rate) on residential property in 

Vancouver in 2018. 

 

School Tax Surcharge - Starting in 2019, an additional school tax applies to most high-valued 

residential properties in the province.  The School Tax Surcharge is a tax targeting more expensive 

homes in BC, on the basis that they can pay more than others and have benefited more than others.  

 

The tax targets (a) Detached homes; (b) Stratified housing units; and (c) Most vacant land. 

 

The additional tax rate is: 

• 0.2% on the residential portion assessed between $3 million and $4 million 

• 0.4% on the residential portion assessed over $4 million 

 

Empty Home Tax - Properties deemed empty will be subject to a tax of 1% of the property’s 2018 

assessed taxable value in Vancouver.   Most homes will not be subject to the tax, as it does not 

apply to principal residences or homes rented for at least six months of the year. 

 

Speculation Tax - The new Speculation Tax is a provincial version of the City of Vancouver’s 

Empty Homes Tax, which is aimed at properties that are either vacant or held by owners with low 

incomes. It’s not a tax on speculation (in the sense of flipping properties for short-run capital 

gains), but rather on those who are using BC real estate as a safety deposit box for their capital. 

 

The speculation tax is 0.5% on assessed value in 2019 for British Columbians and other Canadian* 

citizens or permanent residents who are not members of a satellite family2.  Foreigners or Satellite 

family members will be subject to a speculation tax of 2% of the 2019 assessed value.  Non-

resident owners, whether from Asia or Alberta, will have to pay this tax if they leave the home 

vacant. 

 

 

 

                                           
2 A satellite family is an individual or spousal unit where the majority of their total worldwide income for the year is 

not reported on a Canadian tax return. 
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What needs to be understood is that the taxes are cumulative.  This means a satellite family 

member who owns a vacant home or condo under $3 Million may pay a cumulative tax rate up to 

32.48, or 3.248% of the assessed value of the home, while a BC resident living in the same home 

next door pays a tax rate of 2.48 or 0.248% of the assessed value of the home. 

 

Developers and Non-Resident Owners must understand the current political climate is to tax the 

land banking community, and those with multiple homes in BC. This is especially hard, as due to 

the federal regulators “Stress test” and increasing mortgage rates, there has been a definite decline 

in new home sale volumes and end values.  

 

The impact has been felt. This chart represents declines in assessed value in certain Lower 

Mainland communities for single family homes as of July 1, 2018.  

 

Community 
2018 Average 

Assessed Value 

2019 Average 

Assessed Value 
% Change 

Vancouver $1,832,000 $1,756,000 -4% 

University Endowment Lands $6,662,500 $5,903,500 -11% 

City of Burnaby $1,578,000 $1,513,000 -4% 

City of North Vancouver $1,574,000 $1,510,000 -4% 

District of West Vancouver $3,184,000 $2,806,000 -12% 

Village of Lions Bay $1,569,000 $1,492,500 -5% 

Village of Belcarra $1,578,500 $1,460,500 -8% 

 

 

In an environment where construction costs are rising significantly in higher density buildings, the 

residual land value is declining.   

 

Unfortunately, there have been market declines since the 2019 Assessed Values were set.  As this 

will not be reflected in 2019 assessments, these taxes may be charged on values greater than what 

may be the current market values. 
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So is it the End of Land Banking? 

 

No, however it is the end of no tax planning for empty lots and homes that have not yet been 

developed. You may be in denial, but your wallet will remind you when the bills come due on July 

1. 

 

Appeals of property taxes is only one part of the Property Tax business.  

 

Now Developers and those who are subject to any of the above taxes should be thinking more 

about Property Tax Planning. 

 

As a property tax agent, we provide practical solutions to all Clients, big and small, impacted by 

the above discussed tax changes.   

 

The key is long term planning, meaning actions taken in the first few months of 2019, will only be 

see value in 2020.   

 

In conclusion, I do not believe land banking is ending.  I believe that due to the current political 

realities, people need to be thinking about tax mitigation planning as part of the land banking 

process.   

 

If you would like more information, please call Jeremy Bramwell at 604-608-6161 
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Property Tax Consulting Services 
 

Bramwell & Associates Realty Advisors Ltd. has been providing property assessment consulting 

services in British Columbia, Canada since 2006.  The company's president, Jeremy Bramwell, 

AACI, P.App. RI has a thorough understanding of the real estate appraisal field and its relation to 

the assessment system and appeal process during his 25 years in the real estate field.  Jeremy 

Bramwell was formerly on the BC executive of the Canadian Property Tax Association. 

 

Our goal is to ensure that our clients pay no more than their fair share of property taxes, through 

in depth analysis, monitoring of market trends and creative problem solving.  Our services include: 

 

Assessment (Property Tax) Reviews and Appeals 

 

A significant portion of our business relates to property tax appeals. The complex nature of the 

assessment process and the ever-changing legislation and assessment procedures make it difficult 

for most organizations to determine if they are equitably assessed.  Our experience and 

understanding of all facets of assessment procedures and legislation, together with our extensive 

data bank enables us to provide our clients with in-depth and well-reasoned recommendations and, 

if required, with quality representation before the Property Assessment Appeal Board.  

 

Property Tax Planning  

 

This service is for developers who are land banking, or for owners with multiple or part time 

homes, subject to the Empty Home Tax or Speculation Tax.  We assist them with Property Tax 

Planning to mitigate the financial impact.  

 

New Project Assessment Review   

 

This service is designed for projects still in the planning stage or under construction. We have had 

substantial success in appealing projects under construction.  We also discuss with the assessor 

prior to the assessment being placed on the roll to discuss the method and the factors he intends to 

use to arrive at the assessment. We can also provide estimates on taxes relating to new construction 

for future years for budgeting purposes.  

 

For more information on Property tax services, please contact Jeremy Bramwell, President of 

Bramwell & Associates Realty Advisors at 604-608-6161. 

 


