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EMPTY HOMES TAX – CITY OF VANCOUVER 

 
A. What Is the Empty Homes Tax?  
 
The City of Vancouver implemented an annual tax on empty or under-utilized residential 
properties called the Empty Homes Tax. The objective of the Empty Homes Tax is to 
return empty or under utilized properties to use as long-term rental homes for people who 
live and work in Vancouver. 
 
Every owner of residential property is required to make a property status declaration each 
year to determine if the property is vacant and subject to the Empty Homes Tax. 
 
Vancouver's Empty Homes Tax is separate from the provincial government’s Speculation 
and Vacancy Tax.  
 
B. What is the Amount of the Empty Homes Tax?  
 
Homes that are deemed vacant will be charged a tax of 1% of the property’s assessed 
taxable value. For the 2020 vacancy reference year, the tax will increase to 1.25% of the 
property’s assessed taxable value.  
 
The Empty Homes Tax is applied annually, with the first tax year beginning on January 
1, 2017. The Empty Homes Tax will be calculated each year based off the property’s 
assessed taxable value in the previous tax year. 
 
Payment is generally due sometime in April.  
 
Your property will be deemed vacant and subject to the tax, and you will be issued a 
$250 by-law ticket, if you fail to make a declaration by the due date. 
 
Late and unpaid Empty Homes Taxes are subject to the same penalties for non-payment 
as property taxes, including: 
 

- A late payment penalty of 5% 
- Daily interest on arrears 
- The tax sale process 

 
False property status declarations may result in fines of up to $10,000 per day of the 
continuing offense, in addition to payment of the tax. 
 
C. Who has to make a declaration and when do they have to make a declaration?  
 
All owners of Class 1 Residential properties within the city of Vancouver are required to 
submit a property status declaration each year to determine if their property is subject to 
the tax. 



2 
 
 
If your property is within the boundaries of the city of Vancouver but is not solely classed 
as a Class 1 Residential property, the Empty Homes Tax will not apply and you are not 
required to make an annual property status declaration. 
 
The Empty Homes Tax Declaration is generally due the beginning of February (the same 
time that the first portion of Property Taxes are due in Vancouver). Most people make the 
declaration online. They will normally receive a confirmation email.  
 
When you make that declaration that is due in February, you are making the declaration 
on how the property was utilized during the previous year (i.e. the vacancy/taxable 
reference period). For example, when a homeowner makes a declaration that will be due 
on or around the start of February 2021, it will be for the reference period of 2020 
(January 1, 2020 – December 31, 2020).  
 
If you have questions and/or you may be on the bubble, call the City of Vancouver for 
assistance on completing the Declaration.  
 
Failure to make a property status declaration by the due date will result in: 
 
a)  $250.00 penalty  
b) The property being deemed vacant and subject to the tax 
 
If a property has joint owners, is each owner required to make a property status 
declaration? 
 
An Empty Homes Tax property status declaration is required for each parcel of Class 1 
residential property and only one registered owner can submit the declaration. Any 
additional owners will not be able to submit a second property status declaration. 
 
Is a property status declaration still required if the property is sold? 
 
All owners of residential property in the City of Vancouver are required to make a 
property status declaration to determine if the property is subject to the tax. If legal 
ownership of the property changed, a property status declaration is still required. 
 
If a property sale is completed after the declaration period has opened, who is 
responsible for making a property status declaration? 
 
Property status declarations are to be made by the seller prior to the transfer of the 
property. 
 
What is meant when a status is either “deemed”, “declared”, or “determined”?  
 
A property is deemed vacant when an owner fails to make a property status declaration.  
 
A property status is declared per each property status declaration.  
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A property status is determined to be either taxable or not taxable by the Collector of 
Taxes on a review of the property status declaration or through the audit process. A 
determination can also be made by the Vacancy Tax Review Officer on review of a 
notice of complaint, or the Vacancy Tax Review Panel, in considering a review request.   
 
D. What is a “vacant” or “empty” home?  
 
Properties are considered to be vacant if they have been unoccupied for more than six 
months during the tax year (Jan 1 – Dec 31). 
 
Failure to make a property status declaration will result in a property being deemed 
vacant and therefore subject to the Empty Homes Tax. 
 
 
E. What is a “principal residence”  
 
You will not be subject to the tax if your property is used as a principal residence for 
more than six months of the year.  
 
Your property was used as a principal residence by you (the registered owner) for at least 
six months of the year. It also works if your property was used as a principal residence by 
your family member, friend, or other permitted occupier for at least six months of the 
year. 
 
A principal residence is the place where you usually live and make your home and 
conduct your daily affairs. This is the place where you receive mail and pay your bills 
from, including utility bills. For the purposes of the Empty Homes Tax, an owner can 
only have one principal residence. 
 
You would use the address of your principal residence for documentation like: 
 

- Income tax returns 
- Your driver’s licence or other pieces of identification 
- Insurance documentation 
- Medical Services Plan documentation 
- Vehicle registration 

 
If the owner who lives in his/her residential property for more than six months, but the 
property is not their principal residence, will the property be subject to the Empty Homes 
Tax?  
 
YES, you will have to pay the tax – that is a second home.  
 
Can a married or common law couple have two principal residences that are exempt 
from the tax?  
 
YES (not all tax legislation would say “yes” to this question). Spouses (whether married 
or common law) can have different principal residences for the purposes of the Empty 
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Homes Tax so long as that is where each individual lives, makes his or her home and 
conducts his or her daily affairs. 
 
If spouses declare different principal residences, they must be able to provide information 
or evidence that demonstrates that each property was used in accordance with the by-
law’s definition for at least six months of the applicable tax year. 
 
EXPECT TO BE AUDITED! False declarations will result in fines of up to $10,000 per 
day of the continuing offense, in addition to payment of the tax. 
 
If a property is an owner’s principal residence but they spend more than six months of 
the year living elsewhere or travelling, will the property be subject to the tax? 
 
NO. If a residential property is an owner’s principal residence then it is exempt from the 
Empty Homes Tax. 
 
The by-law definition of principal residence allows owners to leave their properties for 
extended periods of time and not be subject to the tax. 
 
To be exempt from the tax, the owner is not required to physically occupy the property 
for any specific period of time, as long as the property is their principal residence. 
 
If an owner declares the property as their principal residence, they must be able to 
provide information or evidence that demonstrates that the property was used in 
accordance with the by-law’s definition for at least six months of the applicable tax year. 
 
F. Second Homes 
 
a. If the property is the owner’s principal residence but they spend more than 180 days 
living elsewhere or travelling, the Empty Homes Tax will not apply because the property 
is the owner’s principal residence. 
 
If a residential property is an owner’s principal residence then it is exempt from the 
Empty Homes Tax, regardless of how much time the owner actually occupies the 
property. To be exempt from the tax, the owner is not required to occupy the property for 
any period of time, as long as the property is their principal residence. 
 
b. On the flip side, if an owner occupies his/her residential property for more than six 
months, but the property is not their principal residence, the Empty Homes Tax WILL 
apply.  
 
The amount of days that a property is physically occupied by an owner, his/her family 
members or guests, does not determine whether the property is exempt from the tax. 
 
If the property is not a principal residence or rented for at least six months of the year, 
and does not otherwise qualify for an exemption, it is considered vacant and the Empty 
Homes Tax will apply. 
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c. The owner will be exempt of the Empty Homes Tax if their principal residence is 
outside of Greater Vancouver, but they occupied their Vancouver property for residential 
purposes for at least six months because they were employed full-time in Greater 
Vancouver. The nature of the employment must require physical presence in Greater 
Vancouver.  
 
Proof: Proof of principal residence; Contact information for Greater Vancouver 
employer; Letter from Vancouver employer confirming full time employment status and 
required physical presence for purposes of work 
 
d. The property will not be subject to the tax if it is not the principal residence of the 
owner, but is the principal residence of his/her family member or friend for at least six 
months of the current year. The tax will apply if the property is used only periodically by 
the owner or his/her guests (i.e., not their principal residence).  
 
G. Rentals 
 
Your property will not be subject to the Empty Homes Tax if it was rented for residential 
purposes for at least six months of the year, in periods of 30 or more consecutive days; 
for example: 
 

- Short term leases are exempt if they have been rented for a minimum of 30 days 
in periods that add up to six months 

- Long term leases are exempt if they have been rented for six months or more 
 
For the 2019 tax year and going forward, the exemption for a rental property will require 
proof of an arm’s-length tenancy agreement under the Residential Tenancy Act.  
 
This exemption applies to properties that were occupied for residential purposes. This 
exemption does not apply to properties that are rented and being used solely as office 
space. 
 
The property must be occupied for residential purposes by an arm’s length tenant under a 
tenancy agreement for a term of at least 30 days (and for a total of at least 6 months). 
This essentially disqualifies leases to family and other related parties (only the principal 
residence exemption could apply).  
 
There is no exemption for property that is unoccupied solely because it is being listed for 
rent. Owners are encouraged to reduce the asking rental cost until the unit is rented, as 
they will not be exempt from the tax on the basis of being unable to find a tenant. 
 
Are tenants required to be principal residents for the property to be exempt from the tax? 
 
NO. For a rented property to be exempt from the tax, it must be occupied by a tenant or 
subtenant for residential purposes for at least six months of the year (in periods of 30 or 
more consecutive days), but the property is not required to be the principal residence of 
that tenant or subtenant. 
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This allows rentals for non-consecutive periods of at least 30 days, such as a fixed-term 
rental to someone who is renovating their home or who has temporary work in 
Vancouver. 
 
For the 2019 tax year and going forward, the exemption for a rental property will require 
proof of an arm’s-length tenancy agreement under the Residential Tenancy Act. 
 
If a property is listed for rent but the owner cannot find a suitable tenant, will the Empty 
Homes Tax apply?  
 
YES. In this circumstance, the Empty Homes Tax will apply if the property was not 
rented out for at least six months of the tax year, in periods of at least 30 consecutive 
days. 
 
Owners are encouraged to reduce the asking rental cost until the unit is rented because 
they will not be exempt from the tax on the basis of being unable to find a tenant 
 
Proof: Tenancy agreement(s); Bank statements showing reoccurring rental income; 
Insurance certificates for tenants insurance; Information from a long-term tenant proving 
occupancy; Income tax returns or notices of assessment stating rental income 
 
H. Other Property Exemptions 
 
1) Court Order: Properties that are empty for more than six months because of a court 
order, court proceedings or order of a governmental authority where actions to permit 
occupancy were carried out diligently and without delay, in accordance with any 
timelines in the order will not be subject to the Empty Homes Tax. This exemption 
applies to owners who were prohibited from selling, occupying, or renting their property. 
This exemption does not apply to properties that are uninhabitable due to inaction by the 
owner. 
 
Proof: Copy of the court order; In cases where an order or a governmental authority 
prohibits occupancy, the owner must be able to show that they have acted diligently to 
meet the requirements of the order 
 
2) Strata Restrictions: To qualify for an exemption, your property was unoccupied for 
more than six months because it was subject to a strata rental by-law enacted prior to 
November 16, 2016: 
 

- that prohibited rentals or restricted the number of units that may be rented, and 
- the maximum allowable number of rentals had already been reached. 

 
This exemption doesn't apply to properties where the number of permitted strata rentals 
had decreased on or after November 16, 2016. 
 
Proof: Copy of strata by-laws and any applicable by-law amendments;  
Letter from strata council confirming: 

- That the strata by-law was in place prior to November 16, 2016, and 
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- That the maximum number of rental units had been reached or no rentals were 
allowed during the reference period 

- The civic address was on the rental wait-list to be tenanted  ( if applicable) 
 
3) Limited Property Use: To qualify for an exemption, your property was unoccupied for 
more than six months because the use of the property was limited to one of the following: 
 

- Vehicle parking 
- As a  result of the size, shape, or other inherent limitation of the parcel, a 

residential building could not be constructed 
 
Proof: Land survey or legal description of parcel that clearly illustrates the limiting 
aspects of the property 
 
4) Medical Care: To qualify for an exemption, your property was unoccupied for more 
than six months because you, your tenant, or permitted occupant were residing in a 
hospital, long-term, or supportive care facility and had previously been using the property 
as a principal residence or occupying it for residential purposes as a tenant. 
 
This exemption does not apply: 
 

- To second homes that are used occasionally to receive medical care in Vancouver 
- If additional owners, occupiers, or tenants were resident at the property 

throughout the reference period 
 
This exemption is not allowed for more than two consecutive tax years. 
 
Proof: Proof of principal residence prior to entering care; Contact information for care 
facility; Letter from care facility confirming you, your tenant, or a permitted occupant is 
undergoing qualifying medical or supportive care 
 
5) Property Uninhabitable: If a property is not used as a principal residence, rented for at 
least six months of the year, and does not qualify for an exemption, the Empty Homes 
Tax will apply.  
 
Under the current bylaw, there is NO exemption for a property that is unoccupied solely 
because it is uninhabitable. The condition of the property is considered to be the 
responsibility of the property owner (even if purchased for land value) 
 
A property will not be subject to the Empty Homes Tax if the lands are vacant, a heritage 
property, or part of a phased development, and you have submitted a rezoning enquiry or 
application, development permit application, or heritage alteration permit which is under 
review by the City. 
 
6) Undergoing redevelopment or major renovations 
 
To qualify for an exemption, your property was unoccupied for more than six months 
because: 
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- The property was undergoing redevelopment or major renovations where 
appropriate permits: 

o Have been issued and were being carried out diligently and without delay 
in the opinion of the Chief Building Officer, or 

o Have been submitted and were under review for redevelopment of vacant 
land or the conservation of heritage property. 

- Or, the property is vacant and part of a phased development which has: 
o A rezoning application under review 
o Approved rezoning with permits under review 
o Approved rezoning where construction has commenced 

 
This exemption: 
 

- Only applies to major renovations or new construction. 
- Doesn't apply to an uninhabitable property. The condition of the property is 

considered to be the responsibility of the property owner (even if purchased for 
land value) 

 
For a property or parcel: 
 

- Containing a dwelling: a building or combined development and building permit 
that was issued prior to July 1 of the reference year is required to be eligible for 
this exemption. The issue date, not the application date, is generally used to 
determine eligibility. It is the property owner’s responsibility to ensure that the 
property is occupied until permits are issued. 

- Where there is no existing dwelling unit (vacant land) or the parcel has a heritage 
building on it, the property will not be subject to the tax if: 

o The building or development permits have been applied for before July 1 
in the reference year, and 

o The application is being diligently pursued 
 
Proof: Short description of renovation/ redevelopment project; Building or development 
permit number 
 
7) Transfer of Property: To qualify for an exemption, legal ownership was transferred 
during the reference period (the property was sold) and a new Land Title Number was 
issued. 
 
The use of “transfer” is based on the definition of “transfer” in the Land Title Act, 
meaning a conveyance, a grant, and an assignment. 
 
Effective for the 2019 tax year and beyond, the exemption for property transfer will be 
tied to proof of payment of the property transfer tax. It is unclear whether being exempt 
of the Property Transfer Tax as a First Time Home Buyer and/or purchasing a Newly 
Built Home would be an exemption to that rule. It is also unclear when the transaction 
involves family members, even if Property Transfer Tax is payable.  
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This exemption does not apply to properties that were issued a new Land Title Number 
solely because of a name or address change. 
 
Proof: Title search or certificate of title showing the date that title was transferred; 
Statement of adjustments; Copy of the filed property transfer tax form 
 
If a property was empty because it was listed for sale and was not sold, will the Empty 
Homes Tax apply? 
 
YES. If a property was empty for more than six months of the year solely because it was 
listed for sale, the Empty Homes Tax will apply. There is no exemption for property that 
is empty solely because it is listed for sale. 
 
8) Registered Owner Passed Away: If the property was unoccupied for more than six 
months because of the death of the registered owner in the applicable reference period or 
in the previous period, then the Empty Homes Tax will not apply. If it takes longer to 
obtain probate and the home remains empty, the tax will become applicable.  
 
Proof: Death certificate of registered owner 
 
9) Vacant Land:  
 
Vacant unimproved residential properties that are not in the development process will be 
subject to the tax unless an exemption applies. 
 
A property is not subject to the tax if it is vacant land with no existing dwelling unit that 
is undergoing redevelopment or initial development where: 
 

- Development permits have been applied for and are under review; or 
- Rezoning enquiry or application has been submitted and is under review; and 
- The rezoning enquiry or application or development permit is being diligently 

pursued 
 
For projects requiring rezoning, submission of a full and complete letter of enquiry 
package and full payment of the required fee by July 1 of the vacancy reference year by 
the registered owner will meet this requirement. 
 
For properties with a development permit under review, the permit must have been 
applied for by July 1 of the vacancy reference year by the registered owner to meet this 
requirement. 
 
For vacant land with no dwelling unit, the Vacancy Tax By-law requires that a permit 
application is under review and being diligently pursued, and does not require the permit 
to be issued for the exemption to apply. 
 
10) Adjacent Parcels: 
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Adjacent parcels of land that share a property line or strata lots that have been joined by a 
permitted interior connection (such as a door or staircase) and are used as one residence 
will be treated as one residence for the purposes of the Empty Homes Tax. 
 
The tax will not apply to any of the parcels, when adjacent parcels are: 
 
- Used as a principal residence 
- Rented out for at least six months of the year or qualify for an exemption from the 
Empty Homes Tax 
Owners will need to be prepared to provide information and evidence to demonstrate that 
the adjacent parcels are used as one residence. 
 
The City may randomly select properties claiming any exemption for what they are 
calling “drive-by”, or “peak-over-the-fence” audits.  If an owner claims a “continuous 
parcel” exemption, they may receive a notice that someone will be driving by just to 
confirm that the two lots are indeed right next to each other, that movement between the 
two lots is not impeded by a solid fence or other structure, and that the owner does not 
have a habitable structure on the second lot that is vacant (like a coach house or lane-way 
house). 
 
I. Audit 
 
Pursuant to the Vacancy Tax Bylaw, the Collector of Taxes may audit up to two years 
after the applicable vacancy reference period and request an owner to provide evidence or 
information to support a property status. If the Collector of Taxes reviews the evidence or 
information and determines that the declaration was false, then the property would be 
subject to the tax. 
 
If a property is selected for audit, the owner will be required to provide information or 
evidence in support of their declaration. If selected for audit, you will be requested to 
confirm your declaration type and submit evidence in support of this declaration 
(Instructions on how to submit supporting evidence will be provided to you in the audit 
notification letter.) 
 
During audit, you will be advised if the documentation submitted is sufficient and 
appropriate to support the declaration. If the items submitted are determined insufficient 
or inappropriate, you will be invited to submit further evidence. 
 
False property status declarations will result in fines of up to $10,000 per day of the 
continuing offense, in addition to payment of the tax. 
 
Common problems: Surprisingly (but not so surprisingly), owners do not have the proper 
documentation to provide to the City that their home is actually their principal residence. 
This is especially true for owners who just recently bought the property or just recently 
moved into that property, they don’t bother to update their mailing address on various 
documents.  
 



11 
 
Similarly, the family member or friend or permitted occupier have found it difficult to 
provide documentation that the home is their principal residence. This can happen if they 
just recently moved in, or they just don’t bother updating their mailing address because 
they are not the registered owner of the home.  
 
Moreover, obtaining documents from tenants can be difficult—and understandably so, 
due to privacy concerns. Landlords are then stuck in the hard place.  
 
J. Property Tax Certificate 
 
The tax certificate will include the following: 
 

- whether a declaration has been submitted, 
- if a declaration has been submitted, the declared status of the property, 
- any potential liability, 
- amounts for levy, penalty, payment and adjustment amounts, 
- the outstanding amount owing, 
- whether the property was selected for an audit, 
- whether a complaint has been submitted. 

 
Will there be any indication on the tax certificate that the property is eligible for the 
transfer of property exemption if the property is sold during the vacancy reference 
period? 
 
There is general information about the Empty Homes Tax on the tax certificate header, 
however the details provided on the tax certificate will be specific to the declared 
property status, amount owing, any potential liabilities and whether the declaration is 
under audit, complaint, or review. 
 
Will there be any indication on the tax certificate of whether or not a property status 
declaration has been made for the property? 
 
If a property status declaration was made during the declaration period, the tax certificate  
will indicate if a property is declared occupied, declared exempt or declared vacant.  
 
During this period an undeclared property will remain in pending status and the tax 
certificate will warn: “A declaration must be submitted prior to the completion of sale of 
this property otherwise the property will be deemed vacant and subject to the Vacancy 
Tax”. If a declaration is not submitted by the due date, the property will be deemed 
vacant and subject to the Vacancy Tax, so this is a recommendation wherever possible. 
 
After the declaration period closes, the tax certificate will indicate if a property is: 
 

- declared occupied, 
- declared exempt, 
- declared vacant or undeclared (deemed vacant). 
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The potential liability will reflect the levy amount based upon the current assessed value 
of the property and any other levies, penalties or miscellaneous charges. 
 
If the property is under audit, complaint or review, will the tax certificate indicate that 
the property is undergoing each process and will the potential liability be displayed? 
 
If the property is undergoing audit, complaint or review, the tax certificate will display 
the declaration status and state that the audit, complaint or review is “open”. 
 
If a property is undergoing audit, the tax certificate will indicate any potential liability. If 
a property is undergoing complaint/review, the tax certificate will remain as-is and 
indicate the status of the complaint or review because a complaint/review would only 
occur on property that is deemed vacant and will therefore show in the Billing Summary 
section as a levy. The exception to this is that if a complaint/review is occurring on a 
property that has declared vacant and has not yet been billed, it will show as a potential 
liability. 
 
How will the liability appear on the tax certificate for a property that is declared vacant? 
 
If a property is declared vacant, but a bill has not yet been generated, the tax certificate 
will show 1% of the property’s assessed taxable value as a potential liability. Once a bill 
has been issued, the Vacancy Tax amount will appear as a levy under the Balance 
Summary section. 
 
How will an outstanding Vacancy Tax amount be displayed on the tax certificate when it 
has been added to the property tax account as arrears? 
 
Any Vacancy Tax balance at the end of the following year will be added to property taxes 
and be displayed on the tax certificate as property taxes in arrears. 
 
Can a new owner rely solely on the tax certificate which states that a declaration has 
been made where the property status is declared occupied? Will the new owner be 
expected to provide evidence or information to support a previous owner’s property 
status declaration?   
 
Where there is a transfer of legal ownership of property that closes outside of the vacancy 
reference period (e.g. the purchase and sale agreement was entered into in 2017 but the 
transaction does not close until 2018), the exemption for the transfer of property does not 
apply.  If the property was vacant, the City may still impose the Empty Homes Tax and 
this should be accounted for during the conveyancing. 
 
Buyers of residential property should consider requesting that the seller provide a 
statutory declaration at closing confirming the filed property status declaration is true and 
correct to be included as additional terms in the Contract of Purchase and Sale. 
 
Pursuant to the Vacancy Tax Bylaw, the Collector of Taxes may audit up to two years 
after the applicable vacancy reference period and request an owner to provide evidence or 
information to support a property status. If the Collector of Taxes reviews the evidence or 
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information and determines that the declaration was false, then the property would be 
subject to the tax. 
 
Any penalties for non-declaration would be applied against the owner(s) on record who 
received a notification to declare for the reference period and who failed to make a 
declaration. A new owner would not be responsible for these penalties. 
 
Additional fines for false information or evidence would be applied against the owner(s) 
who submitted the false property status declaration and not the property. 
 
Will the Vacancy Tax account always show on the tax certificate? 
 
If a property is not subject to the Empty Homes Tax because it is not solely Class 1 
residential, it is tax exempt or it is excluded based on the definition of residential property 
in the Vacancy Tax Bylaw, then there will not be a Vacancy Tax section on the tax 
certificate. 
 
If a property is subject to the tax, will the Vacancy Tax amount show on the property 
inquiry website (vancouver.ca/propertyinquiry) that is available to the public? 
 
The Vacancy Tax amount or potential liability will not be displayed on these publicly 
available reports. All properties will have a note within both the Property Inquiry Report 
and the Account Balances Report that states, “Any liability for Vacancy Tax is not 
included as part of this report.  
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K. Realtor Considerations When Acting For Seller 
 
Have your client file the Empty Homes Tax and if they already have done so, get a copy 
of the property status declaration (they normally get an email or they can get a copy from 
the City of Vancouver website). You can then provide a copy of the declaration to the 
buyer’s realtor.  
 
The ability to submit a property status declaration, or provide any other submission 
related to the Empty Homes Tax, is only possible by the current registered owner: 
 
Only one registered owner can submit a property status declaration each year. Once a 
declaration has been submitted, additional owners will not be able to submit a second 
declaration. 
 
For properties sold after the declaration period has opened (usually around November), 
property status declarations are to be made by the seller prior to the transfer of the 
property. 
 
 
L. Realtor Considerations When Acting for the Purchaser 
 
The Empty Homes Tax pursuant to the Vacancy Tax By-Law 11674 means that 
purchasers of residential property could be responsible for the vendor’s tax liability. 
 
As property taxes and the like are tied to the property, not to the specific owners, a buyer 
may be on the hook for Empty Homes Tax that should have been paid by the seller or has 
to deal with an audit of a property status declaration that was previously filed by the 
seller.  
 
Buyers of residential property should consider requesting the following to be included as 
additional terms in the Contract of Purchase and Sale: 
 

- Status declaration - That the seller of the property provide a copy of the 
completed and filed property status declaration 

- Statutory declaration - That the seller provide a statutory declaration at closing 
confirming the filed property status declaration is true and correct 
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- Express representation and warranty -confirming that the property has not been 
vacant (as defined by the By-law) for more than six months during the current or 
prior year 

- Holdback of potential tax pending - Providing that the City has not yet determined 
if a property is subject to the tax or not, provide for a holdback of the potential tax 
pending the City’s determination 

- Adjustment - Where the property is clearly subject to the Empty Homes Tax, 
provide that an adjustment be carried out by the buyer’s conveyancer and the 
Empty Homes Tax will be borne solely by the seller 

 
Some residential properties in the City of Vancouver may not be subject to the Empty 
Homes Tax. To confirm, the buyer may want to contact the City of Vancouver and/or 
order a tax certificate. If a property is not subject to the Empty Homes Tax because it is 
not solely Class 1 residential, it is tax exempt or it is excluded based on the definition of 
residential property in the Vacancy Tax Bylaw, then there will not be a Vacancy Tax 
section on the tax certificate. 
 
Remind your client to update their new mailing address on all of their relevant documents 
immediately (i.e. vehicle insurance, driver’s licence, credit card companies, banks, 
utilities, etc). They need to do it for other reasons anyway (i.e., they have to update their 
vehicle insurance and driver’s licence soon after moving to ensure their vehicle insurance 
remains valid).  
 
M. Title Insurance 
 
A Title Insurance policy provides coverage for losses arising from fraud and a variety of 
liens affecting title. The policy now includes coverage for the Empty Homes Tax that a 
prior owner was responsible to pay. You may want to recommend that the purchaser 
obtain title insurance. Tell them to speak to their lawyer or notary about title insurance.  
 
N. Due Dates 
 
Council has approved a one-time extension for late declarations for the 2017 and 2018 
vacancy reference periods to December 31, 2020. To submit a declaration for 2017 or 
2018, you may submit a Notice of Complaint starting June 1, 2020. 
 
O. Summary 
 
1. File the Empty Homes Tax Declaration on time 
2. File the Empty Homes Tax Declaration truthfully 
3. File the Empty Homes Tax Declaration on time and truthfully, knowing that you have 
documentation to back up your declaration 
4. These by-laws, rules and regulations will change on a regular basis. Be up to date by 
visiting the City of Vancouver website. If you have questions, call the City of Vancouver. 
The agents are generally helpful.  


