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1.0 Introduction 

 

1.1 Background 

 

The City of Vancouver is completing a detailed market rental housing strategy.  As input to the 

strategy, the City commissioned several specialized studies to assist staff with the development of 

policies and tools to encourage the preservation and expansion of the purpose-built rental 

housing stock. 

Coriolis Consulting Corp. was retained to complete Study 2A: “Purpose-Built Rental Housing – 

Inventory and Risk Analysis”.   

This study includes three components:  

1. Producing a comprehensive data base of purpose-built market rental housing stock in the City 

which can be used to quantify and describe the total existing rental stock by location, age, 

size of building, zoning, and other characteristics so that the City has a strong understanding 

of the size and nature of the existing rental inventory. 

2. Analyzing and evaluating the risk of demolition and redevelopment to strata residential of the 

existing buildings that make up the purpose-built rental stock, in the absence of policies 

(existing or potential new policies) designed to limit demolition. 

3. Suggesting strategies and policies which could reduce the risk of redevelopment of the 

purpose-built rental housing stock. 

The first two components have largely independent work programs, but the architecture of the 

rental housing data base was designed to provide useful inputs to the risk analysis.   In the data 

base, we incorporated some fields that are potential indicators of development risk, such as age 

and density of existing improvements (gross floor area divided by total site area), for those 

properties for which the necessary raw data was available. 

 

1.2 Approach 

 

Our analysis included six main steps: 

1. Compiling a comprehensive data base of purpose-built rental housing in the City.  For this 

step we combined information about existing rental properties from the City of Vancouver’s 

CSG data base with custom ordered rental housing data from Landcor Data Corporation.  

Combined, these two sources provided a full list of all rental housing in the City plus a wide 

variety of information about each property. The combined data was then inspected and 

adjusted for ambiguities and deficiencies to provide a more accurate inventory. 
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2. Sorting the rental housing data base to summarize the existing rental housing stock by 

location, age, size of building and other characteristics.  

3. Completing detailed analysis to identify the main factors that are good indicators of whether or 

not an existing rental building is financially attractive for redevelopment and at risk of 

redevelopment.  This included the following tasks: 

 Financial analysis for 23 selected individual rental properties designed to show “tell-tales” 

of whether an existing rental building is financially attractive for redevelopment, such as a 

density below a certain threshold, a ratio of assessed improvements value to total 

assessed value, or construction type (wood-frame versus concrete). 

 Analysis of actual rental demolitions and redevelopment projects to identify the sorts of 

circumstances that existed immediately prior to redevelopment that may have been tell-

tales of impending redevelopment. 

 Sensitivity analysis on the risk factors identified to test the threshold that indicates an 

individual rental building is likely a redevelopment candidate. 

4. Applying the property characteristics that we identified as good indicators of redevelopment 

risk to the entire rental housing inventory, to gauge the total proportion of the inventory that is 

at low, moderate, or high risk of redevelopment in the foreseeable future. 

5. Forecasting how the number of properties and inventory of existing units that are at risk of 

redevelopment could change over the next ten years or so. 

6. Identifying and evaluating strategies and policies to consider that would reduce the risk of 

redevelopment of the existing stock. 

This report documents our analysis and conclusions.   

The approach to identifying redevelopment candidates used in this analysis necessarily relied on 

applying general tests to the entire inventory of rental properties.  It did not include a property by 

property evaluation.  The approach used to identify properties that are at risk of redevelopment 

produces a precise result, but results should be viewed as an approximation of the number of 

rental properties that are at risk of demolition and redevelopment.  Whenever a general rule or 

test is applied to a large inventory of properties, it is likely to exclude some properties that are 

actually development candidates and capture some properties that are not. 
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2.0 Rental Housing Inventory 

 

The rental housing data base that we compiled has been provided to the City.  The database is 

very large so it is not reproduced in hard copy as an attachment to this report. This section 

describes the sources of data used to compile the data base, identifies the kind of rental housing 

included in the data base and provides some summaries of the existing stock.  The data base can 

be used to complete additional summaries of the existing stock if the City is interested. 

 

2.1 Types of Housing in Data base 

 

The rental housing data base includes the rental housing units in all rental housing buildings in 

the City of Vancouver, except for the following types of properties: 

1. Rental properties with 2 or less units. 

2. Basement suites. 

3. Rental units in strata properties and  rental units in properties that have forms of multiple unit 

ownership that preceded BC's condominium legislation (e.g., 99-year leasehold and market 

co-op buildings). 

4. Non market housing, SRO/SRAs, special needs housing, care homes, and tourist 

accommodation. 

 

2.2 Sources of Data 

 

The data in the rental housing data base comes from three sources: 

1. The City of Vancouver’s CSG data base, which provided the property address, 

neighbourhood, zoning, number of rental units, residential and commercial floorspace, year 

built, number of floors and site size (plus notes about the property and some other 

characteristics) for rental properties in the City. 

2. Landcor Data Corporation, which provided information about address, location, site size (and 

dimensions), number of residential units, year built, effective year built (which takes into 

account property upgrades and renovations since it was originally built), recent sales 

information, commercial floorspace (for mixed use buildings), property descriptions (actual use 

and manual class codes and descriptions), and assessed value information for rental 

properties in the City. 
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3. Coriolis Consulting, which added information about the permitted density (and permitted 

floorspace) at each property based on existing zoning plus some other calculations (based on 

the City and Landcor data) used in the risk analysis for this study. 
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2.3 Summary of Inventory 

 

The detailed inventory can be sorted based on a wide variety of property characteristics.  Maps 1 

and 2 in Appendix 3 show the location of all the existing properties in the City by neighbourhood, 

building height and building size. This section summarizes some of the notable characteristics of 

the existing inventory, including the distribution by: 

1. Building size. 

2. Location. 

3. Structure type. 

4. Zoning. 

5. Age. 

 

2.3.1 Total Inventory and Distribution by Building Size 

 

As shown in Exhibit 1, there are about 66,966 rental units in the City (excluding the properties 

noted in Section 2.1) at 4902 different properties.  Exhibit 1 also shows the distribution of the 

stock by building size (number of units at each building).   

 

Exhibit 1: Existing Rental Housing Inventory by Size of Building 

Number of Units at Property 
Number of 
Properties 

Share of Total 
Properties 

Total Units 
in Segment 

Share of Total 
Units 

3 to 5 2,647 54.0% 9,076 13.6% 

6 to 10 753 15.4% 5,932 8.9% 

11 to 15 396 8.1% 4,911 7.3% 

16 to 20 226 4.6% 4,109 6.1% 

21 to 25 217 4.4% 4,918 7.3% 

26 to 30 119 2.4% 3,306 4.9% 

31 to 35 110 2.2% 3,685 5.5% 

36 to 40 78 1.6% 2,966 4.4% 

41 to 45 77 1.6% 3,276 4.9% 

46 to 50 53 1.1% 2,529 3.8% 

51 to 70 90 1.8% 5,229 7.8% 

71 to 100 68 1.4% 5,660 8.5% 

101 to 200 56 1.1% 7,646 11.4% 

201 plus 12 0.2% 3,723 5.6% 

Total 4,902 100.0% 66,966 100.0% 
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2.3.2 Inventory by Location 

 

Exhibits 2a to 2c show the rental stock location and by building size.  Rental housing is spread 

throughout the City’s neighbourhoods.  The West End has the largest share of the City’s rental 

housing stock, but Fairview/Kitsilano and Mount Pleasant also account for relatively high shares 

of the total inventory. 

Exhibit 2a: Distribution of Existing Rental Housing Stock by Location 

Neighbourhood 
Number of 
Properties 

Share of 
Total 

Properties Total Units 
Share of 

Total Units 

Downtown 36 0.7% 2,061 3.1% 

West End 435 8.9% 19,984 29.8% 

Mount Pleasant/Northeast 1,541 31.4% 13,403 20.0% 

Rest of East Side and Marpole 1,066 21.7% 9,582 14.3% 

Fairview/Kitsilano 1,528 31.2% 16,438 24.5% 

Rest of West Side 296 6.0% 5,498 8.2% 

Total 4,902 100.0% 66,966 100.0% 
 

Exhibit 2b: Distribution of Existing Rental Properties by Location and Size of Building 

Number of Units 
at Property Downtown West End 

Kitsilano 
and 

Fairview 
Rest of 

West Side 

Mount 
Pleasant 

and 
Northeast 

Rest of East 
Side and 
Marpole 

3 to 5 11 23 776 121 1,017 699 

6 to 10 8 37 289 56 213 150 

11 to 20 2 55 255 50 158 102 

21 to 30 1 106 97 21 51 60 

31 to 40 3 45 50 13 49 28 

41 to 50 0 49 28 13 31 9 

51 to 70 4 32 22 9 16 7 

71 to 100 1 44 9 6 2 6 

101 plus 6 44 2 7 4 5 

Total Properties 36 435 1,528 296 1,541 1,066 
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Exhibit 2c: Distribution of Existing Rental Units by Location and Size of Building 

Number of Units 
at Property Downtown West End 

Kitsilano 
and 

Fairview 
Rest of 

West Side 

Mount 
Pleasant and 

Northeast 

Rest of East 
Side and 
Marpole 

3 to 5 41 91 2,683 416 3,512 2,333 

6 to 10 63 270 2,327 457 1,605 1,210 

11 to 20 24 826 3,626 713 2,343 1,488 

21 to 30 26 2,576 2,399 515 1,273 1,435 

31 to 40 109 1,645 1,734 442 1,742 979 

41 to 50 0 2,138 1,281 591 1,393 402 

51 to 70 231 1,906 1,299 524 870 399 

71 to 100 74 3,732 720 485 158 491 

101 plus 1,493 6,800 369 1,355 507 845 

Total Units 2,061 19,984 16,438 5,498 13,403 9,582 

 

2.3.3 Inventory by Structure Type 

 
Exhibits 3a to 3c show the existing rental inventory divided between buildings that are 4 storeys or 

less (which are likely wood frame) and buildings that are over 4 storeys (which are likely 

concrete/steel). 

These exhibits show that 66% of the rental inventory is in buildings that are 4 storeys or less. 

Exhibit 3a: Rental Housing Stock by Building Height (storeys) 

 

Number of 
Properties  

Share of Total 
Properties Total Units 

Share of Total 
Units 

4 Storeys or less 4,602 93.9% 44,359 66.2% 

5 Storeys or more 300 6.1% 22,607 33.8% 

Total 4902 100.0% 66,966 100.0% 
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Exhibit 3b: Rental Housing Stock in Buildings of 4 Storeys or Less – by Location 

Neighbourhood 
Number of 
Properties 

Share of Total 
Properties Total Units 

Share of Total 
Units 

Downtown 21 0.5% 157 0.4% 

West End 231 5.0% 4,307 9.7% 

Mount Pleasant/Northeast 1,532 33.3% 13,107 29.5% 

Rest of East Side and Marpole 1,060 23.0% 8,895 20.1% 

Fairview/Kitsilano 1,490 32.4% 14,415 32.5% 

Rest of West Side 268 5.8% 3,478 7.8% 

Total 4,602 100.0% 44,359 100.0% 
 
Exhibit 3c: Rental Housing Stock in Buildings of 5 Storeys or More – by Location 

Neighbourhood 
Number of 
Properties  

Share of Total 
Properties Total Units 

Share of Total 
Units 

Downtown 15 5.0% 1,904 8.4% 

West End 204 68.0% 15,677 69.3% 

Mount Pleasant/Northeast 9 3.0% 296 1.3% 

Rest of East Side and Marpole 6 2.0% 687 3.0% 

Fairview/Kitsilano 38 12.7% 2,023 8.9% 

Rest of West Side 28 9.3% 2,020 8.9% 

Total 300 100.0% 22,607 100.0% 

 

 

2.3.4 Inventory by Zoning District 

 

Exhibits 4a and 4b show the existing rental inventory divided by zoning district. These exhibits 

show that 83% of the rental inventory is in the RM (multiple dwelling), RT (attached and duplex) or 

RS (single family) districts. 

 
 
Exhibit 4a: Number of Existing Rental Properties by Zoning District 

RM and FM 
Districts 

RT and RS 
Districts C Districts 

DD and DEOD 
Districts 

Other 
Districts 

Total 
Properties 

2,014 2,239 494 48 107 4,902 

41% 46% 10% 1% 2% 100% 
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Exhibit 4b: Number of Existing Rental Units by Zoning District 

RM and FM 
Districts 

RT and RS 
Districts C Districts 

DD and DEOD 
Districts 

Other 
Districts Total Units 

46,819 8,713 4,855 1,471 5,108 66,966 

70% 13% 7% 2% 8% 100% 

 

2.3.5 Inventory by Age 

 
Exhibits 5a and 5b show the entire inventory of rental buildings by year built. This summary only 

includes properties with more than 10 units (accounting for 77% of the entire rental stock).  This 

data removed properties with 10 units or less for two reasons: 

1. To identify the distribution in the age of apartment buildings as input one of the other 

specialized studies being completed by the City (so small rental properties were excluded). 

2. To remove units in converted houses as many converted houses are character buildings (and 

have relatively high rental units even though they are old so they are not at risk of demolition) 

or have been updated since initial construction (when converted) so the year of construction 

may not be representative of the effective age of the building. 

Exhibit 5a shows that 80% of the City’s rental inventory (in buildings that have more than 10 units) 

was built before 1971, with 68% built between 1951 and 1970.  

 
Exhibit 5a: Rental Stock by Age and Neighbourhood 

  Downtown West End Kitsilano/Fairview West Side 

Year Built 
Number of 
Properties 

Number of 
Units 

Number of 
Properties 

Number of 
Units 

Number of 
Properties 

Number of 
Units 

Number of 
Properties 

Number of 
Units 

Pre 1901 0 0 1 12 1 11 0 0 

1901 to 1910 5 181 22 612 7 103 1 54 

1911 to 1920 1 40 8 247 24 448 1 12 

1921 to 1930 0 0 20 435 53 933 3 57 

1931 to 1940 0 0 13 401 11 198 1 11 

1941 to 1950 0 0 10 234 25 402 23 340 

1951 to 1960 0 0 140 4,397 118 1,919 24 479 

1961 to 1970 0 0 143 11,451 175 5,401 60 3,322 

1971 to 1980 0 0 17 1,635 31 1,356 1 161 

1981 to 1990 3 111 0 0 7 134 1 16 

1991 to 2000 2 267 0 0 9 441 3 72 

2001 to 2009 6 1,358 1 199 1 43 1 101 

Total 17 1,957 375 19,623 462 11,389 119 4,625 
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Exhibit 5a (continued) 

  Mount Pleasant/NE East Side Total City Total City 

Year Built 
Number of 
Properties 

Number of 
Units 

Number of 
Properties 

Number of 
Units 

Number of 
Properties 

Number of 
Units 

Number of 
Properties 

Number 
of Units 

Pre 1901 1 51 0 0 3 74 0.2% 0.1% 

1901 to 1910 24 397 3 36 62 1,383 4.1% 2.7% 

1911 to 1920 24 595 7 91 65 1,433 4.3% 2.8% 

1921 to 1930 7 99 0 0 83 1,524 5.5% 2.9% 

1931 to 1940 1 13 0 0 26 623 1.7% 1.2% 

1941 to 1950 3 68 9 168 70 1,212 4.7% 2.3% 

1951 to 1960 27 430 45 688 354 7,913 23.6% 15.3% 

1961 to 1970 156 4,198 111 3,025 645 27,397 43.0% 52.9% 

1971 to 1980 53 2,084 20 828 122 6,064 8.1% 11.7% 

1981 to 1990 9 206 5 105 25 572 1.7% 1.1% 

1991 to 2000 5 108 12 901 31 1,789 2.1% 3.5% 

2001 to 2009 2 49 2 86 13 1,836 0.9% 3.5% 

Total 312 8,298 214 5,928 1,499 51,820 100% 100% 

Exhibit 5b shows the age of the rental stock by building height (which is an indicator of woodframe 

or concrete construction).  This exhibit illustrates that about 80% of the lowrise (likely woodframe) 

inventory was built in 1970 or earlier, making these units about 40 years old or more.   There are 

examples of 40 to 50 year old woodframe rental buildings in Vancouver which have been 

demolished. Although age (on its own) is not a good indicator of a property’s likelihood of being 

redeveloped (it could be in excellent condition), a large share of the woodframe rental properties 

have reached an age where they have a higher likelihood of being candidates for redevelopment.   

This suggests that a large share of the rental stock (as 66% of the entire inventory is woodframe) 

has reached an age where its likelihood of being a candidate for redevelopment increases. 

 
Exhibit 5b: Rental Stock by Age and Building Height 

Year Built 4 Storeys or Less 
Share Number of 

Units 
5 Storeys or 

more 
Share Number 

of Units 

Pre 1901 74 0.3% 0 0.0% 

1901 to 1910 836 2.9% 547 2.4% 

1911 to 1920 1,009 3.4% 424 1.9% 

1921 to 1930 1,524 5.2% 0 0.0% 

1931 to 1940 478 1.6% 145 0.6% 

1941 to 1950 1,167 4.0% 45 0.2% 

1951 to 1960 5,760 19.7% 2,153 9.5% 

1961 to 1970 12,701 43.4% 14,696 65.1% 

1971 to 1980 4,072 13.9% 1,992 8.8% 

1981 to 1990 462 1.6% 110 0.5% 

1991 to 2000 887 3.0% 902 4.0% 

2001 to 2009 279 1.0% 1,557 6.9% 

Total 29,249 100.0% 22,571 100.0% 
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2.4 Implications 

 

The key points from the rental housing inventory are as follows: 

1. There are about 66,966 rental units in the City (excluding the properties noted in Section 2.1) 

at 4902 different properties.   

2. Highrise rental housing is concentrated in the West End, but lowrise rental buildings are 

widely dispersed throughout the City. 

3. About 83% of the rental inventory is in the RM (multiple dwelling), RT (attached and duplex) 

and RS (single family) districts. 

4. About 44,359 rental units (or 66% of the existing rental stock) are in buildings that are 4 

storeys or less.  These are primarily woodframe buildings.  About 80% of these buildings were 

constructed in 1970 or earlier so the woodframe stock is primarily 40 or more years old. There 

are examples of 40 to 50 year old woodframe rental buildings in Vancouver which have been 

demolished for redevelopment. Although age (on its own) is not necessarily a good indicator 

of a property’s likelihood of being redeveloped (because it could be in excellent condition if it 

has been well maintained), a large share of the woodframe rental properties have reached an 

age where they have a higher likelihood of being candidates for redevelopment.   

5. About 22,571 rental units (or 34% of the existing rental stock) are in buildings that are 5 

storeys or more.  These are primarily concrete buildings.  About 80% of these buildings were 

constructed in 1970 or earlier so the concrete stock is primarily 40 or more years old.  

However, there are not any recent examples of highrise rental buildings that have been 

demolished for redevelopment. Therefore, despite the age of the concrete rental stock, it is 

less likely to include properties that are candidates for redevelopment than the woodframe 

inventory. 
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3.0 Identification and Evaluation of the Characteristics that 

Could Indicate a Rental Property is a Redevelopment 

Candidate 

 

A rental property is at risk of demolition and redevelopment if its market value as an income 

producing investment property is less than (or equal to) its value as a redevelopment site (land 

value).   

To determine whether a specific property is at risk of redevelopment we would normally compare 

the market value of its potential income stream (its value under existing use) with its land value as 

a redevelopment site.  However, given the number of rental properties in the City, it is not 

practical to complete this kind of analysis for each individual property.  Therefore, we completed 

detailed analysis to identify the characteristics of a property (such as age, location, structure type, 

existing built density) that are good indicators of whether a property is financially attractive for 

redevelopment (that is, the land value is equal to or higher than the income producing value), 

focusing on characteristics that are included in the rental housing data base. 

 

3.1 Approach 

 

In order to sort the data base of existing rental properties into properties that are currently at risk 

of redevelopment and those that are not, we needed to identify the characteristics of a rental 

property that are strong indicators of whether or not a property is financially attractive for 

redevelopment to strata development (or an alternative use).  The key was to identify risk 

characteristics that could then be applied to the individual property data in the rental housing data 

base. 

Our approach included the following steps: 

1. Financial analysis for 23 selected individual rental properties designed to show “tell-tales” of 

whether an existing rental building is financially attractive for redevelopment, such as: an 

existing built density below a certain threshold, a ratio of assessed improvements value to 

total assessed value below a certain threshold, or construction type (woodframe versus 

concrete). 

  


