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LETTER FROM THE PRESIDENT

Welcome to the first edition of 118 and 
West, a quarterly magazine for those 
looking to stay informed on all things 
real estate throughout the Southern  
B.C. Interior.

Real estate has long been a favourite topic 
of conversation. We chat about it over 
coffee, at dinner with friends and online. 

When it comes to real estate, the last  
few years have been especially interesting. 
From government intervention, to trends 
that shape the market, to specific market 
indicators and what they mean, the factors 
affecting the local market have been 
plentiful and significant. 

Real estate news, especially when it 
comes to the local market, is a topic we 
happen to know a little something about. 
118 and West brings an authoritative voice 
to what’s happening and what it means 
for you. Best of all, the source of this 

news is one on which you can rely… 
the local real estate board and those 
immersed in the local market on a daily 
basis: our REALTOR® members. 

The -118th degree of longitude, otherwise 
known as 118 West, pinpoints the region 
served by the Okanagan Board and its 
REALTOR® members. Similarly, 118 
and West is grounded in direction and 
guidance, aiming to serve as a beacon  
for those navigating our markets.

I hope you like this first edition of 118 
and West magazine. Watch for future 
editions in major locations throughout 
the region of Peachland to the Shuswap 
and Revelstoke. 

Happy reading!

Marv Beer
President, OMREB

A message from OMREB President, 
Marv Beer
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It’s a new year, and you know what that means — it’s resolution-making-time!

If one of your goals for 2019 is to buy a home, then you have an exciting, if not a little intimidating, year ahead. Especially if you  
are planning to purchase your first home, which is a huge milestone but also means navigating through some uncharted waters.

If you’re planning to purchase a home in the Okanagan and surrounding areas in the 
next year, add these resolutions to your list to make the process as smooth as possible.

Make a budget  
and save, save, save
Ideally, if buying a home is on your radar,  
then you’ve already been saving up for a down 
payment for awhile now.

Saving for a home often requires sacrifices, 
and this will likely be a big resolution for you 
this year. Make a budget and see where you 
can cut unnecessary costs, like dining out 
or expensive entertainment. Find ways to 
still enjoy the things you like to do, but more 
affordably. And most importantly, stick to it.

It’s also important to recognize that your 
down payment isn’t the only cost you need to 
save up for. There are closing costs, moving 
and transitional expenses, and you should be 
sure to have an emergency fund of roughly six 
months’ income just in case.

You may even want to consider meeting with 
a financial advisor to make sure you’re doing 
all that you can to create a nice nest egg.

Monitor your credit  
& pay off your debts
Your credit score is an important metric  
when purchasing a home. The better your 
credit score, the more likely you are to receive  
a mortgage loan with a lower interest rate.

Seek out a credit report — there are services 
online, or you can ask your financial institution. 
Figure out where you currently sit, and if it’s an 
acceptable score for a decent mortgage rate. 
If you have any credit card debts, make it a 
priority to pay them off. The sooner you work 
on improving your credit score, the sooner you 
will earn approval for a mortgage loan at a 
reasonable rate.

6 RESOLUTIONS TO STICK TO IF YOU’RE PLANNING ON BUYING A HOME THIS YEAR

Meet with a lender  
or mortgage broker
Speaking of mortgages, meeting with a lender 
or mortgage broker before you begin house 
hunting is recommended. A mortgage broker 
will not loan you money directly, but can help 
you find a preferred lender.

You may even want to consider getting pre-
approved for a mortgage so you know how 
much you can really afford, helping you set 
realistic expectations while shopping for a 
home. A pre-approved mortgage will tell you 
the maximum amount you may be eligible for, 
and the interest rate. Before pre-approving 
you for a mortgage, a lender will consider  
your credit, assets, debts, and income.

Set a home budget  
& make a list
Now that you have an idea of what you  
can afford, you can start looking around  
the market to see what’s in your price range.  
Make a list of your needs and wants for your 
home, and be realistic based on what you  
see in the marketplace.

Are there certain neighbourhoods you prefer 
over others? Are you looking for a detached 
home, or would a townhouse or condo be more 
to your taste? Do you need a yard, garage, 
extra space for a growing family? Can you go 
without for a few years so that you can get 
into the market first? Start writing things down, 
but be flexible and know that some of these 
items might change as your shopping gets 
more serious.

Find out if you’re eligible  
for assistance programs
This is especially relevant if you’re a first- 
time home buyer. Find out if you’re eligible  
for any assistance programs available in British 
Columbia, such as the First Time Home Buyers’ 
Program or the Home Buyers’ Plan. 

Find a REALTOR®
Working with a qualified REALTOR® when 
purchasing a home is the best way to ensure 
that your home buying experience is a positive 
one. A REALTOR® knows the market better than 
anyone, is able to interpret important industry 
data, and always works in your best interest. 
They will help you find the perfect property, 
obtain that property for the best possible price, 
and follow the sale through to the end.

Stick to these resolutions, and you’ll  
be well on your way to home ownership!
_

Make a list of your 
needs and wants for 
your home, and be 
realistic based on 
what you see in  
the marketplace.
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_

Not everyone 
is an expert 
negotiator, but for 
REALTORS®, it’s 
second nature.

5 WAYS A REALTOR® CAN HELP SELL YOUR HOME

5 ways that a REALTOR® can help  
you sell your home in the B.C. Interior
If you’re preparing to sell your home in the British Columbia Interior, you may be in the process of deciding whether or not to enlist the 
help of a REALTOR®. While a REALTOR® will typically receive a small percentage of your home sale in commission, the benefits usually 
outweigh the costs. 

Selling a home is an important and complex transaction, and a REALTOR® can help ensure that the process goes smoothly by avoiding 
costly mistakes and getting you the best possible return on your investment, as quickly as possible. 

Here are a few ways that REALTORS® can help home sellers in today’s market.

Current knowledge  
about the market
It’s a REALTOR®’s job to stay up-to-date 
on housing market trends and values. 
REALTORS® also have the ability to access 
historical sales data for properties in your 
neighbourhood, and can investigate 
comparable listings in your area.

REALTORS® have a responsibility to 
continuously update their education throughout 
their careers and keep up with current best 
practices. This knowledge allows REALTORS® 
to set the best price for your home.

Marketing efforts
In today’s market, simply putting a  
‘for sale’ sign up on your lawn often isn’t 
enough. REALTORS® have the skills and 
experience to properly market your home, 
from utilizing staging techniques, to taking 
professional photos, to listing your property 
in all the right places. 

Due to the nature of the industry, 
REALTORS® also typically have ample 
connections in the world of real estate. 
Networking with other real estate agents  
can be a great way to find potential buyers 
for your home.

Access to MLS
REALTORS® have access to the Multiple 
Listing Service (MLS), a national database of 
properties currently for sale. Being listed in 
the MLS means that other brokers can easily 
find information about your property, bringing 
in prospective buyers.

Negotiations
Not everyone is an expert negotiator, but  
for REALTORS®, it’s second nature. They can 
negotiate with potential buyers and other real 
estate agents on your behalf, and will always 
work in your best interest and keep you in 
the loop.

Because a REALTOR® is aware of the true 
value of your home, they will know when to 
stand firm and when to compromise. They 
can also vet potential buyers to determine 
which ones are really serious about making  
a purchase, saving you time and energy.

Paperwork, legalities  
and professional advice
One of the best things about working with  
a REALTOR® is that they take care of all the 
little details. When it comes to paperwork, 
inspections and any other legalities involved in 
the sale of a home, you can rest easy knowing 
that your REALTOR® will have everything 
completed properly and in a timely fashion.

REALTORS® can also provide professional 
advice regarding potential renovations or 
improvements to increase the value of your 
home, and help you get your property up to 
current codes. As well, REALTORS® often have 
connections with other industry workers like 
contractors and inspectors, and may be able 
to offer helpful referrals.
_



- DIRECTION -
118 and West is about direction.

We are all moving in different directions in life. 
Some of us are starting families. Some of us are starting businesses. 

Some of us are buying our first home, or perhaps, downsizing to our last. 
Some of us are exploring new lands and opportunities to reconnect with something we feel we have lost.

118 and West aims to provide a resource for navigating 
our markets as we direct ourselves through them.

This means more than just listings. 
It means educating and engaging with all players in the local real estate market. 

It means helping homeowners understand the market with important data, 
and showing them how REALTORS® can navigate throughout it. 

We intend to do this through our online listings directory.

COMING SOON

118andwest.com
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WINTER STAGING TIPS FOR HOMES IN THE OKANAGAN

Winter staging tips for homes in the Okanagan
While warmer months are generally considered better times to sell your home, not everyone has the luxury of waiting and winter  
can be a great time to sell, due to less competition.

Cooler weather and fewer daylight hours can make it challenging to create a warm and welcoming feeling. This, however, can be 
combated by implementing some creative staging. It’s important to present your home in a way that shows its full potential, and a  
cozy ambiance can make a big difference.

Here are few home staging tips to help you get your home show-ready.

Start at the curb
Don’t forget to pay attention to curb  
appeal in the winter months! Even though  
your landscaping may not be visible, there  
are still ways to enhance the attractiveness  
of your entranceway. Adding a touch of 
greenery, such as some potted winter  
plants near the doorway or a tasteful  
wreath, can go a long way.

Keep your guests safe by ensuring that your 
driveway, walkways and porch are clear of snow 
and ice. It’s also a good idea to make sure that 
your exterior is illuminated, for both safety and 
aesthetic warmth — use motion-sensor or  
timed lighting to avoid wasting energy.

A warm welcome
Winter offers the perfect opportunity for  
your home to provide a sense of relief and 
comfort as soon as prospective buyers walk 
in the door. Focus on making your entryway 
as appealing as possible — have a convenient 
place for coats and boots, clear out any clutter 
and add in a decorative touch, such as some 
plants or tasteful seasonal decor.

Create a toasty atmosphere by setting the 
thermostat to a comfortable temperature.

Lighten things up
Because winter light is cooler and there’s  
not as much of it, proper lighting becomes 
even more important at this time of year.

Try to schedule your viewings during the day, 
and open up your curtains and drapes to let 
in as much natural light as possible. Clean 
your windows to prevent grime and dust from 
blocking the light.

As well, clean your lighting fixtures and make 
sure they are turned on for viewings, even during 
the day. Light up dark corners with an attractive 
lamp, and if necessary, swap out your bulbs for 
softer, warmer lighting.

It’s all in the details
The goal is to encourage prospective buyers to 
picture themselves living happily in your home. 
In the winter, happiness and coziness are often 
one and the same.

Light up the fireplace, place a fluffy throw 
blanket on the couch, and decorate with warm 
colours. Some seasonal decor can add a nice 
touch, but make sure not to overdo it, as it can 
create a distraction. Plants or greenery, wreaths, 
and twinkle lights can add tasteful warmth.

Avoid clutter, but including a few personal 
items can help create a vision of what it’s like 
to live in your home. Set the table for a nice 
meal, have a book waiting to be read on the 
bedside table, and decorate your bathroom 
with plush towels and spa-like toiletries.

Swap out 
your bulbs for 
softer, warmer 
lighting
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Appeal to the senses
It’s important to be careful when 
incorporating scents as some people can 
be very sensitive to them — avoid anything 
perfumey or overly powerful.

However, this season does provide a great 
opportunity to play to the senses and maybe 
even inspire a little nostalgia. Have some hot 
apple cider brewing on the stove or cookies 
baking in the oven when your guests arrive — 
not only will their sense of smell be delighted, 
but being offered a fresh, homemade treat will 
have them feeling cozier and more welcome 
than ever.

Showcase your home’s  
year-round potential
Your prospective buyers have seen your 
home’s winter potential — now, it’s time to 
remind them that summertime is just around 
the corner by showing them what’s in store 
the rest of the year.

Have an album ready with photos of your 
beautiful garden in the spring, friends having 
fun at that awesome backyard BBQ you threw 
last summer, or the big colourful oak tree out 
front in the fall. For a more subtle touch, 
decorate a wall with a few framed photos of 
your family and friends enjoying your home 
and outdoor spaces throughout the year.

Enlist a REALTOR®
Home staging is just one small part of selling 
a home. A REALTOR® who is knowledgeable 
about your community has the unique 
knowledge and experience needed to advise 
you on how best to achieve your real estate-
related goals, no matter the time of year.
_

WINTER STAGING TIPS FOR HOMES IN THE OKANAGAN



7 118andWest

Finding the perfect home is an 
exciting experience. As exciting as it 
is, it’s also a big decision that should 
not be made lightly.

Finding the right home for your lifestyle, 
taste and budget requires a tremendous 
amount of time, thought and effort. 
So many factors must be considered 
— the location, the price, the state of 
the property, the features of the home, 
current market trends, the terms and 
conditions of the offer, and much more.

Navigating through an overwhelming 
amount of properties, competing with 
other eager buyers and dealing with piles 
of paperwork filled with complicated 
legal jargon can get a tad stressful, 
to say the least. Luckily, transforming 
your goal of home ownership into a 
reality can be made much easier with 
an experienced and knowledgeable 
REALTOR® at your side.

Why should you 
enlist a REALTOR®  
when buying a home?
Think of a REALTOR® as your trusted 
advisor whose sole purpose is to help 
you find and secure your ideal property. 
When you engage a REALTOR® to help 
you buy a home, the REALTOR® will 
work in your best interests, guiding you 
through every step of the home-buying 
process. Here are a few of the benefits 
of engaging a professional REALTOR® 
when buying a home.

What are the benefits of working with  
a REALTOR® when buying a home?

WORKING WITH A REALTOR® WHEN BUYING A HOME
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Finding the perfect property
With so many properties to choose from, 
knowing where to start can be tough — let 
alone finding the perfect fit.

While anyone can go online to look at 
property listings or pull information on sales 
of comparable houses, a REALTOR® brings 
assets to the table that you won’t want to  
be without.

They possess the local market knowledge, 
skills and experience to know whether a 
specific house is overpriced or underpriced. 
They’ll know the merits of certain neighbour-
hoods as compared to others and how well 
the neighbourhood holds its value. They not 
only bring a host of insights, they can also 
provide deep home sales data and thorough 
professional analysis of that data to inform 
your decision-making while saving you 
research time.  

A REALTOR® is a valuable source of  
knowledge and information and can advise  
you on a strategy that ensures your success.

Getting the right home,  
for the right price
Finding your ideal home is just half the battle 
— getting that home for the right price and 
under conditions that suit you is a whole other 
story.

REALTORS® are trained professionals who 
can protect you while helping you get the best 
possible deal. It starts with a well-structured 
Offer to Purchase that reflects current market 
conditions and includes any specific 
requirements you may have.

A REALTOR® can advise you on what 
conditions to include in your offer and how to 
prepare them to protect you while navigating 
you towards your goal of homeownership. 
In the event of a multiple offer situation, a 
foreclosure or any real estate transaction, a 
REALTOR®’s skill in preparing the right offer 
and their negotiating expertise can help ensure 
the keys to your dream home don’t end up in 
someone else’s hands.

Today’s real estate contracts are complex  
and the stakes are high. Having an experienced 
professional who can prepare and negotiate 
terms and conditions on your behalf is not 
just handy, it’s vital.

Following it through  
to the end
You’ve found the perfect home, your offer  
has been accepted, but you’re not done yet! 

There are a few very important items that 
need to be taken care of before you celebrate 
your new home. Luckily, a REALTOR® can 
take care of that, so you’ll be toasting to your 
new home in no time.

Because virtually every purchase offer comes 
with conditions, the process doesn’t conclude 
when your offer is accepted. A REALTOR® will 
follow up on the removal of any conditions 
and advise you on how to proceed if obstacles 
are encountered along the way. Working with 
your lawyer, your lender, the local municipality, 
the strata management company, the utility, 
property inspectors or others, a REALTOR® 
takes care of all the things that stand between 
you and the keys to your new home.

Having a REALTOR®’s professional  
guidance and support will not only save you  
a tremendous amount of stress and time, but 
help ensure you are protected every step of the 
way. As one of the most significant financial 
transactions you’ll likely ever make, this is 
not a time for guesswork. Working with a 
REALTOR® will give you the peace of mind  
of knowing that a professional is taking care  
of everything.

Enlisting a REALTOR® to help you buy your 
home will save you time, frustration and costly 
mistakes. It’s the best way to ensure that your 
home buying journey will be a success, and 
often at no charge to you. *

* REALTORS® who work for buyers may opt to 
charge the buyer directly for their services, although, 
in most instances, the seller’s REALTOR® shares 
commission with the buyer’s REALTOR® when a real 
estate transaction is made. When seeking to engage a 
REALTOR®’s help, a buyer is encouraged to discuss in 
advance the nature and scope of services desired and 
how the REALTOR® will be compensated.
_

WORKING WITH A REALTOR® WHEN BUYING A HOME

You’ll be 
toasting to your 
new home in 
no time



WHAT TO KNOW BEFORE  
growing cannabis  

IN YOUR HOME
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GROWING CANNABIS AT HOME

With the recent legalization of cannabis, it’s important to understand how it could affect one of the biggest 
investments in your life: your home. Before you attempt to grow cannabis in your home, or consider purchasing a 
home that was used to cultivate cannabis, you should be informed of the risks and consequences that it can bring.

There are risks attached to making any changes to your home, that much is clear. But growing and cultivating 
cannabis can damage your home, complicate the terms of your mortgage when it’s up for renewal, affect your 
insurance coverage, and affect your home’s property value.

Buyers might think twice
According to a survey done by Zoocasa, 52% 
of Canadian homeowners might think twice 
about buying a home that had been used to 
grow and cultivate cannabis. Even the legal 
amount. This could affect the perceived value 
of your home, and, in turn, your ability to sell it 
and the price you might get for it.

These misgivings about properties used 
for cannabis cultivation are not unfounded. 
Cannabis isn’t your average house plant. It 
requires significantly more light, nutrients 
and water than normal plants. Throughout 
the cultivation process, cannabis plants can 
produce enough moisture to match five to 
seven regular plants. With the legal amount 
being four plants in your home, that is a lot  
of moisture you have to control.

This makes cannabis cultivation a high risk for 
mould and moisture damage in the home. On 
top of this, the wiring in the home could also 
be compromised if it has been altered to run 
powerful lights to cultivate cannabis, creating a 
fire hazard. Various chemicals, if used for plant 
growth, can affect indoor air quality and cause 
allergy and respiratory problems.

Currently, there is no official standard for 
remediation for homes damaged by cannabis. 
Because of this, a lot of homebuyers are opting 
to give homes where cannabis was grown a 
pass because it’s not worth the risk.

Cannabis can complicate 
insurance, mortgage and 
financing
Cannabis cultivation may result in higher 
home insurance premiums and most home 
insurance policies will not cover home 
damages that result from the practice.  
It’s also important to note that most will  
not cover unrelated damages to your home if 
there is cannabis being grown on the property.

You may also experience complications  
when your mortgage comes up for renewal.

Information is key
Talk first, do later. Make sure you have a 
clear conversation with your lender and 
home insurance company to understand any 
potential implications for insurance coverage 
and mortgage terms of your home.

If you have a strata council, make sure to 
ask them what their policy is on growing, 
cultivating and consuming cannabis.  
Check for any exclusions that may apply.

If you’re thinking about selling your home 
in the near future, consider talking to your 
REALTOR® about the potential implications 
for property value and overall buying appeal.

Homebuyers are also at risk
If you are considering buying a home that 
was once used to grow cannabis, you’ll want 
to make sure you know the risks and how to 
mitigate them. These can include potentially 
affected property values, property damage, 
stigmatization, financing, and insurance risks.  
A REALTOR® can advise and guide you 
through the buying process and will know the 
best course of action to take to purchase your 
new home safely: what to watch for, who to 
call, how to negotiate, and when to walk away.

You should also be aware that the presence 
of cannabis may result in difficulties receiving 
financing for the home. Some lenders may opt 
to add additional premiums to homes where 
cannabis has been cultivated and some may 
not offer a mortgage for the property at all.

Potential buyers, lenders and insurers are 
clearly hesitant, not surprising given the 
newness of the situation and the lack of 
guidelines for safe growing and remediation. 
Since your home may likely be the largest 
investment you will make in your life, it’s 
important to proceed with caution when 
considering growing and cultivating cannabis.
_

10118andWest
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THE SPECULATION TAX AND AFFORDABLE HOUSING

Does the Speculation Tax support  
affordable housing in Kelowna and West Kelowna?
The Speculation Tax has been a notable topic of debate for the last several months for many, including REALTORS®, home buyers, 
homeowners, renters, local businesses, and municipal governments of areas targeted for the tax, including Kelowna and West Kelowna. 
The bill to introduce the Speculation Tax reached royal assent and has come into effect as of December 31st, 2018.

But what exactly is the Speculation Tax, how does it work, and will it really accomplish 
the goals it was set out to achieve?

What is the Speculation Tax, 
and is my home targeted?
The stated purpose of the Speculation Tax 
is to improve housing affordability in urban 
areas of the province where housing prices 
are particularly high and rental markets 
tight. The tax is meant to achieve this by 
targeting vacant B.C. homes that are owned 
by foreigners and non-B.C. Canadians. B.C. 
residents who own multiple properties in 
British Columbia are also targeted.

The B.C. government claims that this tax will 
increase the pool of available properties for 
British Columbians to buy or rent, and that 
more than 99% of British Columbia residents 
will be exempt. 
 

The tax would be applied as follows:
If you currently own or plan on purchasing real 
estate in the targeted areas, and this property 
will not be your primary home, then you may 
be affected. Any home, as of 2019, valued at 
$400,000 or higher located in the specified 
regions that is left unoccupied for 6 months or 
more will receive a 2% tax for foreign owners 
and satellite families* or 0.5% for British 
Columbians and other Canadian citizens or 
permanent residents who are not members  
of a satellite family.

*A satellite family is defined as an individual  
or spousal unit where the majority of their total 
worldwide income for the year is not reported  
on a Canadian tax return.

What areas are affected  
by the Speculation Tax?
Kelowna and West Kelowna are not the only 
areas that will be affected by the Speculation 
Tax. Abbotsford, Chilliwack, Mission, and most 
of the Nanaimo-Lantzville, Capital Region 
District and Metro Vancouver regions are  
also targeted.

Properties in other regions in the Okanagan, 
such as Lake Country, Vernon, Penticton and 
more, are not, as yet, affected by the tax.

There are some properties that will be 
excluded from the Speculation Tax even though 
they are located in the taxable regions. These 
include, but are not limited to, municipalities, 
regional districts, governments, housing co-
ops, registered charities, and some specific 
not-for-profit organizations. Self-governing 
Indigenous Nations’ lands, treaty lands and 
reserve lands that are also within these  
regions are also excluded.

How do Okanagan 
businesses feel about  
the Speculation Tax?
Business owners in the Okanagan have  
spoken up. As reported by the Canadian 
Federation of Independent Businesses (CFIB), 
65% of business owners oppose the tax with 
47% being in strong opposition and 18% 
somewhat opposed.

CFIB stated that the tax will not target 
actual speculators because a speculator, 
by definition, tends to hold a property for a 
short time so the tax would not be significant. 
Instead, the tax actually ends up penalizing 
long-time homeowners and local business 
owners, particularly in the tourism and 
homebuilding industries.

Will the Speculation  
Tax be effective?
The Okanagan Mainline Real Estate Board 
(OMREB) is the professional association for 
REALTORS® in the Okanagan, Shuswap and 
Revelstoke areas, and has been investigating 
the potential impacts of the Speculation Tax.

The B.C. government has stated that the tax 
will improve affordability by curbing foreign 
investment and investment in B.C. property  
by Canadians living outside the province.

In reality, analysis of 8 years of data on  
buyers who purchase homes in the region 
shows that foreign investors consistently 
make up less than 2% of the buying population. 
Investors from Alberta make up 10-12% and 
investors from other provinces are at 
extremely low percentages. 
 



In fact, the largest population of buyers of 
homes in the region are those who already live 
here, at 55% to 60%, with the next largest buyer 
group being those coming from elsewhere 
in B.C. Based on these statistics, it seems 
that the Speculation Tax would not have a 
strong impact on housing affordability and 
availability here.

The B.C. government believes that the 
Speculation Tax will improve affordability by 
reducing the incentive for homeowners who 
own multiple houses to leave them vacant.

In reality, the possible supply created by this 
tax will not add to the availability of affordable 
homes because affected homes will be those 
valued at, or above, $400,000 which will sell 
or rent at rates higher than what is considered 
affordable.

The B.C. government has stated that the tax 
will curb real estate speculation.

In reality, this will simply not be the case. 
Speculators, people who buy and ‘flip’ a house 
for profit, will largely be unaffected by this tax 
because they will only own the house for a 
short period of time. The biggest effect will  
be on long-time homeowners.

“Ironically, it’s possible that the tax would 
encourage speculators to set their sights 
on homes under $400,000, competing with 
legitimate buyers for lower cost homes,” says 
Marv Beer, president of OMREB.

The government should be admired for 
attempting to tackle housing affordability and 
address speculation in the housing market. 
Unfortunately, the Speculation Tax, or vacancy 
tax, misses the mark on both fronts.

NOTE: Eleventh-hour revisions to the tax, 
among other stipulations, included leveling  
the tax rate for all Canadians (not just those 
who live in B.C.) to 0.5 percent; a requirement for 
the Minister of Finance to meet with mayors 
of affected areas to review the tax annually; 
and a provision that requires revenues collected 
within a targeted region be used for affordable 
housing in that same community.
_
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A CHECKLIST FOR FIRST TIME HOME BUYERS IN THE OKANAGAN

A checklist for first time home buyers in the Okanagan
Buying your first home in the Okanagan can be daunting. It’s a major milestone and the world of real estate can be hard to navigate on 
your own, but don’t despair! This checklist should help you on your journey to homeownership. There are several steps to take when 
buying your first property. Knowing where to start is challenging enough, let alone properly completing each step of the process.

There’s a lot to do, so let’s get started!

Determine your budget
Before you begin the search for your ideal 
home, crunch the numbers to see how much 
you can afford to put down on your new 
home. There are more considerations  
than one might think.   

For instance, it’s important to be aware that 
there will be a variety of fees and taxes to be 
paid throughout the process, such as property 
transfer tax, legal fees, home inspection fees, 
home appraisal fees, moving costs, and more.

You should also consider the ongoing  
costs you’ll have to assume after you find 
your perfect home, some of which may vary 
depending on the property. Knowing what 
your mortgage, property taxes, insurance, 
maintenance, and other regular costs will  
be will help you budget accordingly.

As a side note, it’s also extremely important  
to have an emergency fund in your budget. 
You never know what might happen and  
when you own a property, any and all  
repairs are your responsibility.

Get your mortgage  
pre-approved
Now that you’ve considered what costs are 
associated with purchasing a house, who do 
you talk to first?

Likely, you will need to finance your home. 
There are a number of professionals out there, 
including banks, credit unions, and mortgage 
brokers, whose job is to assist you in picking 
a mortgage product that best suits your needs. 
They can explain the different types of 
mortgages, interest rates, and the term  
and amortization periods, which is how long  
it would take to pay off your mortgage.

This process will help you find out the 
maximum possible mortgage amount you 
can afford and the lenders are willing to lend 
you, based on how much you have for a down 
payment, your monthly income, and credit 
score. With luck, you’ll get pre-approved for  
a mortgage.

Enlist a REALTOR®
Now that you have met with a lending 
professional, it’s time to enlist a REALTOR®.

Think of a REALTOR® as your professional 
advisor. They are experts in their field, know  
the market inside and out, and most importantly, 
know how to interpret important real estate 
data to make sound decisions.

Start by figuring out what you need or want 
nearby. Your REALTOR® can help with this. 
Does travel time top the list? Or is it proximity 
to a grocery store or schools? Perhaps hiking 
is your passion? Or mountain biking? If so, 
being situated near the trails may be a priority. 
You’ll also want to consider what you want 
in a home. Do you want a large yard, patio, 
eco-friendly appliances? A deck? How many 
bedrooms and bathrooms do you need?

Once you’ve got your wish list together, it’s 
time to match your requirements with available 
homes in the area. This is where a REALTOR® 
can really make the difference. They have easy 
access to extensive neighbourhood data, 
specific property history, and they will know 
whether a specific house is overpriced or 
underpriced and what neighbourhoods will  
be the best for you based on your needs.

Helping you find your ideal home is just 
one part of what a REALTOR® has to offer. 
REALTORS® can advise you on how to make 
an offer, what conditions to include, and how 
to protect yourself. They are also professional 
negotiators, and will help you seal the deal 
and make sure that everything goes smoothly. 
Once the offer is accepted, the REALTOR® can 
take care of any issues that arise by working 
with your lawyer, lender, the local municipality, 
the strata management company, the utility 
company, property inspectors, and so on.

Having an expert at your side every step of  
the way makes the process of buying your first 
home much less intimidating, time consuming, 
and increases your chances of success.
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Assistance programs for first 
time home buyers in B.C.
Now let’s discuss some first time home buyer 
programs in British Columbia for which you may 
be eligible.

If you are eligible for the First Time Home 
Buyers’ Program, you can save up to $7,500 in 
property transfer taxes. That’s fantastic news!

To qualify you must be a Canadian citizen  
or a permanent resident who has been living 
in B.C. for 12 consecutive months or filed at 
least two income tax returns as a B.C. resident 
in the last six years. You also must have never 
been an owner of a principal residence 
anywhere in the world.

Some other restrictions may apply. For more 
details check out the full program on gov.bc.ca

Another program you may be eligible for is the 
Home Buyers’ Plan. This allows first time home 
buyers to withdraw up to $25,000 from their 
RRSPs to put towards their first home, tax-free.

A couple restrictions do apply — the amount 
that was withdrawn must be paid back within 
15 years, and minimum payments will be 
required each year. You must also live in the 
home for at least one year after purchase.

You can do it!
With some planning, determination, and the 
help of a REALTOR®, securing your first home 
is not only a possibility, but has the potential 
to be a fun and exciting experience.

Whether you are just starting to save or you are 
ready to go, know that there are professionals 
out there who are ready to help you achieve 
your goals. Good luck on your venture to 
homeownership!
_

_
Whether you are just 
starting to save or 
you are ready to go, 
know that there are 
professionals out there 
who are ready to help 
you achieve your goals.
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Overall, a decrease in demand  
and an increase in supply is 
expected to help balance the market 
in 2019. Stricter housing policies, 
government intervention and new 
home construction will all have an 
impact on this year’s market.
_

2019 REAL ESTATE PREDICTIONS FOR THE SOUTHERN B.C. INTERIOR

2019 real estate predictions  
for the Southern B.C. Interior
The housing market is influenced by many different factors.  
For the most part, like any other market, it all comes down to supply and demand.

Various factors play a role in influencing the supply and demand of the housing market, including population growth and migration,  
new-home construction, government policy, and economic conditions such as employment.

To help buyers and sellers as we enter a new year, a few predictions for the state of the market in 2019 have been made.  
Keep in mind, these are not 100% certain — simply predictions based on past data, new policies and current trends.

Housing sales volume  
and price growth  
expected to slow
After experiencing record breaking years 
in 2016 and 2017, the volume and price of 
housing sales are expected to continue to 
slow in 2019. While average home prices are 
expected to moderate over 2019 and into 
2020, there is little evidence of a significant 
decline in price.

This slowdown is being intensified by stricter 
housing policies and credit restrictions, rather 
than a weak economy. Despite these changes, 
the market is expected to remain quite healthy 
and balanced.

Tight housing policies 
will continue to moderate 
demand
Housing demand is expected to continue to 
slow in 2019 due to tougher mortgage rules, 
such as stricter rules around the stress test, 
and higher interest rates. Borrowing costs are 
expected to rise, and further mortgage rate 
hikes are expected over the next couple years.

It has been estimated that federal measures 
have cut purchasing power for the marginal 
buyer by about 20%. This is especially true 
for first time home buyers — even those with 
high down payments may find that they have 
to wait longer to buy a home or lower their 
expectations concerning what they can afford.

Those looking to sell and move into a more 
expensive home are also affected, having to 
re-qualify at a higher interest rate if changing 
lenders. 

Provincial measures, such as the speculation 
tax, is expected to dampen investor demand.

Housing supply  
expected to increase
With more newly-constructed homes coming 
on-stream, and lower demand, supply is 
expected to increase, although chronic housing 
shortages means that we’ve got a ways to go 
before supply meets demand. This shift will 
continue to balance the market. New home 
construction has, however, declined from the 
highs of recent years.

As new housing inventory becomes available, 
rental vacancy rates may increase — however, 
this could be inversely affected by a swelling 
rental pool as less people are able to afford a 
home, keeping them in rental accommodations 
for longer.

Population and 
employment expected  
to grow
Population for much of the Okanagan  
area, including Kelowna, West Kelowna, Lake 
Country and Peachland, is expected to grow in 
2019, as are jobs, but not at the same pace as 
recent years.

The slowdown of the Alberta economy has 
lessened the rate of migration to the area 
in recent years and the B.C. Government’s 
introduction of the speculation tax may 
have a further dampening effect. However, 
migration from elsewhere within B.C. (especially 
the Lower Mainland) may offset the slowdown 
from Alberta.

15 118andWest



16118andWest

THE BAN ON LIMITED DUAL AGENCY ON HOME BUYERS AND SELLERS

The effect of the ban on limited dual  
agency on home buyers and sellers in B.C.
On June 15th, 2018, B.C.’s Superintendent of Real Estate introduced a new rule that concerns real estate transactions. You may  
have heard chatter about the new ban on limited dual agency as it has a significant impact on the way real estate agents are allowed  
to serve clients.

Now that this new rule has been in effect for seven months, we would like to take a 
moment to explain the change and explore outcomes so far.

What is limited  
dual agency?
Limited dual agency, as it relates to real  
estate transactions, is when a real estate 
agent works with both the buyer and the  
seller in a real estate transaction, but in 
a limited capacity and with both parties 
providing written informed consent.  

Why was limited dual 
agency banned in British 
Columbia?
Despite the fact that limited dual agency is  
a valid legal instrument that is used outside 
of real estate and existing regulations already 
required consumers to consent, in writing and 
in advance, to limited dual agency, the practice 
was banned in an effort to protect consumers.

The driving influence behind the decision 
was the notion that real estate agents may 
not be able to represent more than one party 
to a transaction in an unbiased way. Why 
is it reasonable for other service providers, 
such as lawyers, to use this legal instrument 
with consumers, but not real estate agents? 
‘Informed consent’ works elsewhere… why  
not with real estate? Incidentally, B.C. is the 
only province in Canada that bans the  
practice of limited dual agency as it  
pertains to real estate transactions.

How does the ban on 
limited dual agency affect 
consumers?
The ban, in effect, limits consumer choice. 
It limits their freedom to work with a real 
estate agent of their choosing and while the 
practice was not commonplace in residential 
transactions, there were certain instances 
where limited dual agency made sense.

One such instance was when a potential buyer 
opted to deal with the listing REALTOR® rather 
than engage another REALTOR®, because 
it was convenient, the property required 
specialized knowledge, or for other reasons. 
Now, this practice is no longer acceptable.

Another instance was when a consumer 
learned that their REALTOR® had listed a 
property and the consumer wished to work 
with that same REALTOR® on purchasing 
the property because the consumer liked and 
trusted their REALTOR®. This practice is no 
longer allowed.

Yet another instance concerned rural areas, 
where few REALTORS® practice and where 
more properties, like acreages and farms, 
have unique issues that require special 
knowledge, such as acceptable land use, 
water supply, or otherwise. Now, the practice  
is no longer permissible, except in a very 
narrow set of circumstances.

A further instance concerns commercial 
property transactions, where inherent 
complexities and specialized knowledge 
about the property for sale resulted in limited 
dual agency becoming quite commonplace. 
Now, the practice is no longer permitted.
A ban on limited dual agency may do the 
opposite of what the government intends: 

it may place consumers at greater risk. For 
example, consumers may be forced to find 
another agent to work with who may be 
less knowledgeable about the property of 
interest (particularly in rural and commercial 
instances), heightening risk to the consumer. 
Or, consumers may opt to go it alone, rather 
than work with someone other than their 
preferred agent, heightening personal risk of 
error or omission in an increasingly complex 
and litigious environment.

On the surface, a ban on limited dual  
agency as it relates to real estate transactions, 
might seem like a good thing. But, closer 
examination reveals that such a ban may 
result in unintended consequences that  
limit consumer choice and potentially  
places consumers at risk.
_

A ban on limited dual 
agency may do the 
opposite of what the 
government intends.
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