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The Vancouver Tenants Union (VTU) organizes on the unceded territories of the səl̓ílwətaʔɬ/Selilwitulh (Tsleil-
Waututh), Skwxwú7mesh Úxwumixw (Squamish), and xʷməθkʷəy̓əm (Musqueam) peoples, who have lived on these 
lands since time immemorial. As a tenants movement we must recognize that the patterns of displacement and 
gentrification that we struggle against are part of the larger colonial and capitalist systems that have occupied these 
lands since the city as we know it today was founded.

WITH GRATITUDE

The VTU is an all-volunteer, non-hierarchical, directly democratic tenant union guided by the principles 
and values in our Constitution. We are fighting for the rights of tenants and the preservation of affordable 
housing. Everyone, regardless of economic status, lifestyle, ability, age, gender, race, sexuality, or 
citizenship deserves a safe, secure, and affordable home.

The hundreds of hours dedicated to the production of this research has been carried out by dozens of 
the union’s members, and would not have been possible without them. We’d like to extend our sincere 
gratitude to all involved.

We’d also like to greatly appreciate the hundreds of tenants along Broadway who welcomed our 
members, participated in this research, and continue to resist gentrification and displacement.

Union members had the option to access VTU’s Stipend Policy while volunteering for this research which 
provides some monetary recognition of members’ time. Thanks to the Community-Based Tenant Initiative 
Fund from the Community Housing Transformation Centre - Centre de transformation du logement 
communautaire for the funding that made it possible.

In Solidarity,
Vancouver Tenants Union
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EXECUTIVE SUMMARY

In anticipation of the planned Broadway Subway 
in the City of Vancouver, the Vancouver Tenants 
Union (VTU) conducted a rent survey in order to talk 
to renters living along the future Broadway Subway 
and determine the potential impacts of this new 
infrastructure on affordability in the area. While the 
median market rental price is known, there is currently 
no data collected on tenured rental rates in BC. By 
filling this crucial omission, our data shows a large 
‘Rent Gap’ between the median current rent tenants 
we surveyed are paying, versus the median market 
rental price. Surveys also point towards repeating 
themes of insecurity, precarity, and increasing 
corporatism. 
 
The ‘Delta Rent’, the difference between the maximum 
current rent in a building versus the minimum current 
rent in a building (averaged across all buildings) was:

DELTA RENT ↑↓

Studio 1 Bedroom 2 Bedroom

$243.46 $431.89 $421.83 

↗ 13.99%  ↗ 25.03%  ↗ 17.51%

In other words, if a landlord replaced their long-term 
tenants with new tenants, rents could be expected to 
change by these percentages.

The difference between the median market rent, 
and the median surveyed rent (i.e., the median rent 
amount that all surveyed tenants are paying versus 
expected market prices), or the Rent Gap was:

RENT GAP

Studio 1 Bedroom 2 Bedroom

In other words, if a landlord redeveloped their old 
building and brought in new tenants, rents could be 
expected to change by these percentages.

Given these large Rent Gaps, it is unsurprising that 
21% of surveyed tenants said that their rent was 
currently unaffordable and 51% said they would not 
be able to remain in the neighbourhood if they were 
evicted. Over half of respondents (58.75%) whose rent 
has increased during their tenancy reported receiving 
a rent increase since the COVID-19 rent moratorium 
ended in September 2021.
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$1,925

$1,167

$2,200

$1,379

$3,200

$1,885

+64.95%
+$758

+59.5%
+$821

+69.76%
+$1,315
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Based on this data we are certain that transit-oriented 
displacement is a threat to renters in the Broadway 
Corridor. Based on the urgency of this situation, the 
VTU proposes 3 Key Principles and associated policies 
to champion tenants’ rights along Broadway and in 
Vancouver overall:
 

PRINCIPLES POLICIES

1. A CITY
IS ITS PEOPLE

· Right to Return with Dignity 
· Right to Financial Protection 
· Right to Remain

2. EVICTION SHOULD
NOT BE PROFITABLE

· Rent Control Tied to Unit
· Rental Transparency
· Cease Public Subsidy 
of Private Landlords

3. TENANTS
ARE STAKEHOLDERS

· Right to Organize
· Collective Bargaining
· Right to Strike

 
 
Despite the severity of the situation we know that 
renters and neighbours are resilient, and we urge 
all tenants to recognize the common crises we face, 
organize and build collective power, and work 
together in solidarity to enact change on the ground 
in the buildings we call home.

MEDIAN TENURED RENT >
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INTRODUCTION

In the fall of 2021, over 40 members of the Vancouver 
Tenants Union (VTU) contributed over 330 volunteer 
hours to speak with hundreds of tenants in dozens of 
buildings along Broadway. The survey data collected 
provides a stark picture of vulnerable tenants whose 
homes will be targeted over the next several years. 
The calculated “Rent Gap” represents the financial 
incentive to evict long-term tenants that every 
landlord considers in the calculation of their business 
profits.

In 2022, renters in the City of Vancouver are facing 
one of the most precarious and vulnerable conditions 
in the modern history of the region. Over the past 
5 years under the BC NDP Provincial Government, 
the average Metro Vancouver rents have gone 
up 20% (as calculated by the VTU using historical 
CMHC data) (CMHC 2021; VTU 2021). Vancouver is 
one of the most expensive cities in North America 
to live in - as of February 2022, the median market 
rent for a one-bedroom is $2200 (Chen 2022), while 
headlines like “$4,094 rent for three bedrooms now 
meets Vancouver’s definition of ‘for-profit affordable 
housing’” are commonplace (Pablo 2022).

Metro Vancouver was named the “Eviction Capital 
of Canada” in September 2021 (Hasegawa and 
Mangione 2021) based on the findings of the UBC 
study “Understanding Evictions in Canada”, which 
showed that 10.5% of tenants in Metro Vancouver 
have reported being evicted in a period of five years 
(Xuereb, Craig, and Jones 2021). While tenants were 
able to fight for a provincial eviction ban at the 
beginning of the pandemic in 2020, these protections 
were promptly removed by September 2020, ahead 
of most jurisdictions in North America, and the tenants 
were forced to pay back every dollar of rent arrears 
through provincially mandated “repayment plans” 
(Ministry of Municipal Affairs and Housing 2020).

It is in this context that renters along Broadway are 
facing the latest threat to their homes in the form 
of “transit-oriented development”. City council and 
staff have eagerly leveraged the opportunity of the 
construction of the Broadway Subway, a new mass 
transit project, through the “Broadway Plan’’ (BP), a 
30-year area plan initiated in 2018 with a $3-million 
budget from Council. The BP spans the Broadway 
Corridor, from Clark Drive to Vine Street, 1st Avenue 
to 16th Avenue.

In essence, it is a major densification strategy, turning 
the area into Vancouver’s “Second Downtown.” This 
area is home to 25% of Vancouver’s purpose-built 
rentals (PBRs), with renters composing almost 60% 
of households (City of Vancouver 2022). The city’s BP 
identifies 83% of purpose-built rental buildings as 
over 50 years old, and admits that the replacement 
of these homes is one of the key goals of the plan. 
Tenants who live within the boundaries of the BP, 
or close to it, are unwittingly the first line of defense 
against the coming wave of displacement.

The report acknowledges the need for “enhanced 
tenant protections to allow renters to stay in their 
neighbourhoods”, and makes repeated references 
to adding new “below-market rental housing”. 
However, the speculation craze along Broadway 
is already well underway and will not be contained 
by these suggested measures. Tenants are already 
being intimidated, neglected, and pushed out of their 
units in their neighbourhoods by landlords seeking 
to evade compensation and maximize profitability 
of redevelopment. Further, these amended tenant 
protections and affordability measures suggested by 
the BP are inadequate to ensure that neighbourhoods 
remain accessible to working-class renters. IN
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Additionally, the city’s track record of creating 
proper and plentiful “below-market rental housing” 
is also unproven. Tenants don’t need to look far to 
see that large-scale transit projects bring a flood of 
speculation, demolition and redevelopment, and 
ultimately, the displacement of working, low-income 
residents and unhoused people. This is apparent in 
the post-Canada Line construction. It is worth noting 
that the Cambie Corridor Plan (CCP) talked similarly 
about providing “diverse and affordable housing” 
(City of Vancouver 2018). Meanwhile, the CCP is 
failing to deliver its meager promise to add 190 units 
of below-market rentals by 2026. A city staff report 
from 2020 revealed zero below-market rental units 
either under construction or in the permit stage. 
The CCP also promised to deliver 950 units of social 
housing, with progress at only 20% as of March 2020 
(Lee-Young 2020).

As large developments shoot up around the stations, 
it will increase the cost of land and rents, pushing 
existing renters out. Furthermore, renters are already 
being displaced or finding themselves on the brink. All 
along Broadway, older, affordable rental buildings 
are being targeted for redevelopment. As far back as 
January 2020, purpose-built rental buildings can be 
found for sale in the area that promote the Broadway 
Subway in their listings (Goodman Report 2020). 
Nearly all of these buildings display median rents well 
below market rate as shown by our research.

It is for these reasons that this report by the VTU is 
launching a historic and sustained tenant resistance 
to gentrification and displacement along Broadway. 
With the following survey data, tenants understand 
that current profit motives will drive developers on a 
spree of speculation and demolition of their homes, 
and current tenant protections will not provide any 
reprieve for them to stay in their communities or 
protect their interests. 

With this knowledge, tenants are encouraged and 
empowered to connect with their neighbours and 
begin a resistance movement with the goal of shaping 
the city in their own vision.
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METHODOLOGY

Methodological Approach

In order to answer our main research question (What 
is the current Rent Gap in buildings near future 
Broadway Subway stations?) our methodological 
approach was to conduct a volunteer-led Research 
Survey. This survey (see Appendix A) was designed 
to obtain basic information about rental situations 
for tenants within 200 metres of a future Broadway 
Subway station. This survey data was then compared 
against market rental rates in order to determine both 
the Rent Gap and the Delta Rent (as described in the 
Executive Summary) in this 200 metre radius. Surveys 
were conducted by VTU members through face-
to-face conversations with tenants. Our rationale 
for this approach is that it clearly collects missing 
information on tenured rental rates directly from 
tenants themselves. Analysis of the survey results and 
summarizing the survey findings was completed by 
the VTU’s Datatools Working Group.

The Research Survey

The primary tool to collect data was the Research 
Survey (see Appendix A). The Survey was designed 
by VTU’s Datatools Working Group, and typical 
questions included: “What is the total rent in your 
unit currently?”, or “How long have you lived in the 
building?”. Minor demographic questions (such 
as asking for information about gender identity 
and Indigenous heritage) were included in order 
to understand if historically marginalized groups 
are: 1) tenants in the Broadway Corridor and/or 2) 

1 For example, 5.1% of our survey respondents identified as Indigenous, and regionally, 2.5% of Metro Vancouver’s population is 

Indigenous - the third largest urban Indigenous population in absolute numbers in Canada (City of Vancouver 2016).

2 It is important to note that 1) only buildings within a radius of new stations were surveyed, thus excluding the existing VCC station 

and 2) For the Great Northern Way Station, the radius was expanded to 250 metres in order to obtain buildings within our dataset.

potentially at-risk or disproportionately affected by 
Rent Gaps in any way1. Sensitivity of all survey data 
was maintained by anonymization as well as respect 
from trained volunteers.

In addition to the survey, data on current market 
rents were obtained from readily available sources 
including websites (e.g., Padmapper and Craigslist), 
and policy reports (Chen 2022; Lee 2021).

Survey Execution

The target number of surveys was a minimum of 274 
across 54 buildings that are all within 200 metres of 
a future, new Broadway Subway station2. This target 
was defined by a dataset (of purpose-built rentals) 
obtained by VTU from the City of Vancouver through 
a Freedom of Information Request which indicated 
971 units in total in our geographic range. Given the 
high number of surveys obtained (293 surveys out of 
971 units), we are confident that our data represents 
the experience of tenants within 200 metres of new 
stations. 

Surveys were completed with pen and paper or 
digitally via a QR code. Informed consent was 
obtained from each survey respondent prior to 
administering the survey (See Appendix B). Data was 
stored and managed exclusively by the VTU research 
team on a secure Google Drive to protect respondent 
confidentiality.

Over 40 volunteers took part in doorknocking shifts 
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across more than 4 kilometres of the Broadway 
Corridor. Volunteers spoke with tenants in 41 
buildings at the heart of the Broadway displacement. 
Ultimately this allowed the VTU to complete a total 
of 293 surveys, surpassing our goals for this phase of 
the project.

Survey data was cleaned and processed prior to 
analyses. This means that incomplete surveys which 
did not include rent cost information were discarded 
from the dataset. Additionally, 3 bedroom units 
were rare (only 4 were identified in total), and thus 
not being a statistically-significant sample, this 
data was not included. Ultimately, survey data was 
limited to what tenants were willing and able to 
share. Results per each complete survey question 
were then recorded, grouped, and analyzed digitally, 
comparing the information given by tenants in the 
survey forms to public information on current market 
rates. This allowed us to determine the Delta Rent and 
Rent Gap for Studio, 1 bedroom, and 2 bedroom units, 
as described in the Findings and Analysis Section.
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Our survey allowed us to gain insight into the situation 
for renters in areas affected by the Broadway 
Subway. We have pulled a number of themes from 
the data to highlight exactly what is put at risk 
with the coming transit development: affordable, 
reliable, and safe places to live. For clarity we have 
organized the survey findings into three subsections: 
an analysis of the Delta Rent and Rent Gap, the 
precarity and insecurity of tenants, and the increasing 
corporatism, absenteeism, and general lack of 
accountability displayed by landlords towards their 
tenants and the communities they own property in. 

Delta Rent & Rent Gap

As stated in the introduction, nearly 60% of households 
in the Broadway Plan area are renting their homes. We 
have found in our survey area that rents are generally 
well below the median market rate. However, this puts 
these renters at risk of displacement, as any rent that is 
below the median market rate is considered unrealized 
profit for landlords and real estate investors. By 
comparing a long term tenant’s monthly rent against 
the monthly rent a landlord could expect to charge 
a new tenant, we can identify the Delta Rent for a 
building. This Delta Rent is a simple measurement that 
allows us to put a number on the upward pressure on 
rent within an existing building. Ultimately, where the 
Delta Rent is large, landlords have a greater incentive 
to pursue higher rents by evicting lower paying tenants 
by whatever means are available to them and replace 
them with a new tenant.

To gauge the current situation in the survey area, we 
calculated the Delta Rent for the surveyed buildings. 
After calculating this value for all buildings with 
sufficient data, it was averaged across all buildings 
into a single Average Delta Rent.

APARTMENT 
SIZE

DELTA RENT
Highest Rent minus Lowest Rent 
(averaged across all buildings)

Studio $243.46 (+13.99%)

1 Bedroom $431.89 (+25.03%)

2 Bedroom $421.83 (+17.51%)

The dollar values in the above table describe the 
increased monthly income a landlord could expect to 
realise by evicting their lowest-paying (often longest-
term) tenant. The percentage value is the increase in 
income over the current rent. This is to say that the 
average landlord of a building in our survey area could 
expect a 18-20% increase in income on their lowest-
paid units if they are able to find some pretence to 
evict that tenant.

Given the impending up-zoning and redevelopment 
of the survey area, this upward pressure is about 
to increase dramatically. For this reason, the VTU 
analyzed how development pressure could affect 
tenants along Broadway. We calculated the Rent Gap 
by subtracting the median rents found by the survey, 
from the most recent median market rents available 
for apartments (Chen 2022), as follows:
 

APARTMENT 
SIZE

RENT GAP
Median Market Rent minus Median 
Rent Surveyed

Studio $1,925 - $1,167 = $758 (+64.95%)

1 Bedroom $2,200 - $1,379 = $821 (+59.5%)

2 Bedroom $3,200 - $1,885 = $1,315 (+69.76%) 

This is to say that while a landlord could expect a 18-
20% increase in unit income by evicting their lowest-
paying tenants today, they can expect a 60-70% 
general increase in rental income across all units if 
they redevelop their buildings and replace all of their 
tenants.

It is also salient to mention the role of rent increases 
in relation to the Rent Gap. According to survey data, 
the tenured increase in rent per year is around 1.25%. 
However, vacant increases are nearly 10% annually. 
This difference indicates that landlords do significantly 
increase rents when tenants vacate a unit, and 
consequently, that tenants face much higher rental 
rates if they have to leave their unit. Evidently, there is 
a profit motive and upward pressure on rents, placing 
tenants in increasingly precarious living situations.
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Precarity & Insecurity

The Rent Gaps described above tie into the second 
theme, which is the sense of precarity and insecurity 
that renters expressed in their survey responses. 51% 
of surveyed renters expressed that they would not 
be able to remain in the neighbourhood if they were 
evicted, and 21% emphasized that their current rent 
was entirely unaffordable.

Many of those who said that their rent was 
currently affordable qualified their answer with an 
explanation: they noted that their current rents were 
about as much as they could bear. Several remarked 
that even so, their rent was unusually cheap “for the 
area”. As well, a number of respondents said they 
had low rents because they had been in the building 
a long time - 24% of survey respondents had lived in 
their apartments for a decade or longer. Many of our 
surveyed renters are long-standing tenants, with an 
average length of tenancy of 6.7 years.

A common cost-cutting strategy as housing costs 
have climbed in Metro Vancouver is for renters to 
have either sought roommates to share costs, and/
or to move to smaller apartments. Our survey data 
indicated tenants have an average of 0.7 bedrooms 
per person. As available space for renters decreases, 
it is likely that people will experience various 
socioeconomic pressures while trying to navigate 
living with, or growing their families. There is every 
reason to believe that this number will continue to 
shrink further.  

We counted a total of 160 reported rent increases, 
meaning that well over half of respondents from our 
study eligible for a rent increase had experienced rent 
increases during their tenancy (26.6% of respondents 
have tenures of under 1 year and thus were ineligible 
to have received a rent increase). 94 reported rent 
increases occurred within the first few months of the 
moratorium being lifted, indicating little respite or 
empathy from landlords during a global pandemic. 
Worse, 19 surveyed tenants had even received illegal 
rent increases during the moratorium in place during 
the COVID-19 pandemic, pointing to the fact that this 
supposedly protective regulation did not truly serve 
all renters in the Broadway Corridor. 

These are only a few examples of the current precarity 
tenants face in the survey area - as described above, 
incentives will continue to mount for landlords to find 
ways to evict tenants and realise higher rents. Tenants 
will increasingly be forced to choose between splitting 
their limited living space with more roommates or 
leaving the survey area, likely to be pushed out of the 
City of Vancouver entirely. One survey respondent 

clearly encompassed this insecurity when they 
observed that those most dependent on public transit 
will be forced out of the neighbourhood by precisely 
the kind of transit expansion they should benefit from 
(see also Skolski 2022).

Absentee Landlords 
& Corporate Property Managers

A number of statements shared by surveyed renters 
suggests a shift in the attitude of landlords as they 
prepare to pursue greater profits at the expense of 
their tenants.

In the long-form responses of the survey, tenants 
commented on a general lack of communication 
from their landlords about their buildings, as well 
as instances where landlords directly shut down 
lines of communication and support. For example, 
one respondent wished that they had known that 
their building was up for sale. Another told the 
survey-takers that they “hoped” they would be told 
if their landlord put the building on the market. 
One respondent noted that their building had been 
transferred from a father to a son, but that they 
had no relationship with the new owner. In fact, this 
tenant was explicitly told not to try and contact the 
new landlord, and instead to deal with a newly-
contracted property management company. In 
another case, one respondent explained how their 
landlord prohibited tenants from communicating and 
supporting each other during the pandemic under 
the guise of COVID-19 safety.

While some rental buildings are owned and managed 
by individuals or families, many are administered by 
large property management companies. Tenants in 
some surveyed buildings informed VTU members that 
their building had previously had a live-in caretaker, 
but that this was eliminated and the caretaker’s unit 
was put on the market. In another building, a tenant 
commented that a number of units had been vacated, 
but they had not been put back up for rent, creating 
a sense of unease around the landlord’s intention for 
the building. 

All of these examples point to a widening gulf 
between tenants and the landlords who own – and 
make decisions about – the property on which renters 
live and make their homes. While tenants may not 
always see clearly what the coming rezoning and 
redevelopment will mean for their homes, landlords 
are generally aware of the inevitable increase 
to both their land values and the profitability of 
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their rental stock. Consequently, for the landlord, 
informed and engaged tenants who may protest 
their coming evictions are a threat to that revenue. 
In this environment transparency is a liability to 
the landlord, and we see this reflected today in 
the Broadway Corridor by the increasing distance 
between landlords and the community, and the 
deepening opacity about who even owns rental stock 
and what their intentions for it are.

Given the compounding crises of increasing 
unaffordability, instability, lack of communication, 
and struggles in maintaining community support for 
renters in the Broadway Corridor, we conclude this 
report with key principles and recommendations.
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RECOMMENDATIONS 

PRINCIPLES POLICIES

1. A CITY IS ITS PEOPLE
· Right to Return with Dignity 
· Right to Financial Protection 
· Right to Remain

2. EVICTION SHOULD NOT BE PROFITABLE
· Rent Control Tied to Unit
· Rental Transparency
· Cease Public Subsidy of Private Landlords

3. TENANTS ARE STAKEHOLDERS
· Right to Organize
· Collective Bargaining
· Right to Strike
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In order to build their “Second Downtown” the 
planners of the BP will have to displace many of the 
renters in the area. 

The Rent Gap and Delta Rent found by this survey 
demonstrates how far these displaced tenants will 
be priced out of their neighbourhoods. It also shows 
the expectation of profit that will be pushing the 
landlords to evict and displace tenants. This will be 
facilitated by the city’s Tenant Relocation & Protection 
Policy (City of Vancouver 2015). 

Under the TRPP, landlords that displace tenants due 
to redevelopment or major renovations are supposed 
to provide tenants with a relocation plan, which may 
include: lump sum compensation, assistance with 
finding new accommodations, and the right-of-first 
refusal to move back into the new building. 

However, on top of the fact that the TRPP has no 
enforcement body, requirements are only designed 
to ease displacement, not prevent it. Lump sum 
compensation is up to a maximum of 2 years’ rent, if 
tenants have lived in the building for over 40 years. 
The right-of-first refusal under current TRPP regime 
isn’t at the same rent but at a 20% discount of market 
rate which isn’t even a third of the median Rent Gap 
this survey has found. The TRPP is designed to assist 
in relocation to a new accommodation, not prevent 
displacement. The proposed BP tenant provisions 
would modify some of these protections. However, 
these recommendations are not guaranteed to 
become city policy, and until they are enacted into 
the TRPP, if ever, they cannot be treated as existing 
protections. 

At face value, transit-oriented development has many 
exciting possibilities, but in the hands of real estate 
interests it is a weapon against poor and working-
class communities across the Lower Mainland. Without 
effective legal protections, the Broadway Subway  is 
not being built to enrich the lives of tenants, but to 
improve the investment of landowners. 

Tenants are already feeling the pinch of the Rent 
Gap within their own buildings. Delta Rent presents 
a direct and immediate financial benefit to landlords 
to evict tenants. Even without new construction the 
ability to raise rents between leases puts tenants at 
risk. The possibility of rezoning and enormous profit 
created by the BP is adding fuel to an already burning 
fire.

The planning and language of the BP reflects over 
and over a focus on the importance of capital and 
investment and treats residents, in particular tenants, 
as an undifferentiated mass. A fungible asset that 
can be depended upon to pay their monthly rent and, 
if they can’t afford it, to simply disappear beyond the 
interests or attention of society.

This is a simple principle, that tenants exist to 
generate revenue and that cities are engines of 
capital profit. Based on the findings of this survey and 
the comments of tenants surveyed, we suggest three 
alternate principles, and give examples of policies 
that could be derived from them.
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PRINCIPLE 1
A CITY IS 
ITS PEOPLE.
If the people living in a neighbourhood are displaced and replaced, the neighbourhood is destroyed and replaced. 
Community can not be maintained by keeping a heritage building’s facade. The living history of the city is with the 
people who have lived here longest. But these tenants would be the ones most likely to be targeted with eviction and 
displaced as they would be paying the lowest rent with the highest Rent Gap.

Policy 1: RIGHT TO RETURN WITH DIGNITY

To maintain the community within a neighbourhood, tenants who are facing displacement for the demolition of their 
buildings must be offered the right to return at the original rent to a comparable unit in the new building.
Additionally, in order for tenants to enjoy a dignified return to a unit that replaced their home, those units must be 
of the same or comparable unit size. A humane minimum unit size must be mandated on new developments in order 
to account for different stages of life and different family compositions. If a tenant’s old home exceeds this size, they 
should keep that same dignified living space.
A Right to Return with Dignity is meant to minimize the disruption redevelopment brings into the lives of tenants. It 
allows the definition of affordability to be defined by the ratio of rent per square foot. The TRPP is a qualified right 
to return, meant to be limited only to those who can afford additional rental increases, or a change in lifestyle to 
accommodate reduced space. A right that is qualified only to those of a certain financial standing is not a right 
afforded to all people, it’s a business opportunity offered to a privileged few.

Policy 2: RIGHT TO FINANCIAL PROTECTION

While construction is occurring, the tenant must be offered a unit to reside in until their new unit is available. That 
unit’s cost must not exceed the rent the tenant has been paying at their original unit. If no comparable unit at the 
tenant’s cost can be found, the landlord must be made responsible to pay the difference. Without this financial 
pressure, there will be no incentive for the landlord to find an appropriate unit.
As long as the only option for rental housing is privately owned a tenant will always be at the mercy of the market. 
Decommodified housing, i.e. publicly and democratically owned and controlled, must be developed with input from 
tenants and a focus on providing housing over providing profitable returns. 

Policy 3: RIGHT TO REMAIN

When displaced temporarily by construction, a tenant must be offered appropriate housing within the neighbourhood 
they currently reside.
Displacing a person from their community physically, particularly in the case of residents with mobility issues or who 
do not have access to a motor vehicle, is a trauma. It is injurious to the person, and if done to enough persons, it is 
lethal to the community. Regardless of whether the displacement is temporary or permanent, steps must be taken to 
ensure that the displaced resident is housed within the same neighbourhood as they originally lived.
Construction of major residential projects can stretch into years. Displacement of that length, while still technically 
temporary, feels quite permanent in human terms, and is long enough to ensure that the neighbourhood’s character, 
the community built there by residents will be destroyed.
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PRINCIPLE 2 
EVICTION 
SHOULD 
NOT BE PROFITABLE
The purpose of business is the generation of profit. Regardless of what the stated goal and means of a business is, 
those means are adopted or discarded based on their ability to generate profit.
As such, it is very concerning to see a substantial and growing Rent Gap as it will make the act of evicting long term 
tenants more profitable than housing them. This will put pressure on landlords to evict long term tenants in order to 
secure the best return on their investment.
While some individual landlords may feel that they would never be swayed by money to make their tenants homeless, 
many tenants surveyed either never see their landlord and interact only with a property management company or 
have a landlord who is simply a corporation. 
Further, it is not appropriate to ask an entire class of people to depend on the sentimentality of their landlord, to 
resist the lure of the profits they could gain by evicting their tenants. Real policies and measures must be put in place 
to curb the profitability of eviction.

Policy 4: RENT CONTROL TIED TO UNIT

If rent is tied to the unit, not to the tenant’s lease, then this danger is removed immediately. Evicting a tenant has no 
bearing on the profits of the landlord, as the rent charged to the next tenant will be the same as the last.
Rent control will curtail the runaway rise of rental prices in the city. Instead of market forces racing to the bottom to 
squeeze the maximum amount of wealth from the working people in the city, those very same forces will cool the 
rental market by preventing landlords from raising prices at will.

Policy 5: RENTAL TRANSPARENCY 

This research has demonstrated the detriment posed by a lack of data to the well-being of renters, which should be 
resolved by the creation of a public-facing landlord registry.
Such a registry should include a requirement to list the historical rents on units, as well as ensure a safer and healthier 
rental stock.
Additionally, a publicly accessible system that tracks all evictions while preserving tenants’ privacy should be 
implemented in order to better understand unfair and abusive practices by landlords.

Policy 6: CEASE PUBLIC SUBSIDY OF PRIVATE LANDLORDS 

Any public subsidies designed to alleviate the housing crisis must be given to tenants, not to landlords.
A rental subsidy, that is applied for by the landlord, paid to the landlord and meant to address the landlord’s rent 
increase is not a social subsidy to the benefit of tenants. It is a protection racket managed by landlords holding the 
threat of eviction over the heads of tenants to extort money from the government. 
Tax breaks for renovations, loopholes to raise rents in exchange for capital investment and other government 
attempts to encourage housing are having the effect of propping up landlord profits in a housing crisis, thus 
continuing to make eviction profitable in threat, if not in fact. 
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PRINCIPLE 3 
TENANTS
ARE
STAKEHOLDERS
Tenants do not have the capital to purchase property, and are thus not considered stakeholders in an area. 
Homeowners and business owners are considered stakeholders, by virtue of contributing capital.
This survey shows that tenants are not a transient population and do tend to stay in their residences and 
neighbourhoods for long periods of time, every day adding to the history of the community just by living there. 
In comparison, capital investment acts to transform neighbourhoods to better extract profit, and will exit the 
neighbourhood based on the behaviour of market forces.
Despite their fickleness and often destructive participation in a community, it’s investors who are considered 
stakeholders, while tenant residents are treated as customers at best, removable inconveniences at worst. To be 
recognized as a stakeholder is to have a legitimate claim to affect the destiny of the community.
We put forth as a principle that tenants are stakeholders in their community, further they are the stakeholders most 
concerned with the future of that community as they have the least ability to leave. Formal structures that recognize 
that contribution to the community as legitimate need to be encouraged to allow tenants to apply their power 
directly in ways that equal the power of capital.

Policy 7: RIGHT TO ORGANIZE

No landlord shall interfere with the ability of their tenants to communicate, meet or otherwise associate with one 
another. 
The formation of tenant organizations can help tenants share concerns and problems and present them to landlords 
and other investment stakeholders as a unified group. A landlord must not be allowed to target tenants working 
towards organization with eviction.
The landlord’s return on investment is dependent on the tenants paying rent. In much the same way that an employer 
depends on employees working to run their business, tenants should have the same right to organize as any other 
worker.

Policy 8: COLLECTIVE BARGAINING

A landlord may not refuse to negotiate on any material term of a lease or tenancy with an association representing 
at least 50%+1 of tenants.
The relationship between a single tenant and their landlord is skewed strongly to the landlord’s favour. The landlord 
provides housing to the tenant and can evict if the tenant fails to pay rent. However, the relationship between a 
tenant association and a landlord is much more equal. The landlord contributes the capital to own and maintain the 
building. The tenants contribute the rent that makes the investment profitable. 
Collective bargaining, protected by law, will help keep that relationship equitable and harmonious. On April 11th 
2022, the city of San Francisco put into effect an ordinance giving collective bargaining rights to tenants of buildings 
with more than 5 units (City of San Francisco Board of Supervisors 2022). 

Policy 9: RIGHT TO STRIKE

Tenants must be afforded the right to withhold rent as an organized group if bargaining fails. 
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A landlord’s profit revenue is the rent paid by their tenants. That rent is paid by the tenants earning money, usually 
through wages. The landlord’s profit is the labour of their tenants. And just as employees must have the right to 
withhold their labour if collective bargaining breaks down, so too tenants must have the right to withhold their rent.
Any organized group of people engaging in collective bargaining is hamstrung without the ability to strike. The 
landlord has the toolkit of legal and illegal evictions, removal of services or allowing the building to fall into disrepair. 
All of these can be seen as a form of striking by the landlord. In order for the relationship to be equitable, a tenant 
association must also be able to withhold its contribution to the agreement in response.
We realize rent strikes are a contentious issue and put forward the following as a suggestion of the way such a thing 
could be structured for transparency and fairness.

A. If an agreement cannot be settled between the landlord and the tenant association, a strike may be called 
after a majority vote by the members of the tenant association. 

B. If a landlord violates a material term of the settled agreement, the dispute must be addressed by a grievance 
procedure. If the grievance procedure fails, a strike may be called after a majority vote by the members of the 
tenant association.

C. If a strike vote succeeds, the tenants will still have to pay rent into a “Rent Fund”. Those funds will be held 
in trust through the duration of the strike. At the end of the strike, the “Rent Fund” is to be transferred to the 
landlord. Any costs for administering the “Rent Fund” in the trust may be deducted from the total that is 
transferred to the landlord at the end of the strike. Any interest accumulated on the “Rent Fund” during the 
strike may be kept by the tenant association.

Like a labour strike, a rent strike should only be undertaken in a circumstance of extreme break down in negotiation. 
But much like a labour strike, if it is not a possibility then the negotiating power of the potential strikers is significantly 
reduced.
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CONCLUSION: 
COMPOUNDING CRISES

The Covid-19 pandemic severely curtailed 
opportunities for wage earners. However, the Rent 
Gap across the city is now so high that over half of 
survey respondents stated they would have to leave 
their neighbourhood completely if evicted.

The densification of housing extolled in the Broadway 
Plan is meant to address the Vancouver housing 
crisis. We must ask, what part of the housing 
crisis is being addressed by evicting people from 
housing? By throwing them into a market that is 
increasingly expensive at a time when wage earners 
are still recovering from the economic shocks of the 
pandemic?

Without support from the governments elected to 
protect them, faced with the daunting task of being 
held responsible for their landlord’s increasing profit 
margin while facing increasing economic and social 
hardship, each individual tenant has no ability to 
resist these crises.

However, the communities that tenants have built 
over years living in their neighbourhoods are resilient 
enough to resist these crises. If organized, they have 
the power to force governments to enact policies that 
will protect them, and to act as a check on the power 
of landlords and developers to extract profit at the 
expense of tenants.

If you are a tenant, we urge you to get organized. 
Reach out to your fellow tenants and begin to form 
organized buildings and communities. Recognize 
yourselves as a class with common interests and 
concerns. 

Recognize that you are the community that creates 
this city.
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Appendix A: Survey

VTU BROADWAY LINE RENT SURVEY 

Date: Conducted By: Survey #:

Section 1: Demographic Questions (optional)

What is your gender identity? What are your preferred pronouns?

Do you identify as indigenous? If yes, what nation?       Yes     No

Section 2: Rents
1. What is the total rent in your unit currently? $

2. How many bedrooms are in your rental unit? How many people live in the unit (including you)?

bedrooms people

3. How long have you lived in the building, in years? (ex. 6 months = 0.5 years)

4. What is the highest rent that you know is being paid in your building? $

5. If your current rent is different than it was when you moved in:

a. What was your rent when you first moved in? $

b. When was the last time you received a rental increase (M-D-Y)? What was your rent before the increase?

/               / $

Section 3: Vacancy & Eviction
6. Are there any empty rooms in your building now? If yes, do you know how much 
they are being rented for?         Yes     No     N/A $

7. Do folks in your building receive Eviction notices regularly?      Yes     No     N/A

8. Have you ever received an eviction notice that you thought was unfair?      Yes     No     N/A

Section 4: Maintenance, Repair & Affordability
9. Does your landlord/building manager respond promptly when you notify them of a needed repair? 
 Yes     No     N/A

10. Is your rent affordable to you right now?      Yes     No     N/A

11. Would you be able to stay in your neighbourhood if you were evicted?      Yes     No     N/A

Section 5: Final Comments
12. Is there anything else you would like to add?
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Appendix B:

Consent Form and Pre-Survey Introduction

Hi my name is __________________ and I’m a volunteer with the Vancouver Tenants Union. We are talking to people 
here today because this building is within a few blocks of the new Broadway Subway line. Already multiple rental 
buildings near the new stations have been sold for development.  We are worried that this could happen to tenants 
here too.  Have you heard about this?

Developers usually look for less expensive rental buildings to purchase and redevelop.  When this happens tenants are 
displaced and the affordable housing is lost forever. We want to document what people are paying now to show that 
people are at risk. We know if tenants get together they are better able to protect their homes or negotiate a deal that 
is better for them.     

Are you willing to answer a short questionnaire?

Before we get started on the survey I need to read you this informed consent statement.  

INFORMED CONSENT

This survey is being done on behalf of a research team at the Vancouver Tenants Union. The study is about the 
“Rent Gap”, or the difference in rent between tenants in a building or amongst tenants in a similar location. It 
should take you less than 10 minutes to complete.

The data will be stored in a restricted folder in our database, and will not be accessible to anybody outside of the 
project team. The data collected will be analyzed and presented in a report written on the website of the Vancouver 
Tenants Union. Your responses to the survey are confidential and anonymous and will be combined with responses 
from 200-1000 other people and will therefore not be linked to you personally.
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