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Purpose and Scope of Study 
 

The purpose of the study is to assess long-term rental situation, factors impacting it, and potential issue-based solutions 
including feasibility of a new property management service in Nakusp and area.  

The scope of this study include Electoral Area K of the Regional District of Central Kootenay (RDCK – in red below). 
Communities within this area include Nakusp, Burton, Fauquier, and Edgewood. The study also considered Hills, 
Roseberry, New Denver, Silverton, Slocan, and Kaslo as these are all locations in commutable distance for a Nakusp 
based Property Manager. 

 

Methodology 
Qualitative data analyzed for this study was collected on a primary basis– one-on-one interviews done in-person, by 
phone or through email exchange. 

Quantitative data analyzed for this study was collected on a secondary basis from third parties that made their data 
available to the public. 
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Background 
Relevant background that will be used to give context to Situation Analysis 

The Nakusp and Area Development Board (NADB) is a voluntary organization made up of representatives of the 
community. The Board is responsible for identifying, executing and supporting initiatives which contribute towards the 
economic development of the Nakusp area.  

The NADB has retained the services of Incentica Inc. to complete the study and provide this report. 

The shortage of long-term rental accommodation has been identified as a deterrent for individuals and families who are 
considering moving to the Nakusp area, and therefore is considered a constraint on economic growth for the region. The 
NADB believes that the existence of a professional rental property management business would serve to increase the 
inventory of suitable properties for long term rent and wishes to determine the feasibility of such a business, and if and 
how such a business could be established and sustained. 

A recent survey conducted by NADB identified that almost half of the people searching for rental accommodation relied 
on word of mouth to find a suitable property and over 80% of those surveyed took longer than 2 months to find what 
they needed, for nearly 40% the search took longer than 6 months. This can be a difficult and frustrating process, 
especially as most are new to the area. Once accommodation is found, the great majority (75%) of renters stay for at 
least one year, and nearly 20% stay for longer than 5 years. The majority of current rental properties are suites and small 
houses which aligns well with property types in demand as identified in the survey. 

Survey conducted by the NADB also indicated that some properties have been withdrawn from the long term rental 
market by their owners due to experiences with “bad tenants” causing damage and defaulting on rent payments. This 
study also seeks to better understand the nature of this issue as a factor and identify measures which would serve to 
resolve it. 

Major Employers in Nakusp 
Employer Estimated 

number of 
employees 

Employer Estimated 
number of 
employees 

Employer Estimated 
number of 
employees 

Arrow and Slocan Lakes 
Community 
Services/Assisted Living 

45 True North Forestry 
Consulting 

5 Halcyon Hot 
Springs  

60 

Box Lake Lumber 40 Galena Contractors 100 Hospital NA 

Madden Timber 5 Save On Foods 34 School District NA 

Nakusp Hot Springs 8 Crescent Bay Construction 20 Home Hardware NA 

Water Bridge 100 Village of Nakusp 15 Lodge NA 

Source: Incentica Stakeholder discussions 

Real Estate Agencies based in Nakusp 
Royal LePage/Selkirk Realty http://selkirkrealty.com/  

Coldwell Bankerwww.coldwellbanker.ca/properties/ca/nakusp-british-columbia/ 

Kijiji is also a source of home sales in Nakusp https://www.kijiji.ca/b-real-estate/british-
columbia/nakusp/k0c34l9007 

 

http://selkirkrealty.com/
http://www.coldwellbanker.ca/properties/ca/nakusp-british-columbia/
https://www.kijiji.ca/b-real-estate/british-columbia/nakusp/k0c34l9007
https://www.kijiji.ca/b-real-estate/british-columbia/nakusp/k0c34l9007
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Excerpts from an article describing the dynamics in the Nakusp and Regions Long-term Rental Market 

 

  

Nakusp is one of ten communities whose affordable housing projects has just been green-lit thanks to BC Housing 
and the Columbia Basin Trust.  
Ten affordable housing units coming to Nakusp 
BC Housing and CBT funding approved 
TRISHA SHANKS, BC Local News. 
May. 23, 2018 12:00 a.m. 
 
Under the umbrella of Arrow & Slocan Lakes Community Services [ASLCS] and the Columbia Basin Trust [CBT], BC 
Housing will build ten of the allotted 167 new affordable housing units for people in the region struggling to find 
housing they can afford. Nakusp is getting a mixed facility; the units will be available to a wide range of tenants and 
not for one population of residents. 
 
The building is likely to be divided into affordable housing for low to moderate income tenants and market value, for 
those professionals and families who can afford to pay the going rate but are limited on options because of the 
extremely low vacancy rate. Tim Payne said, “We have wanted to hire people and couldn’t because they didn’t have 
anywhere to live. Our office has become a bit of a hub for people inquiring about where to live and where they can 
find places. This is something that we are really familiar with.” 
 
The village has agreed to move forward with providing property for purchase. Mayor Karen Hamling offered an 
enthusiastic response, “I am really excited about this. I think it’s long overdue. Housing is something that this 
community desperately needs. One of the things that happens, lots of times people from outside [of Nakusp] are 
offered a job they don’t have anywhere to live. [The addition of new rental units] is a great thing.” 
 
Ten new housing projects in the Columbia Basin region will increase the availability of affordable rental homes for 
individuals, families, seniors or those with disabilities, who are earning a low to moderate income. The following 
projects have been selected to receive funding, based on the impact the project will have in reducing the 
community’s affordable rental housing need: 
Castlegar: 11 units, operated by Kootenay Society for Community Living 
Nakusp: 10 units, operated by Arrow and Slocan Lakes Community Services 
Nelson: 42 units, 3 operated by Nelson CARES and 39 by Share Housing Initiative Society 
Rossland: 24 units, initiated by the City of Rossland, proposed to be operated by Lower Columbia Affordable Housing 
Society 
Revelstoke: 21 units, operated by Revelstoke Community Housing Society 
Slocan: 4 units, operated by Slocan Valley Seniors’ Housing Society 
 
“We know that housing is essential for healthy and resilient communities,” said Johnny Strilaeff, president and CEO, 
Columbia Basin Trust. “Our priority is to help ensure residents have access to housing that meets their needs as they 
vary by community, across the basin.” 

https://www.bclocalnews.com/author/reporter29/
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Definitions and Terms as they relate to this Report: 
 

Property management: a descriptive term, essentially involving an individual or an organization, managing properties on 

behalf of a property owner or corporation. In some instances a Property Manager manages property that their 

corporation owns. Property management is typical broken down into different categories: commercial, retail, and 

residential. For this studies purpose we will focus on Residential. 

 

Residential Property management is broken down into sub-categories:  

a) Strata – A strata corporation is created to divide a building(s) and/or a parcel of land into separate 

components that are individually owned and common components owned by all of the owners. (often 

referred to as a condominium) 

b) Rental – apartments, secondary suites, home 

 
Short-term rental: can be an entire home, or a room within that home, that is rented for less than 30 consecutive days 
at a time. 
 
Long-term rental: can be an entire home, or a room within that home, that is rented for more than 30 consecutive days 
at a time. 
 
Caretaker: a person employed to look after a public building or a house in the owner's absence. Does not need to be 
certified or licensed. 
 
Trading area: A geographic location or region wherein a company transacts business. The area represents a location 
where primary sales volume is achieved. 
Government: municipal, provincial, and federal elected and bureaucratic extension. 
 
Free market: an economic system based on supply and demand with little or no government control. 
 
Service industry: retail and tourism. 
 
The Resort Municipality Initiative (RMI) program: is managed by the Ministry of Tourism, Arts and Culture. The program 
is intended to assist small, tourism-based municipalities to support and increase visitation. The 14 resort municipalities 
that participate in the Resort Municipality Initiative are - City of Fernie, Town of Golden, Village of Harrison Hot Springs, 
District of Invermere, City of Kimberley, Town of Osoyoos, Village of Radium Hot Springs, City of Revelstoke, City of 
Rossland, Sun Peaks Mountain Resort Municipality, District of Tofino, District of Ucluelet, Village of Valemount, Resort 
Municipality of Whistler 
 

Tenure: Refers to whether the household owns or rents their private dwelling. The private dwelling may be situated on 

rented or leased land or be part of a condominium.  

 

Owner: A household is considered to own their dwelling if some member of the household owns the dwelling even if it is 

not fully paid for, for example if there is a mortgage or some other claim on it.  

 

Renter (Tenant): A household is considered to rent their dwelling if no member of the household owns the dwelling. A 

household is considered to rent that dwelling even if the dwelling is provided without cash rent or at a reduced rent, or 

if the dwelling is part of a cooperative.  
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Situation Analysis: 
Situation analysis was conducted in order to provide qualitative and quantitative data insights into key underpinnings of 
the long-term rental market in Nakusp and area. As the real estate market, and its related services, such as property 
management, exists symbiotically, key elements must be studied in order to have a comprehensive viewpoint. 

Size of Market 
 

Commutable Trading Area for a Property Manager based in Nakusp 

City or Town Government Type Population 
2011 

Population 
2016 

Change (%) Commute to 
Nakusp  

Nakusp Village 1,569 1,605 2.3 - 

Burton Unincorporated NA NA NA 24min 

Fauquier Unincorporated NA NA NA 38min 

Edgewood Unincorporated NA NA NA 1h 16min 

Total Area K Electoral Area 1,759 1,681 -4.4  

Silverton Village 195 195 0 39min 

Slocan Village 296 272 -8.1 1h 4min 

New Denver Village 504 473 -6.2 34 min 

Kaslo Village 1,031 968 -6.1 1h 25min 

Total  3,785 3,589 -5.2  

Source: Census 2016, 2011, Google Maps 

Commutable Trading Area for a Property Manager based in Nakusp – Rental Units 

 

Source: Census 2016 

Key learnings: The population of the commutable trading area for a Property Manager based in Nakusp is in decline. The 
total population as of 2016 was 3,589 with a total of 475 rental units.  

Nakusp, 230, 49%

Silverton, 25, 5%
Slocan, 30, 6%

New Denver, 85, 
18%

Kaslo, 105, 22%

Total = 475 units
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Nakusp Homeowner Grants 
 

In 2018, of the 684 residential properties in the Village of Nakusp, 504 claimed homeowner grants. Note 1: The home owner 
grant reduces the amount of property tax paid for principal residence. The grant is available to homeowners that pay 
property taxes to a municipality.  This indicates 180 (26%) residential properties are secondary properties for owners; 
potentially from outside region, or secondary home owners in Nakusp. Note: these number are slightly different than 
Census data, potentially due to Census 25% sample data. 

Source: Village of Nakusp 

Key learning: there is a healthy number of secondary properties potentially in need of Property Management services in 
Nakusp. 

Nakusp Building Permits 
2018 - 12 month-RDCK-muni summary - building permits 

 Total Permits Residential Manufactured 
Home Site 

Residential 
Additions 

Area K 31 5 3 23 

Village of Nakusp 22 3 1 18 

Source: Regional District Central Kootenay   

Key Learning: Number of new residences coming into the market (684 plus 4) is low - an increase of 0.5% in the Village of 
Nakusp. 

 

Statistics Canada Census Data on Nakusp Housing and Rental Market 
 

Private households by tenure - 25% sample data 

 

Source: Census Profile, 2016 Census – Nakusp and British Columbia, calculations by Incentica 

Key Learning: Nakusp Private Household rental rate is similar to British Columbia 

  

70%

30%

NAKUSP

Owner Renter

68%

32%

BC

Owner Renter
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Occupied private dwellings by number of bedrooms - 25% sample data 

 

Source: Census Profile, 2016 Census – Nakusp and British Columbia, calculations by Incentica 

Key Learning: Nakusp housing stock by number of bedrooms has proportionately more occupied private dwellings 
with 2 and 3 bedroom (61%) (judgementally family sized dwellings) than British Columbia (55%) 

 

Occupied private dwellings by period of construction - 25% sample data 

 

Source: Census Profile, 2016 Census – Nakusp and British Columbia, calculations by Incentica 

Key Learning: Nakusp housing stock is much older than British Columbia. 74% of Nakusp houses were built before 
1981, compared to 44% in British Columbia. Judgementally this impacts rental stock as less modern options are available; 
house conditions issues and even health problems are more likely. Census data would support this with 9.2% of Nakusp 
private dwellings in need of major repair versus 6.3% for British Columbia. 
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31%

30%

25%

NAKUSP

1 2 3 4 or more bedrooms

17%

28%

27%

28%
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1 2 3 4 or more bedrooms
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Owner households in non-farm, non-reserve private dwellings - 25% sample data 

 Nakusp BC Nakusp costs 
vs BC in % 

Median value of Owned dwellings $259,234 $500,874 52 

Average value of Owned dwellings $358,243 $720,689 50 

Median monthly shelter costs for owned dwellings $797 $1,149 70 

Average monthly shelter costs for owned dwellings $859 $1,387 62 

Owner households spending 30% or more of its income on shelter costs 16.2% 20.7%  

Owner households with a mortgage 53.3% 58.6%  

Source: Census Profile, 2016 Census – Nakusp and British Columbia, calculations by Incentica 

Note: When more than 30% of a household’s income is spent on shelter costs, the housing is deemed unaffordable.  

Key Learnings: Nakusp owner housing prices and costs are much less than British Columbia, by a range of 30% to 48% 
cheaper. Compared to the BC rate, less home owners in Nakusp own houses that are unaffordable. 

 

Renter households in non-farm, non-reserve private dwellings - 25% sample data 

 Nakusp BC Nakusp costs 
vs BC in % 

Median monthly shelter costs for rented dwellings $749 $1,036 72 

Average monthly shelter costs for rented dwellings $752 $1,149 65 

Tenant households spending 30% or more of its income on shelter costs 37.0 43.3  

Tenant Households in subsidized housing 23.9 12.5  

Source: Census Profile, 2016 Census – Nakusp and British Columbia, calculations by Incentica 

Key Learnings: Nakusp rental housing costs are much less than British Columbia, by 28% (median) to 35% (average). 
Nakusp renter households with subsidized housing is almost double the rate in BC. 
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Comparison of Renter households in non-farm, non-reserve private dwellings - 25% sample data 

 

Source: Census Profile, 2016 Census – Nakusp, Grand Forks, Lumby, Salmo, Vancouver and British Columbia, calculations by Incentica 

 

Source: Census Profile, 2016 Census – Nakusp, Grand Forks, Lumby, Salmo, Vancouver and British Columbia, calculations by Incentica 

 

Key Learning: Nakusp has the lowest average rent (8% lower than the next lowest average), lowest rent as % of average 
HH Income (tied with Lumby), lowest % Household spending over 30% of Income more of its income on shelter costs, but 
the highest % of tenant households in subsidized housing; this suggests that Nakusp rental rates are more affordable for 
the average household, and there is a greater supply of affordable housing than the others in the table. Also 2 of the 3 
municipalities or regions with the highest % of tenant households in subsidized housing were benefactors of the Columbia 
Basin Trust. 
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One of the drivers of a healthy real estate market and as a result a healthy Property Management practice is rising 
home/rental prices – reason being, an investor in an income property would not only want to see an increasing rent but 
also an appreciating property price so there are two profit margins – typically this investor’s funds are fluid and will go 
where markets provide the best returns. For comparison purposes, to see how Nakusp has fared in these categories, a 
small centre was used that could have competed for real estate dollars with Nakusp during the 2011 to 2016 census 
periods. Lumby, and Enderby were first choices given relatively comparable size in 2016, but due to being smaller during 
2011 census did not have complete data sets unlike Nakusp. Invermere was chosen as a comparison market given 
comparable data points, somewhat similar size and potential competition for real estate investment dollars. 

Comparison of Real Estate Markets – Nakusp and Invermere 

 2011 Nakusp 2016 Nakusp 2011 
Invermere 

2016 
Invermere 

Population 1,569 1,605 2,955 3,391 

Owner 515 525 810 990 

Renter 210 230 375 390 

Total Private Households  725 760 1,185 1,380 

Average Value of dwelling $268,255 $358,243 $420,845 $422,880 

Average Monthly Shelter Costs for 
rented dwelling 

$644 $752 $1,129 $1,130 

Source: Census Profile, 2016 Census, 2011 NHS Profile – Nakusp, Invermere.  

Comparison of Real Estate Markets – Nakusp and Invermere - % change from 2001 to 2016 

 

Source: Census Profile, 2016 Census, 2011 NHS Profile – Nakusp, Invermere.  

Key learning: despite relatively low population growth Nakusp real estate rental price % increases have far exceeded 
Invermere’s during this 5 year period. (Potentially home prices too as the Nakusp Average Value of Dwelling statistics may 
be based on a small and statistically challenged sample size i.e. there was no properties sold in Downtown Nakusp from 
2015 to 2017.) 
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Nakusp Zoning By-laws 
Nakusp has development ready, inclusionary zoning by-laws: 

carriage lots, secondary suites, and residential are permitted in all but 
industrial area. There is no restrictions on short-term rentals 

   

Zoning By-laws: http://nakusp.com/wp-
content/uploads/2018/03/BYLAW-614-Consolidated-to-Feb-28-2018-614-
20.pdf 

 

 

  

http://nakusp.com/wp-content/uploads/2018/03/BYLAW-614-Consolidated-to-Feb-28-2018-614-20.pdf
http://nakusp.com/wp-content/uploads/2018/03/BYLAW-614-Consolidated-to-Feb-28-2018-614-20.pdf
http://nakusp.com/wp-content/uploads/2018/03/BYLAW-614-Consolidated-to-Feb-28-2018-614-20.pdf
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Industry factors 
Industry factors is a market assessment tool designed to provide an idea of the complexity of a particular industry. 
Industry factor analysis involves reviewing the economic, political and market factors that influence the way the industry 
develops. 

Factors that influence Real Estate 
Demographics  

Demographics are the data that describes the composition of a population, such as age, race, gender, income, migration 
patterns and population growth. These statistics are an often overlooked but significant factor that affects how real 
estate is priced and what types of properties are in demand. 

Interest Rates   

Interest rates also have a major impact on the real estate markets. Changes in interest rates can greatly influence a 
person's ability to purchase a residential property. That is because the lower interest rates go, the lower the cost to 
obtain a mortgage to buy a home will be, which creates a higher demand for real estate, which again pushes prices up. 
It's important to note that as interest rates rise, the cost to obtain a mortgage increases, thus lowering demand and 
prices of real estate. 

The Economy  

Another key factor that affects the value of real estate is the overall health of the economy. This is generally measured 
by economic indicators such as the GDP, employment data, manufacturing activity, the prices of goods, etc. Broadly 
speaking, when the economy is sluggish, so is real estate. 

Government Policies/Subsidies  

Legislation is also another factor that can have a sizable impact on property demand and prices. Tax credits, deductions 
and subsidies are some of the ways the government can temporarily boost demand for real estate for as long as they are 
in place. 

Source: 4 Key Factors That Drive the Real Estate Market, Investopedia, 2017 
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Regional Vacancy Rates 

 

Source: Canadian Rental Housing Index presented by BC Non-Profit Housing Association 

 

 

Source: Canadian Rental Housing Index presented by BC Non-Profit Housing Association 
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Nakusp Rental Vacancy Rate 
The rental market is considered balanced/healthy at a 3% to 4% vacancy rate. The overall vacancy rate for Nakusp is not 
available from quantitative sources as for larger population centres. Statistics for Central Kootenay indicate the regions 
rental health is critical (based on supply and affordability data from the 2016 census, Source:  Canadian Rental Housing 
Index presented by BC Non-Profit Housing Association) 

Also, during interviews, stakeholders is Nakusp report that the long-term rental vacancy rate is essentially zero.  

Advertised Long-Term Rental Vacancies 

Based on advertising (on-line and print) it appears there is a very low vacancy rate in the Nakusp area for long-term rental 
units. A scan of three popular online sources for rental housing, Facebook page – Nakusp Home Seeker’s Rental Log, Kijiji 
and Craigslist, was undertaken over a six-week period in Dec 2018 to Jan 2019. During this time period, there were no 
listings for long-term rental housing posted on Kijiji or Craigslist. There was a total of 6 postings related to long-term 
rental on Nakusp Home Seeker’s Rental Log: 1 posting from an individuals in search of a roommate, 2 postings of rental 
accommodations available and 3 postings from individuals in search of accommodations to rent. 

Two print based publications were also scanned: Arrow Lake News and Valley Voice, both did have rental postings. 

 

Trends in the rental property industry 
Home ownership rates slide as more choose to rent, census shows - At age 30, 50.2 per cent of millennials owned 

their homes, compared to 55 per cent of baby boomers at the same age. Young adults today are more likely to live in 
apartments than their 1981 counterparts, are less likely to live in single-detached homes, and – as Statistics Canada 
revealed over the summer – more likely than ever before to still be living at home. 
https://www.macleans.ca/economy/home-ownership-rates-slide-as-more-choose-to-rent-census-shows/ 

How Canada's small towns are trying to survive and thrive in changing times. - Fewer than one in five of us — 18.7 
per cent — lived in a rural area as of the 2016 census, continuing a steady decline Statistics Canada has tracked for decades. 
Nearly 13 per cent more live in what are defined as small population centres, which can describe any community with more 
than 1,000 people but fewer than 30,000. https://www.cbc.ca/news/canada/transformation-canada-series-cbc-news-
1.4722096 

B.C. and Airbnb have also reached an agreement — it will see the company collect provincial and municipal taxes 
through its platform. And Ontario has worked with Airbnb to develop progressive tax payment, customer service and safety 
outreach with hosts. Airbnb has also partnered with the Canada Revenue Agency to encourage hosts to declare their 
earnings as rental income. https://newsinteractives.cbc.ca/longform/airbnb-rural-canada 

Rural Canada's Airbnb quandary - Short-term rentals have injected millions of dollars into small-town Canada. But 
the model is also being blamed for a mini-housing crisis in some of the country's most scenic locales. 
https://newsinteractives.cbc.ca/longform/airbnb-rural-canada 

Vidorra Life, Rod Nadeau builds rental properties for small communities with rental problems 
https://www.piquenewsmagazine.com/whistler/housing-challenges-brought-on-by-more-than-nightly-
rentals/Content?oid=2803678 

Airbnb fights back against Toronto councillors' call for platform to 'play by the rules' - Airbnb fights back against 
Toronto councillors' call for platform to 'play by the rules' 

B.C. cities have some of the highest rents and lowest vacancy rates in Canada - B.C. cities have some of the highest 
rents and lowest vacancy rates in Canada 

https://www.macleans.ca/economy/home-ownership-rates-slide-as-more-choose-to-rent-census-shows/
https://www.cbc.ca/news/canada/transformation-canada-series-cbc-news-1.4722096
https://www.cbc.ca/news/canada/transformation-canada-series-cbc-news-1.4722096
https://newsinteractives.cbc.ca/longform/airbnb-rural-canada
https://newsinteractives.cbc.ca/longform/airbnb-rural-canada
https://www.piquenewsmagazine.com/whistler/housing-challenges-brought-on-by-more-than-nightly-rentals/Content?oid=2803678
https://www.piquenewsmagazine.com/whistler/housing-challenges-brought-on-by-more-than-nightly-rentals/Content?oid=2803678
file:///C:/Users/Hp/AppData/Roaming/Microsoft/Word/Airbnb%20fights%20back%20against%20Toronto%20councillors'%20call%20for%20platform%20to%20'play%20by%20the%20rules'
file:///C:/Users/Hp/AppData/Roaming/Microsoft/Word/Airbnb%20fights%20back%20against%20Toronto%20councillors'%20call%20for%20platform%20to%20'play%20by%20the%20rules'
https://www.cbc.ca/news/canada/british-columbia/b-c-cities-have-some-of-the-highest-rents-and-lowest-vacancy-rates-in-canada-1.4422343
https://www.cbc.ca/news/canada/british-columbia/b-c-cities-have-some-of-the-highest-rents-and-lowest-vacancy-rates-in-canada-1.4422343
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Privacy and protection of personal information extends to Property Management- BC’s Personal Information 
Protection Act (PIPA) applies to personal information. PIPA defines personal information as information about an identifiable 
individual, which means a person can be identified by the information, either directly (e.g. name, image, job title) or in 
combination with other information. For example, a rental application about an unnamed individual would contain personal 
information if the individual could be identified through a street address, personal health number, phone number. 
https://www.oipc.bc.ca/guidance-documents/1438 

Is it the early days of a real estate revolution - online realtor Redfin launches in Canada - is-it-the-early-days-of-a-
real-estate-revolution-online-realtor-redfin-launches-in-canada 

 

Short Term Rentals 
Likely due to the time of year Airbnb had only 2 short-term rental listings in the Village of Nakusp from Jan 30 to Feb 19, 
2019. During the same period HomeAway had 1 short-term rental listing in Nakusp. 

 

Short-term rental vs Long-term rental – A Nakusp landlord’s perspective 
  Price Average 

monthly rental 
duration 

Annual 
Revenue 

Pros Cons 

Short-Term rental 
(Airbnb, 
HomeAway) 

Standalone home -
3 bedroom 

$1400/week 2.5 months $14,000 Rate higher 

Little to do in off 
season 

Short term rental 
apps do a lot of the 
work 

More bad tenant 
variables 

More transactions 

House keeping 

Revenue 
predictability 

Long-Term Rental 

Standalone home - 
3 bedroom 

$1200/month 12 months $14,400 Can sign long term 
lease 

Revenue certainty 

Less chance of bad 
tenants  

Once good tenant 
found no work, risk 

Rate lower, takes 
longer to make 
money 

Inspections, damage 
visibility 

Collecting rent 

Source: Incentica Stakeholder discussions 

Key Learning: Due to short summer season and lack of demand in the winter due to lack of non-package ski options, 
short-term rentals in Nakusp generate similar revenue as long-term rentals despite having much higher rates/prices. 
There are different pros and cons for landlords when comparing short to long-term rentals.  

  

https://www.oipc.bc.ca/guidance-documents/1438
https://www.msn.com/en-ca/money/real-estate/is-it-the-early-days-of-a-real-estate-revolution-online-realtor-redfin-launches-in-canada/ar-BBTCtqu?ocid=spartanntp
https://www.msn.com/en-ca/money/real-estate/is-it-the-early-days-of-a-real-estate-revolution-online-realtor-redfin-launches-in-canada/ar-BBTCtqu?ocid=spartanntp


Final - Rental Property Management Feasibility Study      Nakusp and Area Development Board        February 2019    19 
 

Property Management Companies  
  

There are various levels of Property Management service offerings. The highest level of certification is the Certified 
Property Management (CPM). According to the Real Estate Institute of Canada there are only five CPMs operating in 
Central/Eastern regions of BC. The more common designation is the Rental Property Management License, administered 
on behalf of the Real Estate Council of British Columbia (RECBC) by the Sauder School of Business at UBC.  

Discussions took place with both CPMs and Licensed Rental Property Managers in the Central and Eastern region of BC: 
Invermere, Nakusp (retired), Kamloops, and Grand Forks. The following is a summary of these discussions. 

The Rental Property Managers role:  
Find renters (advertise, when required), vet renters, legal (agreements), inspections (pre, during, post), manage 

repairs/maintenance including tradespeople, collect rent. It is typical for a tenant to provide day-to-day outdoor upkeep 

such as snow and grass. Administration for their business would include bookkeeping and accounts payable/receivable. 

Key success factors: 
a) Tenant Management – bad tenants, improperly managed are proportionately very expensive for a Property 

Manager and owner. Renter management is a key skill set that is required in order for companies to focus on the 

rental market; renters (vs a Strata owner) can cause issues not seen in the strata market – e.g. – payment, 

damage, noise. More established property managers may choose to focus on Strata to avoid rental issues. Some 

Rental Property Managers believe this is the dividing line between successful and unsuccessful Property 

Managers –awareness and working within the Residential Tenancy Act to manage tenants. Tenants do not have 

as many rights as they think. If the tenancy act is managed properly, a Property Managers can be successful. 

b) Travel to other markets, other than home markets, can happen if business in other markets can be batched. 

Some travelled as far as 1.5 hours one way. 

c) Provide services owners/landlords cannot e.g. no one is going to pay fees for a service they feel they have the 

time and capability to do themselves - qualifying good renters and policing them to ensure there are no issues is 

a benefit a Property Manager must convince the market they can deliver. 

d) Adequate supply of available rental stock looking for Property Manager representation. Ability to represent 

multiple properties as the revenue per property is not high. 

e) Have multi-unit anchor clients 

f) Rental range – rates cannot be all “below market” as it makes it hard to justify a Property Manager’s focus 

versus other employment options. 

g) Good admin and bookkeeping. 

 

Regulatory factors:  
Become licenced as a rental property manager from Sauder school (note: Certified Property Manager is a higher 

standard and usually only held by senior property managers (there is very few CPMs outside of Vancouver), work within 

licensed brokerage model, be aware and run business within guidelines provided by the BC Residential Tenancy Act, Real 

Estate Services Act and guidelines from the Real Estate Council of BC. Note: property “caretaker” does not need to be 

licensed.  

Relationship between Property Manager and Brokerage: Property manager can be a contractor to the brokerage, some 

Property Managers also have a real estate licence. Brokerage must also be licenced in rental property management. 

Brokerage typically provides office space, referrals, admin, and financial support for around 10% of a Property 

Manager’s Monthly earnings. A Property Manager would typically be a contractor to the brokerage. 
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Commercial Factors 
Rental rates: vary widely by market, unit size, unit age. Most rates were quoted before utilities and ranged from $600 to 

$1200. 

PM Fees charged to the landlord: the range is significant depending on home market rental rates and maturity of the 

Property Management practice. 

 The range as percentage of monthly rent can be as low as 6% to a high of 12% of monthly rent. The percentage a 

Property Manager charges can be based on rental rate, i.e. lower percentage for top of the range rental rate. Note: 

There is an unconfirmed piece of data, a Trail landlord reported a Property Manager in Trail charge 20% on a year to 

year agreement. 

  Some Property Managers charge as much as 25% for the first month only, given the amount of 

administration to get a new renter in a unit. 

  Some Property Managers charge a flat fee of $500 to $600 per building, so in a ten unit building it would 

be $50/unit/month. This rate would go up if the total number of units was over ten. 

Many Property Managers find when some owners see the Property Manager fees, they are too cost conscious 

and try to avoid the fees and do Property Management themselves, and few admit that they have failed, to return to the 

Property Management model. 

For large multi-unit properties sometimes fees would be a lump sum per month and could be in the area of 

$55/unit. 

At times additional travel fees were charged to owners if special trips outside of the home market were 

required. 

Referral fees for bringing good tenants to others in the property chain was not common. 

None of the Property Managers generated fees from short term rentals. Only one generate fees from one 

vacation rental property. 

Independent Property Managers counted on tax incentives for small business owners for increased profitability. 

Costs: Property Managers ran very efficient operations with limited costs. Major costs were mileage, audits (shared with 

brokerage). Salary expense was typically limited to the Property Manager themselves, few had any employees, but 

larger Property Managers had caretakers in non-home markets. Managing and paying repairs/maintenance including 

tradespeople were pass-through costs to owner and were not “marked up” by the Property Manager. 

Demand:  
It can take years for a Property Manager in a small centre to build up rental inventory to the point where the Property 

Management practice is a going concern. Some suggested adding two to four long-term rental properties per year was 

doable. To defray this protracted process to build a sufficient client base, many Property Managers count on multi-unit 

buildings as anchor clients in order to be able have a solid foundation to build a Property Manager business. A small 

town (population 1,000 to 1,500) Property Manager managed to get to 26 individual long-term rental properties over a 

14 year period (Note: none were “vacation” properties- only available for certain months of the year). 

 There are two primary sources of volume: absentee owners (many can come from outside of BC) that choose to 

rent 12 months per year and multi-unit buildings where owners do not want to be a Property Manager. 

Other Factors 
Ownership: all Property Managers did not have an equity stake in properties they Property Managed. 
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There is a shortage of rental stock in many parts of the province, and is very common. 

Some felt that the BC Residential Tenancy Act is not meeting the needs of BC landlords for three primary reasons: it 

favours renters and restricts landlord’s ability to efficiently manage renter issues; the province has artificially restricted 

market rate increases; it is focused on solving issues in Vancouver rather than being equally applicable for smaller 

markets in BC. 

Some believe there is no incentive for the free market to build rental stock in BC. With demand high and supply low, this 

has minimized the need for a Property Manager in the rental sector as landlords are easily able to find renters for their 

unit(s). 

Some believe the rental stock problem should be solved by lowering taxes and having the government stay out of the 

rental market with policy and controls that do not work. 

Many are not interested in representing owner/landlords who cherry pick the best dates on the calendar for themselves 

and then ask a Property Managers to then be a shorter-rental Property Manager to fill the vacancy gaps. In other words 

they manage 100% of the rental unit calendar or nothing. 

Creating rental stock is key for any property management company to be successful. 

A number of Property Managers are part of PAMA BC (Professional Association of Managing Agents), which advocates 

on behalf of the property management membership. 

BC government (Rental Housing Task Force) produced a report in December of 2018 – Rental Housing Review 

Recommendations and Findings. Property Managers see this as another example of “government not getting it” – and 

point as an example to the recommendation that would have strata managers forced to turn a portion of their 

properties over to rental stock. 
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Sample of Other BC Municipality’s Long-Term Rental Situations 
Discussions took place with eight municipalities (all one-on-one telephone interviews with the exception of Salmo, which 
was an email exchange). Municipality Chief Administrative Officers contacted were deemed to be valuable 
benchmarking targets for Nakusp. Discussion objectives included: learn what other municipalities were facing as it 
related to long-term rentals, what they were doing to address any issues, and what role property management was 
playing in each municipality.  

Summary of Findings from Discussions with CAO’s. Note: Nakusp data is based on overall findings during study 

Salmo**, *** 1,141         CAO Yes Lack of supply

Grand Forks 4,049         CAO Yes 

Lack of supply, even before 

flood

Radium Hot Springs*, *** 776            CAO Yes 

Secondary homes going 

unrented ; tourism economy-

low wages

Tofino* 1,932         CAO Yes 

Lack of supply; rental prices 

going up; moving from 

resource to service 

(tourism,retail) economy - was 

high, now low wages; boom 

economy; 50% of house stock 

is second homes

Rossland*, *** 3,729         CAO Yes 

Lack of supply; Tourism 

economy-low wages; real 

estate more expensive than 

regional peers; US buyers; 

affordable housing is an issue

Fernie*, *** 5,249         CAO Yes 

New housing stock is $1MM 

and up; service industry cannot 

afford to live, rent

New Denver *** 504            acting CAO Under study

conjecture that lack of housing 

is negatively impacting 

economic development

Lumby 1,833         CAO Under study

An alternative to living in 

Vernon;  no room for any large 

new employer's employees

Nakusp 1,605         

CAO

Yes 

Lack of supply; secondary 

homes not being rented; old 

rental stock; lack of new 

development

* Resort municipality designation by Province of BC

** oneway email only

***Columbia Basin Trust Community

Municipality Population Contact

Long-Term 

Rental Issue

Factors impacting long-term 

rental situation
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Source: Incentica interviews with Municipality CAOs. Note: Nakusp data is based on overall findings during study. 

Key Learnings: 

 -All municipalities had long-term rental issues, two reported they were under study.  
-The most common reasons given as to why was lack of supply and service industries (tourisms, retail) 
low wages 
-Radium felt one of their issues was secondary houses were not being rented, they too did not have a 
Property Manager based in the community. 

Salmo**, ***

Adding Coach Houses and 

Secondary Suites; rezoning 

for apartments and 

townhomes NA Yes

Grand Forks

Residents above 

Commercial buildings; 

Adding Coach Houses and 

Tiny Homes Yes No

BC Housing, Flood 

recovery dollars No

Yes -

"supportiv

e"; mobile 

home park Considering Housing Authority

Radium Hot Springs*, ***

Considered Whistler 

model-attaching employee 

housing to new 

developments NA No

CBT; BC Housing - 

not in favour of 

admin download No - monitoring Yes

Free market forces: residents buying 

second homes to rent as AB exits; 

Employers have bought old hotels for 

employees; restaurants adding 

accomodations on property for staff

Tofino*

Two dwellings per 

property; "encourage" 

developers to build units 

to turn over to muni, then 

layer covenants for locals 

only

No- have 

considered 

it as part of 

solution No BC Housing

Y - only allowed if 

owner lives in 

house Yes

Arms length housing corp.- muni has 

only one seat on board; hired ED who 

reports to Board

Rossland*, ***

Primarily focused on 

restricting and enforcing 

short-term rental by-laws, 

especially in year round 

residential are; carriage 

lots are in place

Yes- there 

are two 

companies 

in town CBT; BC Housing 

Y - one per block in 

primary residence 

only; 5% hard cap 

on all homes; 

enforcement 

working Yes Lower CBT Housing Association

Fernie*, ***

short term rental 

restricted and enforced, it 

is working

Yes - at 

least two 

active in 

market

Gave new 

rental stock 

developers 

“breaks”

BC Housing, CMHC, 

Columbia Trust

Y - in primary 

residence only; 5% 

hard cap on all 

homes; 

enforcement 

working Yes

Supporting new development – have 

helped 3 housing societies file with 

Government bodies-City will not take 

the lead – let not-for-profit societies 

take the lead; considering Housing 

authority

New Denver ***

commercial can add multi-

family residential 

accommodations; restrict 

short term rental, 

enforcement is complaint 

based No CBT; BC Housing 

Y - 4 weeks per 

year Yes

Have approached province for 

funding for Economic Development – 

service delivered Regional 

Development Kootenay, area H

Lumby

Inclusionary zoning by-law 

–carriage lots, basement 

suites, secondary suites NA No Yes

Nakusp

Inclusionary zoning by-

laws –carriage lots,  

secondary suites, 

residential in all but 

industrial area No No CBT; BC Housing No Yes

Free market forces; Employers have 

bought l-t rentals for employees; 

Supporting new development – have 

sold land to ALSCS for affordable 

housing development; Long -term 

rental, Property Management 

Feasibility Study 

Municipality

Initiatives currently and on-going

By-laws /zoning

Property 

Manager Other Measures

Taxes / 

Incentives

Direct Gov't 

Funding

Restrict Short-Term 

Rental Restrictions

Affordable 

Housing
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 -All were trying various measures to address these issues 

-Some measures Nakusp has already adopted, such as carriage houses, secondary suites. Others were 
more creative and had their origins in hyper-growth communities like Whistler e.g. having developers 
add suites to planned buildings, then adding covenants to be rented to local workers only; and adding 
Housing Boards. In addition some are also focused on restricting short-term rentals. 

 
 -Property management was not a focus for most municipalities, in fact some were not aware if there was a 
licenced rental property manager operating in their community. Rossland, Fernie and Grand Forks all confirmed there 
was a licenced rental property manager based in their community. Tofino did not have a licenced rental property 
manager but was considering that as part of their solution plan.  
 
 -Almost all communities were taking advantage of direct government funding to address the long-term rental 
issue. The most common were BC Housing and, for those eligible, Columbia Basin Trust. 
 
 -Half had short-term housing restrictions in place, while another was considering it. Those that were enforcing it, 
said their measures were working. There were a number of reasons given for having a short-term rental policy in their 
community: not good for healthy neighbourhoods, negative impact on long-term rental supply, and drives up house 
prices as buyers are able to defray portion of a normally unaffordable mortgage with short-term rental. 
 
 -Every community had an affordable housing program with at least one planned project in the works. 
 
 -Other initiatives: some were very focused on market forces driving the market and resisted government 
involvement. Others were considering creating a housing board to deal with long-term housing issues. Tofino has an 
arms-length Housing Board in place. 
 
 -Other comments: some felt the move from a resource based economy to a service based economy had put 
unexpected pressures on the local housing market – large, asset based employers were no longer subsidising/offering 
housing to their employees - service employers do not have the money to spend in the same way; service based 
employees are not getting paid what their resource predecessors were so cannot afford the current housing/rental 
rates; tourism also created a secondary housing boom (owners live somewhere else but have a secondary home that 
they live in a portion of the year) as the “rich” move-in driving up demand and pricing, further putting pressure on local 
employees affordable accommodation situation.  
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Discussions with Stakeholders  
 

Key Stakeholders directly involved with the long-term rental situation in Nakusp and area includes – licensed real estate 

brokers, rental landlords, large local employers, renters, municipal government and associations. In all 21 discussions 

with different individuals/organization stakeholders took place, all one-on-one in-person or telephone interviews. 

There was a lot of crossover discussion in this group as many had multiple perspectives on the long-term rental situation 

in Nakusp. For example, some were real estate brokers and landlords, some were major employers and landlords or 

renters. 

Licensed Real Estate Brokers 
All brokers believe there is low to no vacancy in long –term rental stock. The long-term rental supply is inadequate in 

Nakusp and has been getting worse in recent years 

The community needs apartment type rental stock. Some think there is a lack of developable, serviced land. 

Average rent is $850 for a two bedroom, $1,200 for a multi-bedroom house. 

Residential Tenancy Act is an issue as the renters have all the rights, the landlords have no rights once the renters enter 

the threshold. The current Residential Tenancy Act does not relate to small communities like to Nakusp, it is intended 

for large cities like Vancouver. 

There is a sentiment the community should do as much as it can to find good accommodations for those coming to 

Nakusp to fill an existing job, there is less enthusiasm for those coming to Nakusp to look for work, or with no plans to 

work. 

Cost to build in Nakusp is high compared to other regional options. 

Service sector (tourism jobs) do not pay well so they will need affordable housing. But this is not a place a Property 

Manager should be involved in as it is hard to make money at lower rental rates. 

Alberta owners were major drivers of Nakusp home sales in 2008 (73%), however this has decreased dramatically as in 

2018 AB was responsible for 10% of home sales.  

No downtown property sold from 2014 to 2017 (3 years). 

There is demand for working family apartment rentals – families that are coming to town because they have job offers.  

Pets get in the way of people being able to rent what they want, yet there are still many potential renters with pets. 

Good renters will rent for a couple years then buy a house. 

All real estate brokers recognize the need for local a Property Manager. Harry Ellens was doing it for many years in 

Nakusp. His services are missed – have not had a Property Manager in Nakusp and area for 12 years. Need someone 

locally based to be a Property Manager, with modest expectations, and other sources of income at first, then build the 

business overtime. 

Rental property management Licence is required or they are operating illegally. 

Also Insurance is a key consideration. 

Forecasting demand for real estate in Nakusp? One broker thought legalized pot industry will increase demand for 

property. Certain local business, like Halcyon are driving growth. 
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Lack of property management has lowered demand for houses as potential home owners from out-of-town will not buy-

to-rent without a local Property Manager. 

 Also, many long-term rental landlords have exited the market. One agent believed she had personally exited 20 

Nakusp long-term rental landlords in the last 5 years. The reason: the long-term rental landlords would have a bad 

tenant experience because they were unable to manage them due to distance, this situation would be the catalyst to sell 

and leave the market. As they exit their rental stock is being purchased by those not interested in renting. 

There are landlords that will leave rental stock vacant rather than taking the chance on a potentially bad tenant. 

They know folks who have left area as they could not find suitable rental accommodations. 

An increase in long-term rental supply can help the local economy:  

New to community do not feel they are forced to buy right away. Can rent and then buy if all things line up. 

 Also provides an option for those that want to build, need somewhere to stay for roughly 1.5 years before home 

is built. 

One broker believed the unmet long-term rental demand is estimated to be 15 to 20 units currently. 

Re. Property Manager fees, there were a lot of complaints about the Property Management fees of 7-10%, 12 years ago 

when Harry was running things. 

Right now some real estate folks act as the gatekeepers for landlords looking for good tenants, they will not recommend 

tenants that are known to have caused issues for other landlords.  

 

Long-Term Rental Landlords  
Note: specially designated properties for senior, assisted living not included in this data e.g. Arrowtarian, Halcyon House 

Landlords had similar quantities of long-term rental units they owned and then rented, from three up to eight units. All 

landlords managed their own long-term rental units, with the exception of one who had a caretaker living on-site. None 

of the landlords managed anyone else’s property other than their own. All but one landlord said they would not engage 

a Property Managers service if they were available in Nakusp, as the landlord felt they were doing the same thing as a 

Property Manager and did not need their help.  

 The one landlord that was looking to exit their Property Manager responsibilities but remain landlord, felt he 

was not doing a good job managing tenants, was being taken advantage of, and it was costing money. 

All felt there was not enough rentals to keep pace with demand in Nakusp. 

All felt other property owners are afraid to rent as tenants can cause major issues e.g. damage to units. This happens 

most often to out of town property owners that rent. Local landlords have faced issues too, even though they are close 

and better able to stay on top of things.  Most feel this is a major reason for the long-term rental shortage as landlords 

leave the market to avoid issues with renters. 

Some wonder if there is an educational element to the solution – so tenants know the path to good referrals and how 

important that is. 

Rentalsman is an issue for landlords as their rulings are rarely in favour of the landlord and when landlords do get a 

favourable ruling it can be hard or expensive to enforce. 
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It is hard to be a landlord - tenancy act, tenants do not show respect. Rentals are always up for sale. Landlords are fed 

up. “When we have a crappy renter, we feel like giving up too.” 

Landlords felt the following are likely to be disproportionate source of problem tenants: young people, transients, those 

without full-time work/lacking cash flow. 

All felt tenant selection and management is key to being a successful landlord. 

Many landlords in the group talk about direct experience with bad renters, but seem to have figured out how to avoid 

this as most stories of bad experiences are not recent. 

Some see more demand from young people looking to rent. 

Some felt there is a lack of residential houses for sale at prices that a landlord can make money from. Some felt a house 

price of $300 to 500K were too expensive to rent and make money from with the current average rental rate. There is 

limited ability to expand unit holdings in Nakusp for this reason. 

Some do not like to target manufactured/mobile homes for rentals as they are not as durable and will require a lot more 

maintenance time and costs – in short, not good rental stock. 

Many see short-term as a completely separate product from long-term rentals. Most landlords spoken to do not get 

involved in the short-term rental market, as they do not like the risk model (more unknown renters, more often) or the 

additional housekeeping requirement. 

There is no local association for landlords. There is limited benchmarking or knowledge sharing amongst landlords right 

now in Nakusp. 

Most landlords felt they were charging below market rental rates, this was by design to ensure good renters would not 

move elsewhere. 

All landlords described a situation where they normally do not have to advertise to fill a vacancy as word travels within 

the community. Some landlords are approached by renters when they have no vacancy; landlords keep their names on a 

list for use when a unit becomes available. 

 

Local Employers (manufacturing, construction, resources, government and services (retail/tourism)) 
All employers believe there is a long-term rental issues in Nakusp as there is not enough rental units. 

Most employers that took part in the discussion employed between 20 and 65 employees. Most employees were 

fulltime.  

Employers owned between one to three rental units, one employer owned over 20 units with plans to build an 

additional 20 unit building. 

Most employers feel the current long-term rental situation is negatively impacting their business: they have to turn 

down business/not deliver service as they do not have the staff, have raised wages to fill positions (increased costs), 

hard to hire contractors/term positions that will only be guaranteed work a shorter period,  limited local talent pool to 

choose from, takes longer to hire, positions go unfilled longer, toll on existing staff as they need to pick up extra 

workload from unfilled positions, hard to recruit from outside the region as recruits see lack of accommodation and 

options as a barrier. 

Long-term rental challenges for local employers comes primarily from employees that: a) are in non-services industries 

moving to Nakusp for the first time, or (b) employees not in the home ownership market due to lack of personal 

finances or choice. Many are service employees or part-time. 
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Both groups have different needs. Group (a) can be looking for quick accommodations to get settled and focus on their 

new job, but generally do not have connections in Nakusp, so with few “for rent” advertisements the market seems 

closed to them, and/or this group may not have committed to Nakusp long-term yet so are looking to rent first and 

consider buying later. 

Group (b) may be a long-time resident of Nakusp so have connections but are limited in rental options due to low rental 

stock and budget constraints. 

Most believe “there is a hidden (rental) market”. 

To minimize losing employees that cannot find accommodations it is common for employers to own real estate and rent 

out to employees. 

 This does not stop all employees from having to leave the area, as they cannot find accommodations that meet 

their needs.  

Most employers recruit locally but when specialized skills are required they must look outside the area. Tourism location 

hired most employees from outside the region. Finding decent rental accommodations for these employees is often an 

issue.  

Many employers feel that if the employee does not have connections to landlords or someone that is a direct reference 

then the search will be difficult, as most vacancies were by word of mouth only. “You have to know somebody in Nakusp 

to get a place.” 

Most non-service industry employer’s staff own, with a small minority renting. Half of service employees own.  

Some employers do not believe it is their job to run the business and have to be a landlord. 

Some felt building in Nakusp is 20% more expensive than Vernon or Trail, primarily due to isolation and extra expense of 

bringing trades in. 

Some felt new business needed to be attracted to the Village before the housing market would grow. They noticed 

limited new development in recent years. 

Some employers believe long-term rental supply has not kept up with pent-up demand for the following reasons: 

depressed rental rate, high cost of development, lack of appreciation in home prices 

 To overcome this, one employer felt the only way to stimulate long-term rental development is government 

incentive plan i.e. Province and Columbia basin trust in partnership with local private sector. 

Some employers saw a Property Manager as a requirement if they were to build to house more employees. Conversely, 

some employers were not interested in a Property Managers services for their rental properties as they would like to 

control their own properties. Note: lack of interest in a Property Manager by some may change once they see how many 

of their existing problems can be dealt by using a Property Management service.  

There was not a high level of awareness of existing by-laws or real estate services available in the region. 

Some employers see a resistance to change in Nakusp. 

Some questioned if the focus on affordable housing would bring in the type of people they wanted to employ. 

Some felt utilizing prevalent, undeveloped land should be part of the plan to the address the long-term rental issue. 

Some felt the real estate pricing for ownership and long-term rental was very reasonable compared to other markets. 

Some felt attracting young families was key to the overall health and future of the community. 
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Disadvantage of employers being landlords: 

-not focused on core business, distraction 

-not a core competency 

-have an unwanted personal relationship with employee 

Renters 
The renters who agreed to be part of the study were not originally from Nakusp.  

All found there was a shortage of long-term rentals, with a lot of competition for what was available. 

Those that had pets found them tough to accommodate. 

One renter found Trail to be less expensive than Nakusp (they lived in both markets). 

Most renters reported not staying in locations for longer than a year, either because they found a house to buy, found a 

better location to rent, or landlord had changed the terms so they were forced to leave. One renter reported having to 

move to a campground while between rentals. 

Some found landlords made promises they did not keep – accommodation details – rental density, pets. 

Families found it particularly hard to find rental accommodations with enough indoor and outdoor space. 

Renters report prolonged periods to find accommodations in Nakusp: from two months to a year. Some needed to move 

into interim accommodations during that time such as Airbnb or motels. 

The rental market is underground and almost all word of mouth. Renters report issues finding a place until they get 

connected and “rubber stamped” by those who have knowledge of available rental supply. “Nakusp landlords have an 

unofficial database to know who to rent to.” 

Some reported renting from out-of-town landlords who were looking to sell, thus they would displaced unless they had 

enough to buy the place. 

Some felt that fellow renters can be a problem for landlords and thus making future rental an issue for good renters. 

Some wondered if landlords need better training. 

Some liked the idea of a rental Ombudsman to represent tenant and landlords to resolve disputes. Mediator. Helps 

neutralize rather than both sides butting heads. 

Some renters do find rentals advertised infrequently on Facebook page – Nakusp Home Seeker's Rental Log 

Some wondered if Naksup was intent on no growth, they pointed to lack of development as an example. 

Some renters have described how their units have health hazards e.g. black mold. The rental stock is older, and some 

has not been well maintained. 

 

Local Municipal Government 
Elected and administration officials of the Village of Nakusp recognize the long-term rental situation is an issue for 

Nakusp. They have been hearing from all stakeholder groups as to how the lack of available long-term rental inventory is 

impacting them and their community. Officials at the Village of Nakusp have been, and continue to focus on solutions. 

An example, the new Arrow & Slocan Lakes Community Services (ASLCS) 10 unit facility has been supported by the 



Final - Rental Property Management Feasibility Study      Nakusp and Area Development Board        February 2019    30 
 

Village office and will be located on former Village Office land. Village Officials continue to support other initiatives 

addressing the long-term rental issue. 

In the case of this Report, Village officials were instrumental in making introductions to Nakusp stakeholders in order for 

primary data to be collected directly from those impacted. Also, Village Officials provided by-laws and secondary data 

used and reference throughout this report. 

 

Stakeholder Summary in relation to need, and feasibility of a Property Manager 
All stakeholders agreed Nakusp has a long-term rental shortage and something needs to be done about it. Respondents 

offered words to describe the situation:  “Bad shape, dire, painful, a real problem.” 

Most believe the Village is responsible for solving this issue, some felt that should be with the help of the provincial 

government. Some felt the whole rental community should be making change to solve the problem i.e. the feeling was 

tenants should start to behave and not causing problems for landlords 

Most felt there should be incentives (e.g. tax reduction) to have more long-term rentals in current buildings and/or build 

long-term rentals. 

Most felt the “government” should be building long-term rental location. Some felt Government involvement should be 

limited to affordable housing only.  

Most were not in favour of regulating or restricting short-term rentals. 

Most felt manufactured workforce accommodations or work camps were not a solution. Some felt this could be a good 

stop gap for singles coming into town to work. 

Most felt the addition of a local property management service would be a solution primarily for two reasons: it would 

give landlords an option to manage tenant risk (primarily out-of-town; local landlords too); it would give the long-term 

rental market more visibility and an access point to those not familiar with market. 

Most felt there needed to more land available for development and saw lack of land ready for development as an issue. 
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Individual Rental Rates 
Sample of Rental rates currently being paid in Nakusp and Area 

 

Key Learning: In some instances rental rates in Nakusp are artificially low due to employer landlords and some 
landlords not charging market rates. 

  

House (3bdrm +)

3 bedroom 2 bedroom 1 bedroom Bachelor

R 1,200$                    

R 1,100$                      

R 1,200$                    

L 800$                    550$                 

L 900$                    

L 1,100$                    934$                    

L 800$                       600$                          800$                    

R 800$                 

L 1,100$                      950$                    600$                    

L 1,000$                      

L 1,000$                    700$                    475$                 

L 1,000$                    470$                    475$                 

L 800$                    750$                    750$                 

Range $1,200 to 800** $1,100* to 600** $950* to 470* $750* to 600* $800 to 475*

* Landlords believe could charge more but do not want to give good tenants reason to leave.

** Employer

Note: does not include designated seniors housing - Arrowtarian, Halcyon Community Home

Source: Nakusp Renter and Landlord Discussions with Incentica, November 2018 to January 2019

Apartment

Nakusp Rental Rates per Month (no utilities)

Renter (R), 

Landlord (L)
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Nakusp fit with the Property Management Industry 
  

Given requirements of the rental property management industry the following is Nakusp’s fit (green), potential gaps 
(yellow), gaps (red).  

 
 

  

Criteria Nakusp Description 

Long-term Multi-Unit Demand  2 units planned 

Long-term Single-Unit Demand   Historically out-of-market Secondary property owners; some local 
owners 

Number of Secondary Homes  In line with Provincial average 

Nakusp Residents Renting   In line with Provincial average 

Potential Broker Partner  Local, or out-of-town options 

Local Stakeholder Support  Employers, Landlords, Renters, Local Government 

Delivers on Market Needs  Tenant management, optimize commercials, central point of 
communication for marketplace 

Family Housing (Rental) Stock  % of houses that are 2 and 3 bedroom above Provincial average 

Alignment with other Municipalities in BC  Have experienced benefit of a local Property Manager 

Rental Rates (Price)  Well below provincial levels, lowest in region. Potentially lower PM 
fees, but could stimulate demand.  

Housing (Rental) Stock is Old  Limits rental options for those considering relocating  

Free Market Rental Rates  Subsidies (private and public) drive down rates, making property 
management less profitable and tougher for landlords to buy-to-

expand;  the province has artificially restricted market rate 
increases 

Real Estate Demand, Value  Trading area population is in decline, regardless rental prices are 
appreciating at a faster rate than other markets, this may also be 

the case for home prices 

Real Estate Development  Nakusp real estate development has not grown, this needs to 
happen for healthy market, long term Property Manager 

commitment 

Licensed, Local Property Manager  TBD 

Tenant Management Experience  TBD 
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Financial Feasibility 
This section provides a description of the financial projections the new Property Management initiative is expected to 
yield versus costs.   

The assumptions for these projections are as follows: 

 Historic Property Management demand and financials in Nakusp are still relevant in Nakusp 

 Single-Unit #’s will return to historic growth trends once a Property Management service is re-established: 
four units added under Property Management for the first 3 years, a net of three units added every year 
afterwards 

 2 new Multi-Unit buildings will be opened, one in Year 1 (10 units), another in Year 2 (20 units); if any units 
have rental rates mandated below market, Property Management fees will still be paid at market rates. 

 Will partner with local brokerage that will provide office space and basic administration 
 

 

  

Measure # of Units Year 1 # of Units Year 2 # of Units Year 3 # of Units Year 4 # of Units Year 5

5 Year 

Unit 

5 Year 

Total

Revenue

    Multi-Unit ($500/mo/10 unit bldg) 10 6,000$      30 18,000$ 30 18,000$ 30 18,000$ 30 18,000$    130 78,000$    

    Single-Unit (10% of rental rate) 4 4,320$      8 8,640$   12 12,960$ 15 16,200$ 18 19,440$    57 61,560$    

Total revenue 10,320$   26,640$ 30,960$ 34,200$ 37,440$    139,560$ 

Expenses

    Staff -$          -$       -$        -$        -$           -$          

    Insurance 1,000$      1,000$   1,000$   1,000$    1,000$      5,000$      

    Accounting/broker audit 2,000$      2,000$   2,000$   2,000$    2,000$      10,000$    

    IT/Web 2,000$      200$       200$       200$       200$          2,800$      

   Phone 1,200$      1,200$   1,200$   1,200$    1,200$      6,000$      

   Certifications* 1,800$      1,450$   1,450$   1,450$    1,450$      7,600$      

   Transportation/Mileage 2,500$      2,500$   2,500$   2,500$    2,500$      12,500$    

   Office -$          -$       -$        -$        -$           -$          

   Commissiosn to Broker (10%) 1,032$      2,664$   3,096$   3,420$    3,744$      13,956$    

Total Expenses 10,500$   8,350$   8,350$   8,350$    8,350$      43,900$    

Cashflow 180-$         18,290$ 22,610$ 25,850$ 29,090$    95,660$    

*Includes Errors & Omissions Insurance
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Opinions 
 The following section addresses data collection and study key learnings that are key to NADB moving 

forward: 

Size of Market 

Commutable trading area for a Property Manager encompasses a population of 3,589 with a rental population of 
475 units. The largest centre in the area, Nakusp has a rental population of 230 units, with a secondary home market of 
180.  

Demand vs Supply 

Stakeholders and a frequently used online advertising source indicate the long-term rental market supply is very 
low. Demand regularly outpaces supply. 

Incentives for Current and future Property Owners to enter long-term rental market, or continue renting 

Continued demand, increase in rental rates, increase in real estate value, ability to identify and keep good 
tenants, lack of operational “red tape”, market growth. Depending on how directly involved Nakusp decides to get, 
incentives for developers and even current landlords would also be attractive. 

Need for system for Renters 

Nakusp Home Seekers Rental Log is serving this function for those needing to advertise available long-term 
rentals and those that have a need to rent. The challenge is, with so little supply, landlords are having good tenants 
contact them before there is a need to advertise. Note: Current Rental Log administrator has expressed interest in having 
a new administrator succeed him. It is critical this service be maintained in the short-term, with potential evolution with 
the Property Managers input. 

Renter protection mechanisms 

The Province of British Columbia has extensive laws, policies and processes to ensure the renter is fairly treated 
and has available channels to deal with issues or disputes e.g. BC Residential Tenancy Act 

Experiences in other Municipalities similar to Nakusp 

Shortage of supply is an issue across British Columbia. Municipalities similar to Nakusp fall into two different 
approaches in dealing with the issue – free market or government intervention. Free market initiatives include 
establishing arms-length housing authorities to manage the situation. Government initiatives include regulating short-
term rentals. Nakusp needs to decide where on the spectrum it would like to be. No municipality has direct involvement 
in property management, some have local property managers and see the benefit they provide the community. As in 
Nakusp, one municipality was considering filling their local property management gap as part of their action plan to 
address their shortage in long-term rental supply. 

Impact of Property Management 

Based on benchmarking with other property managers and municipalities, discussions with local stakeholders, 
and the available insights from a Property Manager previously operating in Nakusp - Property Management in Nakusp will 
have a positive impact on the long-term rental market. This is due to the following sources of volume: (a) based on recent 
history, out-of-town landlords of current properties will take on the service, potentially putting more units on the market, 
and will encourage them to stay in the long-term rental market (b) developers that are interested in building but not 
property managing will be more likely to build with a local Property Management option and (c) there will also be some 
impact on a limited number of current landlords who are considering leaving the long-term rental market due to lack of 
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time or interest in managing their properties directly, they will take on the Property Management service and remain a 
landlord. 

Future impact will potentially come from those speculating the Nakusp real estate market, having a local Property 
Manager option will allow them to enter the market to offer long-term rentals until they believe the right time has arrived 
to sell. 

Property Management service for optimal Revenue and Profit 

For multi-unit and single-unit long-term rentals - Find renters (advertise, when required), vet renters, legal 
(agreements), inspections (pre, during, post), manage repairs/maintenance including tradespeople, collect rent. 

Regulatory Requirements for Property Management 

Become licenced as a rental property manager from the Sauder School of Business at UBC. Work within a licensed 
brokerage model, be aware and run business within guidelines provided by the BC Residential Tenancy Act, Real Estate 
Services Act and the Real Estate Council of BC.  

Best Practices for Property Management 

Know the Residential Tenancy Act and how to operate within it. Have well drafted legal documents such as rental 
agreement, use forms such as rental application, and condition inspection. Screen/vet tenants thoroughly. Regular 
property inspections. Maintenance should be completed with urgency. Be firm but fair with tenants; have a professional 
relationship based on respect. Inspect and exit. Collect monies owed on-time, do not let any monies owed go past 
collection period without proper action. Be prepared, be a reference as required. 

Property Management Feasibility 

It can take years for a Property Manager in a small centre to build rental inventory to the point where the 
Property Management practice is a going concern. If an individual is ready to build a business over a few years, all things 
remaining equal in the market, then this is a feasible opportunity. The timeframe for successful establishment of a 
feasible business will likely require a fulltime or almost full-time commitment in the first few years, with limited revenue 
generated. This in turn will depend on the ability of an individual to meet their personal financial requirements from 
sources other than the property management income, while building the business. There is very little if any capital 
required to run a property management business. The biggest barrier is cash flow for personal expenses until the business 
exceeds cash flow requirements. 

Establishment of Property Management in Nakusp 

There is an immediate need for the Property Management service in Nakusp. Nakusp will want to approach local 
licensed (or those currently in process) rental property managers first with the results of this report to gauge interest. 
Approaching or finding a current local directly would be the best first option as established out-of-market Property 
Management companies will want to hire someone locally too, failing that, will want to relocate someone to the market 
and may find the current revenue forecast a challenge to justify the effort. 

Other Consideration 

Population in the region is on the decline, Nakusp at 2.3% growth should be considered a flat market. Recent new 
home development in Nakusp is also flat. Nakusp needs to focus on economic development with jobs paying current 
region average wages (or higher) in order to grow at a sustainable rate, an example that may be a source of further study 
– the anticipated availability of fibre-based broadband network service and the technology-oriented and/or remote 
worker employment that it could create. There is a cautionary tale from other municipalities the study benchmarked with 
- if growth is attained primarily through service jobs (tourism and retail), that do not pay historical average wages, existing 
and new housing and rental stock will become unaffordable for those taking the new service jobs. 
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Demand and supply balance, with two new multi-unit complexes adding a planned 30 units and the possibility of 
existing units re-entering the long-term rental market through a Property Manager, Nakusp will want to continue to 
monitor the supply of rental stock; if the shortage continues further initiatives will be required. 
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Next Steps 
 Action items Nakusp will want to prioritize 

Who will lead engagement to identify a local Property Manager 

Communicate report findings in community 

Best practice session for current local landlords – how to identify and manage good tenants, and avoid pitfalls. 
Contact LandlordBC for program. 

Educate tenants to improve tenancy experience. Contact RentSmart (Victoria) for program. 

Continue to monitor rental stock supply as new stock and Property Management service gain traction. 

Research what other municipalities are doing in relation to Housing Boards, and the feasibility for Nakusp. 

Do a real estate survey versus other investment options to attract long-term landlords. 

Increase housing development through economic develop initiative to drive demand - source of further study – 
the anticipated availability of fibre-based broadband network service and the technology-oriented and/or remote 
worker employment that it could create. 

Plan for where Nakusp fits in the free-market to government-involvement solution spectrum, and develop an 
action plan accordingly. 
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Appendix 1 – Reference Material 
 

Goodman Report http://goodmanreport.com/reports/ 

Landlord BC www.landlordbc.ca 

Canadian Federation of Apartment Associations – CFAA https://cfaa-fcapi.org/ 

Canada Mortgage and Housing Corporation –Average rents for private row houses and apartments in urban centres with 
2,500 to 10,000 people. Organized by centre and number of bedrooms to help rental market professionals make informed 
business decisions. https://www.cmhc-schl.gc.ca/en/data-and-research/data-tables/rural-rental-market-survey-data-
average-rent-centre 

Real Estate Council of British Columbia - https://www.recbc.ca/licensing/rental.html 

BC Residential Tenancy Act http://www.bclaws.ca/Recon/document/ID/freeside/00_02078_01 

Canadian Rental Housing Index presented by BC Non-Profit Housing Association http://bcnpha.ca/ 

Rental Housing Review Recommendations and Findings. 
https://engage.gov.bc.ca/app/uploads/sites/381/2018/12/RHTF-Recommendations-and-WWH-
Report_Dec2018_FINAL.pdf 

Task force makes recommendations to modernize rental housing system 
https://archive.news.gov.bc.ca/releases/news_releases_2017-2021/2018MAH0160-002397.htm 

Allowing rentals in all strata units wouldn't create any new housing: condo group 
https://vancouversun.com/business/real-estate/allowing-rentals-in-all-strata-units-wouldnt-create-any-new-housing 

2018 Community Profile Report – Nakusp – Selkirk College_ RDI 

Labour Market – Nakusp, ALSCS 

Nakusp By-laws  

Housing Needs + Gaps Report _ ASLCS April 2017 

NADB Minutes Nov 27, 2018 Feasibility Study Discovery Call 

RentSmart - We understand the importance of high quality housing and life skills education in helping people have 
successful tenancies. Whether preparing young people for their first time renting, or assisting people to exit homelessness 
- https://www.readytorentbc.org/ 

BC - Leading Practices Scan final for workshop (by Whistler Housing funded by BC Housing) 

Fernie - Affordable Housing Strategy (October 2017) 

Fernie - Housing Indicators Report (March 2017) 

Fernie - Needs and Gaps Assessment (June 2017) 

Lumby – Affordable Housing Strategy (November 2017) 

  

http://goodmanreport.com/reports/
http://www.landlordbc.ca/
https://cfaa-fcapi.org/
https://www.cmhc-schl.gc.ca/en/data-and-research/data-tables/rural-rental-market-survey-data-average-rent-centre
https://www.cmhc-schl.gc.ca/en/data-and-research/data-tables/rural-rental-market-survey-data-average-rent-centre
https://www.recbc.ca/licensing/rental.html
http://www.bclaws.ca/Recon/document/ID/freeside/00_02078_01
http://bcnpha.ca/
https://engage.gov.bc.ca/app/uploads/sites/381/2018/12/RHTF-Recommendations-and-WWH-Report_Dec2018_FINAL.pdf
https://engage.gov.bc.ca/app/uploads/sites/381/2018/12/RHTF-Recommendations-and-WWH-Report_Dec2018_FINAL.pdf
https://archive.news.gov.bc.ca/releases/news_releases_2017-2021/2018MAH0160-002397.htm
https://vancouversun.com/business/real-estate/allowing-rentals-in-all-strata-units-wouldnt-create-any-new-housing
https://www.readytorentbc.org/
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Appendix 2 – List of Stakeholders Contacted, (Interviewed in Green) 
 

Category Organization First Name Last Name 

Landlords/Caretakers Arrowtarian Villa  Trish  Cannon 

 The Arrowtarian Board Cornelius  Froese 

 Private Don/Jan  Roger 

 Kootaney Hot Springs Cabins & Pools Martha  Dyck 

  Private Joyce Hanson 

 Private/Retired Harry Ellens 

 Harbour Cruises Nicola  McMillan 

 Private Ron  Niemyer 

 
     

Local Realtors Coldwell Banker Cheryl Black 

 Selkirk Realty, Royal Lepage Kelly Roberts 

 Private/Retired Shirley Kosniacic 

    

Big Employers Galena Contractors Ray Hascarl 

  R&A Logging Ronald  Volansky 

 Box Lake Lumber  Dan Wiebe 

 Nakusp Hot Springs Noel Ballard 

 Save On foods  Todd McMullen 

 School District No. 10 (Arrow Lakes)  Peter Gajda 

 Waterbridge Steel, Group John Harding 

 Halcyon Hot Springs Mark  Jeanes 

 Crescent Bay Construction Ltd.  Eric Waterfield 

 Village of Nakusp  Laurie Taylor 

 Arrow Lake Hospital Jane Power 

 Columbia Basin Trust  Rena  Greciak 

 Chamber of Commerce Cedra Eichenauer 

 Arrow and Slocan Lake Community Services (ASLCS) Tim Payne 

 BC Rural Centre  Randy Morse 

 Village of Nakusp  Tom Zeleznik 
 

  



Final - Rental Property Management Feasibility Study      Nakusp and Area Development Board        February 2019    40 
 

Appendix 3 – List of Municipalities Contacted, (Interviewed in Green) 
 

 

  

Organization Name Position

Castlegar  Chris Barlow CAO

Kaslo TBD vacant - CAO

Salmo Anne Williams CAO

Grand Forks Diane Heinrich CAO

Revelstoke Allan Chabot  CAO

Radium Hot Springs Mark Read CAO

Tofino Bob MacPherson CAO

Rossland Bryan Teasdale CAO

Fernie Norm McInnis CAO

New Denver Catherine Allaway acting-CAO

Lumby Tom Kadla CAO
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Calgary AB 
403 305 0841 

 

incentica.ca 

http://www.incentica.ca/

