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ABSTRACT
The purpose of the study was to analyze perceptions of inclusivity in the Vancouver housing market in light of recent policy changes within the context of multiculturalism. The study investigated perceptions of housing market inclusivity among natives, non-permanent resident migrants and permanent resident migrants, as well as in what ways the municipal government accounts for migrant inclusivity in the housing market. The study involved review of past studies and literature as well as qualitative research in the form of interviews. In line with the underlying theory of multiversality, it was found that perceptions of inclusivity in the housing market varied among participants, however other key themes arose such as economic inclusivity and contested role of the government.
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[bookmark: _Toc396062759]Part 1 - Introduction and Research Question 
The purpose of this study is to explore the multiverse of perceptions of recent policy changes made by the provincial and municipal governments in BC, Canada. It looks specifically at three recent tax laws: the foreign buyers tax, the speculation tax and the empty homes tax in Vancouver. The study aims to offer some preliminary insight into the context in which these taxes arose, as well as various perceptions of the changes. Multiversality as a theory underlines the research, which contributes to a critical conceptualization of multiculturalism and multicultural planning. Open-ended interviews were used to gather perceptions of inclusivity in the Vancouver housing market, and relevant statistics have been used to frame the issue and provide some measures of dimensions within the housing market with which to contrast the qualitative work. A proposition-based approach was used to analyze the data, iteratively cross-referencing data and codes from the interviews with each other as well as with the relevant literature. 
The general hypothesis is that a myriad of perceptions exist within Vancouver, even within traditional categories such as “ethnicity”. To test this hypothesis, the research aimed to answer the following question:
1. What are migrant and native perceptions of inclusivity in the Vancouver housing market in light of recent policy changes?
In order to answer this question, it will be necessary to answer a few sub-questions:
2. In what way does urban planning in the Vancouver region, in particular with regard to the housing market, account for migrant inclusivity?
3. What are context and features of the recent policy changes introduced in the region?

[bookmark: _Toc396062760]Chapter 2 Literature Review
Multiculturalism in Canada has important geographical implications, especially considering that most recent immigrants chose to live in the three major “gateway cities” of Vancouver, Toronto and Montreal. The experiences of these migrants are influenced through interactions with the local population, interactions with the state and institutions and interactions with one another. In order to investigate perceptions of migrants regarding issues such as inclusivity it is important to first understand the context within which these perceptions are formed. It is not so much that this environment is the cause of certain experiences or perceptions, but rather that understanding these perceptions within the wider context leads to a much more comprehensive analysis. The following chapter is an effort in mapping out some relevant dimensions of the context, although it is certainly not intended to be interpreted as ‘the whole picture’. The scope has been narrowed somewhat to issues pertaining to multiculturalism, immigration, housing and belonging. It must be acknowledged that even within these contexts not everything could be discussed.
	Section 2.1 offers a general mapping of multiculturalism in Canada. This was done for a few reasons, first and foremost being the centrality of policy in this case. It is useful to understand the foreign buyers tax and others within the framework of Canadian multiculturalism, as this concept is often influential in the governance of diversity and economy. Section 2.2 is two-fold: it introduces immigration as a legal concept as well as housing in Vancouver. Immigration and housing in the Canadian context are both vast, diverse topic areas, and pairing them together was done not only to exemplify the links between the two but also to narrow the scope towards issues pertaining specifically to migrants and housing in Vancouver. Belonging, both as a spatial concept and as a political phenomenon are both useful measures of inclusivity, and section 2.3 will introduce these terms and give some insight into how they might be useful in providing a more critical angle for the analysis of this case. Section 2.4 is a critical synthesis of the context using the theory of multiversality as proposed by Augie Fleras (2011; 2015) and R. Latham (2008) in order to outline the theoretical framework used throughout the research.

[bookmark: _Toc396062761]2.1.0 Multiculturalism and Multicultural Urban Planning in Canada
Multiculturalism is first introduced through a historical lens with which to outline its inception into the legal framework of Canada. This is intended to illustrate the capacity of multiculturalism to function both as an ideology and as a political tool that may be utilized as a means to an end. Next the dimensions of Canadian multiculturalism are addressed, namely multiculturalism as a demographic fact, as a policy and as an ideology. Following this will be an introduction of multicultural urban planning, as well as dimensions of Canadian multicultural urban planning. Ending section 2.1 is an examination of multicultural urban planning in Vancouver. 

[bookmark: _Toc396062762]2.1.1 - A Brief History of Canadian Multiculturalism 
Canada as it is now known began as a colonial settler nation of primarily British and French forces, who negotiated (often violently) with local indigenous peoples for ownership of the land (Blanding, 2013). Immigration quickly increased in the century after confederation in 1867, with the majority of new immigrants coming from ‘preferred nations’ such as Great Britain, the USA and France (Guo & Wong, 2015). 
By the 1960s Canada was demographically multicultural and for a large part bilingual (French and English) (Guo & Wong). In 1963 the Royal Commission on Bilingualism and Biculturalism was established in response to growing political unrest among the French in the province of Quebec (Guo & Wong 2015). The Commission is largely referred to as the key inspiration for the following policy shifts towards official multiculturalism, as realized through the Official Languages Act (1969) and the Multiculturalism Policy (1971) (Guo & Wong, 2015). The inception of multiculturalism into federal legislation can be largely understood as having two aims: first and foremost to quiet Quebecois nationalism and secondly to appease the various ethnic groups finding fault with the ‘dual’ aspect of the new anti-assimilationist policies (Kymlicka, 2015). And so in 1971 Canada became the first country in the world to introduce a multiculturalism policy; in 1982 the Canadian Charter of Rights and Freedoms enshrined equality rights in the Constitution and acknowledged Canada’s multicultural heritage; and in 1988 the Canadian Multiculturalism Act was adopted (Dewing, 2013). 

[bookmark: _Toc396062763]2.1.2 - Dimensions of Canadian Multiculturalism
Canadian multiculturalism is largely conceptualized through three dimensions: as a demographic fact (Dewing, 2013), as a policy (Leung, 2015) and as an ethos or ideology (Mookerjea, 2015; Winter, 2015; Wood & Gilbert, 2005). While these three dimensions of multiculturalism offer the significant advantage of making Canadian Multiculturalism easier to understand and thus study, they also involve a kind of border drawing that lends itself to exclusivity. One ‘dimension’ of Canadian multiculturalism cannot be understood as functioning independently of another. Policy is influenced by and in turn influences ideology; demographic trends directly impact policy and vice versa; ideology is constantly negotiated, imagined and re-imagined by those who make up the ‘demography’ of multiculturalism. 
In terms of demography, multiculturalism is an undeniable social reality in Canada. Canada has admitted approximately 250,000 permanent residents per year since the 1980s, and immigration is currently the main source of population growth (Hiebert, 2011). The most recent diversity report in 2016 found 20 percent of the overall population to be foreign-born, with migrants drawn from a diversity of nations around the globe (Statistics Canada, 2017a). The demography of migrants in Canada will be discussed in more detail in section 2.2 of this chapter: Immigration and Housing.  
On the policy level, multiculturalism has been institutionalized through law and the Constitution. Despite a commitment to ‘multi’-cultures, the Government supports a ‘bi’-lingual nation, as was legislatively concreted in 1960 by the Official Languages Act, which defined English and French as the two official languages (Wayland, 1997). Section 27 of the Canadian Charter of Rights and Freedoms amended in 1982 gave a juridical base for multiculturalism wherein certain rights and freedoms related to diversity and equality were outlined (Department of Justice, 2018). Lastly, the Multiculturalism Act in 1988 provided the legislative framework for the official policy of multiculturalism adopted in 1971. The aims of the act are to encourage the implementation of multicultural programs within various organizations and institutions, to reduce discrimination and protect the cultural heritage of Canadians (Justice Laws, 2018). This brief description does not account for the numerous advisory committees and grant-based projects aimed towards fostering multiculturalism within Canada. 
This brings the discussion to the ideology of Canadian Multiculturalism, arguably the key ingredient to the success of multiculturalism as an official policy in Canada. Multiculturalism as an ideology is difficult to define, as it not only means different things to different people, but has also meant different things to different people throughout different periods of history, across the vast and various geographies of Canada. A general definition of official multiculturalism in Canada is one in which it is a normative model that defines a positive role for the state in addressing barriers that may limit ethno-cultural minority access to political, social and economic institutions (Good, 2009). What is clear is that multiculturalism matters to Canadians. In a poll completed by the Environics Institute in 2015 it was found that for an increasing majority of Canadians, multiculturalism was one of the most important symbols of national identity (pp 2). Also noted by some is the lack of anti-immigrant right wing parties in Canada, despite an increasingly populist and nationalist climate (Winter, 2015). 

[bookmark: _Toc396062764]2.1.3 Multicultural Urban Planning
Multicultural urban planning links the broader concept of Canadian Multiculturalism to the concrete reality of housing in Vancouver. As such, an understanding of multicultural urban planning in the Canadian context provides useful insights.
Over twenty years ago Mohammed Qadeer (1997) wrote about the future of planning within multicultural Canada and the ways in which multiculturalism had affected planning strategies and policies in Canada. He called for a review of possible biases that might exist within planning practices, land use requirements and the provision of urban services (Qadeer, 1997). Similar to Qadeer’s 1997 work, Michael Burayidi (2003) also problematizes the dominance of western ideologies/processes within the planning practice. Burayidi argues that culture matters in planning; that planning has a culture that often results in the marginalization of other cultures existing within its jurisdiction (Burayidi, 2003). His suggestion is a move towards a more participatory planning approach, in which the diversity of cultures are included in planning processes and vision-making.  This understanding is one in which multicultural planning is itself an integral ‘form’ of planning that necessitates change not only in the city but also within the planning processes themselves. 
The right to preserve one’s cultural heritage and to institutionalize sub cultures; often through self-organization of cultural, ethnic or religious groups is a central tenet of Canadian multiculturalism (Qadeer, 2008). Following this, a useful definition of multicultural planning is as a strategy of reasonable accommodation of ethnic cultures that calls for simultaneous cultivation of shared values in ethnic communities through information dissemination and civic educational activities (Qadeer, 2008; 12). 
Hilje van der Horst and Andre Ouwehand (2012) problematize the common conceptualization of multicultural urban planning, in which they say it is often conflated with normative values of what “good” planning is. Although not a part of the ‘Canadian multicultural planning’ discourse, van der Horst and Ouwehand (2012) provide a useful critique, wherein various branches of multicultural planning are analyzed in an attempt to discern what ‘multicultural planning’ really is. In an attempt to provide a less normative definition of multicultural urban planning, van der Horst and Ouwehand (2012; 864) assert that multicultural planning can be defined as: “…the planned alteration of the built environment and/or planning processes in response to multi-ethnic composition and orientation of the local population.” In the Canadian context multiculturalism is more than just a concept, rather it occupies a position as an ideology and societal value. Multiculturalism is political and as such multicultural urban planning is steeped in a history of ideologies, policies and civic involvement. Using van der Horst and Ouwehand’s (2012) definition of multicultural planning allows for a widening of scope in which policies not officially deemed ‘multicultural’ might be analyzed and discussed in relation to multicultural planning. 
[bookmark: _GoBack]
[bookmark: _Toc396062765]2.1.4 - Dimensions of Multicultural Urban Planning in the Canadian Context
Diversity and equality are the two core values from which much of Canadian multicultural urban planning stems (Reeves, 2005; Qadeer & Agrawal, 2011; Good, 2009). Diversity here refers to the recognition of differences in culture, racial identities and ethnicities among both individuals and groups (Qadeer & Agrawal, 2011). Race, class and ethnicity have historically been among the most common markers of ‘difference’, however in recent years gender, ability/disability, age, lifestyle and religion are increasingly used as bases for defining people’s needs, entitlements and identities (Qadeer & Agrawal, 2011). In reference to the above categorization, equality refers to the right to equal access and fair treatment within the pubic sphere regardless of ethnicity, race, religion, gender or other measures of diversity (Qadeer & Agrawal, 2011). Diversity and the responses to diversity are then central to this understanding of multicultural planning, with equality seen as a tool for accommodating such diversity. 
	On the link between equality and diversity, Dory Reeves (2005) argues that diversity becomes a mild and ineffective tool without a strong link to equality. Along with fostering support for diversity, multicultural planning must also ensure that no potential for discrimination is created as well as ensuring inequality is not directly or indirectly reproduced (Reeves, 2005). Echoing the earlier work of Qadeer (1997), Reeves asserts that the current planning traditions – rooted in post-Enlightenment thinking – tend to ignore the diversity of traditions, customs and cultural values available to them through the diversity of a city’s inhabitants (Reeves, 2005). Here again, a participatory planning paradigm is offered as a viable starting point for the inclusion of diversity in planning. 
Kristen Good (2009) finds equality/equity to be a better starting point for multicultural urban planning. Interethnic equity and positive ethno-cultural relations are the optimal outcomes of Canada’s official multiculturalism; starting with a goal of what should be and working backwards to how to get there. Good (2009) argues that through a focus on governance rather than simply provision of services comes a concern for equity. Equity in this sense is a call to urban governments to be both representative and responsive to the needs of the diversity of communities (Good, 2009). What Good (2009) is calling for is a reconceptualization of the role of the city as a whole, not just a shift in planning practice to address diversity. This is echoed in the work of Bob White (2018) who argues that increasingly cities are understood not just as local implementers of federal policy, but also as players on a global stage. White (2018; 27) is calling for an ‘intercultural’ rather than ‘multicultural’ city, wherein a city succeeds not because of its diversity but rather through the extent to which it fosters forms of belonging that transcend linguistic, ethnic or religious specificity. In regards to governance, White (2018) is not arguing that municipalities should be analyzed in isolation from provincial and federal policies, but rather that each level should be conceptualized as interconnected yet independent of one another – a constant negotiation. 

[bookmark: _Toc396062766]2.1.5 - Multicultural Urban Planning in Vancouver
	In narrowing the discussion on multiculturalism and multicultural urban planning in Canada, the focus now will turn specifically to the city of Vancouver. 
	In 2009 a study was conducted measuring policy outputs and implementation of the municipal government’s multicultural policies in Vancouver (Good, 2009). The council’s multiculturalism initiatives, corporate multiculturalism initiatives, policy pronouncements of municipal departments and agencies and the informal policies or practices in both council and civil service were used to measure the responsiveness of the municipality (Good, 2009). Three outcomes: responsive, somewhat responsive and unresponsive were created and organized around two axes; the comprehensiveness of municipal efforts in promoting ethnocultural equity and the extent to which pertinent challenges were met in a proactive manner (Good, 2009). The City of Vancouver was found to be “responsive”, with the city’s most important multicultural initiatives associated with its Social Planning Department and its Equal Employment Opportunity Program and Office (Good, 2009). The Department has an official mandate that supports a proactive orientation towards policy development and plays a key role in suggesting and developing relevant policy materials. The ‘Multicultural Social Planner’ is a full-time position in the city of Vancouver, and is entirely devoted to social planning issues that might arise from the city’s multicultural nature (City of Vancouver, 2018a). No further recent policy review has been conducted regarding Vancouver’s multiculturalism policies.  
	Planning does not happen in a vacuum, and planners responses to diversity are not static, but rather part of the ongoing negotiations between the individuals and groups who inhabit a place, the various forms of governance who seek to manage such a diversity of individuals and even with the environment itself. Multiculturalism in Vancouver is partially a response to high levels of immigration, as well as accommodating the diversity of individuals who have been living in Canada for generations. Local governments in Metro Vancouver must coordinate with provincial and federal levels, as their legal responsibility for multicultural issues is often mandated via these levels (Edgington & Hutton, 2001). 

[bookmark: _Toc396062767]2.2.0 – Immigration in the Canadian Context
To further develop the context within which this case is situated, it is helpful to first offer a brief explanation of immigration in Canada. This history of immigration is useful as it outlines Canada’s use of immigration as a tool with which to bolster population growth and economic growth. Some relevant statistics about immigration in Canada and Vancouver are offered to provide further depth to the context. 

[bookmark: _Toc396062768]2.2.1 - History of Immigration
After the first immigration policy was established in the 1860s, Canada focused primarily on building a ‘white’ settler nation through the use of immigration systems that gave preferential treatment to citizens from Great Britain, the United Sates, France and some other northern European nations (Bhuyan et al, 2017). 
A major shift in immigration began in the 1960s when Canada discarded the ‘national preferences’ immigration model in favor of the points system (Bhuyan et al, 2017). The points system was designed to respond to the needs of Canada’s labor market, by promoting individuals with skills matching needs in the labor market. Certain traits – such as having an education or a small business, were allotted more ‘points’. Canada quickly became highly effective in recruiting skilled migrants from around the world  (Bhuyan et al, 2017). This change in immigration process rapidly began transforming the demography of the country, and since the 1970s half of all immigrants arriving have been from previously ‘excluded’ nations in Africa, the Caribbean, Asia, the Middle East and Latin America (Bhuyan et al, 2017).
 Another dramatic shift in immigration happened with the creation of the Non-Immigrant Employment Authorization Program (NIEAP) in 1973. This became Canada’s primary mechanism to permit temporary foreign workers in Canada, and signaled Canada’s move towards a globally competitive market (Bhuyan et al, 2017). The 1976 Immigration Act established immigration as a means of accomplishing Canada’s demographic, economic, social and cultural goals (among others) and saw the establishment of the Business Immigration Program (Shields, Drolet & Valenzuela, 2016). 
Vancouver’s pan-Pacific migration began in earnest during the 1980s when the Provincial and Federal Governments looked to draw in human and economic capital from the newly economically burgeoning Asian countries such as Hong Kong, Taiwan and China (Ley, 2017). This involved the growth and promotion of the Business Immigration Program (BIP), which encouraged capitalists to transfer their wealth and entrepreneurial skills to Canada (Ley, 2017). This migration was emboldened by Expo 86, a six-month-long exposition fair held in Vancouver to encourage foreign investment in real estate in Vancouver. It was during this time that the provincial government decided to sell off an 82-hectare site on the edge of downtown Vancouver, a move designed to ensure only the biggest and most economically robust companies could afford a bid. The winning submission came in the form of a joint offer from three of Hong Kong’s largest development companies (Ley, 2017). This landmark sale, combined with a growing human network between Pacific-Asian countries and BC heralded in a new era, wherein foreign investment in real estate – primarily in the Greater Vancouver area – would shape the social, economic and spatial dimensions of the province. 
The majority of economic migration to Vancouver prior to 2000 happened via the BIP route, however after this point the entrepreneur stream of BIP migration lessened and the investor stream rose. Asian countries dominate the profile of BIP migrants, specifically Greater China, with 74% of all enlistees in the BIP investor program between 1986 and 2008 coming from China (Ley, 2017). 
Today Canada boasts more than 60 programs for immigration, with the two primary classes being Economic and Non-Economic (Government of Canada, 2017).  Categories such as Skilled Workers, Start-up Business Class, Investors and Live-in Caregivers are all examples of the economic class. Members of the Family Class, Adoptions, Protected Persons and Temporary Resident permit holders are all examples of the non-economic classes (Government of Canada, 2017). 
Constitutional responsibility for immigration policy is divided between the provincial and federal governments, although it is primarily the federal government who takes charge of both immigrant and immigration matters. Since the 1990s however, there has been a certain amount of ‘downloading’ of immigrant settlement responsibilities from senior to local governments, often without a commensurate transfer of funding (Edgington & Hutton, 2001). In many Canadian municipalities, such as Vancouver, immigrant settlement is handled with an assortment of funds and services administered by both governmental and non-governmental organizations (NGOs) (Edgington & Hutton, 2001). Municipal governments must then coordinate both with NGOs and other levels of government for matters related to immigrant settlement. The Department of Citizenship and Immigration is currently responsible for immigration policy in Canada (Dirks, 2017).

[bookmark: _Toc396062769]2.2.2 – Immigration Today: Canada & Metro Vancouver
In Canada the spatial distribution of new migrants shows the significant trend of urbanization, as most of Canada’s new immigrants tend to gravitate to Canada’s largest city-regions (namely, Toronto, Vancouver and Montreal) (Good, 2006). Vancouver has and continues to maintain strong pan-Pacific links, with over 250,000 individuals with East and Southeast Asian origins reportedly residing in Vancouver in 2016 (Statistics Canada, 2017b). While the exact effects of foreign investment on the Vancouver housing market are hard to monitor, the unprecedented rise in prices in both Vancouver and Toronto have been largely attributed to high levels of foreign investment, primarily from Pacific-Asian countries (Ley, 2017).
In terms of settlement in Vancouver, data suggests a high concentration of business-class landed immigrants reside in the wealthiest regions of Metro Vancouver. For many of these immigrants, their source of funds and income remain offshore, as business immigrants have thus far achieved minimal success in Canada, especially in comparison with the potential earnings in China (Ley, 2017).   	
Canada has admitted approximately 250,000 permanent residents per year since the 1980s, and currently immigration is the main source of population growth (Hiebert, 2011). As of the 2016 Census (the most recent national data available), 21.9% of the population reported that they were or had been a permanent resident or landed immigrant in Canada in 2016 (Statistics Canada, 2017a). In the years 2011 through 2016 1,212,075 new immigrants reported settling in Canada – accounting for 3.5% of Canada’s total population (Statistics Canada, 2017a). In terms of origin, almost half (48.1%) of the countries’ foreign-born population were born in Asia, while only about a quarter (27.7%) were born in Europe (Statistics Canada, 2017a). 

[bookmark: _Toc396062770]2.3.0 – Vancouver Housing 
Section 2.3 narrows in on the Vancouver housing market and provides data intended to outline the current state of the market. It focuses primarily on the economics of the housing market, as affordability is used throughout the research as a dimension of inclusivity. The ability of an individual to afford a certain house or certain neighborhood to some extent determines their ability to be included in such a place. 
[bookmark: _Toc396062771]2.3.1 – Affordable Housing: Provincial and Municipal Approaches 
Vancouver is one of many global cities now dealing with the ramifications of the “financialization” of the global housing market (City of Vancouver, 2018c). Residential properties in these cities are purchased as investments rather than homes, contributing to home prices rising high above median income level. Historically low interest rates and the weak Canadian dollar have been cited as important factors enabling the flow of global capital into the Vancouver housing market (City of Vancouver, 2018c). This flood of investment has had implications not only for homeownership, but also for renters, as older (and often more affordable) rental accommodation is turned into new builds, built for sale. High unaffordability and low vacancy rates have spurred both the provincial and municipal governments into seeking action to mitigate the effects of the “financialization” of the housing market (City of Vancouver, 2018c). 
Affordable housing in British Columbia is often met through various strategies and partnerships, such as social housing, private sector development and non-profit work. Provision of social housing became increasingly popular during the 1980s and 1990s, however funding cuts at the provincial and federal levels resulted in a decline in new social housing units provided by both levels of government (Bish & Clemens, 2008). Individual projects are often developed by both local governments and non-profit  agencies in addition to social housing programs (Bish & Clemens, 2008).

Provincial 
The provincial government offers social housing via two Crown agencies: the Provincial Rental Housing Corporation, which holds provincial properties for social and other low-cost housing, and the British Columbia Housing Management Commission (or BC Housing), which is responsible for developing new social homes, building and managing special group homes and administering subsidy and operating agreements for units managed by nonprofit societies and co-ops (Bish & Clemens, 2008). BC housing follows the directives of the Minister of Municipal Affairs and Housing’s yearly mandate letter, and is also responsible for administering the Provincial Rental Housing Corporation, which holds property for low-cost and social housing in BC (BC Housing, 2018). BC housing works through partnerships with the non-profit and private sectors as well as the provincial health authorities and ministries, other levels of government and community groups (BC Housing, 2018). Over 800 housing providers have partnered with BC housing to provide assistance to more than 104,000 households throughout 200 communities in BC (BC Housing, 2018).

Municipal
The Vancouver City Council is the local governmental arm with the power to pass bylaws, buy and sell property, collect property and other taxes, allocate funds for services, set up departments and offices for City services and hire staff for city departments (City of Vancouver, 2018h). The planning department then follows the vision and direction taken by the Mayor and City Council. The City of Vancouver contributes to social housing through the inclusion of affordable housing provisions in their growth strategies, the amendment of zoning bylaws to permit increased density, density bonusing and through the required inclusion of some affordable housing in new developments (Bish & Clemens, 2008). All three of these are included in the 2018-2027 Vancouver Housing strategy document.
	Within Vancouver, two major organizations are responsible for the administration of affordable housing: the Vancouver Housing Authority (VHA) and the Vancouver Affordable Housing Agency (VAHA). The Mayor’s Task Force on Housing Affordability is a group of individuals including mayor Gregor Robertson, architects, academics, builders, non-profit and private development stakeholders who develop innovative recommendations for contributing to a more diverse, sustainable and affordable city (City of Vancouver, 2018f)

Figure 1 – City of Vancouver Organizational Structure
[image: NewSSD:Users:robinkilshaw:Desktop:Screen Shot 2018-06-11 at 8.32.30 AM.png]
							Source: City of Vancouver (2018)


	The VHA provides subsidized housing for approximately 3,400 households through subsidized rental properties owned or managed by VHA and through Section 8 Housing Vouchers which allow people to choose where they want to live (Vancouver Housing Authority, 2018).   They have one of the lowest dependence on federal funding in the nation, with only 43% of their annual budget coming from the Federal Government (Vancouver Housing Authority, 2018).  The VHA has partnerships with multiple levels of government as well as non-profit groups, the private sector and community organizations (Vancouver Housing Authority, 2018).  
	VAHA is an arms-length agency owned by the city of Vancouver that takes land given by City Council at no cost in order to develop affordable housing on that land. VAHA is the largest affordable housing developer in Vancouver that develops various projects through partnerships with investors, development partnerships and community partners (Vancouver Affordable Housing Agency, 2018). Through their mission of implementing innovative solutions for below-market housing options VAHA is attempting to meet their mandate of delivering 2,500 new affordable homes by 2021 (Vancouver Affordable Housing Agency, 2018). VAHA builds on city-owned land with the goal of developing housing types that are in critical need yet not delivered via the private market. VAHA currently has 2,288 units under development, excluding 600 modular units that are scheduled to complete in 2018 (Vancouver Affordable Housing Agency, 2018).

Figure 2 – Map of Vancouver by Neighborhood
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Source: School Creative (2018)

[bookmark: _Toc396062772]2.3.2 – Vancouver Housing: the Market
In 2017 the Canada Mortgage and Housing Corporation (CMHC) analyzed sections of the Canadian housing market, looking for signs of overheating, sustained acceleration in house prices, overvaluation of house prices and overbuilding (CMHC, 2017). Vancouver was identified as showing strong evidence of price acceleration and strong evidence of overvaluation (CMHC, 2017).  Overvaluation refers to house prices in comparison to levels that could be supported by housing market fundamentals (CMHC, 2017).  
	In terms of affordability of homeownership, the Vancouver area is known to have some of the highest rates of unaffordability in the country. Ownership units are considered affordable if households with median income can purchase the unit with 10% down, 25-year amortization period and are required to pay no more than 30% of their income (MetroVancouver 2018a). 
According to the 2016 Census, median household income for the City of Vancouver was $65,372 (Statistics Canada, 2017b). In March 2018 the benchmark price for a detached home in Greater Vancouver was $1,608,500, a number that despite small dips has continued to climb significantly over the past five years from $961,600 in 2012 (REBGV, 2018). Unsurprisingly, median household income among homeowners in Metro Vancouver is higher than overall median income, at $88,427 while median income for renters was found to be $50,251 (MetroVancouver, 2018a). 
Of the sales completed in 2016, 8% (all unit types) were considered affordable according to the conditions outlined above, meaning that 886 of the total 10,641 sales could be considered ‘affordable’ in the City of Vancouver (MetroVancouver, 2018a). Over the last five years the proportion of sales considered affordable in Vancouver has dropped from 21%, with the majority of affordable sales occurring from apartment/condominium sales rather than single detached homes (MetroVancouver, 2018a).

	Year (March)
	2013
	2014
	2015
	2016
	2017
	2018

	Vancouver East
	882,900
	886,300
	1,015,200
	1,288,500
	1,452,200
	1,553,100

	Vancouver West
	2,028,900
	2,178,900
	2,447,700
	3,072,100
	3,461,700
	3,449,000


Table 1 – Benchmark Price for Single Detached Homes in Vancouver 
Source: REBGV (2018)

	
	Median Household Income for Owners (2016)
	Affordable Housing Cost
	Median Household Income for Renters (2016)
	Affordable Housing Cost Rental

	Vancouver
	$88,427 
	$2,211 
	$50,251 
	$1,256


Table 2 – Median Household Income with Affordable Housing Cost - Vancouver
Source: (MetroVancouver, 2018)

A useful measure for the health of the rental market is the vacancy rate of purpose-built apartment buildings (MetroVancouver, 2018a). 2.0%-3.0% is generally considered to indicate a healthy market, and in October 2017 the vacancy rate for Vancouver was approximately 0.9% (CMHC, 2017). This number offers some insight into the state of the rental market, however in Vancouver where secondary suites and laneway houses account for approximately 25% of all rental households in the region it does not capture the full picture (MetroVancouver, 2018a). Data for secondary suite and laneway house vacancy was incomplete.




	
	                 Total # of
             Rental
  Households
	Vacancy Rates
	Average Rent
	Purpose Built Rental Apartment Inventory 
	Affordable Units by Rent Thresholds

	
	
	Oct
 2016
	Oct 2017
	Oct 2016
	Oct 2017
	2016
	2017
	Units Renting for $815 or Less /month
	Units Renting Between $815 and $1,300 /month

	Vancouver
	56,518
	0.8%
	0.9%
	$1,324
	$1,389
	57,018
	57,243
	#
	%
	#
	%

	
	
	
	
	
	
	
	
	4,162
	7%
	32,877
	58%


Table 3 – Rental Statistics for Private Apartments - Vancouver 
Sources: MetroVancovuer  (2018); CMHC (2017)


In December 2017 a report by the Royal Bank of Canada showed the percentage of pre-tax income relative to household income needed for homeownership was 87.4% in Vancouver, almost ten percent higher than the next highest city of Toronto (78.4%) (Canadian Real Estate Association, 2017). The statistics above highlight trends in housing affordability in Metro Vancouver, however housing affordability is a multidimensional and complex issue and as such is difficult to fully grasp solely through the use of statistics. Housing affordability embodies local policy, broad economic and social factors as well as individual circumstances (Berlin, 2010). What ‘housing affordability’ means to one person may be entirely different than what it means to another – and as such no single definition or measure can properly represent it. General rules, such as the 30% rule, do not adequately reflect the complexity of an individual’s household affordability concerns. Qualitative research then can offer useful insights into dimensions of affordability and inclusivity that may not be accounted for in quantitative data.  

[bookmark: _Toc396062773]2.3.3 – Policy Responses
With residential property prices soaring high above median family income, and arguably influenced by the upcoming provincial election, in August 2016 the Liberal Government implemented a 15% foreign buyers tax, aimed at targeting foreign investment in the hopes of cooling the housing market (Province of British Columbia, unknown). This tax required all foreign entities or taxable trustees to pay 15% on top of the general property transfer tax on all transfers of residential property located in Metro Vancouver (Province of British Columbia, unknown). While nearly 16% of all property purchases made in Metro Vancouver in July 2016 were made with foreign investment, this number dropped to less than two percent in August 2016  (Bula, 2017). In the following months foreign investment in real estate purchases slowly began to climb, but has yet to surpass five percent (Bula, 2017). Despite this drastic drop in foreign investment, real estate prices have continued to climb.  







	
	Tax
	Obligation to Pay
	Tax Amount

	Provincial
	Additional Property Transfer Tax for Foreign Entities & Taxable Trustees (2016)
	Foreign national, foreign corporation or taxable trustee
	20% of the fair market value of payers proportionate share of the property (at purchase)

	
	Speculation Tax (2018)
(all primary residences exempt from tax; homes used for long-term rental exempt from tax)
	Foreign investors and satellite families
	2% tax of property value (yearly)

	
	
	Canadian citizens & permanent residents not residing in BC
	1% tax of property value (yearly)

	
	
	British Columbians who are Canadian citizens or permanent residents
	1% tax of property value (yearly)

	Municipal
	City of Vancouver Empty Homes Tax (2017)
	All homes deemed empty as per the yearly property status declaration
	1% of property’s assessed taxable value
(yearly)


   
Table 4 – Recent Tax Implementations 
Source: Government of BC,(unkown); Ministry of Finance (2018);  City of Vancouver (2018b)

Provincial Responses
In the 2017 provincial election, the Liberal Party lost to the New Democratic Party (NDP) in British Columbia. The NDP government released their budget in February 2018, outlining changes to be implemented over the next three years. The budget proposed a five-part response, one of which is aimed at stabilizing the market through revision of existing taxes and the addition of new taxes. The second part centers upon addressing tax fraud and closing tax loopholes in regards to the housing market. The Province’s third approach focuses on 
delivering affordable, suitable homes for both renters and owners. The fourth section looks at increasing security for renters, followed by a renewed effort to support partners to encourage the more affordable housing supply. For the purpose of this research the focus will be on the tax changes, as cracking down on tax fraud and loopholes is somewhat outside of the scope of the research, although some connection has been made between foreign investment and tax fraud in the Vancouver housing market. 
The existing foreign buyers tax (additional property transfer tax) was amended in two ways, first of which was the increase from 15% to 20%, and second of which was the geographical expansion from Metro Vancouver to include other areas in interior BC and on Vancouver Island (Ministry of Finance, 2018). The additional property transfer tax, or the foreign buyers tax, is a 20% tax that foreign entities or taxable trustees must pay in addition to the general property tax on transfers of residential property located in Metro Vancouver and elsewhere within British Columbia (Government of British Columbia, 2018). A foreign national here refers to a person who is not a Canadian citizen or permanent resident, including a stateless person (Government of British Columbia, 2018). Foreign national individuals who have received confirmation under the BC Provincial Nominee Program (BC PNP) do not have to pay the additional tax and may file for exemption, however this exemption is only granted once (Government of British Columbia, 2018). BC PNP is a skilled labor program, wherein individuals with high-demand skills are given a temporary working visa in BC. 
	The consistent rise in real estate value in Vancouver has drawn in individuals or groups interested in purchasing real estate as an investment. According to the Provincial Government, this is speculation, and it has significantly contributed to ‘runaway prices’ (Ministry of Finance, 2018). As a response to this perceived pressure, the Provincial Government has implemented a Speculation Tax, aimed at pushing speculators out of the housing market in the hopes of turning vacant homes into usable spaces for people to live in (Ministry of Finance, 2018). The tax is designed to capture both domestic and foreign speculators, satellite families who live in BC but do not pay “their fare share” of income taxes, as well as homeowners holding property in certain urban centers (Ministry of Finance, 2018: 1). The tax applies to areas in BC that have high rates of unaffordability and low vacancy rates, including the city of Vancouver. The speculation tax is a yearly taxation of 2% of property value for foreign investors and satellite families; 1% of property value for Canadian citizens and permanent residents who do not reside in BC; and 0.5% for Canadian citizens or permanent residents who live in BC (Ministry of Finance, 2018). 
	The property transfer tax (3% paid on every sale/transfer of residential property in the province) was increased on the value of homes over $3 million. The amount will be an increase from 3% to 5% (Province of British Columbia, 2018). 
	The province is now moving forward with legislative changes that allow Airbnb to collect the 8% provincial sales tax and up to 3% municipal and regional district tax on all accommodation offered through its service in BC on behalf of its hosts (Province of British Columbia, 2018). Local governments have jurisdiction over regulating short-term rentals.

Municipal Responses
The City of Vancouver recently released the 2018-2027 Housing Strategy, outlining steps to be taken in order to reach an increased level of affordability and accessibility in the housing market from 2018 through 2027 (City of Vancouver, 2018c). The City acknowledges that it is now critical to create and retain housing that is affordable for the diversity of local incomes and housing needs of the people who live in and work in Vancouver. This kind of supply they call the Right Supply, meaning rental housing that is targeted towards low and moderate incomes as well as more diverse ground-oriented housing forms such as townhouses and row-homes (City of Vancouver, 2018c). Three key initiatives implemented by the City of Vancouver to combat the housing crisis are: the Empty Homes Tax, short-term rental programs, and temporary modular housing. 
The Empty Homes Tax, or Vacancy Tax (Bylaw No. 11647) is a yearly taxation of 1% of the property’s assessed taxable value, paid on all homes deemed empty by the yearly property status declaration (City of Vancouver, 2018b). Principle residences or homes rented for at least six months of the year are exempt from the tax and net revenues from the tax will be reinvested into affordable housing initiatives (City of Vancouver, 2018c). A recent publication by the city of Vancouver posited that the Empty Homes Tax will generate an estimated $30 million in revenue for the city, to be invested into affordable housing initiatives (City of Vancouver, 2018g). Of the 183,911 declarations submitted in the first year of the tax, 8500 properties were determined to be unoccupied or underutilized (City of Vancouver, 2018g). Of these 8500 properties, 5200 were declared exempt from the tax, due to being under renovation, strata restrictions on rentals, where the property title was transferred during the year and other reasons such as death of the owner (City of Vancouver, 2018g). 
Short Term rentals are defined by the city as a room or home that is rented for less than 30 days at a time. In Vancouver, only principle residences may be used for short-term rentals and require a short-term rental business license. This policy was implemented with the goal of addressing the rise in Airbnb and other such rental services that quickly become popular in Vancouver. Short-term rentals are not allowed in homes that pay the Empty Homes Tax, as they are for principle residences only (City of Vancouver, 2018d). 
Temporary modular housing is being used by the City to provide the immediate housing for lower-income and homeless residents (City of Vancouver, 2018e). Residents of the temporary modular housing units are also provided with supportive services geared towards assisting them in transitioning to longer-term housing solutions (City of Vancouver, 2018e). These housing units are to be built on underused or vacant sites across Vancouver. 

Municipal - 2018-2027 Housing Strategy
	The City’s 2018-2027 strategy addresses both demand- and supply-side factors contributing to the housing crisis (City of Vancouver, 2018c). Demand factors include investor demand, economic growth in the city and region, and population change (City of Vancouver, 2018c). Additionally, access to low-cost financing in the region has been cited as one dimension that serves to enable investment in Vancouver properties for both local and global investors (City of Vancouver, 2018c). Supply-side factors include both an insufficient supply of housing and a lack of supply that is not appropriate for local needs (City of Vancouver, 2018b). Although the City of Vancouver has sought to increase the amount of new builds and increase new supply, this has not slowed the rising costs of housing, and also has not addressed the issue that much of the new builds are not providing the ‘Right Supply’ (City of Vancouver, 2018b). In an effort to address the lack of appropriate housing, the city is seeking to increase the required number of family-sized units in new strata and rental projects as well as expanding ground-oriented housing options in single- and two-family neighborhoods (City of Vancouver, 2018b).
	Protecting and supporting diversity through the housing market as well as renewing the City’s commitment to partnerships for affordable housing are central features of the strategy (City of Vancouver, 2018c). Also key is an increase of support and protections for renters and those who are homeless, including strategies to address affordability and security of tenure (City of Vancouver, 2018c). 
[bookmark: _Toc396062774]2.3.4 - Non-Permanent Residents & The Taxes
Both the speculation tax and the foreign buyers tax function on two legal axes: citizenship and residency status. Non-permanent residents (NPRs), or foreign nationals temporarily residing in Canada are subject to the taxes, while permanent residents, regardless of citizenship, are exempt from the provincial taxes. Residency and citizenship are not factors in the municipal tax. This provides a useful framework from which to begin investigating migrant perceptions of housing market inclusivity. As has been mentioned above, Vancouver is a highly diverse city with large immigrant populations, however the majority of these immigrants are exempt from the foreign investment tax and the speculation tax as they have many attain Canadian citizenship. 
Although this juridical division provides insight into who is likely to be affected by these taxes, when analyzed using a multiversal perspective there is no assumption that a persons status as an NPR will have a certain impact on their perception of inclusivity in the Vancouver housing market. Multiversality claims that no single category (such as residency status) is able to account for or encompass the diversity of experiences that a group of people might hold. As such, although this juridical distinction is important in the sense that it could have concrete implications for NPR’s, the reality is that each NPR will experience and navigate the Vancouver housing landscape very differently. 

Table 5 – Residents and Non Residents 
	
	Resident of Canada
	Non-resident of Canada

	Canadian Citizen
	An individual bon in Canada who lives in Canada
or
A naturalized Canadian who lives in Canada
	An individual born in Canada who still owns a property in Canada but whose principle dwelling is outside Canada

	Non Canadian Citizen
	A permanent resident who lives in Canada
	An individual not born in Canada who owns a property in Canada but lives in another country.














Source: Statistics Canada, 2017c

[bookmark: _Toc396062775]2.4.0 – Belonging as a Measure of Inclusivity 
The following section is devoted to offering an understanding of ‘belonging’, specifically with regard to the politics of belonging and citizenship. Inclusivity is an expansive term with dimensions that span academic disciplines as well as proverbial or public discourses. Although this contributes to its flexibility as a term, it does not lend itself to specific research. 
Although difficult to define in regards to studying inclusivity in the housing market, Augie Fleras (2015) provides a general definition of inclusivity as an integration process in society. Inclusivity in terms of social integration requires that the system be retrofitted to suit the needs and demands of diverse individuals “…on the grounds that everyone should be included precisely because of their differences.” (Fleras, 2015; 40). This conceptualization allows for a subjective reading, wherein inclusivity is measured by how well a person perceives that their needs and differences are being met by the society. Inclusivity is thus a processural experience, wherein a person feels more or less of a sense of “belonging” to a spatial and social realm. The social and spatial here are interconnected, the place cannot be understood without an understanding of the people and vice versa. 
Richard Schein (2009) cautions against solely measuring belonging as a subjective concept, as attention must be paid to “…what happens when someone else does not want you to belong – whether based solely on your own individuality, or on their interpretation of your subjective standing in the world, or, more likely, as some combination of both.” (Schein, 2009; 813). Likewise, Antonsich (2010) argues that every politics of belonging has two opposing sides: the side claiming belonging and the side that has the power to ‘grant’ belonging. Belonging then is a process of negotiation, as well as rejection, transgression and often violation.
[bookmark: _Toc396062776]2.4.1 - Belonging & Citizenship
A useful distinction has been made by Yuval-Davis (2006) between belonging and the politics of belonging. Belonging is ‘feeling at home’, or feeling ‘safe’; it is an emotional attachment. The politics of belonging on the other hand comprise specific political projects aimed at constructing belonging for particular collectivities in specific ways, an example of which is citizenship. 
Bosniak (2000) provides dimensions of citizenship useful for analysis. Citizenship can be understood as a legal status, a system of rights, a form of political activity and/or a form of identity or solidarity (Bosniak, 2000). Citizenship more often than not provides some material or political significance in each category mentioned above.  Bhuyan and Smith-Carrier (2012) problematize the concept of ‘citizenship’, by arguing that despite the formal juridical recognition within one or more of the categories, the boundaries of participant and inclusion in each realm have the potential to produce varying forms of citizenship. Citizenship then cannot capture the totality of an individuals’ potential to be included in a system or society. 
Marco Antonsich (2010) argues that legal factors such as citizenship and residency permits are a key dimension of belonging as they are often a pre-condition for participating in and actively shaping one’s environment – both of which are considered central to generating feelings of belonging (Antonsich, 2010). Empirical studies have illuminated the link between an individual’s insecure legal status and their sense of place-belongingness (Antonsich, 2010). Yet even when political belonging has been granted, it is sometimes not enough to generate a sense of place-belongingness. According to Antonsich (2010) belonging is a “thicker” concept than citizenship. 
Although belonging as citizenship will be used as a key dimension of this study, it must be acknowledged that this conceptualization is by no means comprehensive, however due to the limited length and scope of this research no further exploration of the concept will be offered. 
[bookmark: _Toc396062777]2.5.0 – A Multiversal Critique
The sections above have aimed at providing insight into the housing market in Metro Vancouver, with regards to multicultural planning, the housing market and inclusivity. They serve to outline the contexts and features of the various dimensions, however what is lacking so far is a unitary theory through which to analyze them. The theory of multiversality offers a critical framework through which to examine the above dimensions through the use of qualitative interviews. It does so as it allows for an acknowledgement of the multiverse of perceptions while also critiquing aspects of Canadian multiculturalism that may in fact be counter-productive to inclusivity and equity. Below is an outline of the theory, after which a few elements of the above dimensions will be discussed in relation to multiversality. 
Augie Fleras (2011) argues that Canadian society exemplifies a multiversal society, filled with dynamic and complex fields of flows and connections across and within multiple universes. Multiversality is a theory that seeks to address and amend the inability of a multicultural framework to account for the multitudes of experiences and realities within a society. This means moving away from categories such as “culture” or “source country” as markers of difference, and towards a recognition that diversity exists not just across one universe but within and across overlapping and intersecting universes (Latham, 2008). Multiversalism does not attempt to fix meaning to a specific marker – such as fixing ‘affordability’ to a certain statistic. Instead it provides a framework within which to conceptualize how individuals or groups navigate life decisions and democratic negotiations.  Multiversality claims that macro-conceptualizations of society will never be able to wholly or realistically present the structure of that society (Latham, 2008). As such, multiversality is not a grand theory or ideology, but rather a term or concept – a place holder – representing the complex, overlapping and often inconsistent social formation of a nation or society. 
A multiversal approach to governing diversity is one that is tuned in to the multiplicity of differential realities (Latham, 2008). In regards to multicultural planning, multiversality calls to move beyond the concept of ‘reasonable accommodation’ and on towards the concept of complex coexistence (Latham, 2008). Complex coexistence involves a shared existence in which the various universes or domains of practice, symbols, institutions and meaning overlap but in principle never need to interfere with one another (Latham, 2008). The consequence of such an existence is one in which various individuals experience the same space differently. Latham notes that this is already the case in many Canadian cities, where a multiverse of experiences, both shared and individual, layer on top of one another within the same space, on the same street, or in the same city (Latham, 2008). 
Conceptualizations of a society as a bounded entity with historical continuity and territorial integrity are constantly being contested within the multiversal society (Fleras, 2011). The history of Vancouver now contains within it all the histories of those who interact with its multiverses, whether it be a non-permanent resident only staying for a year, or a Chinese-Canadian family with histories going back generations on both sides of the Pacific. The result, according to Fleras (2011), is the emergence of post-national dimensions of identity, participation and belonging. Each universe is further splintered by the multiplicity of generations, classes, genders and ideologies existing both within those universes and in others. 	 
Geographically, multiversality is about the variety of spatial scales with which people understand and relate to Canada. For all migrants some interaction with the federal level of polity is necessary, but from there each migrant (and non-migrant) will have varying experiences with the various political geographies residing in Canada. For this case study, that geography means BC, specifically Vancouver. Understanding Vancouver as a multi-scalar phenomenon means recognizing that individuals in Vancouver might feel themselves ‘at home’ there, while at the same time retaining strong transnational bonds. 
These cross-national linkages contribute to transmigratory networks that serve to sustain cultural identities and social belongingness across and between national borders (Fleras, 2011). Considering the history of Asia-Pacific migration and real estate in Vancouver, it is easy to see why Fleras and Latham consider Canada to be an example of a multiversal place. This is not to say that governance reflects this social reality, as Canadian governance of immigration has remained state-centric. Multiversalism argues state-centric immigration policy is problematic and that transnationalism is beginning to decenter the nation state and weaken its privileged status (Fleras, 2011).  This decentering has already begun in Vancouver, argues J. Waters (2003), largely due to the implementation of the Business Immigration Program in the 1970s. By focusing more on the ‘qualities’ of the individuals and less on their motivations, the Canadian government began what Waters (2003) calls the commodification of citizenship in which an individual essentially enters into a business agreement with the state.
Multiversality is not however calling for the displacement of the state as central for political life (Latham, 2008). The established modes of governance who currently struggle to govern the increasingly fluid network of individuals within their jurisdiction must attempt to construct more flexible frameworks for managing the new reality (Fleras, 2011). 
Within the existing legal frameworks for delineating who is ‘Canadian’ and who is not, ambiguity exists. Take for instance those who are a part of the BC PNP program, and as such exempt from the foreign buyers tax yet not given residency status. This alludes to an acknowledgement on the part of the government that individuals within its borders do not necessarily understand themselves as bound by them. Using a multiversal theory allows for a more robust analysis of perceptions, especially in cases involving a myriad of actors. It allows for an acknowledgement that certain categories exist, and that many times these categorizations have a very real legal, political and spatial realities, yet demands that difference within these categorizations be acknowledged and accounted for. Therefore, a multiversal understanding of society will provide a critical and flexible framework from which to inquire and analyze perceptions of inclusivity in regards to the Vancouver housing market.
The concept of complex co-existence mentioned in the theory of multiversality recognizes that different people can experience the same place in a variety of ways, meaning that a certain place cannot be understood as existing objectively or independently from those variant perceptions. Therefore it is helpful to understand or investigate a place through multiple perceptions in order to uncover the multitude of ways in which a particular place is experienced. This is the starting point for the case study and the ground from which the other concepts will be examined.  What multiversality offers this case study is the ability to include multiculturalism as a central dimension without relying on it for normative prescriptions on governance and perceptions of national identity. 
[bookmark: _Toc396062778]Chapter 3 - Conceptual Model
Figure 3 – Conceptual Model
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	The conceptual model provided above has been developed from the research outlined in the literature and theoretical reviews. It begins with multiversality as a blanket theory – this sets up the framework within which the rest of the dimensions are understood. Migrants and natives as loose categories are situated within the framework of multiversality, although there is no defined line dividing the two. While both ‘migrant’ and ‘native’ are categories both within the literature and in everyday practice, under the lens of multiversality they are understood as blurry and non-exclusive dimensions of an individuals’ experience. 
Each triangle represents a pillar of research, or a grouping of theories, events and systems that together represent a certain direction of the qualitative research conducted. Both the Vancouver housing market and the City of Vancouver were kept outside of the ‘migrants’ and ‘natives’ box, as these dimensions were researched and discussed both with and without mention to migrants or natives. They are foundations for further research in which their connections to migrants and natives were discussed, however they are both multifaceted phenomena, with links to many other concepts outside of the specific scope of this research and the conceptual model is designed to exemplify this. 
The Vancouver Housing Market roughly denotes both the geographic limit and content scope of the research and as such it is the base of the largest research ‘spear’ or direction. Within the spear of the Vancouver Housing Market lies the Recent Policy Changes that have been enacted by the Provincial and Municipal governments. Recent Policy Changes lies within the frame of ‘migrants’ and ‘natives’ as it was discussed specifically in reference to the two. Belonging and Affordability as dimensions of Inclusivity were investigated through this spear as well, as they were conceptualized as components of migrants’ and natives’ experience in the Vancouver Housing Market. 
The bottom spear acts somewhat as a mirror to the Vancouver Housing Market spear, beginning with the City of Vancouver as the base. Here the City of Vancouver represents the geographic, cultural, demographic and historical information used to develop a context in which perceptions of inclusivity were researched. Like the Vancouver Housing Market category, City of Vancouver represents information not solely concerned with migrants and natives, and as such was placed outside of the square. The Provincial Government and Municipal Government categories complement the Recent Policy Changes spear above, however this spear of inquiry focused more on the role of governance rather than experience in the market. Multiculturalism represents two parts here: multicultural urban planning and demographic multiculturalism. 
The central focus of the research then comes to the place where both spears meet migrant and native perceptions. This is the focal point of the research and research design as well as data analysis were designed to uncover and investigate what might be uncovered there.  
[bookmark: _Toc396062779]Chapter 4 – Methodology
The context of the housing market in Vancouver has been mapped out above, and provides the overall frame for the specific research, i.e. provides geographical and temporal limits to what will be included. Recent changes to the housing market with an emphasis on the tax changes were used to narrow the scope and direction of the research. The study included both migrants and natives living in the city of Vancouver in order to investigate their perceptions of inclusivity in the housing market. In order to operationalize inclusivity two dimensions were used: affordability and belonging. Affordability was measured in qualitatively in order to measure perceptions of affordability. Actual affordability of the housing market has been outlined in the research provided in section 2.3.2. Belonging as citizenship was also explored during the interviews. 
	The following sections offer an outline of the qualitative research, from the underlying methodological philosophy, to the research approach, data collection procedures, data analysis, ethics and lastly limitations. 

[bookmark: _Toc396062780]4.2.0 Philosophy
Constructivism was chosen as an ontological and epistemological starting point for this research as it maintains that knowledge and knowing should not be understood as truths that may be discovered or transmitted, but rather as developmental and emergent explanations constructed by humans (Fostnot, 2005). Humans construct these knowledges through social interactions, and such knowledges are then perpetuated and reinforced by various discourses in a society. For example, multiculturalism as an ideology and as a policy are both socially constructed phenomena, however each has been validated and developed via oftentimes different social discourses. Constructivism is often understood as a model for explaining how knowledge is produced. In this instance, constructivism is useful as it allows for a deepening of the use of multiversality by acknowledging that all knowledge and categories considered ‘fact’ in society (i.e. citizenship, ownership) are socially constructed and must be understood as such. Ontologically then, all useful categories for investigating perceptions of housing market inclusivity must be understood as socially constructed. This does not diminish their ability to have very real consequences, but rather questions the very base on which they have been created. 
Constructivism maintains that no sole methodology reins supreme, and instead there exist a variety of useful methods for investigating the social world (Fostnot, 2005). To satisfy this epistemological requirement a flexible methodology is needed. 

[bookmark: _Toc396062781]4.3.0 Approach
A qualitative approach was chosen for this research due to the nature of the research question and the assumptions of the underpinning theories. Qualitative research is often used to explore, describe, explain or understand a phenomenon (Lichtman, 2014). It is particularly useful for how, why and what questions, where the purpose is not to test a hypothesis or measure cause and effect but rather to deepen an understanding of a phenomenon (Lichtman, 2014). Qualitative research suits a constructivist framework as it provides flexibility in terms of methods and analysis while providing structure and process to the research. 
The strategy employed for this research is grounded in the case study approach, using a combination of literature review, critical analysis of relevant policy documents and semi-structured interviews. The case study methodology provides tools with which to explore perceptions of inclusivity in the Vancouver housing market using a variety of data sources. The case study approach is based on a constructivist paradigm, which aligns well with the multiversal approach outlined in the section 2.5.0 (Baxter & Jack, 2008). 
	A case study is an empirical inquiry that enables the researcher to investigate some real-life phenomena within its context (Yin, 1994). Some scholars argue that case studies are not a methodology but rather a choice of what is to be studied, however this research aligns itself with the discourse arguing that case studies “…may be an object of study, as well as a product of the inquiry.”  (Creswell, 2018; 73). Susan Jack and Pamela Baxter (2008) argue that using the case study methodology ensures that an issue is explored through multiple lenses and allows for a variety of facets of a phenomena be revealed and understood. In this instance, the case study methodology has enabled a critical investigation of the multiverses of perceptions of participants during the semi-structured interview section. 
Case studies require the investigation of a contemporary bounded system(s) (Creswell, 2018). The boundary of this case study has been delineated in three ways: by unit of analysis, spatially and temporally. 
Participants’ perceptions provided the central unit of analysis for the study, specifically perceptions of migrants and natives. These perceptions are then given context through the use of statistical and expert interviews, so as to offer some idea of the situation in which they arise.
 Spatially, the research has been bound to the City of Vancouver, including relevant data from outside this area where it serves to enrich the data available within the city of Vancouver. Participants must be living in the city of Vancouver at the time of the study (May-June 2018), and thus all those not fulfilling this criteria have been excluded. This temporal limit has been selected as a central feature of this case due to the fact that the recent tax implementations and policy changes have all been implemented within the last three years. Limiting the temporal scope then helps to ensure that only relevant data on the housing market is collected.  
	The propositions of this case study have been outlined in the theoretical review offered above, however they have been included in the methodology section as they not only guided the structure of the semi-structured interviews, but were also used for data analysis. Propositions were selected on the basis of theoretical relevance and relevance derived from relevant literature (Baxter & Jack, 2008). Multiversality is the central theory underpinning the theoretical approach of the research. Multiculturalism was used both as a theory and a concept throughout the research. Inclusivity is a central proposition for the case study, and is theoretically intertwined with two other key propositions: belonging and affordability. These propositions guided the design of the interview guides and were used during data analysis to identify data pertinent to the research questions. 

[bookmark: _Toc396062782]4.4.0 Data Collection Procedures
Unlike quantitative research, random sampling is inappropriate for qualitative research (Marshall, 1996). In qualitative research such as this, the sample size is small and biases are almost unavoidable. For this study, theory-based purposive random sampling was used. Theory-based sampling is often used to uncover instances or manifestations of a theoretical construct in order to elaborate on the theory, its construct and its variations (Palinkas et al., 2015). The theory of multiversality in the Vancouver context was the guiding theory for sampling. Two ‘loose’ categories (migrants and natives) were formed to reflect the multiversal framework while also enabling some sort of meaningful categorization of participants. The categories are defined as ‘loose’ as they are understood as complex dimensions with difficult to define borders; although both categories have theoretical and practical bases they are shown to be blurry and convoluted at best in participants’ experience.   
Posters with some information about the study with a call for participants were put up in three Vancouver neighborhoods: Downtown, Kitsilano and Renfrew. These neighborhoods were chosen in order to attract participants from as many different areas of Vancouver as possible. Voluntary participants were then lightly screened through a short phone interview (to ensure they met the basic qualifications for the study), and then met either in person by the interviewer or given an interview over the phone. Two expert interviews were also conducted in person. All interviewees gave informed consent prior to the start of the interview. Respondents were broken up into two loose categories: migrants and natives, with seven migrants and two natives interviewed as well as two expert interviews. The basis for division was two-fold: first being citizen/residency status and the second being self-declaration. Citizenship status was used as the primary tool for categorizing participants, although each participants’ understanding of their own place within that category was investigated and accounted for. Four Canadian citizens and four non-Canadian citizens were interviewed. Among the citizens two were native to the Vancouver area and two had migrated to Canada. Of the non-Canadian citizens, one had permanent residency status, two were working on their PR and one was in Canada on a two-year working holiday visa. The data collected provides rich qualitative material with which to discuss and deepen the quantitative data provided above.

[bookmark: _Toc396062783]4.5.0 Data Analysis
Semi-structured interviews were conducted with the participants and recorded for transcription. Semi-structured interviews are appropriate for studying perceptions as they allow for the diverse perceptions of the interviewee to be expressed (Pietilä & Kangasniemi, 2016). Semi-structured interviews are a useful concrete tool through which to instrumentalize the multiversal framework, as they guide the direction of the conversation but allow for the multiverse of perceptions to come though.
	Using semi-structured interviews for data collection requires previous knowledge of the case with which to design the interview guide. The information provided in the literature review offers insight into the scope of the data and information used to develop the interview guide. Interviews with migrants focused on questions about motivations behind moving to Vancouver, entry into the housing market, inclusivity in the city, multiculturalism in Vancouver and specific questions regarding the foreign buyers tax, the speculation tax and the empty homes tax. Interviews with natives followed a similar line of inquiry, with the exemption of questions about migration. Data collection was an iterative process, in which question guides were tweaked or slightly adjusted after each interview in order to gain more in-depth information the following interviews. As such, some reliability was lost, however the richness of data gained through these changes was hugely beneficial to the case study. 
Semi-detailed notes were taken during the interviews, and the recorded interviews were then transcribed. Transcription was done primarily in one round, with a second overview used to review any sections used for quotations for accuracy. The transcribed interviews were then coded using Atlas ti. 
Data obtained through the semi-structured interviews were then analyzed using qualitative content analysis. Qualitative content analysis is a systematic method that begins with an examination of any element of the material that is relevant to the research question in any way (Flick, 2014). This mitigates the danger of examining the data solely through the lens of assumptions made during the preliminary research and theoretical review. Analysis of the data began with a general coding, in which codes drawn from the research were used and codes arising from the data were added. Arising codes were chosen if they had some relevance to the research question. 
	Qualitative content analysis requires that coding be completed at least twice in order to test the quality of category definitions (Flick, 2014). Codes should be clear so that the second coding finds results similar to those found during the first coding. A second coding of the data was completed, during which some codes were combined, others broken down into multiple codes and some codes added. A third coding was completed in order to remove some codes that were either found to be not relevant to the data or those that had very low occurrence (found only once throughout the data). 

[bookmark: _Toc396062784]4.6.0 Ethics
All participants were given an outline of the research goals, purpose and background. They were made aware that participation was voluntary, and gave oral confirmation that they understood that they retained the right to end the interview at any point, as well as the right to withdraw their information from the study (with limitations). Participants were given an informed consent form, on which they were given information about the background of the study, the goal of the study as well as who would be conducting the study. The informed consent form also notified them of the risks of the study (minimal). It also outlined how to withdraw consent as well as confidentiality of data.  

[bookmark: _Toc396062785]4.7.0 Limitations
The sample included mostly migrants from western European countries, which may have been a result of the sensitivity of the topic, lack of general interest or poor poster design in the participant recruitment stage. As such, the sample is not representative and no claims of generalizability are made. Rather the study provides rich qualitative data with which to discuss and analyze perceptions of inclusivity in the Vancouver housing market, as well as offers various opportunities for further research. Due to length restrictions the study does not touch on issues such as homelessness, gender or sexual orientation-based discrimination in the housing market. It also does not discuss issues involving indigenous homelessness in Vancouver, nor ongoing indigenous land claims occurring within the city of Vancouver. 
[bookmark: _Toc396062786]Chapter 6 – Results
Relevant findings from the interviews will be discussed below. Comments both from participants and experts have been selected to exemplify certain findings. Section 6.1.0 reflects findings on multiculturalism in the City of Vancouver, first from the perspective of two city officials and then the perceptions of multiculturalism in Vancouver from participants. Section 6.2.0 outlines some findings on belonging and citizenship in Vancouver, and provides a figure of all participants’ current housing situation and citizenship status. Section 6.3.0 outlines responses to the taxes, both by participants and Vancouver city officials. 6.5.0 reflects findings regarding inclusivity in the housing market, focusing on affordability, sacrifice and ownership. Section 6.6.0 explores the concept of equality.
[bookmark: _Toc396062787]6.1.0 Multiculturalism and the City of Vancouver
When asked what is being done to ensure that migrants have equal access to affordable housing in the city of Vancouver, Councilor Kerry Jang answered that this issue is separate from housing and instead falls under the Healthy Cities Strategy. While the Healthy Cities Strategy addresses ending homelessness and ensuring residents have equitable access to services, nowhere does it directly address migrant access to housing (City of Vancouver, Community Services; 2015). 



Councilor Jang cited Vancouver’s demographic diversity as central when asserting that Vancouver is unique in not needing multicultural programs. He then proposed a public health approach as a more suitable method for addressing ethno-cultural inequalities in Vancouver.

	Councilor Kerry Jang
	“I think you know, in some cities I think, most cities, you have to have a promotional program, here it happened automatically.”



The Vancouver Affordable Housing Association (VAHA) is a major initiative of the City of Vancouver in bringing more affordable, below-market units to residents of Vancouver. When asked what VAHA is doing to ensure that these new units are inclusive of migrants needs, director and chief executive officer Luke Harrison pointed out that VAHA’s role is simply to provide more affordable units regardless of who ultimately has access. 

	Luke Harrison
	“Well we – we recognize the need, we have heard that from many different non-profits that are service providers, just – well – affordable housing is an issue for almost ninety-five percent of the population right now, whether its an immigrant population or people that are residents or are current residents, so we don’t really delineate between you know purpose-built housing for an immigrant population or otherwise, we’re just trying to create more supply of affordable housing…”



When asked if they feel that the City of Vancouver promotes a culture of multiculturalism all respondents answered yes. Diversity and the visibility of diversity in Vancouver’s’ demography was noted by half of the respondents, while two pointed to what they perceived as the peaceful co-existence of Vancouver’s citizens as evidence of the cities’ successful multiculturalism.One respondent noted that she was required to have some knowledge of multiculturalism and Canadian multiculturalism for her job interviews. Two respondents mentioned the abundance of ethnic restaurants and the existence of ethnic centers such as Chinatown as markers of Vancouver’s multiculturalism.  
None of the participants listed any negative aspects of Vancouver’s multiculturalism when directly responding to questions about multiculturalism in Vancouver, although one participant noted that her positive experience might be different from that of a visible minority individual. 

Participant Responses – Multiculturalism in Vancouver
	Canadian citizen, migrant, age 26
	“I’d say yes, but I’m also like a white, British person, so you know as perceptions of race go I’m kind of like in the exception class, because I look like what you know the stereotypically “good” kind of immigrant should look like. Uh, I think maybe, particularly if I was Asian for example, which has uh, been a race that has taken the brunt of a lot of unfair criticism recently, especially with the housing market. And I think my experience might be different.”

	Canadian citizen, native, age 27
	“Well we have a Chinatown, we have a Koreatown, we have areas and communities that are open and diverse to other cultures, if you look at Vancouver’s history over the last hundred to two hundred years as you know it does have a strong tendency of riots, uh discrimination, racism, but you know people have been very aware of this and it’s been studied and it’s changed over the last hundred years, so now it’s a lot more embraced whereas before it was very much ‘this is our town’ but it’s been a hundred years and it’s a lot more accepting than it used to be.”



Multiculturalism as a concept was something that all participants understood and were able to discuss. Most commonly, multiculturalism as a demographic reality was cited by participants, however as has been noted above various other mentions were made. 
[bookmark: _Toc396062788]6.2.0 Belonging and Citizenship
Although citizenship and residency status do not provide useful categories for analyzing migrant perceptions, both concepts offer insight into dimensions of belonging. As such, the citizenship status of each participant was noted. The following figure provides an outline of each participants’ citizenship status, as well as their current housing situation. 
Among the migrant respondents, only one voiced uncertainty about her future in Canada, while the rest were either in the process of getting their permanent residency or already had either a citizenship or PR visa. 
 Below is a table with age, citizenship status, and path to Vancouver. Housing status is also included, as housing played a central role in the overall research. This figure is intended to offer concrete dimensions to the various realities that make up the specific context of the case study. It enriches the findings of the research by providing insight into the lives of the participants and thus deepens the potential for critical discussion of participant’s responses. 
	
	Citizenship Status
	Housing
	Move to Vancouver

	Participant 1 – Age 27
	Canadian Citizen, Native
	Renting two-bed apartment with girlfriend from girlfriend’s parents 
	Moved to the City of Vancouver from Metro Vancouver area when he was 18 (2000)

	Participant 2 – Age 26
	Canadian Citizen, Migrant
	Renting one-bed apartment with partner, trying to purchase home in private sale 
	Came for vacation, moved to Canada for a year, moved home, then moved back to Canada in 2015 and has stayed now for three years. Grandmother was Canadian, had Canadian citizenship passed down by mother. 

	Participant 3 – Age 39
	Non-permanent resident, working on Permanent residency
	Renting one-bed apartment with wife
	Initially came to study at the University of Alberta, moved to Austria, then to Iran, then eventually back to Canada. After moving back in 2017: stayed in Edmonton then moved to Vancouver to be close to wife’s family.   

	Participant 4 – Age 25
	Non-permanent resident, holds two-year working holiday visa 
	Renting room in three-bedroom house
	Moved to Vancouver for job opportunities (2018)

	Participant 5 – Age 28
	Permanent Resident
	Renting one-bed plus den, with boyfriend
	Came originally on a two-year working holiday visa in 2015, stayed because of lifestyle, beauty of Vancouver and good job opportunities. 

	Participant 6
- Age 32
	Non-permanent resident, working on permanent residency
	Renting own floor in shared townhouse
	Moved to Canada in 2015. 

	Participant 7 – Age 68
	Canadian Citizen, migrant
	Owns own home plus one apartment, lives alone
	Moved to Canada in 1972 with first wife, moved for low cost of housing and better wages. Decided to come for two years, save, then move back but ended up staying. Had sister living in Canada at time of immigration, so sponsorship was easy. 

	Participant 8 – Age 25
	Canadian Citizen, Native
	Renting room in shared house, just signed lease for one-bed with girlfriend
	Grew up in Vancouver, moved away for University (still in British Columbia), moved back



[bookmark: _Toc396062789]6.3.0 The Taxes 
Participants were given a brief outline of three taxes: the additional property transfer tax (or foreign buyers tax), the speculation tax and the empty homes tax. They were each then asked whether they felt each tax was an appropriate response by either the provincial government or municipal government depending on the tax. Responses varied among all participants, with the majority in favor of the taxes. Responses to the taxes are outlined below, beginning once more with a comment from Vancouver City Council member Kerry Jang.  
When asked whether the city of Vancouver has welcomed the increase of the foreign buyers tax and other such measures taken by the provincial government, councilor Kerry Jang said that while it is a matter of perspective he thinks that the city has. 



	Councilor Kerry Jang
	“As a city yes I think we have, I think – we’ll its interesting you know people said ‘it’s all these foreigners buying up our land!’, so when you do something and, so foreign buyers tax came in, you know, and now people are realizing it’s not all just foreigners, but there’re actually Canadians and British Columbians who are speculating – UH OH better get Maco! So, it’s things like that, you know it’s – I think what’s interesting as I’ve seen it evolve is that you’ll blame a group, you’ll create something to fix it, but there’s unintended consequences or it’s based on an incorrect premise to begin with.”



Responses to The Additional Property Tax
	Positive
	“Yea, I actually think it is a good measure to take because first and foremost the city should be available for the people that live in it, not – like it’s a beautiful city, like I want it to be like where people can live, not just an investment, and I just feel like if people have enough money to invest then they can go invest in something that doesn’t effect people’s home lives and living in a city, like there’s plenty of ways to invest and they don't’ need to buy property in Vancouver unless they go do something good with it.” – PR participant, age 28

	Negative
	You know people are upset that it’s unaffordable, but you know that’s kind of the reality of the situation if you want to live in a free market society. So if you come in after the fact that people don't like it- it’s like people want the best of both worlds, they want to live in a free market society but when it doesn’t go their way ‘oh no, we don’t like this, we’re going to complain about it, let’s regulate it now’.” – Canadian Citizen, native participant, age 27

	Unsure
	“I suppose it’s a balance that they’re trying to make, to get uhm more people in Vancouver- locals- to buy, but I don’t know if that is the right uh way to do it to make houses more affordable” – Migrant participant, age 26



The additional property transfer tax had the most unanimity among participants; with six saying they felt it was an appropriate measure for the provincial government to have taken, one unsure and one participant responding that it was not an appropriate measure. Three migrants backed up their pro-tax statements with the assertion that a city or government’s first duty is to its people, and as such the policy  is justified. 
The participant unsure about the tax said that if it works then perhaps she would agree with it, but that right off the bat it just did not sit right with her. The single negative response came from a native and local to the Vancouver area, who argued that the tax was not high enough to make a real impact and was not implemented properly. He also noted that this tax goes against Canada’s ethos of multiculturalism and inclusivity, and called for less government interference.  









Responses to the Speculation Tax
	Positive
	“It’s kind of fair to say to those people who are really wealthy: you have to pay a tax to help people who are less wealthy than you, even if that wealth is accrued wealth and it’s tied up just in property, it’s not liquid capital, you have that kind of accrued net worth at that time and I feel like it should be doing what you can do to help those who are struggling to survive.” – Migrant, Canadian citizen age 26 

	Negative
	“I don't think the government should double dip and also tax a speculation tax because there’s already a capital gains tax, uhm yea and I think that is a right for Canadians to be able to own a second home and not be taxed on it in a way that is like a speculation tax” – Canadian citizen, native, age 25

	Unsure
	“So I’m not sure, again, I think the residency is a good factor because if you’re not living in BC then yea maybe you shouldn’t be able to buy here just for an investment, uhm, but yea again, it seems a little bit unfair if you’re a foreign national but you live here. Then I don’t really see why like you should be cut out from that like just for being like a foreign national?” – Migrant respondent, age 28



Five participants found the speculation tax to be an appropriate measure, while two disagreed with the tax and one participant was unsure. Two native participants disagreed with the tax, arguing that residents of BC and citizens of Canada should be allowed to purchase a second home without additional taxation. One native participant also noted that the tax seemed to be more of a gesture towards locals than a legitimate response to the housing problem. 
Supporters of the tax cited the critical need for housing in Vancouver as well as posed the argument that those with more should be required to pay more.
The participant who was unsure about the speculation tax noted that while she agrees overall with the tax it seems somewhat unfair as someone might have good reason for not living in their second home. 

Responses to the Empty Homes Tax
	Positive
	“There’s people that need homes and yea they shouldn’t sit empty, like there’s no reason for it that I can see. Like it – I mean there’s always a few small reasons why you could have an empty home at some point, but yea you’ve just go to pay the tax on it if that’s the case.” – PR participant, age 28

	Negative
	“So, it’s already considered an investment property, you now have to pay a 1% tax on top of that with what it’s worth, ok that’s just going to be a cost to you, but you’re already set up in Vancouver, and you already have your money tied up in the property. And the market’s growing so crazy that you’ll recover it all when you sell and move on. Or you just got your money out of China and now the Chinese government can’t take it away from you, because now it’s in Canada, they don't’ care, it hasn’t made anything more affordable.”
- Canadian citizen, native, age 27

	Unsure
	“In my opinion I feel that was just like a conciliary gesture towards citizens to be like ‘look we’re doing something about the housing market’ now we’re going to charge for empty homes but it’s basically unenforceable.” – Canadian Citizen, migrant, age 26




The empty homes tax was met with the most uncertainty; with four respondents saying they were unsure whether this was an appropriate measure for the municipal government to have taken. One participant responded no, two responded yes and one did not provide a response. The sole negative answer came from a native who argued that results have not been good enough, as those who are supposed to be targeted by the tax can easily afford it and as such no it has not resulted in additional housing stock. 
The two participants in favor of the empty homes tax were both migrants, both of whom asserted that due to the need for housing the tax was a positive thing. For those participants who were unsure about the empty homes tax responses ranged from ambiguity coming from the poor implementation and almost impossible regulation of the tax to those who were simply unsure about whether it would work or not, to those who felt it had the potential to be unfair.

[bookmark: _Toc396062790]6.3.1 The Taxes - Results and Potential for Change
Many participants referred to the results of the taxes as central to their position. They also discussed their perceptions of the potential for change in the housing market. Overall participants were not optimistic that change would come, despite generally feeling positively towards the recent tax changes. This finding was consistent among NPR migrants, PR migrants and citizens. Participants called for a variety of changes, from an increase in housing stock, to lower home prices and higher median incomes. 
 
Potential for Change
	PR participant, age 28
	Yea, I would like to see it become more affordable, I would like to see it – what I would like is if they could create new homes, that would be available for first time buyers, I mean like young people can’t get onto the market, so it’s not like I want the value to decrease, that the people who own their homes lose money, I think I want there to just be more homes available, and have them prioritize the people that can’t get onto the market, cause there’s a group of people now that missed the opportunity”


	NPR participant, age 39
	“So that uh, not, like at least like people with average salary or income like they can afford decent places. Yea so I see people really struggle with their monthly rent, so, definitely I am not sure if it’s getting cheaper, I don’t think so because of the demand. Certainly the buying purchase, the price of the houses might drop but I am not sure about the rents. So if it is not going up at least it can stay the same.”


	NPR participant, age 32
	“I don’t see it improving, uhm. It seems like more and more people are moving here, and one of the biggest problems I can see is that there is not that much space available, certainly not in the city of Vancouver.”



When asked what results the City of Vancouver was hoping for, councilor Kerry Jang admitted that policy does not always work as intended. 

	Kerry Jang
	“We always have a great idea, we sit in our offices and we invent things, but do they actually work in real life? Often times no.”





When asked whether he had seen any early signs of change in the housing market, Director and Executive Chief of VAHA Luke Harrison said it is too early to see any change and voiced his doubts about the promised benefits of the speculation and empty homes taxes.  
 
	Luke Harrison
	“I think it’s early days, we haven’t noticed anything yet, there’s still… almost a zero percent vacancy rate in the city of Vancouver and so you know, whether those taxes will force people to convert their owned units that sit vacant into rental units – I think that’s yet to be seen in the market, it may be a bit of a stretch on some of the higher price units that someone would be willing to convert a high price unit that they were owning as a second home into a rental unit, that they would probably still want that benefit of owning a second home. And so a rental unit maybe forgoes that opportunity for them, and so I don't expect that there is necessarily going to be a huge shift in a bunch of units that are either sitting vacant or otherwise be shifting into the rental market”



[bookmark: _Toc396062791]6.5.0 Inclusivity in the Vancouver Housing Market
Both belonging as citizenship and affordability were posed as dimensions of inclusivity in the literature review. Belonging as citizenship has been explored earlier in this chapter, as it is useful to provide initial insight into the realities of the participants. Inclusivity as affordability is outlined in the following section, after which the concept of sacrifice as a dimension of inclusivity will be explored. Lastly, ownership and its connection to inclusivity will be discussed.  
[bookmark: _Toc396062792]6.5.1 - Inclusivity in the Vancouver Housing Market: Affordability 
Affordability as an element of inclusivity was explored during in the interview process, with many participants referring to affordability as a measure of economic inclusivity in Vancouver. Three dimensions of affordability arose: income, quality and accessibility. Almost all respondents referred to income as a factor influencing their ability to purchase a home, to rent their preferred residence or their ability to live in the location of their choice. Affordability in terms of accessibility was referred to as both access to housing in terms of rental as well as access into the housing market. Affordability was also referred to in terms of the quality of housing one might get for each budget. While all participants agreed that the cost of buying a house was too high in Vancouver, responses ranged in regards to rental, with some participants feeling they were paying far too much to some who were content with what they received for amount paid. 
	On the high cost of housing in Vancouver, VAHA’s Luke Harrison gave some insight: 

	Luke Harrison
	“I don’t think its any different in Vancouver than any other high price city frankly, it just costs more to build a bigger unit, they have to price it for a bigger amount to recover their costs and whatever profit margin they want to earn on doing that. So by nature of it costing more than a one or two bedroom unit – you have to have a higher income to support that and in Vancouver we see a huge, huge divide between incomes that are generated in the city and the cost of real estate both on a rental and on a purchase side. Bigger units have bigger price tag, and people’s income don’t necessarily grow by having two or three kids.



	Below each angle of affordability found during the interview process (income, quality and accessibility) is exemplified through key quotes taken from the interviews. 

Affordability – Income: Responses
	Affordability: Income
	“I have a decently good job, my partner has like a, like a much better job than me, he earns a lot more money than me, so we’re in a very fortunate position. Um so we also don’t have any dependents. So affordable housing for other people might look very different if you’ve got like two kids and a lesser salary but you know my kind of lifestyle would be completely unachievable to them, uhm so yea. I think it looks different for different people.” – Canadian citizen, migrant, age 26

	
	Interviewer: “Do feel like you’re making enough to live where you want to live?”
Participant, NPR, age 39: “No, I have to work more. I have to work more.”



Affordability – Accessibility: Responses
	Affordability: Accessibility
	“In terms of like renting it has been really easy to find a place if you have enough money. If you can afford it, so finding a place is easy, but if you can’t afford it – I’m not sure?” – NPR Respondent, age 39

	
	“It’s everybody’s dream is to own a home right? And the price of homes here are just beyond what a young couple can afford, they have to go move out of the valley, to the valley or whatever, they can’t possible be downtown unless you’re in an apartment, and even an apartment is ridiculously expensive” – Migrant, Canadian citizen, age 68



Affordability – Quality: Responses
	Affordability - Quality
	“For us, our quality of living it’s been like a huge difference, just having the different rooms and like one of us can go to bed and the other can watch television, before we couldn’t do that, we had to sit with headsets, headphones on, so I feel like we are [getting what we pay for], but I feel like compared to other cities, that’s still crazy expensive, paying two grand for a one bedroom.” – PR participant, age 28

	
	“I think where people get frustrated is that houses in Vancouver that are very crappy and are tear-downs or are almost unlivable are not affordable, because the house themselves are very poor, but the land is very expensive… So when it comes to affordable pricing someone would think, well really if I’m buying a house that I want to live in, that’s not affordable, because that house is garbage, the house itself is worth maybe two hundred thousand dollars, but I’m paying 1.5 million dollars because the land’s so expensive.” – Canadian citizen, native, age 27






[bookmark: _Toc396062793]6.5.2 Inclusivity in the Vancouver Housing Market: Sacrifice
Many participants noted that affording housing in Vancouver meant making sacrifices in other areas. Sacrifice was generally mentioned in one of three ways: family, location and lifestyle. Sacrifice for family was mentioned often in connection with ownership, and the desire to own a home in order to have more stability for starting a family. Sacrifice in reference to location was noted most often as the choice to either stay in Vancouver as a renter or to move out of the city in order to afford a more suitable home or to purchase a home. Lifestyle sacrifice refers to participant’s perception that they were unable to live the lifestyle they wished in order to afford Vancouver, such as not owning a pet, eating out less or putting off starting a family. 

Sacrifice
	Family
	“The major thing, uh that I’ve discovered from you know talking to people for two years is, with renting, the major problem is that because landlords can easily evict you in any way shape or from that they feel like, so it’s very easy for them to kick you out if you have a kid, and no landlord will ever take you again if you have kids, because what landlord is going to want a toddler going crazy in that suite when the vacancy rate is like under 1% at the moment” – Canadian citizen, migrant, age 26



	Location
	“I kind of thought growing up that I would want to own my own home, but I think I’ve come to realize if I want to live in a certain neighborhood I might have to sacrifice the idea of owning my own home. And if I want to maybe live in a neighborhood that is a little farther away form my work and stuff like that in Vancouver then I could potentially own my own home but I’ve come to the idea that if I want to live in Vancouver I probably wont’ be able to afford my own home any time soon.” – Canadian citizen, native, age 25



	Lifestyle
	“And then I guess like the expensiveness of things, makes things less inclusive as well, cause we can’t really afford to just spend time out in bars and restaurants, like back home where I’m from we would probably go for more nights out, more socializing, whereas now we’re always trying to save money, get more thrifty?” PR participant, age 28



[bookmark: _Toc396062794]6.5.3 Inclusivity in the Vancouver Housing Market: Ownership
Participants were divided when it came to owning a home in Vancouver. While some felt ownership was necessary for financial security and eviction security others were less certain. For those for whom ownership was less important, living in Vancouver was critical. 

	Native participant, age 27
	“Well, you know I don't have to own a home, like do I intend to own one yes, but I wouldn’t say it’s actually important to me, because we studied in business school that you know you only should be spending a certain percentage of your income on owning a home or on home payments, so really it makes a lot more sense with housing prices being so crazy to rent at a lower rate than it is to buy and use that extra money to invest. So, I wouldn't define it being important for me to own a home, I would say it’s important to me to live in Vancouver.”



	NPR participant, age 39
	“Well it’s really important. Well at least you don’t have to think all the time you might have to move from this place to another place next year, or your rent amount will increase.”



	NPR participant, age 32
	“I’d rather, personally I’d rather rent and live in an area that I wanted to be in than buy somewhere and then live somewhere I didn’t want to be in, in a house I didn’t particularly like, or condo I didn’t particularly like and then spend half may day commuting back and forth to Vancouver.”



When asked whether rental is the future of affordable housing in Vancouver, Luke Harrison said it has a large part to play and outlined the positive economics of the rental market. 

	Luke Harrison
	“I think it’s got a huge part to play for sure, I think… one of the beautiful things about rental is that eventually if you put enough rental in the market it always falls back to what the underlying incomes of that market can support. And so the big issue that I see in Vancouver again is that incomes are on average sixty eight thousand dollars but… most new market rental right now requires an income of a hundred and twenty to a hundred and fifty thousand dollars and a hundred and fifty and up to buy that equivalent unit and so once you have enough rental supply into a market an owner can not afford to have that unit sit vacant, unlike a situation where a person buys a condominium, maybe as an investment or otherwise, they may be able to afford to have that unit sit vacant, but a person who owns an apartment building cannot do that and so if their rents – if fifty percent of their unit is vacant they’re going to have to lower their rents to a place where the incomes of that market can support the rents in the building.”



[bookmark: _Toc396062795]6.6.0 Equality & Contribution
Equality was mentioned in the literature review as being a central tenant of multicultural urban planning, and also arose as a concept frequently throughout the interviews. Contribution was mentioned in connection to equality. Economic contribution by foreign nationals was seen as a way to increase equality by multiple participants. Most mentions of contribution came in response to questions about the taxes, with participants noting the concept of contribution as a means of justifying their position on the taxes. 


	Contribution & Equality
	“There should be some measures for people so that they feel safe about their future, and kind of situation, they have a decent life. So I think it’s completely fair, even if there is more, I think it is fair. Because if you’re not planning to stay here, you’re investing some money to get more money and then take the money out of the country, you’re taking the wealth of the country with you.” – NPR participant, age 39

	
	“If you feel like if it would be of benefit for you or your family, then I feel like perhaps there’s maybe there’s an extra expenditure or special input you have to do for you to establish yourself in that community.” – Canadian citizen, migrant, age 26


[bookmark: _Toc396062796]Chapter 7 - Discussion  
The above chapter outlines key findings from interviews conducted with migrants and natives living in Vancouver. The literature review was intended to provide contextual information necessary to gain a general understanding of the Vancouver housing market in order to enable a critical discussion of the results presented above. The following section seeks to analyze and discuss the results in connection with the information provided in the literature. 
[bookmark: _Toc396062797]7.1.0 The Role of the Government 
As was displayed in the results section, the role of the government arose as a central theme throughout the interviews. Many mentioned the role of government in regards to multiculturalism, both by participants and by members of the municipal government. The role of the government was also discussed during conversations on the recent policy changes, specifically the taxes. Lastly, the role of the government was mentioned frequently in relation to the state of the housing market in Vancouver. The following discussion will follow this format, and each topic will be discussed with the role of the government as a central element. 

Multiculturalism & Multiversality
In the literature review, Dory Reeves (2005) asserts that diversity without equality is an ineffective tool when it comes to multicultural planning. Multicultural planning must not only support diversity but should also ensure no potential for discrimination and inequality are reproduced (Reeves, 2005). This is at odds with Councilor Kerry Jang’s understanding of the role of the municipality in multicultural planning for Vancouver. Jang argued that due to its unique diversity, Vancouver does not require promotional programs like many other cities. Two quotes have been inserted below to exemplify Jang’s position. 

“I think Vancouver- I don't think its really much of an issue just because we are so diverse here.”

“You know, if every neighborhood is very safe, or has a wide range of shops and goods and services at different price points, then we’re good! You know?”
· Kerry Jang

This way of conceptualizing the role of the city is perhaps more in line with Kristen Good (2009) who argues that what should be is a good starting point, from which to work backwards to how to get there. Good (2009) differs from Jang however on his assertion that provision of services is enough in terms of the inclusion of migrants, as this does not account for equity. Equity means a call to urban governments to be at the same time representative as well as responsive to the needs of the diversity of communities (Good, 2009). 
While Luke Harrison acknowledged the need for equitable access to housing for immigrants he argued that this is not the primary concern of VAHA. Instead he conceptualized the role of VAHA as primarily rooted in economics, with the single goal of providing affordable housing. While VAHA’s work is unarguably beneficial for those struggling to secure affordable housing in Vancouver, it fails to address the potential for inequality in the housing market. Equality refers to the right to equal access and fair treatment within the public sphere regardless of ethnicity, race, religion, gender or other measures of diversity (Qadeer & Agrawal, 2011). 
Both Kerry Jang and Luke Harrison recognize and acknowledge Vancouver’s diversity, yet neither proposes a move towards a more equality-based approach, as is suggested in the literature (Reeves, 2005; Qadeer & Agrawal, 2011). If diversity is indeed a dull tool when utilized without equality then perhaps the city of Vancouver must reassess their approach to governance. In a city as diverse as Vancouver, policies must not only be responsive to this diversity but must also work to ensure equitable access to goods, services and representation for all within its jurisdiction. The role of the government is not just to account for and promote multiculturalism, but also to safeguard its continued existence. 

A Metro-Vancouver native made reference to the role of the government as a steward of multiculturalism when discussing the 20% foreign buyers tax:

“There’s many people from many areas around the world that are foreigners in Vancouver that have families and are looking to live here and spend the rest of their lives here, why should you penalize them when we’re a land of opportunity and a country where we welcome immigrants in and we want to bring them into our country and we want to do all of these things with them, but now we’re penalizing them at the same time? It doesn't really line up with Canadian values nationally as a country. So I think that was all unfair.”
· Native participant, age 27

Participants were not offered a definition of multiculturalism and as such each provided some insight into their subjective understanding of multiculturalism through their discussion of the topic. Interestingly, none of the migrant participants made direct reference to the newly implemented tax laws as violating tenets of multiculturalism. THe sole opposition to the foreign buyers tax and speculation tax came from locals. While this is not intended to be taken as representative of Vancouver’s population as a whole, it does suggest that a multiverse of perceptions exist when it comes to the intersection of multiculturalism, belonging and affordability.  Migrant participants were more concerned with equity and accessibility to housing for those living in Vancouver than they were with ensuring multiculturalism (as an ideology and policy) was upheld. 
This echoes Augie Fleras’ (2011) work and the theory of multiversality. Recall that multiversality calls for recognizing diversity as not merely existing in one universe, but rather existing within and across intersecting universes (Fleras, 2011). Participants’ concern with their own individual access to housing in Vancouver reflects this plurality of universes. That the sole opposition to the foreign buyers tax came from a Canadian citizen and Vancouver native underlines the complex and often inconsistent social formation of a society that multiversality acknowledges and conceptualizes as complex co-existence. 
	Complex co-existence is a central element of governing a multiversal society, and refers to an instance in which the various universes or domains of practice, symbols, institutions and meanings overlap but in principle never need to interfere with one another (Latham, 2008). A consequence of complex co-existence is that individuals will often experience the same space differently. 
	One local made specific reference to an incidence of complex co-existence, in which him and his partner were offered an apartment at a lower rate due to their status as locals:

“We were able to get a really good deal on it uh because the lady, our property manager believed in some maybe radical ideas of price control, maybe supplying housing at a better deal to local people than to foreign people, so she gave it to me because I’m a local person with a local family business”
· Native participant, age 25

This finding points towards a kind of local protectionism in the Vancouver housing market. More research specifically examining this phenomenon would undoubtedly result in critical findings. 
The usefulness of multiversalism as a theory lies in its ability to account for the plurality of experiences accounted above within one framework. It does not hold to normative prescriptions about that a multicultural society should look like, but rather allows for the complex and often messy realities of a city or society to arise and be analyzed. 
In terms of the role of the government, a multiversal state is one that accounts for the burring of identity borders that often comes with transnationalism. It is suggested then that the role of the government is to foster equality wherever possible within the web of transnationalism and complex co-existence.  

The Taxes – The Role of the Government
As mentioned above, the role of the government in a multiversal city involves governing the increasingly fluid network of individuals within the city (Fleras, 2011). While it is a bit of a stretch to conceptualize the foreign buyers tax and speculation tax as multicultural policies, they can instead by understood as multiversal policies. Both taxes are aimed at addressing complex phenomenon that is the Vancouver housing market, specifically regarding foreign capital, migration and local interest. 
	Both the speculation tax and foreign buyers tax function on two legal axes: citizenship and residency status. As was argued in the literature review, through the framework of multiversalism it is understood that despite the sweeping categorization of individuals into resident or non-resident of Canada used by the various levels of government, each individual will navigate the landscape differently, a finding that was explored during the results section.   
Participants’ understanding of the role of the government in regards to the taxes can be understood as landing somewhere on the continuum of not appropriate to appropriate to not enough. This is largely due to the formatting of the questions, which directly asked participants whether they found each tax to be an appropriate measure or not. Most migrant participants were in favor of both the foreign buyers tax and the speculation tax, with none arguing that the taxes violated tenants of multiculturalism and equal access. Migrants and natives both primarily voiced support for anything that might provide more affordable housing or lessen insecurity in the housing market. This suggests that immediate needs are more important than the abstract goal of upholding multiculturalism. It is presumptuous to assume that migrants have an interest in defending multiculturalism simply because they are not from the dominant culture, just as a local might have an interest in defending multiculturalism despite being a part of the dominant culture. 
One local exemplified this point when he argued that: 

 “So you can’t just ‘oh just because I was born and raised here I want things to be affordable’ well it’s not really how the world works”
	- Local participant, age 27 

Economic Inclusivity and the Role of the Government 
	Housing affordability was discussed during the literature review as embodying local policy, broad economic and social factors as well as individual circumstances (Berlin, 2010). Housing affordability then is much like multiculturalism in that it can be understood both as a policy and as a social reality. Like multiculturalism, affordable housing will mean different things to various different people across vast geographies and time. This subjective understanding of housing affordability is complemented by a multiversal approach. 
	When asked about housing affordability in Vancouver, each participant found housing in Vancouver to be unaffordable. So despite the existence of multiplicities of realities within which each participant lives, the findings suggest that some shared understanding exists. This shared understanding likely arose from a shared experience, in this case the shared experience of unaffordability in the Vancouver housing market. Within this shared understanding each participant then perceives unaffordability in their own way. Although affordability was also spoken of in reference to economics and one’s ability to afford housing, each participant had their own conceptualization of just what it was they wanted to afford. 
	The various perceptions of affordability were grouped together in the results section as income, accessibility and quality. Underlying all three is the notion that each participant did not feel they either have or will be able to earn enough money to afford the home they would ideally want. 
Participants often mentioned sacrifice as a means of affording housing in Vancouver. Most commonly, participants mentioned sacrificing ownership as a viable option for the future, either because they could not afford it in general or because affording a home meant moving away from Vancouver. This draws in the third dimension of inclusivity discussed in the results section: ownership. 
The security provided by ownership, both financial and in regards to tenure was mentioned by many participants. The biggest barrier noted by participants was their inability to afford a home on their current salaries. Vancouver’s median income lies far below the benchmark home price, a finding which was echoed in participants’ perceptions of the housing market.
Participants’ willingness to sacrifice lifestyle, ownership of a home and put off starting a family or getting a pet to live within the city is a concept that requires further research. It is likely that these specific dimensions of sacrifice, ownership and affordability arose due to the similar ages of participants. Gathering a more diverse sample with a slightly larger sample size might result in a more comprehensive understanding of sacrifice, ownership and urbanization. 
	 
Equality
Equality and fairness were discussed as concepts during both the literature review and the results section. What is interesting is the recurrence of these concepts throughout participant interviews, although in very different contexts and with very different understandings. Each participant has some connection to Vancouver, the most obvious being his or her physical presence in the city. Each individual then experiences the various spatial, social, economic and political realities in many different ways, yet as has been discussed above, certain commonalities exist, such as a shared understanding of unaffordability or multiculturalism. Likewise, concepts such as equality or fairness might be shared by a multitude of individuals without their knowing that it is indeed a shared understanding. 
	Equality was often mentioned during discussions surrounding the taxes, most commonly in terms of fairness for those who live in Vancouver. Two migrants, one NPR and one Canadian citizen, argued that the government should look out for it’s own first and foremost. What is interesting about this as well as other similar understandings of equality and fairness posed by migrants is that they have all chosen to leave their home nation in order to live in Vancouver for one reason or another. So while they argue that the government should look out for its own in matters such as these, they do not perceive themselves as the ‘other’ in this instance.  
	Recall Antonsich’s (2010) assertion that belonging is a process of negotiation, rejection and transgression – involving both those who wish to belong and those who do not. In a city such as Vancouver where such a large proportion of the population are migrants this negotiation becomes increasingly complex. Some participants voiced their support for protectionist policies when in fact many of them would be affected by such policies. This could be in part due to the nature of these policies – as most who voiced their support for the taxes had no plans to purchase a home in the near future. 
	Migrant support for protectionist policies can also be better understood when in discussed in relation to belonging and citizenship. Gaining a permanent residency status would mean migrants could purchase a home without requiring them to pay the foreign buyers tax, as well as lessen the amount required by the speculation tax. As noted by one migrant: 

“No, I guess I would have to pay if I bought a house, but yea like if you were actually going to live here and the intention was to buy a house, you’d just wait until you became a resident before you bought. So I don't think it’s that big of a deal”
· NPR respondent, age 32

The negotiation for inclusion then functions both in the sense of economic inclusion, social and legal inclusion. Each of these dimensions is influenced by and influences the others – it is reflexive. 
Contribution was another common way in which the concept of equality was mentioned, specifically economic contribution. Some migrants noted how those purchasing homes in Vancouver had made the conscious decision to do so there, and therefore should have to contribute to the city they had chosen. Again, no migrants drew the connection between themselves and the ‘others’ who choose to own property in Vancouver. The element of choice was emphasized on the part of the other, and diminished in their personal accounts. Choice then became more about choosing to sacrifice in order to live in Vancouver. 
Further research into perceptions of equality and fairness in the Vancouver housing market might yield more in-depth results. 
[bookmark: _Toc396062798]Chapter 8 – Conclusion 
The purpose of this case study was to determine how migrants and natives perceive inclusivity in the Vancouver housing market in light of recent policy changes. To answer this question some sub-questions were first addressed. 
1.  In what way does urban planning in the Vancouver region, in particular with regard to the housing market, account for migrant inclusivity?
Urban planning in Vancouver accounts for migrant inclusivity in various ways, such as the Equal Employment Opportunity Program and the Multicultural Social Planner position (City of Vancouver, 2018a). It does not, however, have any specific programs in place to account for migrant inclusivity in the housing market. 

2.  What are context and features of the recent policy changes introduced in the region?
Contexts and features of the recent policy changes have been mapped out in the literature review section, with specific attention paid to the dividing legal categories of NPR, PR and Citizen. 

In investigating and answering the above questions, it became possible to develop a deeper analysis of migrant and native perceptions of inclusivity in the Vancouver housing market in light of recent policy changes. 
Migrant and native perceptions of inclusivity in the Vancouver housing market reflect a multiverse of perspectives, with an emphasis on affordability as dimensions of inclusivity. The ability of a participant to afford a home, regardless of citizenship status, was noted repeatedly as a factor influencing a participant’s ability to be included in the housing market. 

The data presented in the literature review outlines the current state of the housing market in Vancouver. It points towards the gap between median income and benchmark home prices. Despite recent tax changes and implementations, participants voiced little hope that the situation is going to change anytime soon, yet few consider leaving Vancouver a viable option. The willingness to sacrifice family, location and lifestyle to live in the city of their choice perhaps best provides some insight into inclusivity in the Vancouver housing market. Despite difficulty in accessing both the rental market and property market, participants expressed a willingness to sacrifice for and fight for a life in Vancouver. This sense of ownership suggests a belonging-ness that prompted participant’s comments towards equity and their right to the land. 
The very nature of the housing market in Vancouver is transnational; it exemplifies the negotiation between a state and its increasingly fluid population. The question then becomes how to govern such a complex, ever-changing phenomenon Kerry Jang offered some insight: 

“It’s not really clear to me, and it never has been, what people actually want. As far as I can gather, they want it cheap – housing cheap -, they want it now, and they want to have their avocado toast or whatever it is at the same time.”
· Kerry Jang

Concerned more specifically with the lack of housing than understanding the goals of the city, Luke Harrison asserted:

“No I think, I think it’s not rocket science, it’s like – I think everyone’s looking for some kind of magic solution, and I think everyone kind fly over Vancouver and understand what we have to do to get more land and more area to develop and it’s going to have to come from those single family neighborhoods. And uh there’s people that don't want to see that ever happen, don’t want to see any change, and I completely understand that they’ve you know been in those homes for a long time and don’t want to see their neighborhoods change but if we want to accommodate more people in Vancouver we’re going to have to find ways to do that”
-Luke Harrison


When examined through a multiversal lens the Vancouver housing market quickly becomes more than mere numbers. The above research is intended to shed light onto the complex and multidimensional nature of the Vancouver housing market, with the goal of offering insight into the often unintended consequences of policies. Planning, and all policy work, cannot be understood to be unbiased or objective. Instead it must be conceptualized within the social, cultural and economic context within which it is designed and implemented. This case study has attempted to highlight this complexity through the use of perceptions of inclusivity in the Vancouver housing market. 
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Question List: Migrants 

Preamble – I’m a pre-masters student at Radboud University in the Netherlands studying urban design. I am currently conducting research on the housing market in Vancouver. I am researching migrant perceptions of housing market inclusivity in light of the recent policy changes made by both the provincial and municipal governments due to the high unaffordability of housing in Vancouver. 
	Is it ok if I record the interview? All data will be anonomized. 


Warm Up
Name:

What do you enjoy about living in Vancouver? 

Vancouver + Housing
How long have you lived in Vancouver?
Possible Probes: 	What made you move here?

Can you tell me what you know about the housing market in Vancouver?
Possible Probes: 	Do you feel that the housing market is affordable in Vancouver?
	Do you feel that there is an adequate supply of housing in Vancouver?

Can you tell me a little bit about your current housing situation? 
Possible Probes: 	Do you feel that your current housing situation is meeting your needs?

Do you own a home in Vancouver?
	IF YES: 	When did you purchase your home?
In what area do you own a home?
			How important was/is it for you to own a home?
			Who lives in your home with you?

	IF NO:		What area do you currently live in?
Do you want to own a home?
			If yes – what has stopped you?
			If no – what are the reasons for this?

Recent Policy Changes
The foreign buyers tax is a 20% tax of the market value of a home, paid by all foreign nationals, foreign corporations or taxable trustees. It is intended to dissuade foreign buyers in an effort to make housing more affordable for locals?
Possible Probes: 	Have you or anyone you know been affected by it?
This tax has been put in place in order to make housing more affordable; do you think it is a suitable measure to take?

The speculation tax is a tax leved on all secondary homes owned in BC. If a secondary home is found to be vacant, foreign investors and satellite families must pay 2% yearly on the value of the home, while Canadian citizens residing outside of BC must pay 1% yearly, and Canadian citizens residing within BC pay .5% 
Possible Probes: 	How do you respond to this hierarchy? (Based off of residency and citizenship status?)
			Have you or anyone you know been affected by it?
This tax has been put in place in order to make housing more affordable; do you think it is working?

Lastly, the empty homes tax is a 1% yearly tax of the assessed property value, paid on all homes deemed empty through the city’s yearly property status declaration. 
Possible Probes:	What are your general feelings towards this tax?
			Have you or anyone you know been affected by it?
This tax has been put in place in order to put more homes onto the market for both rentals and ownership, do you think it is working?

How would you describe your general feelings towards the recent policy changes made by the provincial government in regards to the housing market?

How would you describe your general feelings towards the recent policy changes made by the City of Vancouver in regards to the housing market?

Are there any policy changes that I have not mentioned but you feel are important?
		
Personal
How important is a sense of neighborhood/community for you? 

Are you or have you ever been a non-permanent resident?

Do you feel Vancouver is an inclusive place to live?
Possible Probes:	Do you feel you are welcome here?
			Do you feel at home here?

Do you feel that Vancouver promotes a culture of multiculturalism? 

May I also ask for a few personal details?
			What is your age?
			Do you hold any other passports?

Closing: 
Are there any further comments or concerns you would like to voice before this interview is over? 

Thank you!




[bookmark: _Toc396062802]Appendix B – Natives Question List
Question List: Natives

Preamble – I’m a pre-masters student at Radboud University in the Netherlands studying urban design. I am currently conducting research on the housing market in Vancouver. I am researching migrant perceptions of housing market inclusivity in light of the recent policy changes made by both the provincial and municipal governments due to the high unaffordability of housing in Vancouver. 
	Is it ok if I record the interview? All data will be anonomized. 

Warm Up
Name:

What do you enjoy about living in Vancouver? 

Vancouver + Housing
How long have you lived in Vancouver?
Possible Probes: 	What made you move here?

Can you tell me what you know about the housing market in Vancouver?
Possible Probes: 	Do you feel that the housing market is affordable in Vancouver?
	Do you feel that there is an adequate supply of housing in Vancouver?

Can you tell me a little bit about your current housing situation? 
Possible Probes: 	Do you feel that your current housing situation is meeting your needs?
			Strata?

Do you own a home in Vancouver?
	IF YES: 	When did you purchase your home?
In what area do you own a home?
			How important was/is it for you to own a home?
			Who lives in your home with you?

	IF NO:		What area do you currently live in?
Do you want to own a home?
			If yes – what has stopped you?
			If no – what are the reasons for this?

Recent Policy Changes
The foreign buyers tax is a 20% tax of the market value of a home, paid by all foreign nationals, foreign corporations or taxable trustees. It is intended to dissuade foreign buyers in an effort to make housing more affordable for locals?
Possible Probes: 	Have you or anyone you know been affected by it?
This tax has been put in place in order to make housing more affordable; do you think it is a suitable measure to take?

The speculation tax is a tax leved on all secondary homes owned in BC. If a secondary home is found to be vacant, foreign investors and satellite families must pay 2% yearly on the value of the home, while Canadian citizens residing outside of BC must pay 1% yearly, and Canadian citizens residing within BC pay .5% 
Possible Probes: 	How do you respond to this hierarchy? (Based off of residency and citizenship status?)
			Have you or anyone you know been affected by it?
This tax has been put in place in order to make housing more affordable; do you think it is working?

Lastly, the empty homes tax is a 1% yearly tax of the assessed property value, paid on all homes deemed empty through the city’s yearly property status declaration. 
Possible Probes:	What are your general feelings towards this tax?
			Have you or anyone you know been affected by it?
This tax has been put in place in order to put more homes onto the market for both rentals and ownership, do you think it is working?

How would you describe your general feelings towards the recent policy changes made by the provincial government in regards to the housing market?

How would you describe your general feelings towards the recent policy changes made by the City of Vancouver in regards to the housing market?

Are there any policy changes that I have not mentioned but you feel are important?


Personal
Are you or have you ever been a non-permanent resident?

May I also ask for a few personal details?
			What is your age?
			Do you hold any other passports?


Closing: 
Are there any further comments or concerns you would like to voice before this interview is over? 

Thank you!
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Question List: Expert Interview – City of Vancouver

Preamble – I’m a pre-masters student at Radboud University in the Netherlands studying urban design. I am currently conducting research on the housing market in Vancouver. I am researching migrant perceptions of housing market inclusivity in light of the recent policy changes made by both the provincial and municipal governments due to the high unaffordability of housing in Vancouver. I am interviewing migrants and natives in order to develop general case study of perceptions of these recent changes, as well as expert interviews for both stakeholders and experts in the field. 
	Is it ok if I record the interview? All data will be anonomized. 
 
Warm Up

Name: 

Job Title: 

General + Warmup
From my understanding, it seems that the City Council has the power to create bylaws and regulate zoning as well as new development. Is it fair to say that the City Council is the body that is primarily responsible for the direction or vision of the various departments involved in city planning?

From the City website and the Housing Vancouver Strategy it appears that the three key steps taken recently by the City of Vancouver are: the Empty Homes Tax, changes to Short-Term rentals, an increase in Temporary Modular Housing and a focus on increasing the “Right Supply”. 
	Is there anything you would like to add to this list? 

Taxes
In the 2018-2027 Vancouver Housing Strategy foreign investment is listed as having largely contributed to the rising prices of homes in Vancouver. The provincial government recently increased the foreign buyers tax from 15-20%. Is the increase welcomed by the city of Vancouver? 

The provincial government also recently implemented the speculation tax in Vancouver and other areas of the province. Is this taxation welcomed by the city of Vancouver? 

The City of Vancouver has recently implemented the empty homes tax, can you tell me what the expected outcomes of this tax are?
	AND THEN – how is the current situation measuring up to the expected outcomes?

From the reading I have done, it seems as though many experts are viewing the current “cooling” of the market as a temporary phenomenon – as the market adjusts things will begin to heat up again. If the market does begin to pick up again then have the taxes done what they are supposed to do?

Right now it seems like the goal of the provincial government is to cool the housing market, both in Vancouver and elsewhere in BC. If this were to happen however, it would mean that a huge part of Vancouver’s economy - in regards to the real estate agents, the interior designers, the construction crews etc. would start to dip. How do you balance those two things: the fact that the industry is a huge part of Vancouver’s economy, and yet continuing to let things go as they have means many Vnacouverites cannot afford housing?

Multiculturalism
The 2018-2027 Vancouver Housing Strategy quotes that “in the context of Vancouver’s housing market, secured rental housing – particularly below-market rental and social housing – and more diverse ground oriented housing” are central to providing the “right supply” for residents in Vancouver. What is being done to ensure that the “right supply” is inclusive of migrants needs?

The City of Vancouver webpage notes that it is important to the city to ensure that all its citizens, regardless of their background, have complete access to civic services and to live free of prejudice and discrimination. What is the city currently doing to ensure that this mandate is followed throughout their housing programs?

What is the city doing to address the housing needs of migrants in Metro Vancouver? 

Closing: 
Are there any further comments or concerns you would like to voice before this interview is over? 

Thank you














[bookmark: _Toc396062804]Appendix D – VAHA Interview Guide
Question List: Expert Interview – VAHA

Preamble – I’m a pre-masters student at Radboud university in the Netherlands studying urban design. I am currently conducting research on the housing market in Vancouver. I am researching migrant perceptions of housing market inclusivity in light of the recent policy changes made by both the provincial and municipal governments due to the high unaffordability of housing in Vancouver. I am interviewing migrants and natives in order to develop general case study of perceptions of these recent changes, as well as expert interviews for both stakeholders and experts in the field. 
	Is it ok if I record the interview? All data will be anonomized. 

Warm Up
So just to clarify – the Vancouver Affordable Housing Association is affiliated with the City of Vancouver, in what ways are they connected?

From what I gathered on the webpage and other sources, it seems that VAHA is run through a mix of private fundraising and governmental grants. Is it fair to say that these are the main sources of funding for VAHA and VAHA’s projects?

VAHA’s recent collaboration with the City of Vancouver to develop seven sites of City-Owned land in order to provide new affordable rental homes is really exciting news, so congratulations. Is this the direction that affordable housing is going in? That now affordable housing means rental housing?

The mission statement on the webpage mentions that it is part of VAHA’s mandate to develop housing types that are most in need, but are not delivered by the private market. Besides affordability, what kind of housing needs are currently not being met by the private market?

I noticed from the maps on the webpage that there are currently no projects or proposals under way in the West Point Grey, Dunbar-Southlands, Arbutus Ridge or Kitsilano neighbourhoods. Is there any reason for this?
	It is also my understanding that these neighbourhoods have a high proportion of homes over two or three million; do you think that this reflects a general trend of spatial separation, wherein certain areas might become more affordable while others either stay unaffordable or even get more expensive?

What kind of direction do you see the future of affordable housing going in? (i.e. rental, ownership, co-housing)

Taxes
Although the Empty Homes Tax implemented by the City of Vancouver has no direct effect on renters, have there been any noticeable changes to the way VAHA now does business?

Multiculturalism
What, if anything, is being done to ensure that VAHA’s affordable housing projects are inclusive of visible minorities and migrants?
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Participant Information and Consent Form

Migrant Perceptions of Housing Market Inclusivity in Vancouver BC

Principle Researcher: 	Robin Kilshaw
Bachelors of Arts in Sociology (University of Victoria)
Currently completing a Masters in Urban Design (Radboud University)
Phone: 778-773-0856
Email: rkilshaw@outlook.com

Supervisor: 		Pascal Beckers 
Email: p.beckers@fm.ru.nl

1. Invitation
You are being invited to be a part of this study because you are either a non-permanent or permanent migrant living in the City of Vancouver. 

2. Your Participation is Voluntary
Your participation in the study is voluntary. You have the right to refuse to participate in the study. If you do decide to participate, you may still choose to withdraw from the study at any time without any negative consequences. 

If you wish to participate in this study, please note that the interview will be recorded. All data in the final research will be anonymous and both your name and personal details will not be included. 

If you wish to participate you will be asked to sign this form. Please take the time to read it carefully and discuss it with me or your friends and family before continuing. 

3. Who is Conducting the Study?
Robin Kilshaw, under the supervision of Pascal Beckers through Radboud University in the Netherlands. This study is not receiving funds from any external agency or sponsor. 

4. Background 
Housing unaffordability has been growing throughout British Columbia and in the City of Vancouver. In an effort to combat this measures have been taken by both the Provincial Government and Municipal Governments. A growing body of research has drawn links between foreign investment and high housing costs in Vancouver, and perhaps contributed to prompting the increase of the foreign buyers tax from 15% to 20%. This tax, alongside the Speculation Tax, the increased Property Transfer Tax on homes over $3million and the Empty Homes tax will be discussed in the interview. How participants view themselves in relation to these and other changes will be discussed.  


5. What is the Purpose of the Study?
The goal of this study is to measure perceptions of recent changes and relay them alongside statistical information on the Vancouver housing market. The study is a case study, meaning that the perceptions will be presented alongside contextual information such as statistics on the housing market and information about immigration and multiculturalism in Vancouver and Canada. The taxes, among other changes, are an effort to cool the housing market, however little research has been done on how these changes are perceived by those most likely to be affected by them. How migrants perceive these changes could have implications for future research and policy amendments, and as such it is important to have an idea of how migrants perceive their inclusion in the housing market in light of these recent changes. 

6. Who Can Participate in the Study?
Any person who is either a non-permanent resident, a permanent resident or a citizen of Canada who resides within Vancouver BC (or who has resided there within the last two years). 

7. What Does the Study Involve? 
The study will involve a face-to-face interview with the primary researcher (Robin Kilshaw) consisting of open-ended questions about the housing market, the participants’ personal experience with the housing market and some general information about the participant. 

8. Risks
If you choose to participate in the research, there is a risk that some information might be disclosed in the research that could harm the participant’s reputation/could result in discrimination. Please note that all possible measures will be taken to avoid this, and that the final research will be anonymous. 

9. Possible Benefits
Choosing to be a part of this research means contributing your voice and thoughts to the ongoing discussion about housing, inclusivity and multiculturalism in Canada. 

10. What Happens if I Decide to Withdraw My Consent to Participate?
You may withdraw at any time without giving reasons. If you choose to withdraw, all information gathered via the interview session will be deleted from the research and destroyed. If you withdraw after the research has been published on the Radboud Repository it may not be possible to rescind all data, however all possible measures will be taken. 

11. How Will My Taking Part in This Study Be Kept Confidential?
All personal information will be kept private, aside from the primary researcher (Robin Kilshaw) and her supervisor (Pascal Beckers). 
	As Radboud University is in the Netherlands, data from the interviews will be sent outside of Canada. This includes: the voice recording of the interviews, data derived from the interviews, and the research itself. The information will be sent to Pascal Beckers, and eventually to the Review Board for the review of the final research. 
	By singing this consent form, you are consenting to the transfer of your information to Radboud University, located in the Netherlands. 

12. After the Study is Completed
Please indicate whether you would like to be emailed a link to the final research (on the Radboud Thesis Repository):
 Yes    No

Participant Consent

My signature on this consent form means:
· I have read and understood the information in this consent form.
· I have had enough time to think about the information provided. 
· I have been able to ask for advice if needed.
· I have been able to ask questions and have had satisfactory responses to my questions. 
· I understood that all of the information collected will be kept confidential. 
· I understand that my participation in this study is voluntary. 
· I understand that I am completely free at any time to refuse to participate or to withdraw from this study at any time. 

I will receive a copy of this consent form for my own records. 

I consent to participate in this study. 



.                                                  .      .                                               .      .                           .
 Participant’s Signature		Printed name				Date
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