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Abstract

Supervisory Committee

Dr. Kimberly Speers, School of Public Administration
Supervisor

Dr. Lynne Siemens, School of Public Administration
Co-Supervisor

The Grandviev Woodlandlocal area of Vancouver, British Columbiaais arean
transition.Retail, demographic, residential occupancy, and changes to built structures
indicate thagentrification has escalated in the past seven yearg standing
impediments taertrification, including industrial manufacturing, social housing, and
crime, are not deterringhangein this area to the extent they once did. This thesis
examinesow public policy has affected these changeSrandview Woodland

Public policies embodikin laws and regulations have the capacity to either
encourage or dissuade gentrification; however, other variables also influence
gentrificationmaking it difficult to determine the importanaed influenceof public
policy in the processhis thesis uss semistructured interviews and a document review
in a case study ddrandview Woodlandto gain a better understanding of how public
policies can influence gentrification in a local area where gentrificataspreviously
impeded

The findings from tis study suggest that pubfiolicies can have a substantial, but
not autonomous, effect ayentrificationin such an area. In Grandview Woodlapdlicy
makers facilitatgentrificationthrough citywide and provincavide policies including
zoning chang® the Stratditle Act, and the Residential Tenancy A¢thile thesepublic

policies have streamlined the advance of gentrificaticdramdview Woodland, the



v
catalysts foilgentrificationare thewider nationaltrendof increased popularity of inner

city living, and the middle class moving eastwards in search of affordable homes in

response to the massive property value inc
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Chapter 1.0. Introduction

1.1 Introduction
As a result ofvorldwide urbanization, globalization, and migration, gentrification

iIs becoming an increasingly important issWhile there are many definitions of
gentrificatin, Hackworth eloquently definesasfiit he pr oducti on of
proge ssi vely mor €002 p.815Axgertrificatisneadvanzes {n Canadian
cities, it has expanded beyond the confines of scholarly discussidrasinecome a
concern amongovernments, community associations, and the general public. This
overall sense of uncertainty about the effects of gentrificatitls urgency tde need to
understand what progeandwho regulates gentrification.

Public policy can have fareaching pwers to influence variables related to
gentrification P u b | i cacquisd of actypn anagtiorfichosen by public authorities
to address a given problem or interrelated set of proldlelrad, 2010, p. 2. An extreme
example of the impact of publpolicy on gentfiication is the rapid gentrification of
central Moscow following the change from the Communist cepteaining public
policies of the Soviet era to the market economy anebpx@lopment policies of the
postSoviet ergBadyina & Golubchikv, 2005, p. 14, 118119, p. 126)After the Soviet
era,centratplanning policieghatencouraged social mendmoderatedhe service sector
gave wayto freemarket policies that allow social stratification and commercializgpon
114).Gentrificationin Canadian cities is taking place in circumstances of comparatively
little public policy clange, but as found in this thegiolicy still plays an important role
in shaping gentrification.

In Vancouver, British Columbig ne o f Ca ndtiesal@stic réabestajee s t

spa
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value increases stadaround 200ZResidential Average Sale Price3anuary 1977 to

February 2013Telf) andhave put pressure on the middlass to find affordable homes.
This hasncreasingly led the middle class to areas sschast Vancouver, an area
historically s h middeand uppeyclassasn This areachasdeen and
continues tde populatedby low-income and working class residents; however, this area
Is now becoming gentrified, and differeslassesre ceexisting in a sometimes uneasy
manner.

Within East Vancouver, there amenumber oflistinct communities, including
Grandview Woodland (GrandvieeeAppendix A)Fr om t he 19706s t hro
current times, this commugihas been viewed by various cdfficials and journalists as
a likely candidate for gentrification because of its affordability in an expensive real estate
market (Ley& Dobson 2008, p. 24888). Yet Grandviewhas historically experienced
little gentrification As recently as 2005,tf@i t y of Vancouver ds budg:¢
one Aof the poorest communi R)iLeykDobsonCanadabo
(2008) identifiecthree impediments iGrandviewthat constrained gentrification: high
levels of crime, &ignificant amount of smal housing, and the presence of active
industrial manufacturing (p. 2488, 2490, 24B84).

In concluding their study looking at the lack of gentrificatioGiandview
between 1971 and 2008, Ley & Dobg@008)questioned whethertliea nt i pat hy t o
gentrification can be sustained much longer as reinvestment pressures become ever more
f or mi dabl dnidhe 6epen yedrd shde)this study was released, gentrification has
escalated in Grandview, as proven by the upscale condominium developmeihts, reta

gentrification and demographic changes discussed in the Findings chapters below. The
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interplay between public policy, real estate value changes, and the impediments to

gentrificationin Grandview present an interesting case study into gentrificatcmepses
and the manner in which public polieg/involvedin the process. This study aims to gain
a better understanding of how pulpiglicies have influenced gentrification in a local

area where gentrificatiomas previously impeded

1.2 Background and Historical Context

This section provides some historical contlextthe industrial manufacturing,
social housing, and criminal elements that have long impeded gentrification in
Grandview WoodlandThis information is necessary to appreciate the chatogibese
impediments since 2006 thaite addresseid the Findings and Discussion chapters
Despite the presence of these impedimegatandview Woodland is currently
experiencing many of the signs of gentrification, broadly describéthbiworth (2005)
as Atrendyo condos being built, attention
area (p. 231)This section provides a basic summary of how these signs are appearing in
Grandview The final subsectioprovidesan overview of the Community Pldoeing
developed to guide the current and impendingngeand has becomelightning rod for
fears about gentrification B@randview
1.2.1 Industrial Manufacturing

Industrial manufacturing has been part of the built environment in Grandview

Woodland sice the beginning of the 20th century, when it came to occupy the entirety of
what is now thé&randviewwaterfront area (Macdonald, 1992, p. 39day, that area is

occupied by Port Vancouver terminals. Industry expanded into the western portion of
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Grandvew starting in the 1940s (Macdonald, p. 47). The presence of industry has

historically impeded gentrification i@randview For example, the West Coast Reduction
Animal Rendering and Recycling plant sends noxious fumes into much of the northern
portion ofGrandview resulting in several thousand complaints being registered at the
City of Vancouver 6s pl&Dobsonr2@P8, p.249B3p. e si nce
1.2.2 Social Housing

Like industry, social housing has a long history in Grandview Woodland. The
inventory of social housing in Vancouver has increased from 610 units in 1961 to over
21,000 units in 2006 (McClanaghan & Associates, 2010, Figure 8). The developraent of
socialhousing stock in Vancouver has hadjor consequences f@randview where 5
percent of housing consists of social housing units &&obson 2008, p. 2490)With
over 2100 unitsGGrandviewhas more social housing than any other local area in
Vancouver other than the Downtown Eastsidel(ding Strathcona), the Central
Busines Distiict, and Killarney (Dobson, 200p. 79).According to Dobsonthe
presence of social housing tends to repel gentrifi2godgon,p. 30).For exanple, his
hasbeen the case witBrandviewb s st ock of soci al housi ng,
undesirabldo potential gentrifiers because it includes a substantial number of units for
mentally ill people (Dobson, p. 8&34).
1.2.3 Levels of Crime

Higher levels of crime in the area also clash with gentrifier expectations.
Grandview Woodland has had more repdrincidences of almost all categories of crime
than most other Vancouver neighbourhoods since statistics started being posted on the

Vancouver Police Department website in 2002 (The Vancouver Police Department, n.d.).

V
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There is also anecdotal evidencenfraews articles of high levels of crime prior to 2002,

such as a 1997 article that Graodviewdesideftsat an
had been victims of property crinf®lcCune, 1997, para. 6grandvievd s pr oxi mi t vy
the troubled Downtown Eeastle neighbourhood has also been a contributor to crime in
the area. During the 1980s and 1990s, increasing homelessness and addiction in the
Downtown Eastside migrated in€@randview which discouraged gentrification (Murray,
2011, para. 36).
1.2.4 Recent Signs of Gentrification in Grandview Woodland

New condo constructiom Grandview Woodland indicates that the effectiveness of
industry, social housing, and crimeimpedinggentrification hasegun to wane. A 66
unit condo devel o proke graundateHbstingsdStreeBaodhVelraano
Drive in January of 2014. In early 2013, it was proposed that the block diagonally across
the street be reoned, which was possibly a factor in the purchase of thdatfdtotel
that sits on the rezoned spaceabgevelopment compankurther east down Hastings
St., a 38 wunit development <called AThe Oxf
urges potenti al buyers to fADiscover why ma
i n Vancouver . Thekoi n(dB LoviD,i mp.ods.e)d. i dent ity pre
nei ghbourhoodod marketing tagline shows how
not only the built form of the community but also in the way a community is branded.

Another intentional community rebraing effort took place in 2013, when the
business district where fAiThe Oxfordo is be
Business | mprovement Association (Bl A) as

vintage neighbour hood Jang, 20b3paza. 1@ Haclgworths si ve a
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(2005) links neighbourhood rebranding to gentrificatibime rebranding strategy may be

generating interestomt he press, with a June 2014 news
changingdo and Atrelnkdkll y] o (Gee, 2014, par a.

The real estate press has also begun to take notice of the changes in Grandview
Woodland, with the Canadian Real Estate Magazine including the area in its top 100
neighbourhoods in which to invest in Canada (Sinoski, 2014, pataterestinglythe
piece on Grandview includes its industrial component as one of the positive aspects of the
area. I't also argues that prices wil/l Ai ne
proximity to downtown, transit, and the trendiness of the Commercia¢ @rea (We
Love EastVan, 2014).

Major newspapers including The Globe and Mail and The Vancouver Sun have
taken notice of Grandview Woodlandods arts
Culture Crawl festival (Keillor, 2014; Van Evra014). This festivathowcases East
Vancouver artists and has steadily grown in popularity sinwastfoundedn 1997 (18th
Annual Eastside Culture Crawl, 2015, para. 3). The size of the local arts community is
highlighted inthe DrafGr andvi ew Wo o d| an daln®st twiceutheicityy Pl ar
wi de a \Céyrobvareauvel, 2013b, p. 13). This presence of artis@Grandviewis
an indicator of gentrification.

1.2.5 The Grandview Woodland Community Plan

The link between public policy argentrificationin Grandview Wodland
became a matter of public and media interest in June 2013 with the introduction of the
Draft Grandview Woodland Community Plan (The PI&r)e Plan was created by the

City of Vancouver to guide development in the community for the nexB3B0years



;
(City of Vancouver, 2013a, para. The Plan incorporates many of the public policies

that Ley& Dobson(2008 argueencourage gentrification, such as historical preservation
(e.g. adding more heritage assets to the Register), traffic controls (e.g.agmogtraffic
calming), and environmental protection (e.g. encouraging energy retrofits) (p. 2476 &
City of Vancouver, 2013b, p. 3, 7, 12, 22, 27 & 3B3)is indicateshat there may be a
link between the Plan and gentrification.

The Plan supports populan growth, economic growth, housing development
and rezoningity of Vancouver, 2013b, p. 2, 3, 20, 21, 26, 34@ncourages high
density along three of the four main streets in the community, and the replacement of
some industrial zoning with commeatiand residential zoning, while reinforcing low
density zoning on side streets (City of Vancouver, p. 3, 21,T2@)Plan proposes one
condo tower up to 36 stories, four towers up to 26 stories, and six up to 22 stories (Smith,
2013, para. 4) near the @mercial/Broadway Skytrain Station, an area currently
dominated by three story buildings and single family homes (Campbell, 2013, para. 6 &
7). Such dramatic changes illustrate the power of public policy to change cityscapes.

The proposed density increasas caused concern among many community

activists thahasattracted significant media coverage. For example, the purchase and
closure of the Waldorf Hotelasfollowed by a petition opposing the closure with 20,000
signatures (CBC News, 2013a,paraBL i t y pl anner has stated t
opinion is against these bGharlesdcCampbell, foemerg ht s o
editor of the Georgia Straight newspaper a
editorial board, spent several &kes interviewing over a hundred community stakeholders

and was able to identify only six who supported the density proposed in the Plan



(Campbell, para. 7).

As a result of the uproar caused by the Draft Community Plan, its original
deadline for completiowas extended from the fall of 2013 to faé of 2014.At Vision
Vancouver s Annual General Meeting in May
that proposing the increases in density near Commercial/Broadway Skytrain Station in
the Plan was a key stake of his administration (Ball, 2014, parg&)5Ultimately the
Pl an was put in suspension by the City, an
recommendations for the Plan (City of Vancouver, 2015, para. 1). As of August 2015, the
Community Pla has not been completed.

Recent events in Grandview Woodland show that while the disamenities that
blocked gentrification are substantiadlyll in place, gentrification is advancing in the
community Community resistance to the Plan has slowed it doamsiderably, but
condos are still being developed in the absence of a completed Plan. The press has
perceived that change is afootGmandview even to the point of reframing the industrial
disamenity as a positive. It is under these changing circunestahat the interplay
between gentrification, disamenities, and public policies come into question.
1.3 Research Question & Hypothesis

The resear ch gu e whatfaotors pfopetled gehtiifisation o alsei s i s

hold inGrandview Woodland desi t e bei ng pr eThaughunat éxpliciitly mp e d e d
identified as a hypothesis, the proposal paper for this thesis suggested that government
was encouraging gentrification to take hold in Grandview through thed@eam
Woodland Community Plan, sociabxpolicy, an absence of regulation on foreign

investment into real estate in Vancouver, and regional policies that attempt to preserve
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agricultural and industrial land thatuld once have been used for new residential space

In the course of the researid the thesisit became clear that some of these were not
primary factors, and that a number of other major factors needed to be considered. This
resulted in the research becoming exploratory and oriented around the development of a
hypothesis.
1.4 Purpose and Importance of Study

This topic is important because it addresses gentrification that is taking place right
now and is a concern to many members of the Grandview Woodland community. After
having been impeded by disamenities for decagladyification hasadvancedn
Grandviewsince 2008It is resulting in changes to loga&tail, residential occupancy, and
thebuilt environment that is better suited to the new higheome demographic than the

traditional lowerincome demographidc.ocalresi@ nt s concerns about

t

manifested in media coverage,aom ni t y i nsi st Adssamblyton a Cit i z

influence the Community Plan, and in community members enthusiastically taking part in
interviews for this study. By answering the reseayeéstion, this thesis is useful for all
community stakeholders who desire a better understanding of what forces are at work in
this changing community.

By gaining a better understanding of how publidicies have influenced
gentrification in this locahrea where gentrification was previously impeded, this thesis
achieves three goals that are relevant to government, community members, and
academics; first, it clarifies the link between public policy and gentrification, which
allows government to bettenderstand how policy decisions can impact their urban

development goals; second, it empowers citizens with an improved frame of reference to
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understand the sources of gentrification in their community; finalfyisita gap in the

existing literature byooking at the factors that propellg@ntrification in an area
previously sheltered from significant gentrification by specific mhisaities which has
not been looked at in scholarly literature up to this time. While this thesis does not
attempt to proveny universal claims, this understanding could provide songhinfsir
similar neighbourhoasl
1.5 Research Design and Theoretical Framework
The purpose of this thesis is to gain a better understanding of how public policies

have influenced gentrdation in a local area where gentrification was previously
impeded. In studying gentrification, this thesis aims to develop a better understanding of
social reality. Crotty (1998), states that understanding social reality usually involves
NfRaspectesunhguear individual and qualitative
reality lends itself to gentrification research since gentrification is highly contextual. The
research design for this thesis flows from an understanding that gentrificatiosgg®ce
can best be viewed from an interpvesi standpoint, which looks@c ul t ur al |y der
and historically situated interpretations?o

The resear ch gue st whatfactgraprogelled genttifibatide t h e s i
take hold inGrandview Woodland despite being previously impé&déd Grianelview
local area is a compelling case study into gentrification because impediments held off
generalized gentrification for decades. This contrasts with the Kitsilano andelrairvi
neighbourhoods, which are roughly the same distanGraslviewfrom downtown
Vancouver, but have compl e t&dobbgongo@hp.r i fi ed

2479). Establishing hogentrification takes hold in a local area where it was previously
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impededallows gentrification theory to evolve by highlighting key aspects of the

gentrification process, including the effects of public policy. Therefore, existing theories
were taken into consideration in analyzing the interview data to test previaumseats,
while remaining open to new explanations and evidence.
1.6 Organization of Thesis

This thesis is organized into Literature Review, Methodology and Methods,
Findings, Discussion, and Conclusion. The Literature Review section addresses the key
issues in the scholarly literature. Methodology and Methods describes the case study,
stakeholder analysis, and environmental scan methodologies as well as the semi
structured interview and document review methods. The Findings section is divided into
evidence of gentrification, stakeholder analysis, environmental scan, policies linked to
gentrification, and analysis of interviews. The Discussion section makes links between
theresearch questiofiterature review, theoretical framework, and findings. The

conclusion includes a summary of the main points and recommendations for future study.

1.7 Conceptualization of Terms

This thesis discusses concepts surrounding gentrification and urban issues in
Vancouver which some readers may not be familiar with.dgiimitions below explain
key terms:

Built ChangesChanges to built structures including the renovation of homes, the
tearingdowns of homes, the building of new housing developments, the replacement of
single family homes with denser residential, théavelopment of apartment buildings,
and land assembly for future development.

Densificationfil ncr easing the number of wunits of
either through building on vacant | and or

Resaurce & Advisory Centre, 2009).
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Disamenityin Any undesired and unpleasing featu

environment o (Langdon, 2008, p . 237) .
East VancouverThis area encompassiee fivelocal areas defined by thetZof
Vancouverthat roughlyencompass the borders of the federal electoral riding of East
Vancouver.These areas are GrandvidMoodland, its neighbours to the west
(Strathcona, the Downtown Eastside, and Mount Pleasant) and its neighbour to the east
(Hastings Sunrisgsee Appendix B Sources sometimes identify the Downtown
Eastside and Strathcona together and sometimes separately, so the description varies in
this thesis depending on the source.
Gentrificaton.iThe producti on of space for progr
(Hackwath, 2002, p. 815).
Gentrifier. The more affluent users of space who move to a traditionally low
income area during the process of gentrification.
Grandview Woodland Community Pladn official plan being developed by the
City of Vancouverto guide deviepment in the community for the next 280 years
(City of Vancouver, 2013a, para. 1).
GrandviewWoodland Residenf person who lives at an address in Grandview
Woodland.
IncumbentA person or business in Grandvidoodland prior to 2008, the year
that Ley & Dobsonébés study established that ¢
Local area.23 local areas have bedafined by the City of Vancouver for service
and resource delery, one of which is GrandvieWoodland.
LowIncome.The scholars whose this terms in the literature review section
sometimes use a statistical cutoff to define-loaome and some scholars do not define
the term at all. In ordeptgive the reader context, Taldeshows the 2011 Statistics
Canada before tax losmcome cutdf for cities with a population of over 500,000.

RegenerationDescribes attempts to bring capital investment back to an urban area.

Hi storically, regeneration strategies incl
revitalization, renaissance,andsma gr owt ho. More recentl vy, S
Aeconomic competitiveness, responsive gove

(Winkler, 2009a, p. 365).
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Social Mix.An urban planning policy that encourages socially and economically

mixed neighbourhoodd.ees, 2008, p. 2451).
StakeholdersAnyone who resides, does business, or is politically involved in

GrandviewWoodland on an ongoing basis.

Table 1: 2011 Before Tax Low Income Cutoff by Family Size (Cities Over 500,000)
(Statstics Canada, 2013, Table 1)

Family Size Cut-off

$23,298

$29,004

$35,657

$49,102

$55,378

1
2
3
4 $43,292
5
6
7

or more $61,656
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Chapter 2.0. Literature Review

Gentrification in Grandview Woodland is an important topic because it is taking
placeright now and is a concern to many members of the Grandview community. This
literature review places gentrification in Grandview within the context of the wider
scholarly discussions about gentrifiltcati on
provides an overview of gentrification issues necessary to understand the topic, including
origins of gentrification, different positions on definition, support and opposition to
gentrification, different posi tcauses,#ndon con
stage models. It then goes on to explain gentrification in Vancouver, and the impact of
public policy on gentrification, which are key issues in this thesis. Definition, theories,
context, stage models, public policy, and gentrification incéaner are all topics that
will be addressed in the Discussion section.

The sources referenced in this literature review were drawn from the University of
Victoria library website by searching for terms that either link to the research question or
were dentified as key terms in understanding gentrification researche Téess were:
Agrandview woodland gentrificationo, Avanc
gentrificationo, Aproduction theoryo, Aicon
gentrificadadatoinmn pigkelnitaigal i cyo, Agentrifioc
densificationo, Agentrification ebecauseat i ono
all gentrification researctook place within the past 50 yeaaadthereforeall studies
within the search parameters w@aentially relevant. Articles resulting from these
searches were reviede and aut h o topidgslinkeats thet researctsqueastion

and purposevere identified. These positions were then synthesized into the literature
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review, where the various sources were analyzed and connected.

2.1 Origins of Gentrification

British sociologist Ruth Glass coined t
Change (1964), in which she described the transformation of a working class London
neighbourhood into a middle class area (Hannigan, 1995, p. 173). Since this time, there
have been three chronological Awaveso of g
2009). The first wave was identified by Hackworth and Smith as coming in the 1960s an
early 1970s, led by governments trying to reduce the disinvestment that was taking place
in innercity urban areags cited iMQuastelp. 698) the 1970s brought the more
Awi despreado second wave, and was somet i me
communities such as SoHo in New York City; the third wave started in the late 1990s and
was driven by largascale developments, government policies, and pyhate
partnerships (Quasted, 698). This wave occurred most major cities following the
ealy 1990s recessiorHackworth, 2005, p. 214t also included the redevelopment of
brownfield sites into buildings for wealthy or middle class people, often promoting
Asustainabilityo f e awaterreeylings(Quasteh. @08). gr een r o
Throughout the history of gentrification, scholars have debated many of éstasp
including the definitiontheories, context, and stages.
2.2  Definition of Gentrification

There is some debate regarding the definition of gentrification (Murdie &
Teixdra, 2009, p. 61 & Hannigan, 1995, p. L@entrification is defined for the
purposes of this study as Athe production

(Hackworth, 2002, p. 815). Slater (2006) praised this definition as successfully
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encompasing the progression of the term sirtsaarrower application when it was

coined in 1964 (p. 744). DeVerteuil (2011) uses the Hackworth definition in his
discussion of how gentrification affects social services (p. 1563). The Hackworth
definition is al® very similar to the definition provided Murdie & Teixeira(2009, p.
61) . Hackworthoés definition is appropriate
scholars, with noteworthy enthusiasm in the case of Slater (2006). The interviewees for
this studyare not scholars, and the succinctness of this definition is appropriate for non
scholars to quickly understand.
Other scholars use more complex definitions of gentrification, includirkin
(1987) who defines gent r idociatdiferenbationims fia pr
which a new middlelass segment rejects suburbia for a consumyatieanted lifestyle
i n the city ¢&amdgam ¥65, o B3). Maloutag (8011) states that
gentrification i s MfAa p oidneracesses that bas daiced me o f
important impetus due to a combination of investment opportunities and changing socio
demographic profilewith favourable conditions created by the joint effect of neoliberal
policies and | oc a Rose(l93rdascribas gentoficatiomas@a ( p. 42
process fiin which members of the édnew midd
culturally reshapeworking | ass i nner <city neighbourhoods
cited in Hamnett, 1991, p.175) provides a detailefinition of gentrification:
Simultaneously a physical, economic, social and cultural phenomenon.
Gentrification commonly involves the invasion by middlass or highemcome
groups of previously workinglass neighborhoods or mutiic c upi ed o6t wi | i g
areas6 and the replacement or displ aceme
involves the physical renovation or rehabilitation of what was frequently a highly
deteriorated housing stock and its upgrading to meet the requirements of its new

owners. Inthe process, housing in the areas affected, both renovated and
unrenovated, undergoes a significant price appreciddioch a process of



17

neighbourhood transition commonly involves a degree of tenure transformation
from renting to owning.

Embedded in thse definitions of gentrification are debatable questions of the

role of the state (neliberalism), cultural movements (rejection of suburbia), intent of
gentrifiers (invasion) and demographic profiles of gentrifiers (new middle class, middle
class or uper class). Their length and/or complexity make them likely to be difficult for
nonscholars to quickly understand.

Clearly, scholars have not come to a consensus on the definition of gentrification.
Discussions about gentrification are difficult under ghescumstances. Without a
consistent definition for the public ancetmedia to draw from, thewofdg ent r i f i cat i
is used to describe a variety of aspects of neighbourhood change.

A cursory look at some recent news articles shows that the word gawitifi is
being used to describe the displacement of resideafsdk, 2014p ar a. &6 )y, el of
condominiums (Macklin, 2013, para. 8), a condo development that includes social
housing (Stueck, 2012, para. 7), goet restaurants (Macklipara. 8)and a diner that
hires locals and provides meeting space for community groups (Hopper, 2013, para. 11
12). It has even been used to describe a 1
showSesame Stre&t include a luxury hotel and a new pardalayground (Chu, 2015,
para. 19). Deciding whether to apply the word gentrification to these various aspects of

neighbourhood change is difficult without a concise definition that scholars consistently

apply.

2.3 Support for Gentrification
Common @ims in support of gentrification is that it stabilizes neighbourhoods in

decline and portrays a better image of the gentrifying neighbourihbadlie & Teixeirg
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2009, p. 76). Quastel (2009) states that support for gentrification is linked to a ft in

role of the state from providing social welfare to providing business services and
amenities (p. 699); for example, gentrifiers provide the political effectiveness needed to
draw more government funding towards physical and social area improve ivendsse(
& Teixeira, p. 76 & Quastelp. 699). Proponents also argue that gentrifiers improve
overall qguality of I|life by providing- a | ar
of f 6 o nnthecemmuroty(Quasted, 699).
2.4 Opposition to Gentrification

The displacement of lowncome residentis the primary negative aspect of
gentrification discussed in the literature (Quastel, 2009, p.MAajie & Teixeirg 2009,
p. 62, Maloutas, 2011, p. 33; Hackworth, 2002, p. 821; Dobson, 20Q B@langer,
2012, p. 32). Displacement results from the increased costs of real estate and evictions
resulting from gentrification (Belanger, 2008, p. 3). This displacement threatens to turn
ani nner <city working classoaftldamnemt o h9%bop
Boyd (2008a) adds the Aincreasing commer Ci
aspect (p. 108). Policy makers are aware of the controversial nature of gentrification, and
avoid using the word, opting forcodeo r d s s g e h e a s i asecited i S
Quastelp. 699) and Asoci al mi xingo (Lees. 2008
2.5 Theories about the Causes of Gentrification

The two primary theories of the cause of gentrification are the production and

consumption theories (Boyd, 2a0)8. 753). Production theory is also referred to as
economic theory and supps$yde theory (Mills, 1991, p. 206] his theory sees landlords,

capital, and profit as drivers of both the expansion of poverty in neighbourhoods and their
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eventual gentrificatin (Quastel, 2009, p. 69Mills explains the production theory as a

process whereby the aging of properties in central city neighbourhoods results in the
properties losing their value, building maintenance costs rising, the abandonment of some
buildings,capital flight from older areas for newer ones, and the neighbourhood

ultimately being left with inexpensive real estate in a good location near the city centre

(p. 306).

The production theory also recognizes the influence of what Maloutas calls
furban maagers, such as city planners and politicians who use zoning to influence the
Afl ows of private capitalo and decide wher
Smith (1996) finds that the state causes gentrification in the United States by itiatin
urban renewal projects (p. 65).

Hackworth (2005) explains that rent gap theory is central to explaining production
theory (p. 212214).Smi t h (1987) <coined the phrase fre
between the rent earned frgaroperties and thegpential profit to be gained from
developing them (as cited in Maloutas, 2011, p. 36). Quastel (2009) states that the age of
properties and the potential rent that can be earned after development or reinvestment are
key variables to determining the potahprofits that drive gentrification in rent gap
theory (p. 706).

Smith (1996) argues that rent gap can arise when disinvestment in buildings leads
to them losing value, ultimatehgsulting in lowpriced buildingssitting on valuable
innercity land. Itcan also result when renbntrol regulation is repealedr in periods of
high and sustained inflation. Gentrification takes place when the rent gap becomes wide

enough for developers to purchase buildings cheaply, pay all construction costs, and sell
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the resulting properties at a reasonable profit (p. 65).

Quastel (2009) identified higher transportation costs and the protection of
agricultural land as contemporary factors that increase the value of agtyttahd.
Higher fuel and transportation cogtiscourage people to live closer to the city centre to
save money, which results in a rent gap tinaberages developers to bulidyh-density
residences near the city centre (p.-70G). The protection of agricultural land around
the city results in aaduced supply of land available for development, which inhibits new
housing supplyQuastelp. 706)

Hamnett (1991) cautions that gentrification is not to be expected in all cases
where rent gap is taking place. Instead, rent gap can result in gentnifibat also in
other outcomes, including deterioration and abandonment (p. 181). Individual gentrifiers
are the driving force behind gentrification, and are followed by developers and capital
(Hamnett,p. 18182).

This idea is more closely aligned withnsmmption theory, also known as culture
theory (Hackworth, 2005) and demaside theoryLey (1986) questions the validity of
rent gap in Canada (p. 531), proposing instead that consumption theory explains
gentrification. This theory is based onthe ideaatt st ar t i ng iclasst he 197
people have increasingly valued features of living in the city, including access to cultural
activities, recreational activities, and proximity to the high wages and employment
opportunities that arose in the cityntee as part of a pegtdustrial serviceoriented
economy ey, p. 521 & 524).

Quastel (2009) explains that consumption theory sees gentrifiers as white collar

workers who tend to subscribea set of liberal political values, including tolerance of
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fi rcial, ethni¢ and class diversity in their neighbourhoo{s 699). Hannigan (1995)

adds that these workers are particularly attracted to neighbourhoods beside downtown

areas. Mills (1991) discusses this in the Canadian context, explaining that those in

professional and managerial jobs are enepresented among gentrifiers, and increasing

numbers of these jobs appeared in Canadian central cities during the 1970s (p. 308).
Quastel (2009) discusses this in a contemporary Vancouver context, where

developersiot only tapped into an existing professicokass preference for dense urban

i ving, but also actively used marketing,

condo life from unattractive to fashionable (p. 715). The exploitation of gentdifiers

affinity for urban living is noe new phenomenon in Vancouvatfils (1991) discusses

how Aur bamittaynd itso viegneptoemselvies, &d oW developers in

Vancouver 6s Fairview Slopes neighbourhood

upward social mobility, convenience of location, amdost prominently the qualities of

ur ban | i atddengand falevelopmeets (p. 309).

Quastel (2009) states that researchers increasingly recognize the production and
consumption theories asihd and compatible (p. 699). Hackworth (2005) advises that the
cultural explanation for gentrification is incomplete without recognizing the importance
of economicsdka production theory) (p. 233)ackworthprovides several examples of
neighbourhoods iforonto where local business interests facilitated gentrification in the
process of packaging local culture to attract capital and profit. Maloutas (2011) argues
that the debate regarding which of these theories explain gentrification has waned in
re@nt years, being replaced &gargument on how widely gentrification can be applied

upon vaious contextsi. 34).
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2.6  Context of Gentrification
There is some disagreement among scholars on whether gentrification is limited

to certain parts of the w&ern world Butler asserts that gentrification is mostly relevant
to AAMMEeIrd cand cities, which hespedkingNorth bes a
America and a few other cities in the anglophone world (as cited in Maloutas, 2011, p.
43). Maloutasstates that these cities share a unique history where higizene groups
abandoned the inneity during industrialization; this was a precondition for the
development of a large difference between actual and potential real estate values in the
inner-city during deindustrialization (p. 36). The difference between actual and potential
values drives gentrification in cities which share this history. In contrast, Maloutas gives
the example of Paris, France, as a place where the inner city has alwaysdugxeddry
higher status groups, and Istanbul, Turkey, as a place where processes resembling
gentrification are unrelated to -dledustrialization, and therefore are not gentrification (p.
37). Other scholars assert the existence of gentrification beyorid-Anggerican cities.

For example, Winkler (2009a) argues that Johannesburg, South Africa, is experiencing
gentrification at the current time (p. 364). Badyina & Golubchikov (2005) describes
gentrification taking place in Moscow, Russia.

As a North Americarity undergoing dendustrialization and containing several
examples of gentrifying districts in the inner city (Mills, 1991, p. 306), gentrification in
Vancouver resembles the Angdanerican gentrification pattern. Therefore,
notwithstanding debates alidhe international context of gentrification, urban change in
Vancouver that fits the definition of gentrification can safely be identified as such.

There is a separate contextual issue regarding how gentrification develops in

different neighbourhoods. doutas (2011) asserts that within a city gentrification is
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contextual to some extent (p. 41). For example, the Harlem and Williamsburg

neighbourhoods in New York City both experienced significant gentrification in the
2000s despite different levels of ggmment involvement. In Harlem, public policy
initiatives resulted in reinvestment and gentrification in the area. By contrast,
gentrification in Williamsburg was markétd and occurred well befosemilar public
policy intervention began (Zukin et alQ@9, p. 5654). That two neighbourhoods within
the same city can gentrify at the same time from different causes illustrates the
importance of context.

Rose(1996)s uggest s an approach to gentrificat
the history and coeit of particular neighbourhoods, while looking for evidence of how
those | ocal experiences relate to more gen
161).This idea supports the usefulness of this case study of gentrification in Grandview
Woodlard, and the results of this study are generalized in a similar way.

2.7 Stage Models of Gentrification

Stage models explain the process of gentrification as passmgghtwo or three
stages (Caulfield, 1994, p. 125cholars includingaulfield Ley (as cited in Boyd
2008a), Boyd (2008b), Rose (1996), and Lees et al. (2@G08) outlineckither basic
stages of the gentrification process, or elements of a stage of gentrificatiorshibey
how different economic and social groups can come and ggentaifying
neighbourhood over time (sé@able?2).

As gentrification sets into a neighbourhqabere is a shift in the goods and
services provided by local businesses to accommodate the higher incomes and different

tastes of the gentying population.Leescalls this retail gentrification ocommercial
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gentrification (as cited iMurdie & Teixeirg 2009, p. 75).

2.7.1 Retail Gentrification

Zukin (2009) describes the process of retail gentrification as starting with privately
owned boutiques, somet#a owned by new residents of the gentrifying area (p. 62).
Certain types of businesses have been noted around the world as signs of gentrification,
including wine bars and designer clothes boutiques. These contrast with commercial
establishments incumbefmbm the pregentrification period that cater to incumbent
poorer residents (Zukim. 47).Murdie & Teixeira(2009) notehat incumbent residents
may dislike the increased cost of goods and services that accompany gentrification (p.
77).

Boutiques act aa sign that a neighbourhood is safe for further investment by
private developers and public agencies, which is accompanied by increased rents,
redevelopment, and improved services (Zukin, 2009, p. 48, 62). These boutiques are
followed by chain stores, agell as higher rents which many boutiquesamable to
afford (Zukin,p. 62). Zukin states that these chai
result of older stores disappearing with higher rent or demolition for new condos. If they
remain residents muschoose between them and wetbcked but impersonal chain

stores (p. 48). Retail gentrification is a visible sign of gentrification in a community.

2.7.2 Stage 1 of Gentrification

Caulfield (1994) distills the theories of Holcomb, Beauregard, andih&yan
early stage when artists, homosexual s, and

to a neighbourhood for its affordability and tolerance (p. 125). Ley adds other
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Acountercultur eo gstagewgnsifiers, includihg stadts|andst of e a

political activists (as cited in Boyd, 200
gentrifiero to describe these first stage
renovate their homes or invest speculation (Caulfieldy. 126).

Hackwath (2005) states that the efforts of Business Improvement Associations to
market the ethnic communities in which they operate (such as Corso Italia and
Greektown in Toronto), now has the potential to spark gentrification in the way that
artistic communies have done (p. 232). While he does not refer specifically to a stage
model, this indicates that the presence of an ethnic community may now be part of the
first stage of gentrification.

Boyd (2008b) states that it is difficult to detect early stageriieation (p. 769).
While Boyd does not elaborate, it stands to reason that the presence of artists,
homosexuals, students, and most other groups associated with gentrification is not always
obvious. The presence of ethnic groups is often obvioushbitibvolvement in Stage 1
is not strongly supported in the literature at this point in time. Census data later makes
gentrification more apparent by showing a drop in-loeome renters, an increase in

high-income homeowners, and a general upwards ishificome Boyd, p. 769).

2.7.3 Stage 2 of Gentrification

Caulfield (1994) describes a transitional stage between early and complete
gentrification, where middie | ass people are attracted by t
Asecurity of i ghboarsobdfe H26)0Rose {1996) Wescrilbes the

secondstage group as including young people who have the money and job security to
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buy homes to live in and renovate (p. 132). Ley adds that these are often tolerant,

progressiveminded types of people who @yeciate the lifestyles of the incumbent
residents of the neighbourhood (personal communication, May 15, 2014). However,
Murdie & Teixeira(2009) statehat even at the earlier stages, gentrifiers may be
intolerant of incumbent residents, whose valuesaustioms may differ from theirs (p.
77).

Boyddés (2008b) description of the change
Boulevard area of Chicago between 1990 and the2®@Ds appears to be an example of
the progression between an absence of gentrificainol Stage 2. Census data indicates
that the area was not gentrifying in 1990 (p. 769). Boyd reports the development of
cultural institutions in the local area starting in 1993, including an annual Blues Fest and
the Gateway public art project (p. 763hi§ new artistic presence could indicate the first
phase of gentrification. By 2000, middle class people were replacing poor residents and
retail gentrification was taking placBdyd,p. 7697 7 0 ) . Belanger s (201°
study i nt o experencdsavithtgentrificationvinghd Montreal neighbourhood
of PointSt-Charles also fits the profile &tage qp. 31:32).

2.7.4 Stage 3 of Gentrification

In the final stage of gentrification, increasinglgalthy people move in and real
estate pdes increase significanthCaulfield 1994, p. 125). Ley states that these people
tend to be less progressive in their politics, and unlike people that came in previous
stages, they often see the potential for further land value appreciation as anrntmporta
priority (personal communication, May 15, 2014). Lees (2008) states thatdge

gentrifiers want their neighbourhood to be
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compared to earliestage gentrifiers (p. 2464). Rose (1996) states that develgper

involved at this stage, buying, developing, and selling property to take advantage of rent
gap and anticipated property value increases (p. 132)&L&gybson (2008) identifghe
Vancouver neighbourhoods of Kitsilano and Fairview as examples offggehlocal

areas (p. 2478). Throughout the process of gentrification, increasing prices lead to a loss
of affordable housing and the consequent departure of many incumiemg-class

residents Nlurdie & Teixeirg 2009, p.73 & 77, Rosd.996, p. 13

Table 2: Stages of Gentrification
(Caulfield, 1994; Ley as cited in Boyd 2008a; Boyd, 2008b; Rose, 1996; and Lees et al., 2008)

1. Early Stage 2. Transitional Stage 3. Late Stage
Artists, writers, musicians| Middle-class Wealther people (e.g.
students, homosexuals, | professionals, often private sector managers)
and political activists politically progressive move in and real estate
move into a (e.g. teachers, journalists| prices increase
neighbourhood for its librarians), are attracted [ significantly. By this stage
affordability and the vibrancy created by th high prices have excluded
tolerance. first arrivals. traditional residents and
most of the types of pple
who arrived in gagel & 2.
Retail gentrification: Throughout he process, local businesses change to serve
higher incomes and different tastes of the gentrifying population.

As with gentrification generally, context matters for stage mo&ttgyje models
should be applied with caution, since few gentrificapoocesses develop in the same
pattern (Caulfield, 1994, p. 127). While outlining a stage mdziallfield (1994)
cautions that gentrifiers can be diverse in many ways by highlighting the variation in

tenure, occupation, income, political outlook, cult@tiliation, and household
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composition of Toronto gentrifiers (p. 124ry (1996) indicates that gentrifiers now

include groups other than young professionals, such as families with children and parents
whose children have grown up and left homme24).1f the nature of gentrifiers is
changeable then this may weaken the applicability of stage models.

Caulfield (1994) gives the example of three Toronto neighbourhoods thadtdit
into the stage models at the time of his st(ihye Annex, Yorkville, ad Southeast
Spadina)p. 126). Rose (1996) believes that stage models apply better to cities that are
nationally or internationally important than to teafat are not (p. 133)irhited
application of stage models may weaken their applicability. Howawgriool that can
contribute to simplifying and compartment a
level of accuracy is usefth norrscholars seeking to understandStage models are
applied to this thesis.
2.8 Gentrification in Vancouver and Grandview Woodland

This study looks at gentrification in Grandview Woodland, which is linked to the

context of the City of Vancouver. Along with other major Canadian downtown areas,
Vancouver 6s downt own has enjoy®@6sbgi gni fi ca
private and public components of the service economy, and by provincial and municipal
governments attempting to make downtown areas more attractive to white collar
professionals (Rosd996,p. 131) Gentrification in Vancouver has been exacerbbted
amenities that draw international investors and increase property values, such as mild
temperatures, beautiful views, outdoor activities, cleanliness, safety, and high quality
services Quastel, 2009. 710). Property values have been increased fubthéhe

protection of suburban agricultural land from development, which has limited the amount
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of land available to the marké&Duastel, 2009, p. 697).

Quastel (2009) links Vancouver municipal planning policies starting in the 1980s
to a growing urbanageneration and envirommt al agenda revolving &
gr owt ho pr i mowth lpat atsacted themaiddle clags to downtown Vancouver
by encouraging dense, mixede, walkable, and transitiented developments and
neighbourhoods that combimerk, life and recreation (p. 703 & 710). Specific policies
driving this agenda include Living First Strategy (1980s), Clouds of Change (1990),
CityPlan (1995), and the Liveable Region Strategic Plan (1996), and EcoDensity (2007)
(Quastelp. 710).

Quasté(2009) explains the unique context in which gentrification has taken place
in Vancouver, which includes a strong environmental movement, high land prices, the
participation of public institutions such as universities in real estate development, and
largeformer industrial sites owned by the City or whose redevelopment was influenced
by City zoning regulation. This has result
in which development projects were marketed for meeting environmental and
sustainabity standards while at the same time causing gentrification (p. 697).

While Vancouver has received scholarly attention for its gentrification, the
Grandview Woodland localarédea s been fAal most completely i
researcho, wift hh etyh e& eDxocbespoMubeyn202d) . 55t udy (
Anot her exception is Yoon & Gul socdagsss (2010
preference foGrandviewschools with French immersion programs. It is important
because it provides a differenttakeo L ey & D o bassertiogtatthe2 0 0 8)

perception of low quality education @randviewamong gentrifiers causes them to leave
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after the birth of children, t hus & miting

Gulson notehat white middleclass parents are gravitating toward French immersion
schools inGrandviewbecause of the prestige of French in providing better opportunities
to gain leadership positions in the public sector (p. 712). Attending French immersion
schools also allows their itiren to avoid pooeperforming schools with high numbers of
immigrant students, where resources are siphoned toward English Second Language
programs Yoon & Gulsonp. 7060 9) . These parents enjoy the
multiculturalism inGrandview whileavo di ng mul t i entidl impactand i s mé s
their childrerds education Yoon & Gulson,p. 710).
If Grandview Woodland has shifted from a place where schools were avoided by

the middle class to a place where some schools are actively pursued by theclasddlle
this generates questions bowthis isimpacting the educational opportunities of
traditional resident8ut | er |, Hamnett & Ramsdendés (2013)
education in East London (UK) finds that gentrifiers there focus on partgzhaols in a
way that displaces traditional residents (p. 558). Further study that complements that of
Yoon & Gulson by focusing specifically on the impact of gentrification on schools may
reinforce these findings. While this thesis does not fill this gajmes provide new
material on the relationship between education and gentrification that may be of some
use.
2.9 Impact of Public Policy on Gentrification

This study looks at the links between public policy and gentrification in Grandview
Woodland.Sometimes government policies create gentrification by accident. For

example, governments pushing a multiculturalism agenda have supported the efforts of
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local business groups to market ethnically (or culturally) unique neighboisHmddhis

policy hashad the unintentional side effect of causing gentrification. This has led to the
displacement of the very ethnic/cultural incumbent population that the government had
meant to support (Hackworth, 2005, p. 232). This shows that government does not
necessaly employ policies that drive gentrification with that intention in mind.
Governments sometimes promote gentrification intentionally. Winkler (2009a) cites
a worldwide trend towards city governments moving away from traditional regulatory
roles towards phlic policies that encourage neighbourhood regeneration, such as tax
incentives, encouraging middle and higher income home ownership, and disintegrating
concentrated poverty (p. 376). Marcuse (1986) states that governments have tried to
encour agd zfedar girmaulps i ncluding artists, mu
to neighbourhoods in order to spur gentrification (as cited in Hannigan, 1995, p. 175).
Lees (2008) argues that social mix has been intentionally used by government to
create gentrificdon, as in the case of the DowntownsEsade in Vancouverp( 2451).
Government is motivated to support such an agenda because increased commercial
activities and middlencome residents result in higher fiscal revenues (Belanger, 2012,
p.31-32). However,Rose (1996) shows that in Montreal, Quebec, government maintained
genuine social mix in three gentrifying neighbourhoods by intervening into local housing
mar kets in a way that contributed to a ddi
Diversity ofresidential morphology refers to housing options that are attractive to
gentrifiers such as old buildings with Victorian architecture, new condominiums, new
townhouses, and industrial buildings that have been converted to lofts being interspersed

with lessattractive housing options, including rprofit housing cooperatives, public
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housing, and residences being located metustrial sites (Ros@. 155157). The

different outcomes resulting from social mix in Vancouver in Montreal show that
government mg have different agendas behind the same policy.

Urban redevelopment theory has identified lars& zoning and public investments
into a neighbourhood as ways that politicians and planners encourage gentrification
(Mills, 1991, p. 306). Hackworth (200pyovides an example of how zoning can have
this effect by describing how new condominium projects were planned along College
Street in Toronto after the Cityds Gener al
transit corridors (p. 224). Zukin (198provides an example from Manhattan, where city
planners rezoned industrial and commercial space for artists, setting the stage for
gentrification in the process (as cited in Hannigan, 1995, p. 182). In Johannesburg, South
Africa, the municipal public adinistration is using planning policies to provide
affordable housing on the edge of the city in order to exclude {oweme population
groups, with the ultimate goal of establis
2009b, p. 85 & Winkler, 20G8 p. 364). Therefore, zoning is a key policy tool
government can use to influence gentrification.

The government makes use of a variety of policies that influence gentrification
intentionally, unintentionally, and with ambiguity of intention. This illases the
complexity of the causandeffect relationship between policy and gentrification.
Badyina & Golubchikov (2005) argue that in
public policy and private interfieailoh@®., bur ea
115). This indicates thagublic policy is just one of many causes of gentrification, which

is one of the issues examined in this thesis.
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2.10 Conclusion
Gentrification is an issue steeped in scholarly debate. Hneeevariety of

definitions. Gentrification develops differently in different contexts, so stage models can
be used only as a guideline. Les@nding debate between the production and
consumption theories only recently appear to be fading. It is clear that gentrification is
taking place in Vancouver and that public policy has a part to play in gentrification
processes. However, it is unclear to what expeblic policy drives gentrification
independently of other variables. This gap in the literature compels a case study into the

role of different variables during the process of gentrification in Grandview Woodland.
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Chapter 3.0 Methodology and Methods

3.1 Methodology
Thisstudp s mi x ed met h oubasstheasestedy, stakeholddre s i g n

analysis, ancénvironmentakcan méhodologies as way toollect data. This section
explains these methodologies and why they were selected.
3.1.1 Case Study

This thesis uses the case study design to gain a better understanding of how public
policies have influenced gentrification ifcecal area where gentrification was previously
impeded. Gentrification in Grandview Woodland works well with the case study
approach because it is a contemporary phenomenon that the researcher has no control
over (Yin, 2009, p. 14). Murray (2011) stateattGrandviewh as been fAal most
completely ignored in academic researcho (
depth and descriptive case study.

Ley & Dobson (2008) undertook one of the few studie&ScamdviewWoodland
and by usinghe case stydmethod, this thesis extends the insights found in their
research. This thesis set out to use 2008 as the baseline year for research since this was
the year that Ley & Dobsonés study was pub
guinquennial Canadian censuhich fell in 2006, this year is also used as a baseline for
some data. Therefore, this case study exantiree2006to 2015time period

The unit of analysis is the Grandview Woodland local area, and the main focus is
on whatfactors propelled gentrifation to take hold iGGrandview despite being
previously impededAnswering this question requiresdepth data on gentrification in
Grandview including information on the impediments, public policy issues, contributors

andindicators ofgentrification,and related issues in neighbouring communities. The case
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study design meets this requirement by al

systematic,andid e pt ho data about the case (Patton,

The case study process is carried outimaccd ance wi th Pattonds
assembling raw data, constructing a case record, and writing the case study narrative
(Patton, 2002, p. 44850). Raw case data is assembled using qualitative interviews and a
document review that identifies evidence ehgification, policies linked to
gentrification, and applies the Environmental Scan and Stakeholder Analysis
methodologies. A case record of the interviews is developed by thematically analyzing
the interview data and organizing the document review inépters and subsections that
highlight themes. This case record is used to write the case study narrative, which is
presented in the Findings and Discussion chapters. This case study does not attempt to
prove any universal claims.

3.1.2 Stakeholder Analysis

This study uses a Basic Stakeholder Analgpigroactas described in Bryson
(2004), to identify which stakeholder groups and individuals impact gentrification, and
which are impacted by gentrification (p. 2093). This analysis provides a better
understanding of which policies are linked to gentrification, which policies link to which
stakeholders, competing demands, how decisions are made, and who the leading figures
in gentrification policy action and reaction altealso helped in the developmenftthe
interview questions and to generateas on whom to interview.

3.1.3 Environmental Scan
An environmental scan of East Vancouver places gentrification in Grandview

Woodland in a wider contexthis environmentadcan lools at the social, technodgcal,

t
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economic, environmental, and political (STEEP) secsrdescribed in Morrison (1992)

and identifies changes from approximately 2006 up to the current time. These changes
illuminate trends in East Vancouver that link to what is happeni@yamdvew. Local
Area Plans, crime statistics, school statistics, a variety of published reports, and news
articlesareused to determine changes over time.
3.2 Methods

This study uses serstructured interviews araldocument reviewas procedures
for data cdlection. This section explains these methods and why they were selected.
3.2.1 Semi-structured Interviews

Qualitative semstructured interviews were conducted with 18 stakeholders with
knowledge and opinions of gentrification and public policy iasiview Woodland and
other local areas in East Vancouver. This number of interviewees reflects what was
manageable given the length of the thesis. As a result of the complexity of public policy
and gentrification issues, elite interviews with people likelype knowledgeable in these
areas were used to obtain data. Interviewees included politically involved people,
providers of government sereis, and business peopseéTable3). These groups are
expected to be most aware of public policy since the¥ilkely to encounter it in their
jobs, activism, or businesses (Ley, personal communication, May 15, 2014).

Table 3: Examples of Interviewee Groups Contacted

Business People Politically Providers of

Involved Government
Services

Long-term Community Public Administrators
activists

Recent arrivals Ethnic/Cultural Law enforcement
groups

Developers Elected Community Centre
representatives Employees
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Non-profit
organizations

Ley & Dobson (2008) found that interviews produceglarations about
gentrification in Grandview Woodland that were not shown in census data (p. 2488).
Qualitative interviews appear to be the method of choice in gentrification research.
Belanger (2012) conducted 24 interviews in a study of gentrificatidreiiviontreal
neighbourhood of Poirbt-Charles (p. 38)Boyd (2008b) used an interview sample of 20
local homeowners, rehabbers, developers, and activists to study the impact of
gentrification on African Americans in Douglas/Grand Boulevard in Chicaga5(). In
a study on gentrificatMudieé& Texeird(2a09pusedo 6 s L it
gualitative interviews to fAevaluate percep
(p. 70). Boyd (2008a) used 25depth interviews in a study of getiikcation, zoning
regulations, and the regulation of youth p
| arger gentrifying trend in Vancouvero (p.
of using qualitative interviews to study gentrification.

Interviewees included four providers of government services, four business people,
eight politically involved people from Grandview Woodland, and two politically
involved people from neighbouring communit{@ount Pleasant and Strathcon@jis
variety povided a diversity of views on how public policies influence gentrification at
the local level, and included both pro and -@antrification stakeholders. Including
interviewees from neighbouring communities akoabetter understanding of how
developmaets in neighbouring communities have affect@&@ndview

Interviewees were identified in news articles or through snowball sampling. As



38
noted inMurdie & Teixeira(2009) the snowball samplingechnique is not representative

(p. 71), but meets the godl gathering the knowledge and opinions of stakeholders. Out
of 26 interviewees who were initially contacted through email, 14 responded and were
interviewed. In the four cases where snowball sampling was used, previous interviewees
gave potential intervieeme s t he researcherds contact i nfoc
researcher via phone or email.
The interview process utilized the combined approach described in Patton (2002),

that includes elements of the Standardized Gpeaed approach and the Intewie
Guide approach (p. 347). The questions were worded prior to the interview per the
Standardized OpeBnded approachP@tton,p. 344). Answers were then explored and
probedas outlined in the Interview Guide approaBtaiton,p. 343),limited only by a
pre-determined list of basic topics in the Interview Guide (Appe@)ixThis method
allowed key information to be gathered by asking specific questions, while maintaining
the flexibility to obtain clarification, additional information, and otherwise probe
interviewee responses to better understand their knowledge and opinions.

The interview questions gathered data o
on whatfactors propelled gentrification to take holdGmandview Woodland despite
being previously impedk(seeAppendixD). Several of the questions focused
specifically on the disamenities discussed in Beyobson(2008), in order to look at
how those factors have impacted the pace of gentrification, examine links to public
policy, and focus the line of gstioning.

Other questions asked more broadly about contributors to, and indicators of,

gentrification in order to give interviewees the flexibility to explore the wide variety of
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other possible factors. The opended nature of the questions allowedrwvigavees to

explore a wide range of issues. For example, no question specifically asked about
community resistance to gentrification because it was not one of the primary three
disamenities irGrandviewidentified by Ley& Dobson(2008) however, several
interviewees brought this up as an issue, so it developed into a theme drawn from the
analysis.
No demographic questions such as age, income, gender, ethnicity, education

level, and employment status were asked. These demographic features are not necessary
in the context of using elite interviews to determine waetors propelled gentrification
to take hold inGrandview Woodland despite being previously impeded
3.2.1.1 Data Analysis

Ritchie & Sphematiceaanalyss frdnewodkas Jised to arigze the
raw interview data. This consists of gaining familiarization with the data, identifying a
thematic framework, indexing, charting, and finally mapping and interpretation (p. 178).
An inductive approactvas used with analysis emerging from pattdmsnd in the data.
The researcher was open to themes that arose and did not code using prescriied codes
preserve the integrity orichdetals.t i ci pant s vVvi

During the familiarization stage, the analyst reviewed the raw inteéavin its
entirety to gain an overview of all the materighis includegeview of the transcripts,
audio recordings, and field notes. During this process, recurring themes brought up by the
respondents were written down.

To develop a thematic framewqrthe analyst went through the raw interview data

a second time more closdlyidentify all of the themes, concepts and issues according to
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which the data coulde organizedA theme concept or issuevas drawrfrom any point

that was linked to gentréation ideas developed in the literature revéewddocument
review. Not surprisingly, themes often arose from the topics contained in the interview
guestionsThe questions were substantially the same for all oiintieeviews, so it was
likely that therewould be some consistent themes arising from the responses (in one case
the inteview excluded some of thuestiondecause dfime constraintsbut the topics

of the unused questions were still broached in the course of answering the other
guestons).However, in many casésemes aroserganicallythatwere not directly

linked to the interview questian This resultedn somethemeghat were surprising to the
researcherAfter the thematic framework was developed, it was refined into an index
with codes applied to eactiheme conceptand issue, and connectionsremade

between ideas using headings and subheadings.

The third step was thadexing phaseyherethe indexwas appliedo the raw
interview data. This involved reading each of the interi@mscripts over again, making
judgmentsabout the meaning of the data, amplyingthe index codes to the material in
the margins of each transcript documdiitis allowedthe analyst to identify patterns in
the data.

In the fourth step, a thematicanth was created to lift the material codified in the
indexing phase and arrange it according to its thematic code. This masiabt lifted
verbatimb ut was synthesized to summarize the i
The chartwas organizedacording to headings and subheadings arising from the second
step. The codified material was numbered with the relemtentvieweed par t i ci pant

number so that the original text coldd referenced
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In the final step, the material was interprefEllis involvedreviewing the thematic

chart, comparing experiences and viewpoints, identifying patterns, and looking for
explanations from within the interview data. The goal of interpretation is to provide
explanationghat address the research question, exjgaures that arise from within the
research itself, look foaissociatiorbetween interviewees, and develop strategies for

change.

3.2.2 Document Review

Patton (2002) suggests that a researcher can use documents to learn about things

thatcannot be obseed. The Evidence of Gentrification, Stakeholder Analysis,
Environmental Scan, and Policies Linked to Gentrification sectionsalthedocument
review method Census data, newspapers, atiger publicly available sources similar to
the ones thaBoyd (2@8b)usedin a study of gentrification in Chicago (p. 75ows a
fuller understanding of the circumstances surrounding gentrification in Grandview
Woodland.

The Evidence of Gentrification section compates2006 and 2011 census data to
identify chamges in the characteristics of Grandview Woodland residents that indicate
gentrification Belanger (2012) states that these characteristics include a drop in the
number of children per household, increased educationuthbar of nortraditional
types of lmuseholds, the number of deimtome households, and increased employment
in the areas of new technology and media, culture, and education (Bo$d@)(2008b)
adds to these variables a drop in{wome renters, an increase in highome

homeowners, aha general upwards shift in income (p. 769)e 2011 census did not

contain the |long form component included
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This information was collected using the voluntary National Household Survey (NHS).

Some of the vaablesusedin this analysisare drawrfrom the 2011 NHS. Issues with
comparing the 2006 census and 2011 NHS are detailed Evittence of Gentrification
section

The Evidence of Gentrification section also uses a review of news articles. The
often iraccurate application af h e  wentriftatidrdo by media makes a reliance on
news articles an imperfect tool to identify the occurrence of gentrification. However,
newspapers are quite adept at identifying obvious neighbourhood changes and points of
controversy. Therefore, their identification of retail gentrification and controvenkgdi
to gentrificationis applicable
3.3 Thesis Limitations and Delimitations

Quantitative research is not necessary for this thesis because the purpose is to gain

abetter understanding of how public policies influence gentrification in a local area
where gentrificationvas previously impedeahot to measure variables in strict adherence
to the scientific method.acknowledge that8 qualitative interviews are not
representative of the population of Grandview Woodldnd,this small sample size
workedwell in gathering and analyzing new data that answers the research question from
stakeholders who are knowledgeable about conplicgentrification issuedt is too
small a sample to use for makingiversal claims. In additioto interviews, the research
guestion can be answered usihgqualitativedocument review methad gather and
analyze existing data to learn wifattors propelled gentrification to take hartd
Grandview despite being previously impedé&be resulting datgenerates ideas that will

allow government to better understand how policy decisions can impact their urban
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development goals, empower citizens with an improvaehé of reference to undeaistd

the sources of gentrification in their community, difich gap in the existing literaturiey
looking at thefactors that propelledentrification in an area previously sheltered from

significant gentrification by specific disamenities.
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Chapter 4.0 Findings

The following five findings chapters tell the story of gentrification in Grandview
Woodland since approximately 200khe Evidence of Gentrificatiochaptershows that
gentrificationis taking place in Grandview. The Stakeholder Analysis exptags
process ogentrificationin Grandviewin terms of who the stakeholders are and who is
influential. The Environmental Scan details the social, technological, economic,
environmental, and political situation in Grandviend the rest of East Vancouver
Policies Linked to Gentrification outlines some of grevincial and municipal
legislationlinked with the gentrificabn processn Grandview and across Vancouver
Writing these foudocument reviewchapters made it possible to identify many of the
elite interviewees invited to participateimerviews They also provide the background
information necessary to understand many of the issues raisedihtetiveeweeswhich
are discusseih the Analysis of Intervies chapter. Together, these fivieaptes provide

the indepth, qualitative case study needed to understand gentrification in Grandview.
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Chapter 5.0 Findings: Evidence of Gentrification

5.1 Introduction
This chapter uses the document review method to provide evidence that

gentrificationhas taken place B@randviewWoodland This addressethe research
guestion because if gentrification were not taking place there would be no reason to
explain the process gentrificationin Grandviewsince 2008A review of newspaper
articles since 2008nd real estate brochures from 2013 and 2014 shows that demographic
and built changes indicate the production of space for progressively moenafisers
in Grandview Additionally, the 2011 and 2006 Can
compared to prodie quantitativalemographi@vidence that gentrification haaken
place in GrandviewThese sources, along with additional evidegmoea/idedin the
Environmental Scan and Analysis of Interviews sections, shovgémtificationtook
place inGrandviewbetween 2006 and 2014.
5.2  Grandview Woodland Gentrification in the News
Gentrification in Grandview Woodland has been an enduring subject of discussion
in the press since 2008.2008 article indicates that residential gentrification was taking
placear ound Commer ci al Drive, but that the ar
panhandling, and criminal element was enduring, and could be expected to continue
despite gentrification (Vancouver Sun, 2008, para. 1, 4, 5 &tl@cusses how the
2007 Commerail Drive Community Survey indicates that people moving to the
Commercial Drive neighbourhood were generally tolerant otissde workers, the
homeless, and panhandlers, despite having the wealth to purchase a home in an area

where housing prices triplethse 1998 (Vancouver Sun, 2008, para. 1 & 1t1).
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mentions that some of the seade workers, homeless, and panhandlers were coming to

the area from the Downtown Eastsidafcouver Surpara. 11), which shows that
proximity to this community was still king an impact oiGrandviewat this time.

Another 2008&article highlighting the rapid increase in popularity of the Main St.
neighbourhood also mentions the increasing popularity of Grandview Woodland,
Strathcona, and Fraser Strdedrry Beasley, formedirector of ganning for Vancouver,
attributedthese changes to housing price escalation throughout Vancouver, as well as
good city planning in the inner city over many years (Gold, 2008, para&3@3The
latter indicates that public policy has conttibdi to the increased popularity of these East
Vancouver neighbourhooods.

A 2010 article dscusses the changesGrandview Woodlandls Gr and,vi ew Pa
which was given a $1.5 million redevelopment betwddy, 2010, andMarch,2011. In
the years prior tohie redevelopment, the park was frequented by homeless people (Gold,
2010, para. 4)Thisisc onsi st ent with Quastelds (2009)
gentrification on park ecologies, which includes the exclusion of the homeless and a
reduction in crine (p. 700).

The same 2010 article also suggests that gentrification has been increasing with
property values and middle class people moving in, as evidenced by new condos,
duplexes, chain restaurants, and an upscale wine bar (Gold, 2010, padis&)sses
opposition to gentrification, including the vandalism of a home and a mural in the area
with antigentrification graffiti Gold, para. 1 & 11), and the circulation of intimidating
postes targeting an area family wisoipported the park redevelopmé@bld, para. 13).

It also discusses the concerns of incumbent residents about displacement and an
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associ at e dGold,pdraas & 10)wAa2018 article about the arson of a house

under construction in Grandview Woodland quotes the arsonist wineeda
responsibility, who also declared that a
should fAnever feel s aWisan WodrsC&Gramenos 201 3,
(2004) contend thahere are some urban neighbourhoods in which activitiesasich
these have the ability largely repegentrification by intimidating developers and
gentrifiers (p. 1188)However, reports adlevelopers purchasingide swaths of property
in Grandviewthrow into question that idea that violent activiSiandvieware able to
hold off development by intimidation.

A 2013 article describes how developers are purngasioperties along Hastings
Street with the active encouragement of Vision Vancouver; these developers include
Solterra Group, whose owners are fundsrgision Vancouver (WallstapCrompton, &
Markle, 2013, para. 1)These properties have eitHaen rezonetom industrial to
residential or have rezoning pending awaiting the Grandview Woodland Local Area Plan
being passed into lavC{ty of Vancouver2 0 1 3 b, p.26). Gentrificat
landscapes can be greatest when it takes place on former industrial land (Quastel, 2009,
p. 700), so this area is likely to change dramatically. The changes to H&stewefhave
already been significanf 2014 article describes how Hastings Strées transitioned
from an area known for crime and sex trade activity 20 years ago to a trendy
neighbourhood with many culinary and brewery destinations (Stainsby, 2014, para. 1, 4
&7).

Murdie & Teixeira(2009) suggstthat the closing of businesses that serve low

income residents is a sign of accelerating gentrification (p. 76), and this appears to be
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occurring inGrandview Woodland a 2014 news article descr.i

populated by old, grungy cafés, jgmacked greengrocers, thrift shops and lottery
ticket/tobacco shops, the 1-§8arold plus Vancouver neighbourhood is now home to a
burgeoning food and dr iThikappearsconsisientiwhee, 201
Zukinds (2009) o bgshebrovuart h coond trheatta iwh ecnh anregi e s
retail capitalo to finew, cosmopolitan entr
recognize a neighbourhood as changing, and the reversal of fodwwesidered news
(p. 62).

The change in businesseayrbe associated with the large property value increases
along the two primary business streets, Commercial Dr. & Hastings St., where increases
of 10- 25 percent were common occurrences between 2013 and 2014 (Bula, 2014,
Infographic).According to Ley, tese changes to the nature of retailing in a
nei ghbourhood signal a transdd iothade oanf t he
gentrification @s cited inMurdie & Teixeirg 2009,p. 75).

A 2014 article about the Hastings area in Grandview Woodland atsimaeased
housing costs in western parts of Vancouver to the middle class moving to East
Vancouver (Stainsby, para. 4)his isresulting in the recent surge in trendy restaurants
and bars owned by independentrepreneurs (Stainshyara. 4), ands indicativeof
retail gentrification irthis part ofGrandview

Another 2014 article about the Hastings St. ard@rahdviewcredits the many
heritage homes, proximity to downtown, and access to transportation routes as reasons
for the ar ehasbrs 2064 par.ild.thild article dseribes the increase in

development projects along Hastings St. to the lack of development opportunities in West
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Side Vancouver, the relatively lowipe and availability of land;lose distance to

downtown, and vis of the North Shore (Hansen, 2013, p. 2).

A review of brochures from two residential developments currently under
construction irGrandview Woodlanghows that developers are focusing on area history,
local parks, and cultural qualities to marketthegaf he br ochur e for HAThe
reflects upon the areas history as fa reso
and mentions fAparks with green spaces that

industrial and labour movement history in tlmeaa(BLVD, n.d.).Similarly, the brochure

ot

for fiBohemeo highlights that theendon®a i s
t hat @At he Bmwangparksane finadonvithdieafy shade trees, beautiful
playgrounds, pr i st iiumgn.ds).phe istossistentwithdsudy. . 6 ( M
of the Downtown South area of Vancouver os
developers in the 199006s wutilized the | ang
promote the area, amdlresbher aeeadpgl ontdatsit o
erased orironicallyrpr esent ed with the pathos of dist
While one would not expect companies trying to sell homes to highlight sometimes
violent labour movement histories or ttwerrent reality of externalitgreating industrial
uses, the reality that large developers are now active in Grandview and are repeating the
successful marketing campaigns from the Downtown South neighbourhood does give
another indication that gentrifidgan is in progress in Grandview.
5.3 Census Indicators of Gentrification in Grandview Woodland
Scholars including Belanger (2012) and Boyd (2008b) have identified census

indicators that reveal gentrification is taking place a given dit@ase include drop in
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the number of children per household, increased education among area residents, the

number of noftraditional typeof households (Belanggs, 37),and a general upwards
shift in income (Boydp. 769).A comparison of these data indicators frdra 2006
census and the 2011 National Household Survey indicates that gentrification is occurring
in Grandview Woodland
A trend towards smaller households with fewer childreiicategentrification The
average number of children at home per censuglfamGrandview Woodlanthas
dropped from 0.9 to 0,8vhile the overall average for the City of Vancouver has
remainecdconsistent al.0. This minor change in Grandviewould indicate gentrification.
Increased education indicates gentrification, andnapeosison of theotal
populationaged 15 years and over by highest certificate, diploma or desfp@ss that
this trend was at work in Grandview Woodlzaanatd Vancouver overall between 2006 and
2011. The percentage of Grandview residents with no certifidgtiema or degree
decreased from 2Bin 2006 to 17.8n 2011. The percentage across Vancouver decreased
from 16.7 to 13.9 Thepercentage oBrandviewresidents whose highest level of
education wasigh school also dropped, from 24.9 in 2006 to 24.2011. The
percentage @oss Vancouver decreased from 23.6 to 22i@ent. The decrease in these
two categories corresponded with an increase in the percentage of Grandview residents
with a postsecondary ceitiite, diploma or degree from 5406rcent ta60.2 percent.
The percentage auss Vancouver increased from 58atcentto 633 percent. This
shows a clear increase in the level of education among both Grandview and Vancouver
residents and indicates gentrification. The change in Grandview is evemprooceinced

than the change across Vancouver.



51
The number of nofraditional households has increased in Grandview Woodland.

Traditional residents dbrandvieware working class, and this class is most directly
represented by three occupational classificet Trades, transport and equipment
operators and related occupations, Occupations unique to primary industry, and
Occupations unigue to processing, manufacturing and utilitepresentation of all
three of these classificatiohavedropped inGrandvew and inVancouver overall
between 2006 and 2011. Grandview these occupatiordroppeda total of 4.1percent
from 17.9percento 13.8percent In Vancouver, thegropped?2.3 percentfrom 13.2
percento 10.9percent This is indicative of an overadlentrifying trend in Vancouver,
with a greater trend iGrandview

A general upwards shift in income indicates gentrificataon a comparison of the
2005 and 2010 mediaand averagencomes found under thetal income of population
aged 15 years andver categoryshows that this trend waat work in Grandview
Woodland (the 2006 census and 2011 National Household Survey provide income
statistics for 2005 and 2010 respectivelgyandview Woodland has experienced an
upwards shift in income both in comEm to2005andin comparison to theest of
VancouverGrandvieww s medi an and average incomes hayv
$26,78 respectively in 2008 $25,429 (+26 percen} and $34,706 (+29.percent
respectively in 2010This is a markedly higer rate of increase than the overall increase
in the city of Vancouver; the citybds medi a
$23,682and $36,605 respectively in 2065$27,815 (+14 percen} and $43,058 (+17.6
percen} respectively in 2010V hile Grandviewd medianand averag@comes are still

lower than the city average, the gap is narrowing. The upwards shift in income indicates
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gentrification inGrandview

5.4 Challenges to the Document Review

Some census indicators of gentrification idiedi by Belanger (200)2and Boyd
(2008b)could not be included in this study as a result of inconsistencies between the
availabiityof2 006 and 2011 censuso6, or the cost of
Statistics Can ad ahéesnditaorsanaduti@thechumber of dualc t o .
income households, increased employment in the areas of new technology and media,
culture, and edeation (Belangem. 37),a drop in lowincome renters, and an increase in
high-income homeowners (Boyg, 769).

The bng form censuw/as not useduring the 201ktensusand was replaced by
the National Household Survey (NHS). Many researchers, business groups, NGOs, and
other stakeholder have lobbied to restore the long form census (Maioni, 2015, para. 7).
The results bthe NHS has been described as incomplete due to its much lower response
rate of 68.8ercentas compared to 93ercentfor the previoudong formcensus
(Maioni, para. 8). These brodmhsed concerns about the accuracy and completeness of
the datavereacknowledgedn the proposal stage of this study. What was unexpected
was the incomparability problems between the results of the 2006 census and the 2011
NHS and the unwillingness of Statistics Canada to provide limited assistance at no or low
cost.

Statistics Canada provides data specific aboutf@dview Woodlandbcal area
t hrough the ACensus Data for City of Vanco
throughte A Pr of i | e f osr L\Wacnaclo uArreera saondi nl tt he 2011

occupaibn classifications provided at the local area level in 28@6not providedh
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2011.For example, to determine cihceeasgdes i n t he
employment in the areas of new technology
possiblet o i denti fy fAProfessional ocddepsasti ons i

Data for City of Vancouver Local AreasThis category is not provided in the 2011

AProfil e fors Vlamncawhéncentmissanlylthe data category that
captu es t his and several other occupational
culture, recreation and sporto. These two

There are some occupational classifications that changed slightly between 2006 and
2011, makingt extremely difficult and time consuming to ensure that the data is
comparableFor examplethree census occupation classifications were used by Belanger
(2012) to an athgmmbertolnen ri andlii tciad mal At ypes of I
of the thee classifications hadifferent titles in 2011 than they did in 200Bqcupations
unique to processing, manufacturing and utilities & Occupations unique to primary
industry). In order toensure comparability, the researcher analyzed the jobs that fell
uncer the umbrellas of these two classifications in 2011 and 2006. The jobs appear to
match, but sometimes have slightly different titles or are switched from oreasedpory
of the occupational classification to another. For example, the 2006 census\categor
Occupations unigue to processing, manufacturing and utilitiesains the jobVater
and waste plant operatormder the sulcategoryMachine operators imanufacturing
The 2011 NHS catego@ccupations in manufacturirgnd utilitiescontains the job
Waer and waste treatment plant operatorsder the suizategoryProcessing,
manufacturing and utilities supervisors and central control operafbnese jobs appear

substantially the same, and the other differences between the 2006 and 2011 census
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occupatims for this indicator were similar. As a result, tindicatoris used in the

analysis.

Data relat i ng dtominlowh ex ciomaei ¢ ®&thdres sfdba and 7
highi ncome homeowner so, were not avthail abl e i
numberofdual ncome householdso was not availabl e
Statistics Canada responded to numerous emails from the researcher deekirgfion,
and provided broastrategieghat were not relevant for the data analysis of loczd a
statistics Their responses on how to obtain comparable data specific to the relevant
indicators made it clear that further analysis would have to be carried out at a high cost to
the researcher. The minimum cost for producing a custom tabulatiogybhBatistics
Canada is $512.74 and takes a minimum of nine weeks to obtain. Therefore, the cost for
the three required tabulations would have been at least $1,528.22, and possibly far more.
This cost was unanticipated and unaffordable to the researoldinancial aid was
inaccessible in the latter stages of the research when the scope of this problem became
clear.

The Census Indicatord Gentrification in Grandview Woodlarslibsection of this
studyis weakenedby the fact that some of the censusdatbrs of gentrification could
not be usedFuture researchers may benefit from awareness of these weaknesses in the
2011 NHS, and the possible need to financially prepare for obtaining necessary funding
to pay Statistics Canada for assistance.

An additbnal problem with comparing the 2006 census and XH3 is thathis
timeframeonly covers six years of the tgear period discussed in this study. It would be

interesting for future research on gentrificatiorGrandview Woodlando look at the
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2016 casus materiaih relation tothe results found in this study. This could strengthen

the current evidence indicatiggentrificationis taking place in the community.
5.5 Conclusion

A document review of news articles, real estate brochuregharD11 ad 2006
Canadi anndicae that gestificatiotook place in Grandview Woodland between
2006 and 2014. While there are difficulties inherent in comparing the 2011 NHS and
2006 census, the results support the idea that the production of spaceyfesgvely
more affluent users is taking place in Grandview. This provides a foundation for the rest
of the Findings in this thesi$his addresses the research question because if
gentrification were not taking place there would be no reason to expdaprdbess of

gentrificationin Grandviewsince 2008.
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Chapter 6.0 Findings: Stakeholder Analysis

6.1 Introduction
Gentrification in Grandview Woodland is highly contentious, involving numerous

stakeholders with conflictingnd/oroverlapping agendashis chapter identifies the
importantstakeholders involved witgentrificationin Grandview Stakeholders/ere
identifiedthrough a Document Review of newspaper articles about Grandview
Woodland. These stakeholders incluoeal resdents business, indiry, business
improvement associations, real estate developers, political parties and their
representatives, public administrataasdcommunity organizationd-his addressethe
research question because understanding these stakeholders and thes megre
explain the process of gentrification@randviewsince 2008.
6.2 Local Residents
The broadest stakeholder groupoisal residentswhich carbe dividedinto
homeowners and renters. They are the most direifdgtedby gentrification a a result
of changesn financial circumstances, such as rent and property values. Homeowners
may enjoy an eventual financial windfall when they sell their property, but pay higher
property taxes in the interim as their property assessments increaseitmarecause
gentrification by making renovations to their homes (Lees, 2012, p. 241).
Landlordsare able taharge higher rent as the neighbourhood becomes more
attractive, which may result in gradually increasing rents for curegmérsin some
cass, rentere X peri ence fArenovictiond, which occur
make renovations to an apartment building, ted substantially increases the rent

(Cooper, 2011, para. 2).
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6.3 Local Businesses
As an area gentrifies, loigrm loal businesses appealing to traditional residents

may have to shut down or move to avoid rising rents. Retail gentrification occurs as these
businesses are replaced by new ones suited to serve the more expensive tastes of
gentrifiers. The process of retgintrification occurs throughout the stages of
gentrification.
6.4 Local Industry

Industry may be impacted by gentrifier expectations, which can lead to demands
for industry to mitigate externalities such as smells emanating from factories or noisy
trucktraffic. This can make gentrification an irritant for some indakstakeholders, the
most highprofile in Grandview Woodland being the West Coast Reduction animal
rendering plantHowever, municipal policy makers have been largely supportive of a
sustamned industrial presence in Grandview.
6.5 Business Improvement Associations

Some Grandview Woodland businesses and industries are represetiteth bl
Business Improvement Associat&lBlA), whose interests can overlap wittodeof
their members. TénCommercial Drive Business Society represents businesses along the
majority of Commercial Drivén Grandview The Hastings North BIA represents
businesssin the industrial area in the north of Grandvielgng Hastings iGrandview
and beyond into the &$tings Sunrise local area.
6.6 Real Estate Developers

Real Estate Developers operating in Grandview Woodland are responsible for
several recent upscale building projects that are part of the gentrification process.

Developers can also act as stakehaldkerough land assembly. An example of this is the
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sale of 6 blocks from Woodland e in Grandviewthrough to Campbell Avauein the

Downtown Eastside; a Colliers International advertisement for 1172 Hastegs)$ht
outsideGrandviewdescribes howhie area was recently sold to various developers and
i nvestors who plan to build Anew condomini
6.7 Political Parties and Representatives

Developers are major contributorsthe electiorcampaigns of the tworgest
political parties in Vancouver, Vision and the NBartisan Association (Williams, 2014,
para. 11 & 13). Since developers sometimes build the upscale buildings that bring
gentrification to an area, this puts political parties in a potential cooflicterest
position when dealing wh gentrificationrelatedissuesand public policiesFor example,
the community planthat directly affect developmeirt Grandview Woodland, the
Downtown Eastside, and other local areas were election issues in 2@120da, para.
4 & 5). Local political representatives from other levels of government are also
stakehol ders because of gentrificationbs i
industry. These include Vancouver East MP Libby Davies, Vanceveemnt Peasant
MLA Jenny Kwan, and Vancouwtastings MLA Shane Simpson.
6.8 Public Administrators

Public policies on the location of local amenities, disamenities, and zoning
decisions impact gentrification. Public administrators are both the lfrentieliveers of
public policy, as well as the eyes and ears of government in the local area. This makes
such public administrators like City Planners, Community Centre employees, and- locally

based police working through the Community Policing Centre importanthstialess.
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6.9 Community Organizations
Local organizations operating in the community and sometimes representing local

people, are stakeholders. In Grandview Woodland, these inehaikd service providers
such as th&randview Woodlanéood Connection, thKettle Friendship Society, the
Kiwassa Neighbourhood House, and MOSAIC. Local ethnic organizations like the Urban
Native Youth Association and the Vancouver Aboriginal Friendship Society are
stakeholders. fie Grandview Woodled Area Council is a stakelu®r, and has been a
leading criticof thecommunity pan (GrandviewWWoodland Area Council, 2@).
Finally, the Grandview Heritage Group would have a stake in ensuring the preservation
of historical buildings in the face of gentrification.
6.10 Conclusion

Gentrification in Grandview Woodland impacts a range of stakeholders that
potentially includes most members of tBeandviewcommunity. These stakeholders
may benefit or be disadvantaged by gentrification. This addresses the research question
because wterstanding these stakeholders and their interests helps explain the process of
gentrification inGrandviewsince 2008. A clear understanding of stakeholders
contributed to the selection of a diverse group of interviewees. It also supports the
EnvironmentaScan because some of these groups are linked to some of the changes to
the social, technological, economic, environmental, and political circumstaméessst

Vancouversince 2006.
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Chapter 7.0 Findings: Environmental Scan

7.1  Introduction
This chaper uses ®ocument Review to complete an Environmental Scan of East

Vancouver. This addresses changes to @@k technological, economic,

environmental, and political situation in the area from approximately 2006 to 2014. The
scan incorporates localem plans, land use data, crime statistics, education test scores,
real estate price changes, and other relevant e=s®to determine changesger time.

This relates to the researchastion by showing that the filecal areas that make up

East Vancouve(GrandviewWoodland, the Downtown Eastsidgtrathcona, Mount
Pleasant and Hastings Sunrise) are gentrifying, and have changed in ways that invite

further gentrification.

7.2 Social

7.2.1 Crime
There has been a dramatic decrease in many categociesefEast Vancouver

between 2006 and 2018eeAppendiced- - L). Zukin (2009) found that falling crime
rates in neighbourhoods in New York City that were previously unattractive to
developers contributed to their attractiveness (p. 49). Thereforeyaipisrdcrime is
likely to have made East Vancouver more attractive to gentrifiers.

Vancouver Police Departmesiatistics on Grandview Woodland, Mount Pleasant,
Hastings Sunrise, and Strathcona (combined with the Downtown Eastside), show that
robberiespreak & enters, and motor vehicle thefts hdegereasethroughoutEast
Vancouverfrom 2006 to 2013Assaults have decreased markedlmandview
Woodlandwhile increasing in Strathcona and remaining consistent in Mount Pleasant

and Hastings Sunrise. Tiehave remained constant in Mount Pleasant while falling in
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the other three local areas. Mischief has increased in Strathcona, remained constant in

Grandview, and fallen in Hastings Sunrise and Mount Pleasant. Charges of prostitution
gradually fell by 97ercentn Grandview, from 67 charges in 2006 to two charges in
2013. The other three local areas showed consistently low levels of prostitution over the
same period, although it should be noted that prostitution laws are not enforced in the
Strathcona loal area as a matter of policy (Hutchinson, 2012, para. 8).

In addition to a drop in crime making East Vancouver more attractive to-safety
conscious gentrifiers, there is also anecdotal evidence that gentrification can contribute to
a decrease in crimeoFexample, the construction of the-Giiit Sequel 138
condominium building near Main and Hastingshie Downtown Eastsideotived the
Vancouver Area Network of Drug Users to de
drug mar ket . . increased presenae efpalide and privatetsdrarity
(Stueck, 2012, para. 2, 10, 15). Therefore, gentrification and reduced crime could

reinforce oneanother in East Vancouver.

7.2.2 Social Housing

Like crime, social housing is seen as a disamenity by mpatgntial gentrifiers
(Ley & Dobson 2008, p. 2490, 2493 & 2494). In 2007, the @fywancouver and the
Province ofBritish Columbia agreed to build new social and supportive housing units on
12 sites owned by the City (two more sites were later ad8edpf the 14 sites are in
East Vancouver, with two in Strathcona, two in Mount Pleasant, and two in the
Downtown Eastside (BC Housing, 2010, para. 1 & 4). This has expanded the permanent
presence of social housing that some potential gentrifiers viewligaraenity.

Also in 2007, the Provincial Government purchased 24 Single Room Occupancy
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hotels inthe Downtown Eastsidend surrounding area through the BC Housing crown

corporation. In 2011, BC Housing began the SRO Renewal Initiative project to restore
the most deteriorated buildings (BC Housing, 2013, p. 1). While the purchase of these
buildings guaranteed a permanent disamenity in the area, the physical improvements to
the formerly neglected buildings have attracted investment into the neighbourhood,
including condos and gourmet restaurants (Mackin, 2013, para. 9).

However, the purchase of the buildings by the province have not put an end to
building management issues that may deter some gentrifiers; Atira Management, a
subcontractor hired to manageme of the buildings, have admitted that they allow drug
use and prostitution inside their buildings in order to fulfill a government mandate to

of fering a fAlow barrier to housingo (CBC N

7.2.3 Education Test Scores

Ley & Dobson(2008) found thaiGrandview Woodlands st andar d educat
scores and university enrolment rates were much lower than those of West Side
Vancouver schools, which resulted in the quick departure of Sraredviewgentrifier
residents once they had childrgn 2490). There has been an improvement in education
indicators that could indicate the removal of a barrier to gentrification. The East
Vancouver school attendance districts include the Britannia, Templeton, and Vancouver
Technical schools. These threstdct boundaries each cut across two or more of the
local areas that make up East Vancouver (Vancouver School Board: School Locations
and Boundaries, 2011ata produced by the Vancouver School Board and compiled by
the Fraser Institutésee AppendiE) shows that many indicators for schools have

improved between 2006 and 2013. Average exam marks improved at all three schools;
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percentage of exams failed decreased at two of the three schools; the graduation rate

increased at all three schools; the delagghcancement rate droppedall three schools.
Other Fraser Institute indicators were not included in this study because their impact on
school performance is less direct. The improvements in indicators directly linked to
school performance indicate thHaast Vancouver schools could be becoming more

attractive to potential gentrifiers.

7.2.4 Commodification of East Van Counterculture

The counterculture elements in East Vancouver are also attractive to potential
gentrifiers and have been-opted by devealpers in their marketing campaigns. Boyd
(2008a) followed the commodification of Mo
which was being mythologized even as it was being discouraged by law enforcement (p.
104). The commaodification of countercultureGmandview Woodlands occurring at the
current time, with the very first line of thdarquee On the Driveondo development
website stating that AMusicians, artists,
Drive, n.d.), indicating a reliance ongtelement of Commercial Dr. culture to sell
homes.Grandviewis home ta24 performance spaces and seven galleGéayg 6f
Vancouver, 2013b, p. 13 & 36), the presence of whidukin (2009) argues leads to
residential gentrification (p. 50).

Anotherparallel between Mount Pleasant gachndview Woodlands the
enthusiasm among developers to rebrand these neighbourhoods in the midst of
gentrification. Developers in Mount Pleasant advertised Main Street (a high street in
Mount Pleasant)s i SOMAOt awdoinUBoyd. 2008a, p. 108)

developers ofiThe Oxfordin Grandviewar e using the new AEast V
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neighbourhood brand coined by the local BIA in 2013 in their brochure, ahead of the

historical area name (Grandview Woodland) (BLVD, n.@he phenomenon of
rebranding accompanying gentrification also occurred in Toronto, where city planners
sometimes inventea namefor gentrifying neighbourhoods that lacked a link to the

areaods traditional name (Hannigan, 1995,

7.3 Technological

7.3.1 Technology is Reducing Pollution

Pollution can have an effect on how appealing an area is to gentrifier& (Ley
Dobson 2008, p. 2473), and advances in technology are reducing pollution arising from
transportation and industry in East Vancouwgcent efforts to reduce air pollution in
East Vancouver may be contributing to increased gentrification in the area. These efforts
includeAction Program: Addressing Air Quality and Climate Chanayed reductions in
emissions at the West Coast Reductiaimal rendering plant.

The Burrard Inlet off the northernmost portion@fandview Woodlandontains
some of the highest levels of air pollution in Greater Vancouver as a result of tanker
traffic transportation activity in the area (Metro Vancouver, 2@145). Port Metro
Vancouver manages this issue and is using technology to achieve goals laidaigrin
Program: Addressing Air Quality and Climate Chan{@808). This technology includes
reducing fuel use using truck reservation systems, hybrichodmipes, alternative fuels
(biodiesel and hydrogen), and hydroelectric shore power (p. 3 & 4). The railroads that run
through the northern edge of Grandview are reducing their emissions by making use of

hybrid locomotive technologies and idle slatwn teehnologies.
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Local industry is also using technology to control pollution. A key example is West

Coast Reduction Ltd., an animal rendering company whose fumes have generated
complaints m the community for many yearhe company installed a thermal oxael

(a device that controls odorous emissions) in 1993 and a second in 2006 (Vancouver
Courier,2009,para. 17 & 18).

Despite these efforts, West Coast Reduction has continued to be the target of
complaints, which resulted in the City of Vancouver dngfta law targeting odour
producing plants in 2012 (Woo, 2012, para. 1 & 2). The bylaw would assign a risk
category to processing plants arising from the nature of the products being processed and
the proximity of the planto residents (Wo@ara. 8). Theisk category assigned would
determine whether plants were required to pay tdaip to $150,000 (Wopara. 10).

However, a email to the City of Vancouver to follow up on this draft law resulted in a
response from a Senior Policy Analygtich may indiate the continued ability of
industry stakeholders to influence pollutipablic policy in Grandview

The proposed bylaw has not passed and the proposal is currently okViedicd

learned from the initial consultation that the proposal required somgehan

order to gain brader support from stakeholdeg&nce that initial consultation,

priorities have shifted such that this proposal is not currently active although

interest in it remainsAt this time, no timeline exists fa resumption of this

proposal(personal communication, Sep 19, 2014).

Though the bylaw is on hold, it is possible that such ongoing pressure from the City
has contributed to West Coast Reductionods
West Coast Reduction replaced thad oxidizer with more effective direct fired thermal
oxidizer, which they claim is the fAimost ef

(Metro Vancouver, 2013 & West Coast Reduction Ltd., 2014, p. 3). A reduction in

odourproducing emissions can bgpected to appeal to gentrifier sensibilities.
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7.4 Economic
Economic changes in East Vancouver indicate increased gentrification in the area.

Increasing real estate prices, increased development activity, and changes to the types of

business in the aaeare all likely to indicate a gentrifying trend.

7.4.1 Increasing Real Estate Prices & Immigration

According to the Demographia International Housing Affordability survey,
Vancouver 6s housing mar ket i s now dhbhre seco
2014). The process of Vancouver becoming an expensive international real estate market
has been decades in coming. Ley (2010) arg
AsizPaci fic economic and i mmigrat indl®0str at eg
showed that in 1989 foreign and immigrant buyers were not procuring the most
expensive real estate in the city, but predicted that urban property in Vancouver would
become a global commodity in the letegym (p. 214). This has proven true, witle t
1990s bringing an increase in housing prices as a result of factors including international
capital being attracted to Vancouver by its cleanliness, safety, and temperature, beauty,
and outdoor activities (Punter as citednastel, 2009, p. 710).

Busness immigrants have been attracted to Vancouver in large numbers, even
compared to Toronto, becoming at least 4.7 percent of the population of metropolitan
Vancouver by 2001 compared to Torontods 1.
Chinese (Ley, 200, p. 64), and are attracted by Val
educaton, and geopolitics (Ley. 77).

I n t he thigiBfl@xcobwealthy migrants resulted in criticism from the Anglo

Canadian uppeclass that were the predominant occup@rsealthy Vancouver
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neighbourhoods at that tinf8mart & Smart1996,p. 33).That criticism has dissipated

since the 20006s as Vancouverites became i
new identity as an AsiRacific city (The Vancouver Sun, 2004rp. 1, 26 & 27).
Housing prices approximately doubled in Vancouver between 2001 and 2007, with the
average price for a regular tvb@droom condominium downtown or on the West Side
increasing from $260K to $650K and average rentals for a regulaoddimon
condominium in those areas increasing from $1,000 to $2Q08astel, 2009, p. 710)
The average detached house in Vancouver is over $1.2 million (Young, 2014, para. 4).

Sot hebyds Top Tier Trends Report of 2013
buyersfrom China, make up approximately 40 percent of the market for Vancouver
|l uxury real estate (Sothebyds, 2013, p. 6)
Vancouver real estate would become a global commodity in thetdosngwas correct.
Ley (2010)found that the correlation betweeet international immigratioand
Vancouver home prices was an Aunusually de
factors, exceeding the relationship between prices and other factors such as and interest
rates {0.12),unemployment (0.16), and rehteacancies{0.03) {. 152 & 154; Young,
2014, para. 10).

Between 2005 and 2012, 36,978lionaire migrants moved to British Columbia
through the now defunct immigrant investor program, with a likely additional 20,000
airfving by way of Quebec during that same pe
investor program (Young, 2014, para. 12). There is evidence that an increase in
immigrant millionaire investment into Vancouver real estate has resulted in escalating

housingprices in recent years. No level of government in Canada collects data on the
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citizenship of real estate owners (Hutchins, 2015, para. 3), and in this vacuum of

information the Conference Board of Canada, MacDonald Realty Ltd., and Landcor Data
have all eleased reports indicating that Chinese investment is causing real estate prices to
increase in Vancouver.

A Conference Board of Canada analysis sh
market is effected more by GDP growth in China than by improvemesasnicouver
employment, and that GDP growth in China is just as impottattie housing markets
a drop in Canadian interest rates (Wiebe, 2013, para. 7). This is further confirmed by a
study from MacDonald Realty Ltnds,wheme of BC
reported that in 2013 it sold 33.5 percent of siffglaily detached homes in the City of
Vancouver to fipeople with ties to Thainl and
methods of this study have been criticized in the Financial Pdsb asmplistic,
consisting of Macdonald Realty going through real estate transactions to identify names
that the company believed were Chinese (Marr, 2014, paf&/hile far from an ideal
study, it does indicate atrendh at t he Ci t y percent\éthmccCbineseer 6 s 2
population (BC Stats, n.d. p. 3) may be exgpresented in the singtamily detached
home market.

Landcor Data carried out a similar study iicitnond and West Side Vancouwer
2011, whichfound that people with mainland Chingsemes made up 74 percent of
luxury purchases in those areas in 2010 (Young, 2014, para.ddip, Aperson having
a mainland Chinese name is not a strong indicator of being foreign in 21st century
Canada, and likely exaggerates the link between foraiggsiment and real estate

increases. However, there is little reasonable doubt that there are clear links between
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Chinese investment and higher housing prices, even if this link is exaggerated by studies

focusing on Chinese names.

Discussions of Chinesimpact on the real estate market have prompted accusations
of racism and the Chinese head tax, with-@inese development industry
professionals sometimes pushing versions of this idea, including developer Bob Rennie
and consultant Bob Ransford (Your&§)14, para. 3 & 5). This is consistent with
historical practices of prdevelopment businesses in Vancouver; for example, the West
Side Builders Association successfully used the spettacism to discourage resistance
to neighbourhood change tine Sraughnessyjocal arean the 1990s (Ley, 2010, p. 190
91). This shows that the development industry has a vested interest in avoiding a
discussion of the impact of foreign investment on the real estate market.

Vancouverites of Asian deent, including Vanauver city panning commissioner
Brandon Yan, Head Tax Families Society of Canada founder Sid Chow Tan, and
Chinatown activist David Wong have all expressed that accusations of ralsm a
comparisos to the Chinese head tax may be inaccurate and couklirgeused to stifle
discussion about the effect of Chinese investment on the real estate natkay, (2014,
para. 4 & 7, 8, 15)This reinforces the legitimacy of the discussion.

The Financi al Post argues that ythe Chine
housing areas is pushing up housing costs in other parts of Vancouver, because people
are selling their homes in these areas and moving to other areas of Vancouver, which is
pushing up prices in those areas (Gordon, 2014, para. 2, 21). Similarly, Z0@®) (
found that the high price of land in New York City encouraged private developers to

become active in areas they previously 1ign
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Report (2013) found that none of Vancouver

Vancouver (p. 5). However, increasing housing costs in the rest of Vancouver are

pushing the middle class into East Vancouver (Stainsby, 2014, para. 4).

7.4.2 Money Moving Eastward in Vancouver

Between 1970 and 2005, the share of higitome neighbouidods in Vancouver
doubled to 32 percent, resulting in many {oweome residents leaving for the suburbs of
Surrey, Langley, and Coquitlam (Gillis, 2014, para. 10). As a result of real estate price
increases throughout Vancouver, formerly {meome and cme-ridden areas such as
Main Streetn East Vancouvehnave become trendy and expensive (Gold, 2008, para. 5,
12 & 22).

In 2007, a building boom began along thegalowntrodden East Hastings Street
which runs through the East Vancouver local areas @fribmwvn EastsideGrandview
Woodland and Hastings Sunrise. This has included 25 building projects completed along
it since 2007, with two more under construction, five other major projects approved, and
six others under review by the City as of 2013 (Hang613, pl). There are other
properties in the area that have been purchased by investors for development, including a
site purchased by Onni at East Hastings and Clark, and two sites (895 & 828 East
Hastings) purchased by Lululemon founder Chip Wilatamg EasHastings Street
(Mackie, 2014, para. 50T.hese examples show thdastings Streds now seen bpig

businessissafe for investment.

7.4.3 Municipal Policy Attempts to Address Affordability

The City of Vancouver has made several attergpteanage real estate and rent
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increases through public policy. The Short Term Incentives for Rental (STIR) is a City

policy meant to address housing affordability. Passed into law in 2009, this program
exempts developers from paying some development gmaslows building higher and
denser residential development in exchange for buildingpffoiit) rental housing
(Antrim, 2011, para.-2). However, due to the lack of a rent cap set on this houbiag,
STIR program has been criticized as doing nothingenefit bw-income people
(Antrim, para. 4). This program was supported by Vision councillors unanimously while
being opposed by the opposition Non Partisan Association and Green Party (Antrim
para. 7).This appears to be an example of public polailirfg to effectively address
housing affordabilityssues related tgentrification

In 2007, the City of Vancouver launched the EcoDensity program to address
housing affordability and environmental sustainability challenges in Vancouver by
encouragindiigherdensity developments throughout the city (Quastel, 2009, p. 710;
City of Vancouver, n.d., p. 1 & 2). Thmublic policy was the precursor to the current

local area planning process (Lee, 2014b, para. 7).

7.4.4 The Downtown Eastside Local Area Plan

The Downtown Eastside Local Area Plan (DTES LARBblic policywas approved
on March 15, 2014 (Lupick, 2014, para, &hd has beenlghtning rod for concerns
about gentrification in the Downtown Eastsi@ne of the key goal of the DTES LAP is
toimpove fAthe diversity enfarkeadptionointiea bl e mar ket
nei ghbo Citybf&ancdoover(2014e. 3).The DTES LAP comes at a time of
change for an area whepeoperty values more than tripled between 2001 and 2013

(Lupick, para. 14).
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The DTES LAP has been criticized from both the left and rgties of the political

spectrum. @ the right, it was criticized by Shelley Fralic of the Vancouver Sun as a
mi sgui ded ndef f or {incomehoysingin ae areamiready asaturated w
with folks who might best be served residi
para.9). On the left, it has been criticized by the Carnagie Community Action Project
(CCAP) for plans to relocate 3®rcentof low-income people to other parts of ttigy
through rent subsidies and by building social housing outside DTES. CCAP anticipates
that this and the loss of housing rented at the shelter rate will result in the displacement of
At hous anidec come Ilpmevpl edo (CarnagiO4, amm@muni ty
12, 14).

CCAP does support the provision of DTES LAP that reservegueéfeniof new
housing in the Oppenheimer subdistrict of the Downtown Eastside for social housing
since it wildl Asl ow down gent rniPfoea, @X4, on a
para. 2, 4, 6). However, this policy has been criticized as financially unviable to
developers by real estate consultant Michael Geller and local community centre
coordinator Judy McGuire, and therefore likely to result in little or no aeevelopment
Oppenheimer (Mackie, 2014, para-62). The impact of the DTES LAP will be felt in
the years to come, anlde results for the large lomcome community couldffect
surrounding local areas.

Social problems in DTES have a history of impagtneighbouring Grandview
Woodland. For examplencreasing homelessness and addiction in the Downtown
Eastside migrated intGrandviewduring the 1980s and 1990s, which discouraged

gentrification (Murray, 2011, para. 36). The social outcomes of the D AESake likely
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to have implications foGrandview but it is not yet clear what those implications will be.

7.4.5 Protection of Industry & Industrial Integration

Murdie & Teixerdds (2009) argument that gentrifi
industry (p. 75has not been welepresented in East Vancouv&he DTES LAP,
Mount Pleasant Community Plan, andal Grandview Woodlan€Community Plan all
show that the City of Vancouver is committed to protecting the bulk of the active
industrial area in East Vancoaivfrom rezoning. Industry occupies the land where DTES
andGrandviewborder one another, as well as the port lands at the northernmost edges of
these local areas. Maintaining this industrial zoning will prevent this area from being
converted into residelal space. This support for industry contradidigrdie &
Teixerdds ar gument t ha tounpleasantrindustriabextermaliigsevid t i o n s
result in the lossf political support for industrial uses (p. 75).

While the vast majority of East Vamaver industrial space will remain, new uses
are being permitted. The city has made zoning changes which allowriabliastd to be
used for artisstudios and breweries. This phenomenon is producing a new and
understudied phenomenon that is describddimthesis as industrial integration. It is
called industrial integration because it results in some industrial buildings becoming
accessible to the general public, which has the effect of integrating an industrial area into
the wider community. Artist atlios and breweries draw customers directly to the
industrial site, and customers remain there for pleasure as opposed to necessity. This is in
contrast to traditional industrial manufacturing, where few or no customers come on site
(e.g. meatpacking), avhere customers go out of necessity (e.g. auto shops).

It is tempting to describe this phenomen
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consistent with the retail gentrification taking place in commercial areas. However, the

industrial manufacturers thate replaced in the process of industrial integration are
rarely open to the public, so businesses thatifmeme incumbents depend on are
unlikely to be replaced. This contrasts with retail gentrification. Furthermore, breweries
and artist studios do naecessarily produce goods that are unaffordable tarloeme
i ncumbent s. l ndustrial integration does cr
attracts tourists, and potentially gentrifiers. Therefore, industrial integration can be linked
to gentification processes while it is not gentrification in itself.

One possible indicator of the process of industrial integration in East Vancouver is
the East Van Culture Crawl, afedray annual event that opens
public, includingpainters, jewelers, sculptomseaves, potters, furniture makers,
photographers, printmakers, and glassblowers (18th Annual Eastside Culture Crawl, n.d.,
para. 2). Records provided by the organizers and shown in Appeili&ds show
steady growth in botthe number of attendees and the number the number of artists
participating since the event was launched in 1994 (18th Altasiside Culture Crawl,
para. 5 24).

There was an exponential increase in the number of breweries in East Vancouver in
2014. Athough it is not known why each individual brewery opened, it is likely that this
is connected to Vancouverods City Council ¢
breweries to serve more than the one beer per custorstieqlCBC News, 2013b, para.
1&2).This closely followed the provincial go
allowed lounges and tasting rosom-site at breweries (CBC News, 2013c, para. 3). This

appears to be an example of how public policy can quickly and directly result in
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industral integration.

Eight of the 31 breweries in Greater Vancoua ¢f 2013 are in theGrandview
Woodlandindustrial area (The Hoppy Ending, n.d), whids been coi ned MAYea
(Luba, 2014, para. 18)aff ancouver 6 s Brewery p&a &l).r i ct o (
Several opened in 2014, including Bomber B
Craft Brewing, Off the Rail Brewing CoandCallister Brewing Co. Additionally, Powell
Street Craft Brewery opened in 2012, Coal Harbour Brewing Co. in 201dl|eP4e in
2008, and Storm Brewing Ltd., one of Vanco
(Wakefield, 2013, para. 7 & Storm Brewing, n.d., para. 1). An additional four breweries
have opened i ninMobBnt Rleasant Lubfiarae2¢. Khasinclude Steel
Toad Brewpub which opened 2014, Main Street Brewing Co. which opened 2014,

Brassneck Brewery which opened in 2013, and R & B Brewing which opened in 1997. In
addition, Strange Fellows Brewing will be opening in 2014 in Strathcona, anddkstm
Brewing openedh the Downtown Eastside in 2014. The exponential increase in brewery
activity is a recent development that could have further consequences for gentrification in

the coming years.

7.4.6 Increasing Jobs in Technology

East Vancouver isaveloping as a hub for technology jobs in Vancouver. The site
of the fomer Vancouver Police Department in the Downtown Eastsileing replaced
by a Technology and Soci al l nnovadpson Cent
sustainability and cleatech, social enterprise, and miggont er pr i s e 0. This w
over turning the building into social housing, as suggested by community anti

gentrification activists (Hui, 2014, para3]110). Gastown, at the border of East
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Vancouver and Downtown, is p&riencing an increasing presence of technology

companies including Salesforce (Weise, 2014, para. 5), Anthem Visual Effects, Industrial
Light & Magic, Omni Film, and many others (Gastown, n.d.). The presence of relatively
skilled and welpaid tech jobstawork sites that produce little or no pollution could be a
contributor to gentrification in East Vancouver.
7.5 Environmental

Most environmental ch@es to the East Vancouvarea between 2006 and 2014
were changes to the built environment. Thesauhelresidential densification and
physical changes resulting from public works projects. Residential developments have
been using the | anguage of #Asustainabild]i
physical changes. There haalsobeen changes todlpollution levels in parts of East
Vancouver.
7.5.1 Densification & Environmental Sustainability

The physical environment of East Vancouver has changed significantly in recent
years as a result of densification. Densification has been official Cityymsitice the
release of the EcoDensity public policy in 2007. This paditged to increase density to
allow for environmental sustainability and affordability in Vancouw&ty( of
Vancouver n.d., p. 1)FormerMayor Sam Sullivan stated that he wantednke
densification Aofficial <city policyodo in
Vancouver Sun, 2006, para- 8). However, Quastel (2009) assigns the densification and
gentrification resulting from the EcoDensity program with some responsifaitityne
increase in property values in the Downtown Eastside and resulting displacement of low

income residents (p. 718). This shows hopwhlic policy attempting to encourage
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environmental sustainability can be a contributor to gentrification.

One aimof EcoDensity was to bring density to neighbourhoods outside of the
downtown core (The Vancouver Sun, 2006, para. 6), such as those in East Vancouver.
The website of Brent Toderian, Vancouvero0s
EcoDensity, describest as having fitransformed plannin
key elements including densification along transit and corridors, as well as gentle density
increases such as laneway houses in fosimgrle family residential areas (Toderian
Urbanworksn.d., para. 3). Since 2009, over a thousandams-half to two story
laneway houses have been built in Vancouver (Crawford, 2013, para. 3 & 13). Laneway
houses are now a frequent sight in East Vancouver, with many retirees selling their
homes on the WesSide, moving to East Vancouver and building laneway houses (Gold,
2014, para. 23).

Numerous tall new developments are either built or under construction along major
streets in East Vancouver, such as Hastings, Kingsway, and Broadwdayrartview
Woodand Community Plan is likely to continue the densification started with
EcoDensity, as thBraft Grandview Woodlan€€Community Plan proposes mixed use
residential and commercial buildings at seven key intersections and focusing new
housing on main arteriatreets City of Vancouver, 2013kp. 3 & 21).This parallels
what has taken place in Harlem, New York, where the city government rezoned the
arterial streets for the construction of higbe apartments with grousftbor retail to
encourage redevelopmeg@ukin, 2009, p. 50).

Some developers constructing residential buildings in East Vancouver are using

what Quast el (2009) describes as the | angu
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in their marketing campaigns. The brochure foriiBehem® devebpment in

Grandview Woodland oes t his quite Iliterally, using
overlaying a photo of a bicycle on the cover, and again inside the brochure overlaying a
woman in a garden holding a handful or freshly harvested carroteiiiiim, n.d.).
Quastel (2009) identified that the use of this sort of environmentally conscious language
in Vancouver contributes to gentrificatigm. 694).

In the Hastings Sunrise local area to the ea&irahdview Woodlanda vacant lot
which will be the future site of a mixease development calle®lbais currently being
used as a community gardeith the full support of the developer who owns the land
(Stueck, 2013, p.19Puastel (2009) identifies that when a developer holding land makes
it available for a community garden, this is part of the widerafsnvironmental
discourse in the process of gentrification (p. 695 & 719).

Physical environment upgrades in East Vancouver have made the area more
environmentally friendly. Improvements to theavily-used Adanac bikeway took place
in 2013, including installing separated bike lanes and the removal of automobile parking

spaces to make way for bikes (City of Vancouver, 2013c, p. 1).

7.5.2 Built Environment Legacies of the 2010 Olympics

The 2010vancouver Olympics resulted in the development of the Olympic Village
in Mount Pleasant on a former industrial site. This is now a community of about 1,100
residential units. The community uses solar heating and green roofs, and is described by
theCtyd Vancouver as fAone of the greenest co

Vancouver, 2014c, para. 1, 2 & 5). The City attributes this new community with the

rejuvenation of the surrounding neighbourhood (City of Vancouver, 2014d, para. 13).
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Two of the eighOlympic venues in Vancouver were in East Vancouver, including

the Pacific Coliseum in Hastings Sunrise and the Brittania CenBeaimdview

Woodland both venues enjoyed facility and equipment upgrades and the installation of
aboriginal art (Vancouver 20, n.d., p. 117 & 118). The Vancouver Organizing
Committee (VANOC) for the Olympics built their headquarters in Hastings Sunrise,

which is now an office of the Vancouver Police Department (Mackin, 2013, para. 21).

7.5.3 Implications of the Pacific Gateway Strategy

The built enviroment in East Vancouver hbsen directly effected qyublic
policy measures containedtime Pacific Gateway strategy. Pacific Gateway was
launched in 2005 by the provincial government to increase exports of raw materials to
Asia (TranBC, n.d., para. 1,&3). In East Vancouver, two major construction projects
were completed in 2014 as part of the Pacific Gateway, including the Powell Street Grade
Separation project and the South Shore Corridor Project, both meant to infpgrove t
operation of trucks, rail, and the port that run all along the Burrard Inlet in the northern
portion of East Vancouver (Government of Canada, 2014, para. 1). The Powell Street
Grade Separation project overpasses the forrgraale roaerail intersectim, improving
vehicular, cyclist, and pedestrian traffic. The South Shore Corridor Project provided an
elevated road and other improvements, which allow for longer trains while reducing road
congestion and trairelated noise (Government of Canada, para. 6)

Pollution in East Vancouver is likely to be reduced by Pacific Gatewagtings,
such as ecoFREIGHT, which aims to use technology to reduce environmental and health
effects of freight transportationaloCanadad

been changes to the levels of pollution in East Vancouver as a result of environmental
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requirements introduced by Port Metrori¢auver in 20089 to reduce idling and phase

out older trucks which generated the most pollution (Port Metro Vancou\@8, g07).

Decreased pollution in East Vancouver is likely to appeal to gentrifier sensibilities.

7.6 Political
7.6.1 Political Representation - Provincial & Federal

All elected officials in East Vancouver at the federal and provincial levels are
membes of the New Democratic Party (NDP). The federal riding of East Vancouver has
been held by Libby Davies since 199rovincially the riding is split into Vancouwver
Mount Pleasant and Vancouvdastings. Vancouvekount Pleasant has been held by
Jenny Kwa since 1996 (Jenny Kwan, n.d., para. 1) and NDP Premier Mike Harcourt
prior to that since 1991 (B.C. Votes 2005, n.d., para. 3). Vancdéiastings has been
held by Shane Simpson since 2005 (Shane Simpson MLA, n.d., para. 1) and former NDP
cabinet ministeand interim leader Joy MacPhail prior to that since 1991 (Legislative
Assembly of British Columbia, 2006).

Despite this history of NDP dominance, Georgia Straight writer Charlie Smith has
published two articles asserting that East Vancouver may bsdesge for the NDP in
the 2015 federal election; he attributes this to gfegdtion in East Vancouver as well as
the planned retirement of NDP MP Libby Davies, a rising number of homeowners (a
more Liberal constituency), changes to the federal elezi@nhat could reduce the
ability of NDP constituencies (seniors, First Nations and students) to vote, and a surge in
the popularity of the Liberal Party across Canada (Smith, 2014a, para. 6 & 7; Smith,

2014b, para. 810).
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7.6.2 Political Issues

Housng affordability and managing population growth are major political issues at
the municipal level. Housing affordability was a central issue in the Vancouver 2014
municipal election. Although the City of Vancouver has fawblic policytools to
counter tle effects of foreign investment (Ward, 2014, para. 22), some patrties did offer
policy solutions. The Coalition of Progressive Electors (COPE) proposed a tax on foreign
buyers, property speculators, and the owners of properties who leave them vacant, while
the Greens proposed a tax on buyers purchasing homes over $4 million (Yaffe, 2014a,
para. 3).

Successive municipal administrations have attempted to deal with population
growth in the City of Vancouver, currently expected to be 5,000 per year oveixttgne
years (Ward, 2014, para. 16). Gordon Price, the director of the City Program at Simon
Fraser University and former Vancouver city councillor has said that there are three ways

to absorb new residents into Vancouver: building new housing, shiftinglyto the

suburbs, or ignoring the demand and the resulting population crowding (Lee, 2014c, para.

22). In the past, there was room for new developments on former industrial lands and
brownfield sites, but those landave been built out (Wargara. 16 18). This has led

the current Vision Vancouver administration to the sometimes unpopular strategy of
locating new developments at the edges ofdtmmsity neighbourhoods (Wargara.

17). City of Vancouver Planning Director Brian Jackson has said thaietbe to
accommodate growthinsingeami | y nei ghbour hoodcs iisntloi

the future (Leepara. 8 & 9).

k el
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7.6.3 Political Protest

Judging by the hostile sponse to the DTES LAP and thea Grandview
WoodlandCommunity Plan, thisriction is already a reality. The LAP for the DTES was
passed into law in 2014, but not without facing significant resistance from community
groups, including a march through the area the week before the City Council vote
(Robinson, 2014, para. 8). Therashbeen active political resistance in the Downtown
Eastside to retail gentrification in that area, which has targeted two restaurants in
particular, Cuchillo and Pigeon (Hopper, 2013, para. 4 & SgrBndview local
opposition to the increased densigptured in the Draft Community Plan resulted in the
City postponing the Community Plan to form
examine development options and provide recommendations to the City (Yaffe, 2014b,

para. 1, 46).

7.6.4 Political Representation - Municipal

Despite these controversies, East Vancouver is municipally dominated by the
currently ruling Vision Vancouver party (Vision). Vision is considered politically to the
right of COPE and Green, and to the left of the ffamtisan Assciation. Many former
Vision supporters have been disappointed b
Vancouver 6s housing affordability probl ems
involved increasing housing supply by encouraging private sectoosaml rental
developments, but has failedliang down prices (Wardhara. 23 & 24).

Visionbés development polici mandliewve been
Woodland despite strong support for the party there in previous elections (Ward, 2014,

para 19 & 21). A large part of this unpopularity has besmaesult of the component of
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the 2013Draft Grandview Woodlan€€Community Plan which would have allowed for

towers of up to 36 stories in the ar€&ity of Vancouver, 2013lp. 31). The City backed
of f this proposal as a result of community
of 48 randomly selecte@randviewlocals, with whom the city will cagult on
developing arevised PlgnO6 Connor , 2014, para. 1 & 2).

Despite the controversy, Visionon in all but 3 of the roughly 25 East Vancouver
polling stations in the 2014 election (Global News, 2014, Interactive Map). Mayor
Gregor Robertson, the leader of Vision, received pér@entof the vote inGrandview
Woodland This was his best result the city, althaigh it was down from the 75.4
percentreceived inGrandviewin 2011 (The Vancouver Sun, 2014, Interactive Map 2).
The three local areas of the city to experience the largest decreases in Vision Vancouver
support during the 2014 election wé&eandviewWoodland Strathcona and Marpole, all
local areas that were the subjectommunity gans prior to the election. This may
reflect the unpopularity of the community planning process. Howdweifpurth local
area to receivacommunity planthe West End, received only a small (p&cen}
decrease in popaiity (The Vancouver Sumpara. 5).
7.7 Conclusion

This chapter has shown a variety of trends in East Vancouver that link to
gentrification in Grandview Woodlandhis relates to the reseh question by showing
that the ive local areas that make up East Vancouver are gentrifyingp amave
changed in ways that invite further gentrification. EcoDensity, Short Term Incentives for
Rental, the Pacific Gateway Strategy, anchmunity plannig public policiesare all part

of these trends in East VancouvEhe next chapter looks ltng-standing public policies
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that may be linked to gentrification (drandviewand the broader Vancouver context.
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Chapter 8.0 Findings: Policies Linked to Gentrification

This chapter uses the document review method to identify policies that have the
potential to directhaffect gentrification in Vancouver. This addresses the research
guestion by discussing potentfattors that propedentrification. Policy docments vere
selected for review that hatiee potential to influence gentrification as defined by
Hackworth (the production of space for progressively more affluent users). These include
the Vancouver Charter, the Zoning and Development Bylaw, and theeRiald
Tenancy Act, which govern the production of space in Vancouver. These sources show
that policies have the potential to influence gentrification.

8.1 The Vancouver Charter

The Province of British Columb endowed the City of Vancouver with the
Vancouver Charter in 1953, which is legislation that provides the City with more self
governing power than that of many other cities in Canada (Punter, 2003, p. 13). Part
XXVII of the Charter gives the City Council the power to develop policy and approve
devdopment plans and rezoning (Vancouver Charter, 1953; Punter, p. 14), and gives the
Director of Planning authority to decide on development permissions (Punter, p. 14).

Section 561 of the Charter allows the City Council to designate land for purposes
suchas parks, affordable housing, and heritage conservation. These land use decisions
directly impact the desirability of a community and the viability of development options,
and thereforeffect the pace of gentrification.

Section 565 of the Charter allevthe City Council to determine densities, heights,
and other features of buildings, including allowing increased density for the provision of

affordable housing. Density decisions can impact gentrification by changing property tax
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levels for area business, whch are taxed more based on the higher allowed density. It

can reduce gentrification by encouraging the construction of affordable housing.

Section 566 orders the City Council to have a public hearing prior to any
amendment or repealing of a zonimglaw. This allows a degree of public scrutiny over
policy decisions that magffect the pace of gentrification.

The Vancouver Charter is the legislatitiatgoverns the City of Vancouver
(Murphy, 2013, para. 2).-he wide-ranging authorities thatt provides to the City relating
to development, lardse, zoning, and public consultation make its application important
to the gentrification process.
8.2 The Zoning and Development Bylaw

The Zoning and Development Bylaw has been the main regulator of the
development of land in Vancouver since 1956 (City of Vancouver, 1997a, p. 1). It
determines what purposes land can be used for, including residential, industrial,
commercial, trade, recreational, and cultural. It regulates many features of buildings
which may influence the production of space, such as the design, height, construction,
number of stories, size of buildings, and density of the population. This Bylaw divides
the City into districts to carry out these regulations and to grant or refuse devielopme
permits. It also lays out penalties for when regulations are violated (City of Vancouver,
1997h).

Development permit applications for projects that are generating community
controversy or will have a major impact on their surroundings are reviewss by
Development Permit Board (City of Vancouver, 2014a, para. 1). The provisions of

Section 3.3 of the Zoning and Development Bylaw guides the Director or the
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Development Permit Board on how to deal with applications for development. The

clearest gentrifiationrelated reason that a development permit may be refused is if the
development #A...includes a conversion or d
AccommodationByl aw. . . 0 that City Council has not
safeguard a large portion 8ingde Room Occupanclgousing in the Downtown Eastside,
blocking it from redevelopment and gentrification in the process.

The provisions of Section 11.27 allow for micro dwellings, which are apartments of
a minimum of 23.2 m2 (250 square feet). These arealloywed in buildings with
secured market rental housing or social housing in parts of Downtown Eastside,
Strathcona, and Downtown, and may only be occupied by a single person (City of
Vancouver, 2014b, p. 11Micro dwellings are the most recent legal rsnofSingle
Room Occupancynits, brought into existence with an amendment in 2014 (Zoning &
Development Byyaw Amendments, 2014, p. 2 &.3)he renovation of these small units
in recent years has been a source of anxiety about gentrification in Van{iedsr,
2012, para. 4). For example, renovation at a Downtown Eastside building called Burns
Block caused rents to increase from $375 per month to up to $1000 (Lupick, 2014, para.
3). Ray Spaxman, former Vancoudirector of planning, believetthat microdwellings
in their current legal iteration are particularly problematic for low income housiag;
Downtown Eastside Local Area Plan requideselopments in pts of the Downtown
Eastside ta@ontain 60 percent social housing units (City of Vancow2@t4e, p. 48), but
the micro dwellingdesignation allows social housing in a building to take up much less
than 60 percent of the actual area of the building. Spaxmevéethis definition of

micro dwelling will favour market housing over social housinghe Downtown Eastside
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(Lupick, para. 20). If this premonition is realized, it will result in gentrification.

8.3 The Residential Tenancy Act

The Residential Tenancy Act (The Act) of 2002 is the primary provincial
government legislation thatfects tre pace of gentrification. The Act controls rent
increases and other elements of the landlerdnt relationship (Crompton, 2012), which
indirectly impacts gentrification by regulating the differences between actual and
potential valulkseotfathel aolddionmng®s Tlkias I s
gentrification literature.

For example, Section 42 specifies the conditions for a rent increase, which can only
be increased 12 months after a previous increase. Section 22 of the Residential Tenancy
Reguation portion of the Residential Tenancy Act specifies the formula for the
percentage of annual rental increases, which is usually the inflation rate plus two percent.
Section 43(3) allows landlords to apptythe Residential Tency Branchfor higher ret
i ncreases under certain conditions, such
significantly | ower t han tBntsh Colanmbia,2016)i | ar
Notwithstanding such potential loopholdse fimits to rental ineeasesmposed by the
Act can result in rent gap if land values are increasing, as is occurring in Grandview
Woodland and Vancouver as a whole.

8.3.1 Rent Gap in Grandview Woodland

In Grandview Woodland, there is anecdotal evidence that rent gap hasdasul
landlords neglecting maintenance to make older rental buildings uninhabitable for their
low-income tenants, with the ultimate goal of replacing them with higitoerme tenants

at a higher level of rent. For example, a damaged roof at 2131 Pandasugéed in a

a
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City inspector condemning the building in 2007 and dislocating the tenants (Rupp, 2007,

para. 6 & 7). Section 32 of the Residential Tenancy Act does outline landlord and tenant
responsibilities for maintaining health and safety standartdsriforcement of

maintenance bylaws could result in landlords closing the buildings and leaving tenants
homeless (Rupp, para. 13). In the case of 2131 Pandora St., rent felbbedomem

apartment increased from $800 a month to $950 a month when thadpeiedntually re
opened (Condon, 2008, para. 8 & Houseme.ca, n.d., para. 3).

A 20009 risk analysis of older rental units for the City of Vancouver by Coriolis
Consulting Corp. shows the threat that demolition and redevelopment pose to rental
propertyin@ andvi ew Woodl and when fimar ket value
investment property is less than (or equal to) its value as a redevelopment site (land
value) o (Cor i o]2009, p.a®).nkisubbsicallyndgscribes rept gap theory.

The study projestthat the number of rental properties at risk of redevelopment will
increase fAif |l and values for strata develo
value of rent al aigdisQonsuimqCGorpp.83).1 di ngso ( Cor

Key characteristics idgified in the Coriolis study that make a property financially
attractive for redevelopment include age, location, structure type, and existing built
density (Coriolis Consulting Corp., 2009, p. 12). This last point refers to situations where
properties a undesutilizing the zoning allowed at their site ¢@olis Consulting Corp.,

p. 31) For examplethis would applyif a onefamily dwelling was locatedn a site
zoned for mulgple dwellings. As showim Table4, the number of low rise rental
buildings n Grandview Woodland under threat of redevelopment is expected to amount

to 22.6percentof buildings representing 14p@rcentof the low rise rental units in
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Grandviewby 2019. These are rated as at risk of redevelopment because they have

greater valuearedevelopment sites than as rental propertiesdls Consulting Corp.,

p. 42). While the study found that areas in the East Side of Vancouver were generally less
threatened in 2009 in comparison to the West Siei¢lis Consulting Corpp. 32), it

specifically identified Commercial Drive @randviewa s one of t he areas
of redevelopment (@iolis Consulting Corpp . 1 7)) . By 2019, the Eas
risk units wild/ i ncrease as pose@mdlis al stra
Consulting Corp.p. 35).

Table 4: Low Rise Rental Buildings Threatened in Grandview Woodland
(Coriolis Consulting, 2009aps 1,3,4)

Low Rise Rental Low Rise Rental units in
buildings in Grandview Grandview
Total number 665 5543
Under threat in 44 (6.6 percent) 176 (3.2 percent)
2009
Under threat in 150 (22.6 percent) 807 (14.6 percent)
2019

8.3.2 Renoviction in Grandview Woodland
The Residential Tenancy Act allows an owner to have a tenant vacate hetheit if

landlord has permits to make renovations to the unit. Opponents of the practice call this
Arenovictiono. Renoviction is an issue in
Strathcona@as (McLachlan, 2013, para. 7), ahdre is evidence that renovai has

become an issue in Grandviewoddland. In 2012, residents D850 Adanac St. staged a
protest outside their building after their
bull [ying]d tenants into eit hanmocoapying ng out

their suites after renovations. The renovated suite would come with a $300 to $400
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monthly rent increase (Webb, 2012, para. 3). On Jan. 28, 2015, residents of 1925

Woodland Dr. were given until April 30, 2015 to vacate the building forvatmans,
described by residents as fArenoviWestiono (M
End MLA Spencer Herbert states that landlords have been evicting tenants in cases where
they fAjust want to slap on a strocutaloof pai nt
electrical repairs for which the eviction meclsmn was intended (Vancouver S@012,
para. 23).
8.4 Conclusion

Public mplicy has the potential to propgéntrification in Vancouver. The
Vancouver Charter provides the City with legisiatauthority over a variety of variables
that can influence the gentrification process. The Zoning and Development bylaw
encourage®w-costmicro dwellingresidences ithe Downtown Eastsidéyut can be
used in combination with the Downtown Eastside Ldgah Plan policy to favour
market housingeared towardsiore affluent usersrThe Residential Tenancy Act
theoretically safeguards existing tenants from rent increases, but cegrtgap
conditions. These conditions combined with the clause of Thalleting landlords to
order a unit be vacated for renovations can ultimately result in renovictions. These
findings address the research disesby discussing potential factors that propel

gentrification. TheAnalysis of Interviewshapterexpands on somef these issues.
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Chapter 9.0 Findings: Analysis of Interviews

9.1 Introduction
The preceding chapters generated ige&sch helped to identify many of the elite

interviewees who were invited to participate in this study. This chapter proveles th
themes that arose in the course of 18 s&mictured interviews with elite interviewees.
These themes direct !l y whatidatoes prepeliedhgentrificatisne ar ¢ h
to take hold inGrandview Woodland despite being previously impé&ded four mvays.
First, by identifying indicators that show gentrification has taken place in Grandview.
Second, by looking at whether the disamenities that Ley & Dobson (2008) found
impeded gentrificatiostill do sa Third, by identifying he contributors thdtave
propelledgentrification to take hold in Grandview since 2008. Fourth, by looking at
specific public policies that impact gentrification. The themes also address the definition
of gentrification and stage models, important areas of scholarly débat@dse during
the course of the interviews.
9.2 Definition of Gentrification

This study used Hackworthdéds definition o
for progressivel 3002no81l®)Thia definitian evastshanedswathes 0 (
interviewees as early in the interview as the dialogue would allow, and usually at the
beginning of the interview. The intention was to ensure that the interviewees were
engaging in the interview with a shared understanding of the meaning of geiarificat
Each interviewee was invited to comment on the definition. The purpose of this was to
discover if the definition is a reflection of how they viewed gentrification.

Reaction to the definition is mixed. Criticism of the definition revolves around the

meaning of fAthe production of spaced. Ther e
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on Afor progressively more affluent wuserso

those being displaced by gentrification.

The key point ofrodotuspon wasasanwhan fipe
definition. Some interviewees believed that it meant constructing brand new condos,
while others believed it referred to the upgrading of existing structures to fit the desires of
wealthy new residents. The opposingraons are shown in the following quotes, both

made by politically involved residents Grandview Woodland

A...my definition is the distinction be
Renovation is what the residents do themselves, gentrificatiommsainooutside
source. Thatos really how I define gent

AAnd t hen overiwehde enetxatl ktienng ydoe8a8r st o 69 8
watched. People were doing what we were doing. Moving into one of these
houses and over Ardli amays sod of thaught of thkat ast u p .
gentrification. o
The former quote attributes gentrificatd.i
which was later clarified to mean professional developers. The latter attributes
gentrification to the efforts of meresidents to fix up their homes. Many other
interviewees did not express that gentrification was only one of these two activities,
believing instead that both can result in the production of space for gentrification. This
consistent with Bridge (2003),h@ argues that large developments built by corporations
and smalscale renovations of homes are both forms of gentrification (p. 2547).
Many interviewees feel that the definition of gentrification used in this study is
i ncompl et e b e c &yindicate that disdlacenem &f existig resalents is

part of gentrification. It is true that the definition focuses on the experiences of the

gentrifiers (fAmor e af tgentrikerstOnaipslically iovplved s o p p
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resident describedhite exper i ence as a foenmifttis.ct i on of s

AResidentially around here, itodos the re
of space, and 106l1 give you an exampl e.
two basement suites and a mawoofl with multiple rooms. So a lot of people,

you know, with moderate to low cost. So they all lived there. So somebody buys

it, tears it down, and makes two sidg-side duplexes. So in two of those one
person occupies it.o

In this scenario, the Hackwdrtefinition may still apply, with duplexes being
produced by an unknown party for unknown, and presumably viexaliture
occupants. However, the interviewee turns the definition on its head to focus on the
experience of the negentrifier whose spacs being reduced.

A definition of gentrification that includes displacement would exclude
neighbourhoods that many people view as gentrified, such as Yaletown in downtown
Vancouver. Once an industrial area, it was transformed into residential spacelyrimar
consisting of condos. Yet one public administrator who is involved with workshops on
community change states that AYaletown com
example of gentrification. A definition of gentrification that includes Yaletown danno
include displacement as a prerequisite.

Some interviewees believe that the defin
production of spacedo to include other sort
One politician hints at the place of retgéntrification in a complete understanding of
gentrification:

A...itbds a |l ocation for expenditure, no
affluence. You idsaelany or statiseshowird partafthatt at u s
culture, even though it pretés to be dowsmarket. You know, hand build fixies

[type of bike] and, you know, expensive beer, and now distilleries that do tiny

batches of gin, and you know, these thingsaretalh ey 6r e al | fun bu
ony-t heydére the kindy db tihmi agsvepdot hgaso
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The interviews produced significant crit

supportEmp hasi zing the place déexpemenceef af fl uent
displaced residentsutoft he definitionspdaddheo ipomparrcentoni

weaker part of the definition and generates some confusion.

9.3 Stages of Gentrification in Grandview Woodland
Many interviewees believe that gentrific

start with a working class commiiy and end with a wealthy community. The arrival and
presence of artists was mentioned a number of times as an early factor in the
gentrification process. Several placéthndview Woodlanat stage well past the arrival
of artists, with wealthier peoplacreasingly present in the community. One local
businessperson who is also active in business throughout Vancouver describes waves of
gentrification:

AGenerally you know, what | observed i

The first wave that comes thraug@ neighbourhood when it changes is

usually the sort of call it the artist/hippy groupcome in and look for places

that, you know, generally offer, you know, cheap rents and more flexible

spaces or things that allovthat are very adaptable for themrticular uses.

And then through the passage of time, you know, neighbourhoods will evolve

and the people who were hippies who moved into the neighbourhood will

have kids and have families and just as by virtue of the consequences of that

theywilneedmor e space. 0

Several interviewees note the significant and continuing presence of artists in

Grandview Woodlandwhich was noted to be a higher proportion of the population than
any other local area in Vancouver. This presence was noted to revolvd #neun
Vancouver East Culture Crawl, and around a concentration of artists at 1000 Parker St., a

large building in the Grandview industrial area. One provider of government services

points out the potential for gentrification when public bodies promotiotat arts
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communities:

Ai...we often get asked, you know, 1is
the arts in the neighbourhood, which always gives me a bit of pause. Like |

wonder i f thatoés actwually whatolyou wann

factor to the point where youthat potential, you know, the pull factor of the arts

would maybe trigger some of that [gentr

Despite the continued presence of artistGliandview Woodlandone local
businesspersawith links to the arts community expressed concerns that rising prices are
a threat to artists in both Grandview and the Downtown Eastside:

ASo I 6m sure the artists started comi
know, | ast s ev edttingchardeeandghbrtler ighe siudies i t 0 s

getting more expensive for example. | run a studio, 5000 square feet studio, and
we haveg many] artists. | only see one or two artists ever in there because

everyoneo6s too busy makiogma iImvsnhgdi dh

The arrival of artists 20 years ago matches with the timeframe a provider of
government services gave for when gentrification started to occur in the area. However,
other interviewees suggested gentrification started more recenthedrefvand 10 years
ago. This matches the timeframe this interviewee gave for circumstances getting harder
for artists in Grandview and the Downtown Eastside.

9.4 Indicators of Gentrification

Interviewees report a variety of retail, demographic, residlemtcupancy, and
built changes itGrandview Woodlandhat they view as indicators of gentrification and
have noticed since around 2008. Retail gentrification has been occur@mngridview
Woodlandalong both of the primary commercial streets, Hasti#tgeet and Commercial
Drive. Interviewees see retail gentrification as including the arrival of baby specialty
stores, clothing stores, bars, and restaurants. One politically involved resident points out

that the number of restaurants in Grandview hagasgd from 40 around 1990 to 97
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today. Another politically involved resident reflects on the exclusionary effect that retail

gentrification has on negentrifier residents and the local culture:

AYah, baby and kid st or elenewddmographici s gr e
of young families, but on the other hand I think, you know, people | know who

raised kids then, and a lot of people in this neighbourhood who are raising kids

now, couldndét afford a pair of socks in
targeting? Theydre bringing in people fr
new residents. And it changes the kind of culture of the place. And I think it

pola i zes i n a way, movedihwith cefidnexpecwmtionsd haves
and the peoplewhb hought , déyou know this is just
6have notsod. o

I n asking Awho are they targetingo, this
businesses targeting the wealthier new residents. Other interviewees also express that the
changedo retail have been a response to the demands of these gentrifiers.

Two other explanations interviewees give for the changes to retail are an increase in
the rent charged to area businesses by landlords, and zoning changes leading to much
higher taxedor landlords. A Vancouvearea politician explains that rezoning
commercial areas iBrandview Woodlandhto higherdensity buildings with commercial
on the bottom and three levels of condos above results in higher taxes for the business
property owners:

A.. . when t hey c¢han-gwrbneatmed stariés|toewe d t he t
residential over retalt hat was a significant one. Al
on now based on propositions around the new Grandview Woodlands Plan,

which is very controveial, would allow in places like Nanaimo and Hastings

potentially eight to nine stories. A lot of resistance to that, and I think for good

reason. But the thing that happens there is that would radically change the retail
because tax policy, property taxligy, says if you build eight or nine stories, the

tax - the value- or you have the capacitythen they tax based on the potential
density rather than the real density. o

A politically involved area resident notes that this residem@i-commercial stle
of buildings creates architectur al ihomoge

out that this indicator of gentrification is not limited@andview Woodlandand is now
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common along other commercial streets in Vancouver, including Mairt tréelth

Avenue.
One unique aspect of the Commercial Drive retail area identified by two
interviewees is that a large number of the buildings are owned by now elderly people of
Italiandescenwh o pur chased them in the @E@dm006s and
gives one example of an elderly gentl emen
nine other buildings on Commercial Driveo.
process of transitioning ownership to their children, who are sometimesygagtar
selling the shops. As one politically acti
wanna cash in now right, and live the good life and go to Palm Springs in the winter or
what evero.
Interviewees identify demographic changes that indicateifjeation in
Grandview Woodlandincluding reduced cultural diversity among residents, fewer low
income and working class residents, less immigrants, fewer homosexuals, fewer artists,
fewer people with significant tattoos and body piercings, more weatgents, and
more young professionals. There is also reported to be a tendency among gentrifier
residentsto be houger oud and more involved with their
One area where interviewees do not agree is whether there are more or fewer youn
families inGrandview Woodlanas a result of gentrification. Three interviewees believe
that what they perceive as an increase in the number of children and families in the area
is an indicator of gentrification, while three othperceive a drop in thnumber of
children in the area as an indicator of gentrification.

These various demographic changes are reflected in the changing nature of
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residential occupancy iBrandview Woodlandwhich includes the loss of affordable

homes in apartment buildingsd rooming houses. Many interviewees mention that

landlords are evicting lowancome apartment tenants in order to renovate the building

and attract wealthier occupants,allya practic
involved resident suggeditsat renovictions have been occurring in Grandview starting

around 2002010. Another resident describes how the process of renoviction had begun
just weeks before our interview at her fri

Woodland Drive in Grandview:

A...theyor claiming they are the first
course the yore not. | tds happened a | ot
they had no clue, no warning, sheods I|iv

Saturday nighthey had a letter slipped under their door, on-tive January 31st
- it was Saturday. And February 1st the clock started ticking, and they had three
mont hs to get out cause theyodre renovat

Another resident describing this same bungdoutlines how the process of
renoviction will occur:

.the building would stay rental but
ith, you know, the harvest gold stove and the avocado coloured fridge and the
y | ine on txedup and thee getrerntet instegdotfdr get f
O per month [for] $2000. So thatos

G}D.E >

irt
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The conversion of houses divided as rental suites into single family homes was

cited by many interviewees an indicator of gentrificatio®mandview Wodland By

one account, this began to occur around 2010 andihelsered since 2013. One

politically active resident explains that Grandview has a history of hosting a large

numbers of rental suites stretchtednhgt back t

these suites are often occupied by members of the artist community, and that the loss of

the suites leads to a loss of the cultural wellspring of the community. This is explained by

a politically active resident describing a former rooming house:
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AThere wer e | -depgendingon whormyuwthlleto, between 9 and

11 people living theresingles, couples, you know, sort of housekeeping suites,

that sort of thing. So, you know, not to romanticize it but you know, maybe the

woman who wrotéhe play that you just saw at the Cultch (a local theatre) lived
there. Maybe the musician playing in a
there or you know, the struggling novel
just totally ordinary people, btihat type of person who has been so much a part

of the Grandview community, and has made the arts scene here so vibrant, you

know everything to do with the kind of edge of the (Culture) Crawl and the sort

of artisan home feel. They were living in buildlike that or buildings very
similar to that at affordable rents. o

The conversion of these homes into single family homes was also seen as one factor
in the fall of the population dérandview WoodlandTwo interviewees felt that
encouraging the divisioof houses into rental units was a good way to reduce
gentrification in Grandview. One suggested that this could be made possible by a change
to the Income Tax Act that would give the owner of the house an accelerated depreciation
on any improvements the house, subject to it remaining divided into suites.

Residential occupancy changes are sometimes associated with changes to the
structure of the houses and buildings where they take place. Built changes, including the
renovation of homes, the tearidgwns of homes, the building of new housing
developments, the replacement of single family homes with denser residential, the
redevelopment of apartment buildings, and land assembly for future development, are all
seen by interviewees as built changes ithditate gentrification.

Several interviewees see the renovation of homes as an indicator of gentrification.
One businessperson with links to the real estate industry explains the differences between

the home renovation that took place in the past anteti@vation trends indicative of

gentrification in recent years:

f...it was all about affordability, when we first started, you know, we did kitchen
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maybe one year, and we wait years and years before we got to the next level.

And we di dn 0tterbulgets. When allofaudaen Invas told, you
know, 6[ 1 nt er v i whatecyourthinky gou knewd shoutd eadld
anot her floor and spend X?6. And that X
The next gentrification step beyond renovation noteddyeral interviewees is
existing houses in the neighbourhood being gutted or torn down and rebuilt. A politically
involved resident recalls the 2011 gutting and resale of the first house on her block to sell
for over $1,000,000:
A. .. they (9 mavedeverthe back yaddeitrwias kind of a ratty place,
but they, you know, they just lived there. So someone came in, totally
transformed it once they sold it, gutted it, made it this amazing place, and that
was the first place on our block that satd éver $1,000,000. And no one could
believe it. Like thatds insane. 0
While the toradown house appears to have been replaced by another single family
home in this instance, in some cases area homes have been torn down and replaced with
denser residentiduildings. Interviewees indicated that single family houses were being
replaced by duplexes and townhouses.
In addition to these smaller scale developments, interviewees indicate that larger
scale new residential developments are indicative of geatiidic. These developments
are reportedly occurring Brandview WoodlandStrathcona, the Downtown Eastside,
and across East Vancouver. Future development is anticipated as a result of the purchase
and assembly of land along Hastings Street and on thesidestf Grandview near Clark

Drive, as explained by a politically active resident:

Al think what youdéamd blegmean nygou ®r es ece rh
of course along Hastings Street and in
more nterest by what you can call organized money, which is speculative

money. 0

Another indicator of gentrification identified by several interviewees is that the
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owners of some rental stock@randview Woodlan@re allowing their buildings to run

down in anicipation of purchase by developers. Another politically involved resident is
particularly concerned about a cluster of relatively cheap rental buildings in the south
western portion of Grandview between Commercial Drive and Clark Drive built in the

19508 nd 6006s:

i . . .aré threeystorey walkips, a lot of them. And | suspect because the
Community Planisignoringt hey say they dondét know h
But what wedre |l ooking at in the next 1
those buillings will fall down- and | think a lot of the owners are waiting for
them to fall down so they can put up co

And City has had no creative policy whatsoever to deal with that. We are going
to lose a lot of affordablel mean thousands of affordable rentals in the next half
generation, I think. o
Another politically involved resident suggested that property taxes could be used to
discourage owners from letting houses used as rental suites run down.
The retail, demog@phic, residential occupancy, and built changes identified by
interviewees indicate thagentrification inGrandview Woodlandhas advancesince
2008. These indicators combinedisgoing h i nter
through stages leading fromworking class community to a wealthy community, support
the notion that this is a community in transition. In order to better understand what is
contributing to this transition, the interviewees were asked about impediments and
contributors to gentrifidgon.
9.5 Impediments to Gentrification
Four of the interview questions revolved around the effect that the presence of
industrial manufacturing, crime, and social housing had on gentrificati@naindview

Woodlandsince 2008 (see Appendd. The impatance given to this topic arose from

Ley & Dobsonés 2008 study, which found t ha
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gentrification up to that time. In order to understand what contributed to the gentrification

that has taken place since 2008, ther@ need to understand the role of these three

factors. There is no consistent agreement among the interviewees on which of the three

factors has had the greatest impact on the pace of gentrification since 2008. Overall, these

factors were reported by rsbinterviewees to have had a role in gentrification in

Grandview since 2008, as well as the potential to influence gentrification in the years to

come. A minority of interviewees also stated that these factors had no effect on

gentrification between 200&nd 2015.

9.5.1 Industrial Manufacturing

Most interviewees believe that industrial manufacturing has had an impact on the

pace of gentrification iGrandview Woodlangince 2008. Simply put, the presence of

industrial zoning precludes residential gentation by virtue of the fact that it is not

zoned for residential. Additionally, residential areas in Grandview that border industrial

areas will gentrify more slowly because developers have trouble marketing buildings

right beside active industrial are&ne politically active resident explains how a

neighbouring industrial facility is an irritant to her workplace and nearby residents:
A...wedbve had a carpentry business that
Theydve grown t hei ravebops uprwehshe noisélevdl now w
for their machinery. You know, they have soimmsome type of power machine
t hat just creates the Ohumnmnnftheyou kno
beautiful things about our [redacted for anonymity] Room was the acgbien
the room where you could go in there and it was just so peaceful, you know?
Now you go in there and thereds this O0h
above it, you try to ignore it and everything else, but it créate® m sur e not
for us, bu I think about those people living in that slum area, what it must be
|l i ke for them. O

Conversely, two of the interviewees believe that the presence of industry attracts

gentrification. One reason given for this was the convenience and increasing ipppular
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of people wanting to be able vealk towork, and some workplaces are located in the

industrial area.

Many interviewees identified changes to the nature of industrial manufacturing in
Grandview Woodlandince 2008 that could have reduced its effeatgeding
gentrification. There has been a reduction in waterfront supporting industries and
manufacturing uses, and reduced noxious emissions from the West Coast Reduction
animal rendering plant. There has also been a municipal policy decision to alow th
conversion of industrial to residential and commercial zoning along Hastings Street in
Grandview. This sort of conversion was also reportedly taking place along part of Main
Street in Mount Pleasant. However, the vast majority of industrial uses invdrand
remain entrenched, and many interviewees point out that the city has a policy to protect
the industrial area from conversion to residential and commercial uses.

One major change to the industrial area is the reduction in the amount of sex work
activity. This has made the area less of an impediment to gentrification. Several
interviewees recall the former reputation of Geandview Woodlanihdustrial area as a
popular area for stre¢te vel sex workers to operate. |t
sx work centre, know for a time as the Aki
workers operating in the area, the kiddy stroll is now gone.

While the industrial area remains largely intact, it has been converted to what two
interviewees describe &sf r i end|l i er 0 uses. Il nterviewees
changing the nature of the industrial area that makeidtier to gentrifiers, including
filmmaking, selfstorage, artist studios, and breweries. Breweries in particular are seen by

seveal interviewees as a new usgt has contributed to gentrification by attracting
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visitorswho might not otherwise discover Grandview Woodland

Interviewees note the increasing number of breweri€ramdview Woodlanénd
Mount Pleasant. Two interviews connected this to a change in municipal liquor laws. A
public administrator stated that breweries are a draw for educated people with money
from inside and outside the local area. Two interviewees connected the increase in
breweries to decreased crinmethe industrial area as a result of all the activity arising
from the breweries. A politically involved resident describes how a locaprmiit group
i's considering encouraging Aindustrial gen

~

A. . . welking@ouecalingit the GrandBrew District. And making banners

saying the GrandBrew District and in some of the Community Plan discussions

we were suggesting now thereds so many,
know, cafes are moving down there. Ykmow, lets liven up the area, make it

more |ively at night so theyodll be | ess
in. So in that regard, that kind of industrial gentrification is kind of a good thing

for the neighbour ho oidty strall Goava theee. Maly, foru s e d t
prostitution, but really young kids. Vi

Overall, the interviewees paint a picture of an industrial area whose built structure
is similar to the way it has been for decades, but differetetrm of the activities taking
place there.

9.5.2 Crime

Interviewees reported that falling crime rates an@randview Woodlandiave
resultedin crime ceasing to be an impediment to gentrification in Grandview since 2008.
Several interviewees noted adrin the crime rate ithe past five to 10 years, including
a reduction in prostitution and gang activity. A local businessperson explains the

changing crime situation Grandview:

~

A...itds funny you know, the rarporters
chall enge was crime and safety. What és
now i s managing change. And making sure
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Several interviewees report a significan
carrying throughtotheearlp2006s. Thi s period of actual h
perception of high crime rates that lasted until recently. Many interviewees stated that the
Apercepti ono o fGramvieyWoadlarnithasdongrbeeh @usof proportion
torealty,and hat even the fiperceptiond is now di:
crime is higher around the Commerel&rbadway Skytrain station at the southern edge
of Grandview, but one public administrator counters that crime at the station has
decreased sigficantly in the past 10 to 15 years. A drop in actual crime combined with
the waning of the perception of high crime in the area removes an impediment to
gentrification.

9.5.3 Social Housing

Interviewees find that social housing@randview Woodlanthas notaffected
gentrification since 2008. One reason for this is that social housing is so well integrated
into the community that even local residentsndoknow that itis there. While there
were no reports of any significant changes in social hougiicg 2008, several
interviewees felt that big changes were on the horizon as a result of the provincial
government 6s plan t o -psreolfli tist sa nsdo ctihael fheoduesria
plan to stop funding neprofit co-operative housing programs.

In 2014, the provincial government declared its plan to sell its social housing to
non-profits, with about 115 properties to be sold to-poofits in 2015 and the remaining
roughly 235 in the three subsequent years (Pablo, 2014, para. 6). Severa\wates\are
concerned that turning over ownership of social housing tepnofits will reduce the

sustainability of social housing. One politically active resident expresses concern:
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Ai...at least with BC Housing yleree had an
was accessibility to rental subsidies, there was an assurance that there was some

level of maintenance. You had some security that there were rules in place, and
that 1t was sustainable. Sustainable ho

Another politically active resident aniiates that a loss of social housing as a
result of the provinceds withdrawal would
gentrification. This resident refers to Stamps Place, a large social housing complex in the

Downtown Eastside slated to be sold:

i Ci tligy ispeotainly to invite in the development industry and encourage,
hey, there may be poor people there, and they may be living in lowing income

housing, but you know what, weoll get r
BC Housing to help that becaus€ Blousing is subsidizing, all of a sudden
thereds no more money, and sells out, a

Many interviewees anticipate that the end of federal government funding toward
non-profit co-operative (ceop) housing programs holdset potential to increase
gentrification. Ceop housing is a type of social housing that is jointly owned by the
residents of the cop (Canada Mortgage and Housing Corporation, 2015, para. 4). One
politically active resident provides a background abotbgp housi ngds rol e i
affordable housing to people @randview WoodlandKitsilano, and Mount Pleasant:
At heprdiiteacrop 1 s i nteresting, but very muc
and the ability of federal governmertigain a public pady. It had a, you know,
a lot of what has kept that kind ofvhat would you call it kind of a church of
the latterday hippie thing going here and in Kits and Mount Pleasant has been
the nomproftcoops from the 19706s. Aerdwho of th
were here for a number of years, and in some cases had moved on-ops) co
would never have really been able to get themselves as settled into the
community i f it hadnodt -irdafitecoopfmadel t he st a
of fered. 0o
Two othe interviewees indicated that the end of federal government funding would

result in ceops becoming unaffordable for current lawcome residents and that some

co-ops could be demolished and replaced with market housing. Expandingdpe co
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housing insteadf ending the program was viewed by many interviewees as a policy tool

to stop gentrification:

AAnd thatds one way to halt gentrificat
cause you can get in with five grand or something, right? And you become a
member ofthecw p and you have tenure. o

9.5.4 Community Resistance to Gentrification

Several interviewees identify active resistance to development and gentrification in
the Grandview Woodlandommunity as an important factor in slowing community
change For example, a Vancouver area politician describes how community members

have been successful in setting back the Local Area Planning process by 5 to 10 years:

A...theydbve been successful in stalling
being completd, and you know, for reasonthere are problems in our process.

| certainly acknowledge that, it was think it was quite appropriate to delay it,

because there was no confidence in it. But thegthing happened there. When

it started to happen thegmanded the planning process and the planning

process just | ead to a moratorium, so0 a
5 to 10 years. o

However, several interviewees proposed that community activism has begun to
wane inGrandview Woodlandh reent years. One interviewee recalled how a 2006
Supreme Court of BC decision which removed the right of residents to appeal
development decisions at the Board of Variance has contributed to reduced community
activism and gentrification. The Court decisionse from an incident in Grandview in
which two heritage houses that were home to working class tenants were purchased by a
developer for replacement with two newptkxes (Vancouver Courier, 20Q7ara. 4).

The community activist explains:

~

A. . . 1 tnormfarsiO, 60hyears that you could have, you know, a say in what
happens next door. Particularly when it was new zoning or a change to the
zoning that was allowedall of a sudden that changed the whole look and feel of
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the neighbourhood. 0

This showghat whle community activism ign important factor in gentrification
in Grandview Woodlandit may be reduced from what it once was.
9.6 Contributors to Gentrification
Interviewees report fouwrontributors to gentrification iGrandview Woodland
since 2008, including increased real estate prices across Vancouver, gentrifier
sensibilities increasingly matching with life in Grandview, political motivations for
community change, and increased popularity of living near downtown. Gentrification in
other lacal areas in Vancouver were found to have both contributed to, and countered,
gentrification in Grandview.
Almost every interviewee states that increased real estate prices in Vancouver have
resulted in increased gentrification@randview WoodlandOnepublic administrator
links the successful bid for the 2010 Olympics to rapid increases in real estate prices and
development activity in Grandview and thro
urgencyo among devel oper suptb2010gTevb pr oj ect s
interviewees mention overseas Chinese investment into Vancouver real estate as a reason
for the price increases in the city. However, both agreed that the effects on Chinese
investment in the Grandview local area was indirect, with this imesgt concentrated
on the West Side of Vancouver. An East Vancouver area politician describes the effects
of increased real estate prices on Vancouver:
Al 6d say mostly housing prices. Thatoés
housing, y bewsinglebiggestwhent I6ok at tmy constituency here
and | look at the people who come through the door, probably the biggest group
of people that jump out at me arendét th

absolutely need hel forsacialchougifgerdte youdr e |
support them, but folks who are at the
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Most interviewees stated that housing prices are resulting in a process where both
middle class and upp@niddle class residents are being priced outloéioparts of
Vancouver, and subsequently moveax@ndview Woodlandue to itis relative
affordability. The West Side of Vancouver was the area mentioned by the majority of
interviewees as either the source of wealthy gentrifiers moving to Grandviéve or
former destination of middle class people who are now forced to look at other
neighbourhood options. A politically active resident summarizes both of these scenarios:
Ai...the young couples who are moving in

been- in some cases would've been contemplating Dunbartainly Kits. |
mean you know, and thatyou know, Kits is more just gentrification by a

growing middle class in a growing city.
who | ived on t likethdWesttSideSanythere, yod knawn gt
the suitcase full a money effectively f

over here. And no question about it, they are outbidding people who might
traditionally have been East Side, you know, sort of EaseSi buy er s. 0

Along with the push factors of real estate prices, interviewees cited pull factors that
have madé&randview Woodlananore attractive to gentrifiers, including the growing
desire to live in a walkable and transit oriented community, the targder of heritage
buildings, the end of an aversion to living in East Vancouver, breweries and artists in the
industrial area, and the increasing popularity of Grandview area French immersion
schools. Overall, many interviewees reported a general grgoisigive impression of
Grandview among locals anditsiders alike. It has becoraeneighbourhood where
people want to move to, and want to remain.

Interviewees noted the increasing popularity of livingsimndview Woodland
since it is transit oriented dithere arenumerous shops within walking distarafehome

A local businessperson summarizes both of these points:
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fAnd | think some of the appeal is to do | think with Commercial Drive, has to

people in the area and ienymwalkdbleat el y ar ou
community where youbve got, you know, e

but cher, the barber, the baker, t he

can

need a car for it . Um, and thatoés incre

appealingtpeopl e. You know, nobodyds accu

in a house in the suburbswithatwoar gar age where not hi

youbve gotta drive everywhere. o
A politically active resident described how the Commercial Drive area was
origindly designed as a street car village, which contributes to the walkability and limited

role of cars in the community in the present day. This interviewee links the historic

St
ng

walkability and village feel o6Grandview Woodlandt o it 6s her it age buil

which several interviewees found were attragtjentrifiers

AEverything within walking distance
know, so it just deveiaodoecdursemowuodal |y
years | ater we 0 vorildinge And wd also doththessype oh i s t
building which is really well built particle board in this house, you know. Really
well built houses built by craftsmen who really knew what they were doing and
cared about what they were doing and they were aatistsgst themselves

Several interviewees mentioned the dissipation in recent years of-at&mdjng

divide between the East Side and West Side of Vancouver, in which the East Side was
considered less attractive to live. This change in attitude hasespecially pronounced
among young adults, who were credited by one interviewee with having a worldview that
accepts the disamenities@randview WoodlandSome of these young adults moved to
the area earlier in life and are now staying in the area ayiddohomes. A local business
person described the mindset of young adults in the area:

Al think that what youdbdre seeing is

di fferent experience. So webre stildl
congestn, and we still have the smells, and we still have the social housing, but

A

what we have is a demographic thatos
Right ? That adds to the experience,

bec
, a
or i

a 'y
2 4
S a

it
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Many interviewees believe thataiges to the industrial area contributed to

gentrification. Artist studios ithe Grandview Woodlanehdustrial area arseen to

attract gentrifiers, with one public administrator describing the arrival of the artist
community as a fdomarferry giemttrhie iccoali omi.n€el he
industrial area were also seen as contributors to gentrification. A Vancouver area

politician describes the attraction of breweries:

A...the liquor industry thatodos opening
appealing to young people. Um, both as a place to work, but also, you know, as a
place to socialize. Most of those place
bars. o

Several interviewees living i@randview Woodlan@nd Strathcona believbat
growing quality and popularity of French immersigohools in the local areas are
contributing to gentrification. One politically active Grandview residbscribeshem
as fApoor manlés. prA viad reg stthatten first éme she poticed st at e
gentrification in the area was around 2005 when her son transferred from one Grandview
school to the Grandview French immersion school, with the two school populations
having a ndif f Alo@lbisinedspersorgsuppgiis ponto adding that
the increase in gentrifier parent involvement at the French immersion school has had a
selfreinforcing effect, with more gentrifier parents deciding stay in Grandview instead of
moving to one of the neighbourhoods formerly believed to be better andythtim n
school in there. She estimatéss change had occurred in the past 16 years. A
politically active resident of Strathcona repoatsimilar effect in that area when a local
school started a French immersion program 5 years ago.

Intervieweesoteother instances where gentrifier expectations were having-a self

reinforcing effect on gentrification, especially in demanding that the City upgrade public
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spacesSeveral interviewees identifypgrades té&randview Woodlangarks as an

example of whre gentrifier demands for park upgrades clashed with the desires of
traditional residents to keep the parks the same.
Interviewees alsandicatepolitical motivations at the municipal government level,

and particularly the important role of the develgmnindustry, as having contributed to

gentrification Several interviewees mentitime lack of locations available for

development in the city is causing developers to increasingly loGkandview

Woodland Two interviewees mentiote critical part thiathe development industry

pl ays i n Van c ohese mterdesvees also distusst the City is looking at

ways to accommodate population growth, often using zoning changes that increase

density (upzoning) to try to accomplish this, and thasthpzoning results in

gentrification. One politically active resident describes the process as he sees it:
AGovernment 6s creating the disaster, wh
signalling t hatzotnheey 6orke, wsid youikmagt? 6tso iunpp o
You gotta have the signal. But you gotta have the impetus for the signal too. The
impetus is the expectation that people are gonna move here. A million people in
the next 20 years. o

A Vancouver area politician provides a counter point i \ttew of upzoning, including

a review of the political problems associated with policy tools that can reduce

gentrification by providing lowcost housing:

A.. . when we try to fight gencosthodsingcat i on
-1 d o n daffordabé arrsubsidized, | mean stuff like rentade run into a
political problem, which is that we don
not | i ke | 6éatthobgh|wogd likedol gét credh and a pat on the

back from timeto-time - but if you put in dpedestrian] crossing, everybody

who - people see it as very tangible. But if you make a decision now and having

a rezoning now and put in rental housing, the people who are gonna benefit from

that decision may not come till afterthee xt el ect i on. And | ém
candid about this. So you have the argument in the present, but the benefits flow

in the future to unknown individuals. And | think that one of the responses to
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gentrification is the gaccessilatopeopemwitho f mor

lower incomes. And even working people will not support that if they feel
t hreatened by that. They see that thato
upward pressure on rents or whatever, and so these become very difficult
problens politically. As a result, gentrifi
Interviewees findhat gentrification that has taken place since 20@Brandview
Woodland Downtown, Downtown Eastside, Strathcona, and Mount Pleasant has been
linked. Grandview Strathona, and the Downtown Eastside are all experiencing
heightened interest from gentrifiers as a result of the increasing popularity of living in
close proximity to the Downtow Several interviewees repdinat condo dwellers in
Downtown Vancouver igdertial areas such as Yaletown aneving to Grandview to

buy a home with more space while maintaining proximity to Downtown. A Grandview

businessperson explains the phenomenon:

A...guy who |ives in a condo in Yaletow
Y aletown, the two of them move in together, sell onthefcondos, and then
nextthinggyou know sheds pregnant, they need
them to come over here with close proximity to downtown where they work has

got some appeal . o

In additon to the pressures coming from neighbouring areas that are driving
gentrification inGrandview Woodlandthere are converse pressures from those areas that
are adding to the loncome demographic of Grandview. The gentrification that is
occurring in thdDbowntown Eastside and Strathcona has resulted a wave -gfemtrifier
low-income former residents of these neighbourlsondving to nearby Grandview and
Mount Pleasant. This could also be linked to the rise in the number of homeless people in
Grandview wich was reported by several interviewees.

9.7 Public Policy and Gentrification
Interviewees present a range of municipal and provincial public policies that they



11t
feel impact gentrification. While many interviewees state that policy did not have

significant impact on gentrification, many thlese same interviewees proveeamples
of impactful policy in the course of the interview. Zoning policy, the Grandview
Woodland Community Plan, Rental 100, STIR, the Residential Tenancy Act, Rate of
Change, the Sata Title Act, and Density Bonuses are all seen as influencing the pace of
gentrification in Grandview.
Rezoning land for higher density is the policy instrumetgrinewees most often
associatavith influencing the pace of gentriition. However, inteviewees have
differing views on whetherezoning for densificatioresults ingentrification or
increased housing affordability. A politically active resident provides insight on how
rezoning can have different results in different neighbourhoods:
A [ A red whare you got more people who own their honae®l Dunbar is
probably a good example of thathe displacement is, you could argue, by
choice or positive. When youbve got a |
Woodlands or Mount Pleasant, thésey lose. | mean they gain nothing at all
other than ayou know a ticket to ride. And really, you know, horrible

di spl acement happens, and a |l otta t
afford and thereds no other place t

i mes
0O go

Rezoning is a majocomponent of the thérandview Woodlan€Community Plan.
The Community Plan is cited by many interviewees as having an impact on the pace of
gentrification since the planning process began in May 2011. Two interviewees point out
that landspeculation redting from the planningrocess has propellegntrification.
After the Plan passes City Council, it is anticipated to result in increased development. A
local businessperson with ties to the development community explains the effect of the
Plan

~

i . . . aRidm wkes place then, you know, the real estate and development
community take notice of that. And they
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acquisitions in anticipation of some land use plan...some land use change taking

place. Ah, and so | knowthé&res been some of that going

ou know,
f cour se
t hen it

Skytrain Station area. Uum, y
Ready to do something. And o
policies in place to encourage that sort ofelévo p me nt

Several interviewees mentioimat the municipal government has been attempting to
encourage the development community to build more rental housing through the Short

Term Incentives for Rental Housing (STIR) and Rental d@iiies.However, no

interviewees statthat the rental housing resulting from this policy is considered

affordable.

In fact, these policies may be causing decreased affordability as a result of changes
to the Residential Tenancy Act that allows a lamcher to make an appeal to increase

rents on tenants more thdreallowable annual amount if the land owner can show that

rents in the neighbwhood are much higher thaents in his/her building. A politically

active resident explains how this combinataf policies is encouraging gentrification:

Aif you |l ook at the | ocal rentals in
particularly Mount Pleasant, lots of older buildings were you ceplebple are

paying $600, $700 a month in rent, cause ttewhe been for so |
been there forever, and they got a one or two percent increase every year, so the
itds cut pr et teisthosevbuildingsade sithiriydre, butmew 1 n

STIR/Rental 100 buildings are going up around themdlaads are now saying
that its happeningbecause itds happened foer a

Afhey, someoneds paying $1500 next door
That 6s unfair to meo. N o wncradsd ittoo$id0 a sudd

or $1200. Because of previously mentioned changes to Residential Tenancy
Act). And folks who are on fixed incomes who you know, work for $12 an hour.
You know, pouring coffee or whatever
gentrification. o
Seveal interviewees identified the municipal Rate of Change policy as useful in
slowing gentrification by preventing land owners from replacing rental housing with

strata condos.



The Strata Title Act is seen by several interviewees as a contributor to
gentrfication. One pttically active resident statébat they cause gentrification because
they are fnexpensive suites for saleo as op
interviewee points out that rental unitsGmandview Woodlanthave been converted t
strata title, resulting in a loss of rental stock. A politically active resident argues that the
Strata Title Act allows gentrification by allowing the sale of strata complexes without

consulting renters living in the complex:

At he r eal i &mostlysentersiinflocatianuandithe wwners are just
getingabuyout t hen t hereds no way to stop i
gentrification in the worst form. Becau

incentivizing or at least taking away any regtons on the sale of property that
is now housing, you know, at a cheaper price in an older building [for] people
who are of | esser means perhaps. o
Interviewees feel that encouraging the construction and maintenance of space for
artists to live and wi is an effective way to mitigate gentrification. Two interviewees
identify the municipal Density Bonus policy as a useful tool in this respect. This policy
has shown results @randview Woodlandincluding a heritage density transfer that
saved the histrical York Theatre, a popular spot for local artists to feature their work.
Another exanple is a development of artstudios that may otherwise have been regular
market housing. In Mount Pleasant, a City owned site is currently under construction that
will have dedicated units for artists with specific requirements for access. A public
administrator describes how this approach could be effective inarisop to units
zoned as artidtudios built through market development:
A ..we dondét rhavhe omowtsoli novd8ecause we
know, we dondt own t he spaTtThedifferentehey o6r e
in the spaces that are being proposed as part of rezoning at Main and 2nd is that

the artist production space will actually be an anyehiat the City owns and
that [the City] can contrelhave a higher level of control over. So we would
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work with a norprofit to - who would operate the space. Ideally one-poofit

operator to operate both the housing and the artists production Apdce.
theredd be quite defined, you know,

The current livework studio zoning policy is considered to be ineffective at
mitigating gentrification because it does not require the occupants to be artists. As a
result, livework studios have often become expensive condos occupied kgrtisin.
Since livework studio zoning is considered a type of industrial space, it has effectively
allowed residential condos to encroach into industrial space. Onealblitiovolved
interviewee linkedo the artist community gives the exampleAdC in the northern part
of Grandview Woodlan@sa place wherartists at being priced out (Zeidler, 2012, para.
1).
9.8 Conclusion

This chapter directly addressed all aspects of the reseaeshian by identifying
indicators of gentrification that show gentrification has taken place in Grandview
Woodland looking at whether the disamenities that Ley & Dobson (2008) found
impeded gentrification are still factors, identifyifgetcontributors it have propelled
gentrification to take hold in Grandview since 2008, and looking at specific public
policies that impet gentrification. The findingshow that indicators of gentrification in
Grandview include retail, demographic, residential occupandybailt changes. There
have been changes to the industrial and crime disamenities that make them less of a
disamenity. Social housing remains unchanged but changes are coming that may
encourage gentrification. Community resistance has slowed gentrific&imtributors
to gentrification inGrandviewinclude increased real estate prices throughout Vancouver,

gentrifier sensibilities increasingly matching with life in Grandview, political motivations

req



for community change, and the increased popularity ofdinear downtown.
Interviewees present a variety of policies that have either contributed to or reduced
gentrification in Grandview.

Interviewees also provided insights on where Grandview Woodland falls in the
stages of gentrification and critiquedHack r t hés definition of gen
both key areas in the scholarly literature. Artists are well established in Grandview, but
are increasingly threatened by the higher prices that accompany wealthier residents. This
may place Grandview in Stag 2 . Hackworthés definition of
strengthened with reference to displacemen

spaceo generates confusion. The Discussion
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Chapter 10.0 Discussion

This chapter explains the implications of the findings and makes links to the
research question and literature review. This answers the research question and provides
a hypothesis upon which further research on gentrification can be Bésedypothesis
satisfies the theoretical framework by providing a better understanding of social reality.

The research question for this thesi@what factors propelled gentrification to take
hold inGrandview Woodland despite being previously impédeétihe results othis
study suggest a hypothesis that puptiicies can have a substantial, but not
autonomous, effect on gentrification in a local area where gentrification was previously
impeded.

In the case of Grandview Woodlammblicy makers set conditions thadloav
gentrification through citywide and provincavide policies, including zoning changes,
the Strata Title Act (STA), and the Residential Tenancy Act (RTAgse policies laid
the foundation for gentrification i@randview but are not directly respobée. Zoning
changes irGrandviewsince 2008 have been limited to spot rezoning and the signal that
future rezoning will take place as a result of the Draft Grandview Woodland Community
Plan. TheSTA and RTA policies prelated gentrification in Grandvieard theefore
cannot be factors that propelled gentrification there since.20@%e public policies set
the conditions that support markgtiven gentrification.

The catalysts for gentrification in Grandview Woodland are the massive property
value increass across Vancouver, and the increasing popularity of-gityeliving,
including specific innecity quality of life aspects possessed by Grandview. They have

created the market that attracts gentrifier&tandviewand are ultimately responsible
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for gentrification. These catalysts are substantially, but not completely, the result of

public policy.
10.1 Sets conditions for gentrification - Zoning Policy

Largescale new developments are viewed as indicators of gentrification, and these
are usually mde possible through egoning. Density can generate affordability, but not
if that density either displaces existing residents, is geared towards gentrifiers, or both. A
public administrator broadly acknowledges the potential impact of some types of new
development on gentrification:

Ai.. .l gQguess we set up the framework for

gentrification. So certainly as we change the polisg yahpolicy changes effect

gentrification too. We allow for new development, new typedevelopment,

change in communities. o

Zoning policy can encourage gentrification even before new developments are
buil t. Munici pal property tax policy appl
Ahi ghest and best u stisgdbuilding bdcupying larel thats t ha't
rezoned to allow for a larger building will be taxed based on the potential size instead of
the actual size (Kunin, 2013, p. 1). Higher taxes have made it more difficult for
traditional businesses to survive, which hesulted in retail gentrification.

Zoning policy has also set the conditions for community change in the Grandview
Woodland industrial area. Traditional industrial businesses are threatened by a
community planning process that identifies sites for pteséitture rezoning, resulting in
speculation that causes market property values to increase. An example of this process in
Grandviewis the current land speculation along Hastings Stredtav&4ctoria Drive,

which the Daft Grandview Woodlan€CommunityPlan signalled will be rezoned from

industrial to mixed commercial and residential uses up to 12 stories high.

a
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Community Planning policies that protect industrial areas from encroachment by

residential developments are effective at stopping these aoasransforming into
upscalereddential zones, and keeps th@b-producing areas. This is important in the
GrandviewWoodland context wherthe increasing popularity of inneity living is
creating a market for residential units. However, a municiplaypallowing atist live-
work studiosthatdoeént r equire artists to |ive there
encroachment into industrial areas. Policies allowing breweries and active artist studios
have resulted in industrial integration, which @adhrectly encourage gentrification by
attractingupscalevisitors to the area who may find it an attractive place to live.
10.2 Sets conditions for gentrification - Strata Title Act Policy

The provincial gover nment d&entrifgationdby a Ti t | e
allowing for expensive suites to be built and sold quickly by developers, instead of
encouraging the construction of rental units which have traditionally been more
affordable. City policies such as STIR and Rental 100 are attemptgetsadhe trend
away from rental construction, but rental units built under these policies have not been
affordable to lowincome VancouveritesAptrim, 2011, para. 4; Lee, 2014d, para. 4)& 5
This has made it possible for neighbouring dmwome rental bildings to make an
appeal under the Residential Tenancy Act to increase rent at a faster rate then would
generally be allowed. The likely result has been less affordability and more gentrification.
10.3 Sets conditions for gentrification - Residential Tenancy Act Policy

The Residential Tenancy Act slows gentrification by limiting rent increases to
levels below what the market will bear in a gentrifying area. However, the component of

the Act that allows anwner to have a tenant vacate their unit if tredlord has permit
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to make renovations to the ursta loophole that is allowing gentrification. Owners have

greater incentive to engage inthesesorf fAr enovi ctionso because
has resulted from increasing property values all Mastcouver.
10.4 Factors Propelling Gentrification - Higher Property Values

Currently available information indicates that property values have increased across
Vancouver because investors and wealthy immigrants have driven demand forehnidher
West Sidereal estate, and because of the lack of locations available for new residential
development. Public policies governing immigration and international capital flows have
allowed wealthy people from abroad to invest in Vancouver real estate through such
policies as the immigrant investor program (cancelled in 2014). It is possible that there
are other factors involved, and comprehensive research is needed on what has caused
high property values in Vancouver. Such a study will not be possible until government
collects and provides necessary data on the citizenship of real estate owners. In the
absencef such data, studies have been produced by tmée@nce Board of Canada,
MacDonald Realty Ltd., and Landcor Data whioticate that foreign buyers are having
amajor impact on the affordability of Vancouver real estate.

The 2014 municipal election included a polfmypposal from the lefiving
Coalition of Progressive Electors to address real estate affordability using a tax on
foreign buyers, property speculedpand the owners of properties who leave them
vacant. This party was not electddh e muni ci pal government 6s
increase the supply of housing through density via the EcoDensity program has had
limited success at producing affordabilityulific policy has thus far been unable to

deliver solutions.
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In this atmosphere of increased operty values in Vancouve

middle class is increasingly looking to East Vancouver for homes that are comparatively
affordable. Ley& Dobson (20@) describe/ anc ouv ewe st fAeearscept ual b
as counteractingrandview Woodlandls r el at i ve affordability (
that the unrelenting price increases on the West Side have finally overcome the ability of
middleclass Vancouvért es t o buy property there. This
boundaryo, increased demand for homes in G
Rent gap has arisen from higher property values in East Vancouver. This rent gap is
central to productiotheory (Hackworth, 2005, p. 24314), the idea that landlords,
capital and profit are drivers of gentrification (Quastel, 2009, p. 9% .cemolition and
redevelopment of relately affordable rental properties expected tguickenin
Grandview Woodlad through to 2019compounding the effects of the Strata Title Act
on reducinghe availability ofaffordable rental stock and contributing to gentrification.
10.5 Factors Propelling Gentrification - Popularity of Inner-City Living
Grandview Woodlandl sscent popularity among the middle class has also resulted
from itds |l ocation close to downtown Vanco
other trendy aspects of inmetty living. This trend is consistent with Rose (1996)
describing municipal govaments attempting to make downtown more attractive to
professionals (p. 131), and the success of
emphasize walkable and trarsiiented neighbourhoods in downtown Vancouver
described by Quastel (2009, p. 703 & Y.1®mart Growth oriented public policies in
Vancouver have included the Living First Strategy (1980s), Clouds ofgeéhd890),

CityPlan (1995)the Liveable Region Strategic Plan (1996), and EcoDensity (2007).
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However, he fact thatnnercity living hasbecome popular among white collar

professionals across Canada and beyond indicates that public polry mad of the
reason for thiphenomenon.

This factorillustrates the continued relevance of consumption theory in the
gentrification processes. Mgabouring East Vancouver communities including the
Downtown Eastside, Strathcona, and Mount Pleasant have also become monegsopula
result of the trentbwards innexcity living. East Vancouveneighbourhoods have
become even more palatable to thedtecclass as a result of reduced crime and pollution
in East Vancouver overall.

10.6 Unanticipated Findings

The only unanticipated contributor to gentrification is that the presence of French
immersion schools can contribute to gentrification. French irsime has been growing
in popularity in British Columbia for the past 14 years, with one news article attributing
part of this popularity to these schools having few special needs students and few English
as a second language students (Sherlock, 2014,20&r27). Yoon & Gulson (2010),
find that there is a preference foreRch immersion schools among white middliess
residents irGrandview Woodlandp. 70507). This preference appears to not only be
influencing school choice, but also acting as a douttor to gentrification. The presence
of French immersion along with the overall improvement in the scores of East Vancouver
schools has reduced the tendency &dyobson(2008) found, where gentrifiers would
At ouch downo i n Gr anrdtheir lrome, andleagelassodnas e equ i

children were born (p. 2490).
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10.7 The Barriers
Massive property value increassed the increasing popularity of inpety living

thatpropelledgentrification, streamlined with public policyere responsibléor

overcoming the barrier effect that crime, industrial manufacturing, and social housing had

on gentrification before 2008. Lé/Dobson( 2008 ) asked fAare barr.i

e

per manent safeguard against gentriefication

appears to be that barriers areraperary safeguard because other factorsatiaact
gentrification despite the barriers, and because the circumstances of the barriers
themselves change over time.
10.7.1 Changes to Crime

Many categories of crimealwe gone down across East Vancouver, and the long
held perceptiomf high crimerates inGrandview Woodlandhas dissipated. Sex work has
dropped particularly sharply since 2008. The drop in crime could have occurred because
of gentrification, gentrificatin could have occurred because of a drop in crime, or
perhaps a combination of both. Either waytme has fallen in Grandvieas
gentrification hasdvanced The c¢cr i mi n2008overfloefromthe 6 s pr e
Downtown Eastside to Grandview described by &dyobson(2008, p. 2488) could
also have been mitigated by gentrification in the Downtown Eastside.
10.7.2 Changes to Industry

Reduced sex work and policy initiatives have resulted in industrial integration in
Grandview Woodland since 2008. A reductiorsex work in the industrial area has
contributed taafriendlier atmosphereTechnological advancements goablic policy
initiatives such as thBacific Gatewayhave contributed to the industrial manufacturing

area becoming cleaner. The introductiomdweries to Grandview as a direct result of
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municipal and provincial policy changes has lead to a friendlier industrial area with more

foot traffic. The anticipated rezoning of industrial land aloragtihgs Street captured in
the Draft Grandview Woodlatt Community Plan has resulted in land assemblyHer
conversion of industrial land into condos in that area, ensuring that further changes are on
the horizon. Overall, the industrial area in GrandvieWwiendlier, cleaner, and less of an
impediment tagentrificationthan it was in 2008
10.7.3 Changes to Community Resistance

The Grandview Woodlan€Community Plan has been successfully delayed by
community activism in Grandview. Grandview has a history of community activism that
has made the area lessiting to gentrifiers and developers. This may have manifested in
decades of leftving political representation at all levels of government. This factor has
been weakened by the 2006 Supreme Court of BC decision which removed the right of
residents to apgal development decisions at the Board of Variance. This illustrates the
potential of public policy to weaken community tools to resist gentrification.
10.7.4 Changes to Social Housing

While the amount of social housing@randview Woodlandias remainedonstant
since 2008, it has expanded in Strathcona, the Downtown Eastside, and Mount Pleasant.
There are indicators oegutrification in all three of these areas despite this expanded
social housing. This indicates social houdiag limitedeffectivenessas agentrification
deterrent.

Over the next several years, the provincial government will be selling its social
housing assets to ngofits and he federal government will be ceasing funding to-non

profit co-op housing. This change will directly impgamcial housing ilsrandview
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Woodlandas well as the rest of East Vancouver. Should these changes destabilize the

stock of social housing, it will providenanteresting opportunity to research how the loss
of social housing interacts with gentrification.
10.8 Stages of Gentrification in the Context of Grandview Woodland

Grandview Woodlands going through the traditional stages of gentrification in its
transition from working class to wealthy. Many indicators of gentrification in Grandview
support the ida that the area is going through stages described in the stage models,
including the occurrence of retail gentrification, demographic changes, an upwards shift
in income, and a loss of affordable housing.

The process of retail gentrification has beeounigng since at least 20@
Commercial Drive andince aroun@014 onEast Hastings Street, with upscale food,
drink, and specialty stores replacing traditional busineséesiie & Teixeira(2009)
suggesthat the closing of businesses that serveilo@ome residents is a sign of
accelerating gentrification (p. Y.6

The stage models theory outlines demographic changes that occur throughout the
stages of gentrification, including an increase in the number of artists and homosexuals in
the first stage wh decreasing numbers into the last stage, and decreasing numbers of
traditional lowincome and working class residsithroughout the process (TaBle
Census data and interviewee accounts confirm a drop in working class and low income
residents irGrardview Woodland Census data shows an upwards shift in income
between 2006 and 2011 that is beyond the Vancouver average, a drop in traditional
working class occupations, and increased education among residents. Interviewees

indicated a drop in the numbefr artists and homosexuals in the area (this cannot be
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confirmed by census data, as this information is not available at the local area level).

Decreased numbers of lemwcome, working class, artists, and homosexual residents in
Grandview indicates that tlaea is transitioning through the stages of gentrification. A
Vancouver area politician explains how the processes has unfolded in Grandview:

AAnd youbdbve seen it go through what is a
wher e i tfarly lowereedtworking class areaand | went to school at

[redacted area school], so | hung out on the Drive as a kid-aalower working

class area. And then what that tends to bring is it, you know, it brings some

i nteresting peopl e alyHatlowsdhyowknow,bytherads t ha't
community in some way wanting to have an affordable kinda hip place to do work.

(@}

And that Dbrings money after i-whoareause th
attracted by that community. And the next thing you kk®wiy ou have what 6
occurred here. And then thatos driven by

Artists continue to make up a high proportiorGandview Woodlandesidents,
but rising prices threaten their continued ability to live in Grandview and atkas of
East Vancouver. Public policy tools that reserve-\iork spaces for artists could
facilitatethe continued presence of artists into the latter stages of gentrification.
10.9 Rent Gap in Grandview Woodland

The loss of affordable housing iretlarea has resulted in the decline of-ioaome
demographic groups. An important cause of the ddsdfordable housing is rent gap
arising from higher property values in the area. Rooming houses affordable to low
income, workingclass, and countarulture groups have been converted into single
family homes and new developments inaccessible to these groups. Some single family
homes have been razed to make way for new developments. Some ofwaiéordable
rental stock may ballowing buildings to rurdown in anticipation of purchase by
developers.

This shows that rent gap @grandview Woodlandhas resulted in both gentrification
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and (at least temporary) deterioration of some properties. This suppartanet t 6 s ( 19 ¢

argument that rent gap can resulgentrification but also in other outcomes, including
deterioration (p. 181). The deterioratirental building area in the soutfestern portion

of Grandview between Commerci al Drive and
provides an opportunity fdurther study into rent gap processes.

10.10 Social Mix in Grandview Woodland

The gradual loss of louncome, workingclass, and countaulture groups in
Grandview Woodlandh favour of increasingly wealthy residents indicates that social
mix is only pat of the transitional stage of gentrification. This result differs from the
enduring social mix that Rose (1996) found in three Montreal neighbourhoods (p. 157).
Looking at Gr andyv wié gobfism whdiherGocialeniisdbeing dat a
reduced ovethe longterm If so, the difference between this outcome and the Montreal
study will reinforce the contextual nature of gentrification.

Rose(1996)also argued that there are government intervention options that could
maintain some level of social mip.(155). This idea is supportég interviewees who
arguethat ceop housing and tax changes are government intervention options that could
reduce gentrification and maintain social mixdrandview WoodlandAn expansion of
t he feder al -oplwouseg pnogrammvioddsincrease the available amount of
low-income housing. Providing tax incentives to encourage rooming houses would
reduce the loss of loumcome housing.

10.11 Challenges to Defining Gentrification
This study has uisteido rHa ciktwoe tphréosd weetfiionn o

progressively more affluent userso. Il nt er v
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about how gentrification was being defined for the purposes of this thesis. Providing the

Hackworth definition satisfied many interwees, but many others had concerns about

this definition. One concern with the Hackworth definition was the meaning of the word
Aproductiono. It can be interpreted to rep
existing structures, or both, so long as thace is geared towards more affluent users.

The Hackworth definition focuses on new users of space, while leaving the place of
incumbent residents unclear. In situations when the production of space for more affluent
users doesnot dlovwipconeeccesidentdhoe thetaffoeddbie retaibspages
geared towards them, is it appropriate to describe them as gentrification? If so, what word
does one use to describe situations where traditional residents are displaced? The
situations are differengnd therefore, the same word cannot be used to describe both
situations. Maloutas (2011) argues that not all urban regeneration is gentrification (p. 33),
but until there is a definition that distinguishdiferent typesof urban regeneration from
gentrification, all sorts of community changeagen to be labelled as gentrification. A
concise definition of gentrification that recognizes tha é@xperienced by the displaced
would help to clarify.

Additionally, the important place that retail gentriticen takes in the literature also
deserves some reference in a strong definition of gentrification. Interviewees commonly
recognized retail change as a clear indicator of gentrification. A Vancouver politician

explains how retail gentrification is linkedt t he fAproduction of spac

r you talk about this space for producing affluence; I think that the affluence has to

find expression. It finds expression in paying too much for coffee and bread and
things | ike that.o

While this study did not set out psoduce a new definition of gentrification, the
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findings indicate that producing one adds to the discussion. Gentrification would be

better defined in the context of this stud
affordable to lowincomeresient so. This definition recogni
gentrification as important conditions in describing the meaning of gentrification in
accordance with analysis of the literature and interviewee feedback.

This definition excludes neighbourhoodisit were not previously occupied, such as
Yaletown in Vancouver, an industrial area converted to residential. This definition
narrows the understanding of gentrification by excluding this circumstance. The
conversion of industrial into residential is a damentally different process frorthe
conversion of an established area into an area unaffordable to traditional residents, and
should be part of a different conversation. The Hackworth definition can also be
interpreted to exclude industrial conversionte@ si dent i al since the r e
new and not necessarily part of a pattern
However, the definition produced in this thesis is @eabout this.

The definition produced in this thesis also excluiddsistrial integration. This is
appropriate because industrial area change to include breweries and active artist studios
(not to be mistaken with artistsd presence
gentrification processes in scholarly taéure, whereas stage models show that
residential and retail gentrification clearly are. It is also reflected in major differences
between industrial integration and retail gentrification, which differ in two ways; firstly,
unlike commercial businessegditional industrial manufacturing does not respond to
the arrival of wealthier residents (with the exception of major polluters like West Coast

Reduction); secondly, industrial integration does not alienateadoame residents, since
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traditional industial manufacturing rarely sells directly to membef the public in the

local community Therefore, the transition of a nondescript factory into a pddding
producer of beer or art does not reduce space feirloame residents. In fact, the
opposite my be true if the beer and art are sold at a low cost. While potentially linked to
gentrification by drawing tourism, it is a separate process and should not be captured in a
definition. The definition produced in this thesis is ogabout this than thelackworth
definition.
Thedefinition produced in this thesaso excludes middle or upper class areas
from the definition of gentrification. One politically involved interviewee made a strong
point about the wealt hy Dugerridying, whicea i n Van
technically fits with the Hackworth definition:
Munbar 6s b e monthagitetarted outfbeing dentrified anyway but that it
certainly has call it the nouveau riche, but lots of money are landing in Dunbar.
People paying igash, you know, 3 or 4 million for a house. Just cause they can.
And thabdts whgt 6s a form of gentrificatd.
webre probably most worried about. Becau
are being displaced, abeing displaced by selling their house for $2,000,000 or
$3,000,000, and going to Palm Springs or wherever, and buying a mansion or 10
houses for that same money. 0
There is no question that an interesting phenomenon of mitikds displacement
is taking place in Dunbar, but this quote illustrates the problem with the Hackworth
definition - that lowrincome displacement fro@randview Woodlanthat can
reasonably be assumed to leave the displaced with few options, can be described with the
same word as thdisplacement of middle class Dunbar residents who leave the
neighbourhood as millionaires. An additional irony is that these former Dunbar residents

are just the kind of people that interviewees reported were moving to Grandview and

causing displacemetttere. Therefore, the two phenomena warrant separate words.
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While clearer than many other definitions of gentrification, the Hackworth

definition still leaves some interviewees confused. Many interviewees accept this

definition, but their responses revéiadt it allows a broad interpretation of gentrification.

The potential for broad interpretation found in some definitions of gentrification is likely

why the word is used by the media to describe a variety of phenomena linked to urban

change. Misuse by ¢hmedia contributes to misunderstanding in the general public. A

new definition such as that presented hereit he r eduction of resi deée

affordabletolowi nc o me r aldsinetessarty slavity.

10.12 Conclusion

The results of thistady suggest a hypothesis that pulpladicies can have a
substantial, but not autonomous, effect on gentrification in a local area where
gentrification was previously impeded. Zoning policy, the Strata Title Act, and the
Residential Tenancy Act set thenclitions for gentrification, whilénigher property
values and thencreasing popularity of innegity living were thefactors that propelled.it
Public policy decisions are only partly responsiblehigher property values and the
increasing popularity afinercity living. The results also show the relevantstage
theory and rent gap theotythe caseof Grandview WoodlandFinally, the results
challengethe sustainabilityof socialmix andthe clarity of existingdefinitions of

gentrification
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11.0 Conclusion

Gentrification is a complex phenomenon that involves many variables. While there
is merit in the stage theory, gentrification still tends to be contextual. As a result, a widely
understood and agreed upon definition of gentrification contitubs elsive.
Discussinggentrification without a consistent definition is difficult. It is under these
circumstances that this studitempts to establish a better understanding of how public
policies have influenced gentrification in a local area whergrification was previously
impeded.

It is clear that gentrification in Grandview Woodland has resulted from large
increases in property values in the city of Vancouver, as well asdteased popularity
of innercity living. Rising property valuesra the resulting rent gap supports the
production theory, wie the increasing popularity afnercity living suppors
consumption theory. The relevance of both theories supports the idea in Quastel (2009)
that theproduction and consumption theories epenpatible ways to understand the
gentrification process.

The Strata Title Act, the Residential Tenancy Act, and zoning policy that invites
speculation, retail gentrification, and the loss ofdmaome housing have streamlined a
process of gentrificatioin Grandview Woodland that would likely have taken place
anyways within the confines of a market economy. All other major Canadian cities have
comparabldegislation, and further research could compare the circumstances of
gentrification inGrandviewwith those of a similar neighbourhood elsewhere in Canada

to determine similarities and differences.
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Further research is needed on the growing popularity of French immersion and

corresponding influences on gentrification. There is minimal research in¢haisrapn
& Gulson (2010) have established that there is a preference for French immersion among
white middleclass residents iGrandview Woodlandobut research needs to determine to
what extent French immersion is actually drawing in gentrifiers, as edgosnerely
being a preference for gentrifiers attracted to Grawl\for other reasons. As second and
third generation nowwhite Vancouverites increasingly join the ranks of gentrifiers, it
would be interesting to widen the scope of researcleterchineif there is actuallya
difference in the way Canadians who identify as-ndnite view French immersion. This
could influence gentrification patterns in the years to come as Canada heads towards
becoming a country without an ethnic majority.

Interviewee acounts revealed that major changes will be coming to-$bagding
soci al housing policies in Vancouver over
social housing assets to nprofits and the end of federal funding fora@p housing
provide intereng and rare opportunities for researchers to study the impact of social
housing policy on gentrification.

Some interviewees argued that gentrification could be slowed by an expansion of
co-op housing in Vancouver, as summarized by one politically wegbinterviewee:

~

Al think one of the real pities is that
money to start up a whole new generation ebperatives. Whether they would be
co-operative organizations who would be buying existing buildings hadging it

to a nonprofit co-op model. Cause thatyou look at the kind of people who live in
Grandview Woodlands, you know young people, | mean what would you say the

you know, one day theydbére painting their
Uber . You know, day 3 theydre you know,
sort of cobbling together a I|Iiving. And

drivers in the community. o



It would be difficult to test how a new generation ofajms wouldeffect
gentrification since it is currently very unlikely that theao program will be expanded.
However, studying the upcoming contraction of theopgorogram could produce
i nteresting insights; what happens to a
subjective cultural landscape whenaps disappear? A similar question applies to the
transfer of social housing to the nprofit sector; will this result in the deterioration and
loss of social housing as some fear? Or will social housing remain emsisder the
care of norprofits? These questions have significant implicagion the interplay of
gentrification and public policy.

This study has shown that public policy can streamline gentrification in the context
of a local area being directly irapted by high real estate prices and a trend towards
inner-city living. These factors have overcome previously effective impediments to
gentrification. Politicians and local residents with concerns about gentrification may have
success in slowing gentrifition in Grandview Woodland through changes to the Strata
Title Act, Residential Tenancy Act, and zoning regulation. However, success is likely to
be limited without reducing real estate prices and demandrer-city living.

These catalysts of genidation are linked to public policy. High real estate prices
are impacted by demasside and supphgide policies. Demandide policies that
encourage the immigration of wealthy people from abroad are increasing real estate
prices. Supply is reduced byack of new space to develop in Vancouver, which is a fact
not linked to policy. Zoning policy that allows a greater number of-Hignsity
developments would fit more homes onto limited space. However, affordability will not

occur if new buildings resulhithe demolition of existing loweost housing. Real estate
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prices involve many factors, and further study is needed to obtain all the facts as to why

real estate prices are so high in Vancouver.

Heightened popularity adhner-city living has been activelgupported by public
policy and has driven demand among gentrifiers to live in cecitsahreas including
Grandview Woodland. Vancouvero6s municipal
Growth policies since the 198W&s which hayv
neighbourhoods that are attractive to the middle class for their walkability, transit
accessibility, and combining work, life and recreation. The factithat-city living has
become popular among white collar professionals across Canada and, lsovelthat
Vancouver municipal policy is only part of the reason for this trend. It is unlikely that a
shift in public policy could reverse this, which indicates that public policy does not have
autonomous effect on gentrification.

High real estate prés and increased popularityinhercity living are the factors
that propelled gentrification to take hold in Grandview Woodldeshitethe formerly
effective impedimentswWhile not the onlyelemens, publicpolicies are substantial
elementsn the devadpment of thesewo factors The Residential Tenancy Act, the
Strata Title Act, and zoning policy have streamlined the resulting gentrification. Public

policy has substantially contributed to gentrification in Grandview Woodland.
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Appendix B: Vancouver Local Areas
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Appendix C: Interview Guide

Interview Guide

1. What is your background in Grandview Woodland?

2. As you know, |l 6m interested in gentrif.i
blessing?

- What are the lifestyle choices of gentrifierswving to GW? (consumption
theory)

- How are rising property values in GW impacting the redevelopment of rental
properties? (production theory)

3. What are the indicators, since 2008, of gentrification in GrandVieadland?

- effects on housing

- effects orcommunity members

- reversal of neighbourhood decline
- increased condominiums

- anttgentrification violence

- resulting population growth

- increased housing development

- decreased affordability

- neighbourhoodebranding

- increasedeal estate values

- shift in the goods and services provided by local businesses to accommodate the
higher incomes

4. What do you think has contributed to this gentrification since approximately
20087

- foreign investment into real estate

- municipal zoning policies

- de-industrialization along Hastings St.

- neighbouring residential neighbourhoods gentrifying
- supply and demand

A 2008 study found that gentrification in Grandview Woodland occurred much more
slowly than in other neighbourhoods in Vancouver because of ésempre of industrial
manufacturing, social housing, and crime. The next three questions follow up on these
three factors.

5. What do you think that the effect of the presence of industrial manufacturing in
Grandview¥Voodlandhas had on the pace of gentrifioa in the area since about
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2008, if any?

. What do you think that the effect of the presence of social housing in Grandview
Woodland has had on the pace of gentrification in the area since about 2008, if
any?

. What do you think that the effect of crime &l on the pace of gentrification in
Grandview Woodland since about 2008, if any?

- Have there been changes in these factors?
- Has there been a policy change to encourage changes?

. Out of these three factors, industrial manufacturing, social housingyiame, do
you find that one factor has had more of an impact on the pace of gentrification
than the others?

. What has been the effect, if any, of city or provincial policies on gentrification in
Grandview Woodland since about 20087

impact of the CommunytPlan

City of Vancouver policy changes

rezoning laws

encouraging social mix in GW

encouraging densification at the municipal level

governments promoting gentrification intentionally or unintentionally?

10.Neighbourhoods surrounding Grandview Woodland andrad Vancouver have

experienced gentrification since 2008. How do you think that gentrification in
other parts of Vancouver have impacted Grandview Woodland?

- Downtown Eastside drop in crime effecting GW
- middle class have less option in affordable hba@urhoods
- Mount Pleasant becomes trendy, attracts people to nearby GW
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Appendix D: Interview Questions

Interview Questios

1. What is your background in Grandview Woodland?

This interview focuses on t me usdomgeptheofdede mtrt
production of space for progressively more aff
gentrification has been the transition of the SoHo area of Manhattan, New York City where it

changed from an area occupied by artigts dippies in the 1960s to an expensive area for

wealthy residents in the present time.

2. As you know, 1 6m interested in gentrificati
blessing?

3. What indicators of gentrification in Grandviewoodland have you noticesince 2008
4. What do you think has contributed to this gentrification since approximately 2008?

A 2008 study found that gentrification in Grandview Woodland occurred much more slowly than
in other neighbourhoods in Vancouver because of the presenausfrinl manufacturing, social
housing, and crime. The next three questions follow up on these three factors.

5. What effect has the presence of industrial manufacturing in Grandview Woodland had on
gentrification in the area since about 2008, if any?

6. Whateffect has the presence of social housing in Grandview Woodland had on
gentrification in the area since about 2008, if any?

7. What effect has crime in Grandview Woodland had on gentrification in the area since
about 2008, if any?

8. Out of these three facwrindustrial manufacturing, social housing, and crime, do you
find that one factor has had more of an impact on the pace of gentrification than the
others?

9. What has been the effect, if any, of city or provincial policies on gentrification in
Grandview Waodland since about 2008?

10. Neighbourhoods surrounding Grandview Woodland and around Vancouver have
experienced gentrification since 2008. How do you think that gentrification in other parts
of Vancouver have impacted Grandview Woodland?

11. Would you like tomake any additional comments or are there any questions you wish |
had asked?



Appendix E: East Vancouver School Statistics

Britannia School 20062010

Britannia [Public]
Vancouver

ESL (%): 5.1

Actual rating vs
predicted based

on parents' avg. inc. of
$33,000=-1.2

Academic Performance 2006
Average exam mark 65.1
Percentage of exams 15
failed

School vs exam mark 6.1
difference

English gender gap F22
Math gender gap M2.1
Graduation rate 89
Delayed advancement 44.7
rate

Overall rating out of 10 5.2

Britannia School 20092013

Britannia [Public]
Vancouver

ESL (%): 2.5

Actual rating vs
predicted based
on parents' avg. inc. of §

n/a: n/a

Academic Performance 2009
Average exam mark 62.5
Percentage of exams 18.6
failed

School vs exam mark 4.9
difference

English gender gap F 3.6
Math gendegap M 0.3
Graduation rate 84.2
Delayed advancement 42
rate

Overall rating out of 10 3

Rank:

2007
60.6
25

8.1

M2.1
M 5.6
96.3
52.1

3.5

2010
62.9
15.9

4.6
F4.3
F4.6

91.6
36.2

3.6

Vancouver Technical SchoaD06- 2010

Special
needs
(%): 25.4
200910

259/274

2008
64
155

4.8

F 12.6

F1.0
93.7
60.8

4.2

Special
needs
(%): 25.3

Rank:
2011
62.4
20.7
7.2
M 0.3
M 2.6
90.2
31.6

3.9

Gr 12
Enrolime
nt: 125
Frerch
Imm
(%): 0.0
Last 5
Years
244/256

2009 2010
62.5 62.9
18.6 15.9

4.9 4.6

F3.6 | F43
MO0.3 | F4.6

84.2 91.6
42 36.2

201213
240/293
2012 2013
64| 65.2
209 155
54 3.2
F6.7 FO0.9
F21 F4.3
88.5 914
38.7 26

3.5 4.4
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Vancouver Technical
[Public] Vancouver

ESL (%): 3.2 Special
needs
(%): 17.9

Actual rating vs 200910

predicted based

on parents' avg. inc. of Rank: 209/274

$39,000:-0.1

Academic Performance 2006 2007 2008

Average exam mark 67.5 63.4 65.8

Percentage of exams 13.3 19 13.3

failed

School vs exam mark 4.9 6 2.9

difference

English gender gap M 1.8 F1.0 F5.4

Math gender gap F1.5 E F1.1

Graduation rate 91.4 92.7 94.6

Delayed advancement 31.8 21.3 38.3

rate

Overall rating out of 10 5.8 5.3 5.5

Vancouver Technical SchoaD09- 2013

Vancouver Technical
[Public] Vancouver

ESL (%): 1.2 Special

needs (%):
12.0

Actual ratingvs

predicted based

on parents' avg. inc. of § Rank:

n/a: n/a

Academic Performance 2009 2010 2011

Average exam mark 65.8 67.9 69.3

Percentage of exams 12.6 8.3 9

failed

School vs exam mark 4.3 3 2.9

difference

English gender gap F1.8 F3.9 F5.7

Math gender gap M 0.6 M 0.9 F1.5

Graduation rate 90.8 88.3 93.5

Delayed advancement 40.1 41.1 23.1

rate

Overall rating out of 10 4.7 4.9 6.2

Templeton Schod006- 2010

Gri2
Enrolime
nt: 317
French
Imm (%):
12.1
Last 5
Years
191/256

2009 2010
65.8 67.9
12.6 8.3
4.3 3
F1.8 F3.9
M 0.6 M 0.9
90.8 88.3
40.1 41.1

4.7 4.9

201213
125/293
2012 2013
69.7 70.6
8.3 8.1
4.3 4.4
F7.3 F5.5
F 6.8 F2.1
93.5 98.1
23.9 13

5.6 6.3

165



Templeton [Public]
Vancouver

ESL (%): 4.1

Actual rating vs
predicted based

on parents' avg. inc. of
$43,500-0.2

Academic Performance 2006
Average exam mark 68.6
Percentage of exams 10.4
failed

School vs exam mark 4
difference

English gender gap M 0.2
Math gender gap F1.8
Graduation rate 93.2
Delayed advancement 32.7
rate

Overall rating out of 10 6.5

Templeton Schod®009- 2013

Templeton [Public]
Vancouver

ESL (%): 3.2

Actual rating vs

predicted based

on parents' avg. inc. of §

n/a: n/a

Academic Performance 2009

Average exam mark 67.3
Percentage of exams 12.0
failed

School vs exam mark | 3.0
difference

English gender gap F7.6
Math gender gap F2.7
Graduation rate 94.0
Delayed advancement = 27.9
rate

Overall rating out of 10 | 5.2

Rank:

2007
69.2
9.8

3.6

F1.7

F22
96.1
30.4

2010
67.5
10.4

3.0

Fa4.7
F 5.6
93.9
32.2

5.0

Special
needs
(%): 15.6
200910

203274

2008
68.8
10.8

2.5

F7.7

F 8.2
92.9
35.7

5.6

Special
needs
(%): 14.4

Rank:
2011
67.4
12.0
5.8
F4.9
M 3.7
94.4
19.5

5.5

2009
67.3
12

F7.6
F27
94
27.9

5.2

201213
182/293
2012
66.4
14.3

6.7
F5.4

F 6.6
97.8
29.8

4.7

164

Gr 12
Enrolime
nt: 165
French
Imm (%):
0.0

Last 5
Years
146/256

2010
67.5
10.4

3

F4.7

F 5.6
93.9
32.2

2013
69.5
10.0

3.0

F6.2
F 5.0
96.5
203

5.5
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Appendix F: Assault in East Vancouver Local Areas (Year-end statistics)

© Grandview Woodland < Hastings Sunrise < Mount Pleasant
< Strathcona
BOO
E00
400
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Appendix G: Robbery in East Vancouver Local Areas (Year-end statistics)
© Grandview Woodland < Hastings Sunrise < Mount Pleasant

© Strathcona
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Appendix H: B & E in East Vancouver Local Areas (Year-end statistics)

© Grandview Woodland < Hastings Sunrise < Mount Pleasant

o Strathcona
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Appendix I: Theft MV in East Vancouver Local Areas (Year-end statistics)

© Grandview Woodland < Hastings Sunrise < Mount Pleasant

o Strathcona
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Appendix J: Theft in East Vancouver Local Areas (Year-end statistics)

© Grandview Woodland < Hastings Sunrise < Mount Pleasant

o Strathcona
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Appendix K: Mischief in East Vancouver Local Areas (Year-end statistics)

< Grandview Woodland < Hastings Sunrise < Mount Pleasant

o Strathcona
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Appendix L: Prostitution in East Vancouver Local Areas (Year-end
statistics)

© Grandview Woodland o Hastings Sunrise < Mount Pleasant

o Strathcona

70

525

35

17.5

2006 2009
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Appendix M: East Van Culture Crawl| Artists Participating

o Artists Participating
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Appendix N: East Van Culture Crawl Attendance

o Attendance
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