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Welcome to this edition of Input, my last as President of 
the Board of Governors. I am immensely thankful for 

the opportunity to work with my fellow Board members and 
REIBC Staff to promote the Real Estate Institute of BC and 
its members.  

Over the six years that I have been on the Board, tremen-
dous effort has gone into pivoting our strategy to support 
our members and our communities in an ever-changing 
environment. I am extremely proud of the work REIBC has 
done to support Reconciliation with Indigenous Peoples, 
provide fact-based research to the industry, and reinforce 
our commitment to diversity, inclusion, and equality. Over 
the last year, REIBC has reached a growing number of RI 
members with a great variety of relevant content, includ-
ing the topics just mentioned, through webinars and our 
ProSeries videos.

As I write this, the Board is preparing for our annual gover-
nance training and strategic planning session. As evident 
from the many topics covered in these Input magazines, the 
Board must always strive to maintain an agile approach to 
ensure REIBC’s strategy adapts to the social, economic, and 
political shifts that are ever-present. Looking ahead, I am 
confident that REIBC and its members are well positioned 
for long-term success.

I would like to take this opportunity to thank the Board of 
Governors (past and present) and REIBC staff for their sup-
port and dedication. I have found it extremely rewarding to 
help shape REIBC’s direction and meet so many talented 
RIs along this journey. It has been a privilege and a pleasure 
to be part of the Board and I encourage all our members to 
look for opportunities to champion REIBC’s goals.

PRESIDENT’S MESSAGE

KEITH MACLEAN-
TALBOT, RI 
REIBC PRESIDENT
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As I write this, we finally have summer descending upon us.  
Seems like it took an awfully long time for it to decide to be 

summer, although here we are! Now, in this Summer 2022 edition 
of Input, we look into the topic of immigration. 

A Nominee member writes about his experience of coming to 
Canada and the process he is going through to gain resident status 
and employment. It’s not as straightforward as one may think, 
though he has made it through and I am pleased to report that he is 
now working in the real estate industry.  

We learn that the majority of Canada’s immigration target number 
reflects people who are already in the country. This might be a 
surprise to those of us who don’t follow immigration closely. And 
as we read on about immigration and BC’s economy, we find that 
more housing will still be needed and no one is exactly sure where 
it might come from.  

Some cities are writing policies and looking at their systems to 
ensure diversity and resilience. The article from City of Kelowna 
looks at housing, transportation, climate, and what cities of the 
future could look like.  

Our Ask a Lawyer article discusses temporary foreign workers and 
housing inside the immigration system—who is responsible for 
their welfare? 

REIBC looks at six other professional organizations (and ourselves!) 
for what their accreditation policies and processes look like for 
immigrants and interprovincial migrants. 

In this edition we also recognize our members who are celebrating 
quinquennial anniversaries with REIBC. We congratulate them for 
their dedication to professionalism and integrity. The Institute is 
what it is because of our members.

Have a great summer, enjoy the sunshine, and we’ll be back in 
the fall with more topics of interest. Thanks, everyone, for your 
contributions.  

BRENDA SOUTHAM 
EXECUTIVE OFFICER 
AND EDITOR-IN-CHIEF

 
WE WANT TO HEAR  
FROM YOU 
 

Please let us know your ideas for 
upcoming issues and how you like 
the magazine—and check out our 
Facebook and Twitter pages for 
up-to-the-minute information on 
REIBC activities. 

reibc.org 
info@reibc.org

 
      ABOUT

Input was established in 1976. It ran at 12 
pages and stayed that size for a long time. 
It was more like a newsletter then: when 
something new happened in the real estate 
industry, one of our RIs wrote about it, but 
the publication didn’t cover much industry 
information otherwise. 

Many years later, Input runs at an average of 
48 pages, sometimes a bit bigger or smaller, 
and our authors hail from around the globe. 
Our focus is on keeping readers informed 
with all aspects of the industry, particularly 
hot topics. 

REIBC delivers Input to 4,000 people or 
organizations within the real estate industry. 

Who receives Input?

• REIBC members

• REIBC subscribers

• PIBC members

• BC Notaries

• PAMA – Professional Association 
 of Managing Agents

• SPA-BC – Strata Property Agents  
 of BC

• Government ministries

• Real estate boards

FROM THE EO’S DESK



    Summer 2022 vol. 50 no.2     5
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Andrew Ramlo is the vice president of Advisory Services for rennie, where he leads the consulting 
team in providing analytical and strategic support for real estate developers, investors, retailers, local and 
provincial governments, Crown corporations, and public agencies. Ramlo has researched, written, and 
presented extensively on topics ranging from shifting demographics and consumer behaviour to regional 
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Danielle Noble is the department manager of Policy and Planning for the City of Kelowna. She is 
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she shares her vision for cities of the future and her passion for walkable, healthy, and connected 
communities that enhance public life. Over the past fifteen years, Noble has advanced policy direction 
on commencing a Healthy City Strategy, Climate Action Plan update, 2040 OCP, and various strategies 
for revitalizing neighborhoods. Her planning practice is characterized by an emphasis on collaborations 
across sectors and advancing the built environment to improve health, equity, and connectedness for 
communities. Noble has an honours degree in Science from UBC and a master’s degree in Environmental 
Studies, Planning, from Wilfred Laurier University. kelowna.ca
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providing affordable service to vulnerable immigrant and refugee populations; in recognition 
of valuable service to the nation.” canimmigrate.com  

Aleksey Nekhoroshev started his real estate career in 2006 as a commercial real estate broker at 
a local agency in Moscow, and soon moved to a commercial real estate consultant position at Colliers 
International (Russia). His experience in Russia includes project management for Vi Holding (a Moscow-
based international investment and development company), office premises redesign in the company’s 
head office, redevelopment concept for a retail mall, and consulting on facility management services 
tender for the Russian Ministry of Sports’ (national hockey team’s) sport centre. Now in BC, Nekhoroshev 
has joined Central Walk—a fast-growing retail asset and property management company—as a leasing 
coordinator at Tsawwassen Mills retail mall. He strives to apply his experience, skills and competencies 
achieved in the Russian market in favor of his new employer. He is a graduate of Moscow State Industrial 
University and BCIT.

John McLachlan, RI, LLB,  
is a lawyer at Lex Pacifica Law Cor-
poration in Vancouver. His practice 
is focused on civil litigation with an 
emphasis on real property matters. 
McLachlan has appeared as counsel 
before the British Columbia Court of 
Appeal, the Supreme Court of British 
Columbia, the Provincial Court of 
British Columbia, the Federal Court, 
and various Administrative Tribunals. 
lexpacifica.com

Nicole K. Wong, JD,  
is an associate at Lex Pacifica and 
advises clients in a wide range of 
commercial disputes. She was called 
to the Bar in British Columbia in 
2020 after completing her articles 
at Lex Pacifica. Nicole received her 
Juris Doctor from the Peter A. Allard 
School of Law at UBC in 2019. Prior to 
attending law school, she completed 
her Bachelor of Science at UBC.  
lexpacifica.com
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IMMIGRATION 
POLICY AND 
BC’S  
ECONOMY 

Andrew Ramlo

Back in 2006, I wrote a research report called A 
Perfect Storm: Sustaining Canada’s Economy During 
Our Next Demographic Transformation. At the 
time, federal immigration policy was targeting 

roughly 250,000 immigrants per year to Canada. Using 
this target, our demographic and labour models showed 
that growth in Canada’s labour force would fall to below 
0.5% per annum and pose significant challenges for the 
Canadian economy to expand and, by extension, fund the 
broad range of social spending programs that we have 
become accustomed to. 

Why was this the case? The transformation would be 
driven by the post–World War II boom generation—the 
third of the Canadian population who were born between 
1946 and 1965—beginning to age into retirement. This 
would represent Canada’s third great demographic transi-
tion (the first being the birth of the boom and the second 
being when they entered the labour force and started 
families). We dubbed this Canada’s silver century.

To put some context to this demographic shift, in 1971 
there were about 6.6 people of working age (19 to 64) 
per senior (aged 65 and better) in Canada. By 1991, that 
number had fallen to 5.3, and today it is in the range of 
3.4. At 250,000 immigrants per year, our modelling 
showed that it would fall to 2.3 by 2036. 

With that as background, what has and has not changed 
since 2006? 

ECONOMIC CHALLENGES

Based on this modelling, it was clear that in order see the 
Canadian economy expand and support our broad range 
of social services, three things would need to change: We 
would need to see a continued increase in labour force 
participation, the Canadian population would need to 
grow significantly (specifically in the younger cohorts), 
and we would need significant gains in productivity. 

On the labour-force-participation side of things, while 
we fall slightly below the peaks seen in the early 2000s, 
we are largely back to where we were pre-pandemic with 
about 65.5% of Canadians active in the labour force. 
There are certainly opportunities to increase participation 
back to historical peaks, and most of this will come from 
better engaging with under-represented groups in the 
labour force, including Indigenous people, people with 
disabilities, recent immigrants, and others. But though 
positive and important, increasing participation from 
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these groups will not significantly move the dial with 
respect to the overall scale of Canada’s labour force. 

Given the cardinal demographic rule that just about 
everyone gets older every year, Canada has continued to 
march into its silver century. By 2021, at age 75, the lead-
ing edge of the post-War baby boom had aged well into 
retirement, while the tail end of the boom (those born 
around 1965) were celebrating their 56th birthdays. The 
release of the 2021 Census data showed that almost one 
in four people of working age in Canada were between 
the ages of 55 and 64 and could potentially retire in the 
next decade. Further to this, the 2021 Census showed 
that, in the face of overall population growth of 5% over 
the past five years, the population under the age of 19 
grew by only 2%. 

On the productivity front, over the past decade we have 
managed to eek less than 1.0% growth annually in labour 
productivity in Canada which, depending on how its 

measured, continues to fall below our US counterparts 
and many other OECD countries. 

In a nutshell, there has not been a lot of change on any of 
these three fronts since 2006. 

INCREASING IMMIGRATION TARGETS

What has changed, and changed significantly, is immi-
gration policy. Beginning in 2017, we have seen a series 
of policy changes that have moved federal immigra-
tion targets upwards. The first changes in 2017 were to 
target 310,000 immigrants in 2018, 330,000 in 2019, 
and 340,000 in 2020, and then in 2018 a target of 
350,000 was set for 2021. Due to COVID-19 and global 
lockdowns, the recent targets were not achieved, with 
Canada welcoming a total of 184,000 immigrants in 
2020. As a result, in the fall of 2021 the targets were 
again increased, to 401,000 in 2021, 411,000 in 2022, 
and 421,000 in 2023. This revision was in large part 

iStock/edb3_16
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to compensate for the shortfall experienced during the 
pandemic.

This past February, the federal government released a 
new Immigration Levels Plan that again revised targets 
upwards, with the goal of admitting 431,000 permanent 
residents in 2022 and almost 450,000 in each of the 
following two years. This would move Canada’s annual 
immigration rate up to 1.1% of population annually. 
Achieving this would represent the highest immigration 
rate among our G7 counterparts, and it means that over 
the next three years we should expect to welcome more 
than 1.3 million new immigrants as permanent residents 
to Canada.

So what are the implications of these changes for BC? 
Historically, we have seen an average of 15% of Canadian 
immigrants head west, with the past decade seeing 
about 40,000 new permanent residents calling BC home 
each year. With only about 13% of the national popula-
tion residing in BC, we punch a bit above our weight 
on the immigration front. Achieving the new immigra-
tion targets could see this number move above 70,000 
people annually over the next three years, higher than 
what we have seen historically both in terms of absolute 
numbers and as a share of our provincial population. 

INTERPROVINCIAL MIGRATION

With that said, it is important to recognize that it is not 
just immigration that has been driving BC’s popula-
tion growth. The most recent interprovincial migration 
data also show a significant shift westward in domestic 
migration patterns, with the number of people moving 
to BC from other provinces also at historical peaks. In 
2021, BC welcomed more than 33,600 net interprovincial 
migrants, almost two and a half times the average flow 
that has been seen over the past decade.

Combined, peaks in both international and domes-
tic migration resulted in BC breaking a record for the 
number of people moving to the province last year, 
with more than 100,000 net migrants being the high-
est annual total in more than 60 years. As they are in 
Vancouver (which grew by 5% between 2016 and 2021), 
Vernon (11%), Whistler (19%), and White Rock (10%), 
to name a few, the implications of this population growth 
are being felt throughout many communities in BC.

MORE JOB OPENINGS

In looking forward, along with higher migration numbers 
characterizing the next couple of years, the provincial 

Labour Market Outlook expects more than one million 
net new jobs to open up in the province over the next 
decade. Of these million positions, almost 370,000 
(37%) are expected to be net new jobs created in the 
province, while 63% will be positions that open up simply 
to replace the aging, retirement, and ultimate attrition of 
our existing workforce.

Some of the most significant openings are expected to be 
in the heathcare sector, with nursing and related occupa-
tions being at the top of the list with almost 40,000 job 
openings. Towards the top of the list are a host of occu-
pations in the retail sector, ranging from salespersons 
(+24,000 positions) to managers in retail and wholesale 
trade (+20,000).

In terms of fulfilling those positions, the Labour Market 
Outlook expects immigration to directly fill roughly a 
third of the openings, with a further 8% coming from 
interprovincial migration. A slightly larger share (47%) 
is expected to come from young people already in the 
province starting out on their career workpaths. 

HOUSING STILL NEEDED

While our expanding population and labour force will be 
positive in supporting economic growth in the province, it 
will also come with some challenges. Perhaps most nota-
bly will be how and where we accommodate the flow of 
migrants into the province, as well as the housing needs 
of existing residents (yes, the kids will eventually get out 
of the house!). 

Accounting for the revised immigration targets and 
higher levels of domestic migration, our models show 
that in order to accommodate population growth and 
change we will require upwards of 44,000 net new 
homes to be built in the province each and every year 
over the next decade. This would be like adding another 
Nanaimo to the province each year for the next 10 years. 
While significant in terms of scale, this will not address 
existing issues of housing availability and affordability 
that many communities are already experiencing.

From homes to work, daycare to eldercare, and the 
infrastructure that ties it all together, the above data 
show that we may just be entering an era of community 
building within the province that we have not seen in 
generations.
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“Most people who know me profes-
sionally assume that I’m the 

typical (boring) lawyer-type, but I was 
quite a daredevil in my younger years,” 
says Devin Kanhai. “I spent a lot of time 
on a BMX bike and rode all sorts of skate-
boards and surfboards growing up.”

Devin’s interest in physical activity and 
structured training found him working as 
a gymnastics coach in high school and 
university, and the experience helped to 
set him on his current path. “While this 
might not seem like a job that is related 
to my current career, coaching gymnas-
tics solidified my interest in teaching and 
helping people acquire knowledge and 
skills,” says Devin. “That interest was a 
major reason for leaving private prac-
tice as a lawyer to join the Real Estate 
Division, and I continue to draw from my 
experiences as a coach in my current 
role.”

As the executive director, Devin oversees 
the Licensing Education unit at the UBC 
Sauder Real Estate Division. The posi-
tion has him working with provincial real 
estate regulators to administer pre-licens-
ing and mandatory continuing education 
programs. The unit also partners with real 
estate and mortgage broker associations 
to provide continuing education programs 
for their members. 

“I get to combine and apply my interests 
in law, education, and business to create 

MEMBER PROFILE          

EXECUTIVE DIRECTOR, 
LICENSING EDUCATION 
UBC SAUDER REAL ESTATE 
DIVISION

DEVIN KANHAI, RI

>>

educational programs that help real estate professionals do their best work,” 
says Devin, describing what he enjoys about his role. “I get to work with an 
incredible team of individuals who challenge, inspire, and motivate me to do 
my best work.”

His current position at Sauder is Devin’s greatest professional achievement 
to date, the culmination of 10 years of hard work in the Real Estate Division. 

“As someone newer to a major leadership role, I’m focused on being an 
effective leader and creating a diverse workplace where people feel empow-
ered to do their best,” says Devin. “This is especially challenging as we 
progress through the pandemic and a lot of questions have arisen on how 
work should be done, how culture should be established or maintained, and 
how to motivate people.” 

His own motivation comes from his family. “I’m finding so much joy and sat-
isfaction in seeing my sons grow up,” says Devin, “and despite the fact that 
they are still quite young, they inspire me every single day.” 

With his family, Devin organizes Christmas hampers among his family-and-
friend circle for the disadvantaged families of the elementary school where 
his wife teaches. “Now that we have two young children, we think this work 
is really important because it exposes our kids to the culture and spirit of 
giving and helping out.”

Provided by Devin Kanhai.
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RETROFITTING CITIES FOR  
DIVERSITY AND RESILIENCE  
Danielle Noble 
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More than half the world’s population resides in urban areas, and cities 
continue to attract people in search of a better quality of life and 
greater job prospects and services. At a local level, cities address the 
immediate needs of migrants and respond to a number of challenges 

brought on by integration. Indeed, many cities welcoming migrants show that well-
managed migration can be an asset for economies and societies, particularly in 
the long term. However, the recent waves of migration have dramatically changed 
the urban landscape of Canada’s metropolitan regions and these changes have 
presented both challenges and opportunities to local municipalities. It has also left 
certain local governments questioning how best to deliver services and social and 
physical infrastructure to facilitate and support immigrant settlement. 

In 1998, geographers Ruth Fincher and Jane Jacobs presented the argument that 
we live in “cities of difference.” Decades later, this sentiment holds truer than ever. 
Canadian cities are cities of difference in that they are home to individuals with 
diverse identities from race, ethnicity, culture, gender, class, stage in the life cycle, 
and sexual orientation (among others). Canadian cities have always been made up 
of individuals that are distinct and different; however, increasing numbers of racial 
and ethnic minorities are being drawn to Canadian urban centres. In 2016, 7.67 mil-
lion Canadians (22% of Canada’s total population) identified themselves as mem-
bers of a visible minority group.1 

To understand the causes and impacts of migration, Table 1 (next page) succinctly 
summarizes the factors.

If we narrow our focus to the ecological causes, we know that the world around us 
is witnessing rising tides, seasonal flooding, wildfire, and other extreme weather 
events, and many Canadian coasts and cities are needing to adapt and change to 
these conditions. People living in these vulnerable areas will continue to assess 
their risk tolerance and consider relocating to other areas with less climate expo-
sure. Human mobility, as it relates to climate change, can be categorized as either 
displacement, migration, or planned relocation. 

So, what does this mean for planners and their role in city building? Planning in a 
multicultural region means that regardless of it being an issue, multiculturalism 
must be part of the context. Questions that must be addressed include: How can 
the acute and long-term housing crisis be solved? How can the public realm be 
designed and customized to meet the diverse demographics of the residents? How 
can transportation, places of worship, public gathering spaces, and equity-based 
approaches to community engagement be delivered in a way that supports inclusive 
community building while limiting sprawl and ensuring the community is resilient to 
future challenges?

Waterfront on Canada Day. City of Kelowna
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HOUSING

To begin, BC has become a hotspot destination of many 
newcomers and a place of investment. Migration (along-
side immigration) has a profound impact on the physical 
and social character of communities and invites myriad 
unanticipated consequences. Perhaps most profound 
and at the forefront is the housing crisis, in which housing 
unaffordability is at an all-time peak. The ability for cities 
to deliver a healthy spectrum of housing form and tenure 
that meets residents of all ages and abilities is an insur-
mountable challenge and is forcing local governments 
(in tandem with all levels of government) to examine 
how to quickly pivot in terms of upstream policy develop-
ment, but also in terms of onboarding a more diverse and 
attainable housing supply. 

The lack of adequate and affordable housing for migrants 
puts in motion many other challenges. As identified in 
Opening Doors, the final report of the BC Expert Panel, 
five main calls to action could increase the supply and 
affordability of housing in BC. The first call to action was 
to create a planning framework that proactively encour-
ages housing. The authors explain:

In other words, the rules of the game governing how much 
housing gets built, where it gets built, and how quickly, 
must be updated. Provincial and local governments must 
better estimate and anticipate how many homes are 
needed to house a growing population with diverse needs. 
They must also clarify and speed up approval processes 
for the planning and construction of homes. All orders of 
government invest in growth-related infrastructure too, 
and these investments are more efficient and equitable 
when serving the most households possible, rather than a 
privileged few.2 

This translates into local governments updating their 
official community plans (OCPs), which guide how entire 
communities are expected to grow over a 20-year time 
horizon. OCPs have a critical role to play by leveraging 
growth to make communities more resilient and inclusive 
and to enhance the quality of life for current and future 
citizens. Of interest, an OCP can have a very strong rela-
tionship to onboarding a wider variety of housing types—
and not just single-family homes or small apartments. 
This housing focus can include new rental options and 
protection of existing rental stock, the missing middle 
(such as duplexes, triplexes, rowhomes, courtyard apart-
ments), and other forms of highly desirable infill housing. 

31Migration and Its Impact on Cities

Figure 13: Migration Policy from Rural to Urban Areas Worldwide, 2013

Source: United Nations, Department of Economic and Social Affairs, Population Division, Policy Section, Thematic Maps/World/2013/Policy on migration 
from rural to urban areas

Internal Migration
Policy on migration from rural to urban areas,2013
Indicates the Government’s policy to influence the flow of migration from rural areas to urban areas within the country.

Lower Maintain No data available No interventionRaise

Figure 21: Causes and Impact of Migration

Source: World Economic Forum Future of Urban Development and Services Initiative

Push factors 
(Compel people to migrate)

 – Economic
 – Unemployment
 – Rural poverty 
 – Unsustainable livelihood

 – Sociopolitical
 – Political instability
 – Safety & security
 – Conflicts or threats
 – Slavery or bonded labour
 – Inadequate/limited urban 

services & infrastructure

 – Ecological
 – Climate change
 – Crop failure/food scarcity

Pull factors 
(Attract people to migrate)

 – Economic
 – Job opportunities
 – Wealth prospects
 – Industrial innovation
 – Specialized education

 – Sociopolitical
 – Family reunification
 – Freedom
 – Integration & social 

cohesion
 – Food security
 – Affordable & accessible 

urban services

 – Ecological
 – Abundance of natura 

resources
 – Favourable climate

Positive

 – Economic
 – Cheap & surplus labour
 – Closes gaps in skills

 – Social
 – Multi-ethnic society & 

increased tolerance
 – New services from country 

of origin

 – Political
 – Push for inclusive policy-

making
 – Integrated development

Negative

 – Economic
 – Increase in remittances 

leading to –
 – Native unemployment in 

case local consumption 
decreases

 – Increased capital and 
risk constraints on local 
production with reduced 
investments

 – Social
 – Urban services & social 

infrastructure under stress
– Xenophobia
– Cultural dilution 

– Political
– Stricter immigration norms 

Social Inclusion 
& Integrated 
Community 
Development

Ethnic segregation of diverse 
cultures
Cities with culturally diverse 
immigrants are not involved 
in local development planning 
that could enhance immigrants’ 
capacity as development actors 
and create a sense of belonging 
in the community. A segregated 
society feeds xenophobic 
behaviour with a high degree 
of social tension and mutual 
distrust. Host countries need to 
facilitate migrants’ contribution to 
the cultural, civic and economic 
development of  society through 
inclusive and integrated policies.

Availability & affordability of land and 
housing units 
Housing consumption of migrants burdens the land and 
housing markets for citizens. A housing policy therefore 
must be cognizant of how migrant housing can make a 
city an attractive, competitive and sustainable place to 
locate in. 

Higher resource consumption & need for 
improved services
Migration entails challenges providing utilities and services 
efficiently, such as power, telecommunications, clean 
water and sanitation. Cities would have to tend to higher 
per-capita energy and emissions footprints, improving 
water supply for sustainable development.

City congestion & population distribution
Transportation infrastructure, roads and trunk 
infrastructure of a city directly impact regional population 
density, and affect overall population distribution and 
congestion in the city. This, in turn, plays a pivotal role in 
integrating the diverse cultural and ethnic population of 
the city.

Redirection of public funds for adequate 
health & educational facilities 
A growing migrant population would require large 
investments in social infrastructure and divert resources 
from directly productive assets. Limited resources make it 
difficult to provide education and healthcare to the entire 
population, affecting the quality of these services.

Causes of Migration Impact on Area of Destination

Housing

Transport

Utilities

Health & 
Education

Table 1, from World Economic Forum report Migration and Its Impact on Cities, 2017.
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Through land-use decisions, capital investments, and 
community partnerships, OCPs act as a framework to 
guide growth and development over the next 20 years so 
that the aspirational city vision can be reflected in every-
day decision making and positively contribute to the full 
spectrum of housing form and tenure for all.   

TRANSPORTATION AND PUBLIC REALM

How cities plan their transportation systems can be a 
precarious balance across what modes residents are cur-
rently using and what future modes need to be promoted 
to advance more sustainable transportation. The role of 
transportation planning and its shared relationship with 
public spaces will need to be shaped by our changing 
demographic needs and the diversity of our future resi-
dents. It is known that in typical transportation markets 
around the world, migrants are over-represented in public 
transportation mode shares.3 This can be attributed to 
migrants’ choices to live in areas that have proximity to 
public transportation systems, reinforcing their desire 
to choose denser living and work opportunities. This 
preference can catalyze local residents to adopt similar 
lifestyle and transportation preferences, which can have 
innumerable benefits to a city overall and advance many 

objectives of a net-zero carbon community by virtue of 
land and transportation investments working in tandem. 
The future impact of migration on transportation sys-
tems remains uncertain, but what is certain is the pace of 
technological and societal change which will transform 
the ways we live, move, shop, and communicate. 

PUBLIC ENGAGEMENT AND EQUITY

Planners are increasingly being called upon to respond to 
the changing demography of the city and to lead public 
engagement programs that are inclusive of people on the 
basis of their ethnicity, gender, age, ability, and income.

There is a new understanding that planners play an 
important role in managing culturally diverse cities and 
advancing equity. What this actually looks like in prac-
tice, however, varies from municipality to municipality. 
Some suggest that planners must act as advocates for 
those underrepresented in the process and policies, and 
as such make decisions that counter the increasingly 
unequal urban environment. It is argued that planning 
outcomes will be more equitable if marginalized groups 
have a stronger role.

Housing for all. City of Kelowna
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As highlighted by many emerging authors in the field of 
equity, the practice of planning has been struggling to 
keep up with the increasing diversity of the city. More 
specifically, planning processes and outcomes are not 
reflective of the communities being served, because 
there is an underlying assumption that all residents and 
stakeholders are equally able to participate in the types 
of planning activities offered to them. Therefore, local 
governments are needing to re-evaluate their current 
engagement processes and the subsequent outcomes 
of those processes to move from an equality-based 
approach to an equity-based approach.

CLIMATE MIGRATION AND HUMAN MOBILITY

Lastly, as climate change impacts are increasingly impos-
ing shocks and stressors for many communities across 

local and international scales, there are two notable 
trends.

First, people are migrating from climate risk areas (such 
as where sea levels are rising and/or where fire hazards 
pose high threat). This climate-induced migration can 
be considered a form of adaptation, whether it is forced 
or voluntary. However, this type of migration can have 
numerous unintended outcomes—social, economic, 
environmental—on the communities that may not 
have anticipated or planned for such an influx of new 
residents. 

Second, cities must address climate risks for people that 
have moved into their communities and examine how to 
serve these new residents that may come with their own 
unique factors and vulnerabilities. Climate equity is now 

A local community celebration. City of Kelowna
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 in sharp focus, as climate hazards can have an outsized 
impact on lower-income and/or vulnerable population 
groups. As a result, cities will need to proactively engage 
their communities to examine various policy responses, 
including those of housing, transportation, public realm, 
and engagement as discussed above, that can prepare 
to absorb displaced people. This in turn can advance 
many other objectives. For example, as cities take more 
concerted climate adaptation efforts, this can serve a 
multitude of other objectives such as: multi-use path-
ways performing double duty as transportation corridors 
and flood relief; and nature-based or “green” adaptation 
solutions that embed vegetation to reduce heat, drought 
and flood risk, and help improve air quality, environmen-
tal conservation, and GHG reduction. 

CITIES ARE THE FUTURE

Cities are the epicenters of innovative solutions to ensure 
that migrants can maximize their contributions to the 
economic and social fabric of communities. At this time 
when change is unfolding at a rapid pace, cities have an 
opportunity to realize the potential of migrants alongside 
the solutions that can be employed to futureproof them-
selves to address challenges of affordable housing, public 
spaces, transportation, and public engagement as well as 
social integration and inclusion.

Some of the cities that were once cities of transit have 
become cities of destination, which has implications 
for policy and resources. The policies that cities adopt 
to manage migration will have a huge impact on their 
overall economic growth and development. If properly 
managed, migration stands to benefit all. For cities to 
stay relevant, they must transform collectively and 
take responsibility for an intergenerational process that 
ensures they are equipped and agile enough to embrace 
their changing social fabric. The future of cities really lies 
in the capacity to rethink, redesign, and embed innova-
tive solutions for resilient communities at both human 
and built environment scales.

 
Sources

1. Statistics Canada, 2016.

2. Canada and British Columbia’s Expert Panel on Housing 
Supply and Affordability, “Transmittal Letter,” Opening Doors: 
Unlocking housing supply for affordability, 2021. 

3. Flavia Tsang and Charlene Rohr, The impact of migration on 
transport and congestion, Santa Monica, CA: Rand Corporation, 
2011. 
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The “Canadian Dream” has long attracted migrants with 
a vision of safety, peace, and opportunity. From 2016 to 
2021, Canada welcomed approximately 1.4 million new 
immigrants into our communities. Not just an exercise in 
nation-building, immigration is a driver of the Canadian 
economy. Immigrants bring with them the capital, talent, 
and innovation necessary to fuel growth and prosperity. 
To this end, Canada has announced plans to welcome 
over 1.3 million more new permanents residents between 
2022 and 2024. But what does this mean as we emerge 
from the pandemic, face the uncertainties that come with 
a war in Europe, and policymakers struggle with inflation-
ary pressures?

ECONOMY AND HOUSING

Canada currently under-uses the talents skilled immi-
grants bring to this country. Estimates by the Royal Bank 
of Canada have shown that this devaluing of immigrant 
talent can cost Canada upwards of $30 billion per year—
more than 2% of our GDP. As Canada struggles to restart 
the economy, we can afford to neither waste this talent 
nor the economic activity it could generate. The reasons 
behind this devaluing are well known. For more than 50 
years, employers and immigrants alike have cited insuf-
ficient language skills, non-recognition of foreign cre-
dentials, and a lack of Canadian experience as the major 
barriers to full participation in the work force. What’s 
even more worrying is that immigrants who have come to 
Canada during past recessions suffered the greatest eco-
nomic setbacks and did not recover when the economy 
subsequently picked up. 

Despite this chronic underemployment that follows 
immigrants, they are over-represented in home owner-
ship in Vancouver and have been so for the past three 
years at least. Of homeowners in Vancouver, 47.5% 
are immigrants and 50.5% are non-immigrants. This is, 
however, less extreme than what is seen in Toronto where 
immigrants own 55.3% of homes and non-immigrants 
own 44.6%. Furthermore, immigrant-owned homes are 
consistently worth more than non-immigrant homes. On 
the low end, the median value of an immigrant’s single 
property is 1.03 times higher than that of a non-immi-
grant in Vancouver. On the high end, median value of an 

immigrant’s multiple properties in BC is worth 1.46 times 
as much.

A PRECARIOUS SITUATION

However, despite owning more-expensive homes and 
at a higher rate than their non-immigrant counterparts, 
immigrants consistently make less money. The median 
family income for immigrants in the past three years has 
remained stubbornly low. Within the Vancouver CMA, 
the median family income for immigrants is 74.2% that 
of non-immigrants. Across BC, the number rises to just 
88.5%. 

A 2017 study further emphasized the economic pre-
carity that immigrants experience. It found that while 
home ownership is higher among immigrants, more 
immigrants than non-immigrants spend large portions 
of their income on their housing. In Vancouver, 26.2% 
of non-immigrants spend over 30% of their income on 
housing. Conversely, 36.3% of immigrants who arrived in 
Vancouver between 1980 and 2011, and 44.8% of immi-
grants who arrived between 2006 and 2011, spend over 
30% of their income on housing. These numbers are fur-
ther exacerbated when disaggregated into immigration 
streams: Refugees and economic immigrants are paying 
upwards of 43% and 50% of their income on housing, 
respectively.

LOOKING FORWARD

Population growth through immigration alone would 
dictate that housing pressures, especially in major 
metropolitan areas, will remain strong, especially given 
the importance immigrants place on home ownership. 
However, thoughtful action is needed to avoid exacerbat-
ing the economic peril of new immigrants who would 
enter the housing market. In support of this, organiza-
tions like the Immigrant Employment Council of BC 
are connecting talented newcomers with employers 
that want to make full use of the skills and experience 
they bring to our communities. As a country, we need 
to examine our immigration policies to ensure that our 
economic immigration programs more faithfully align to 
what employers need and choose immigrants with the 
skills employers need today. 
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Recently, Canada raised its bold immigration 
target level of 421,000 by 2023 to 431,000 in 
2022 and approximately 450,000 in each of 
2024 and 2025. Combined with a post-COVID 

return of foreign students to Canada, geopolitical events 
in Europe and Asia, and raw demographics, expect to see 
increased residential real estate values in BC for the next 
three years.

Let’s unpack this.

CANADA’S IMMIGRANTS

An immigration target level of over 400,000 is a big 
number, but it means something very different under 
the new rules. It used to be that immigrants first applied 
from overseas for their permanent residence status, and 
then entered Canada with their immigrant visa to begin 
their new life in Canada by looking for a job and a place 
to live. That’s gone. Today, the overwhelming majority 
of immigrants are people who are already living here as 
temporary foreign workers and foreign students.  

Today we have a pool-based system. People go online 
and register an interest in getting permanent residence 
status, and upon registration, each person receives a 
“points calculation” that is based on work experience 
in Canada, education in Canada, age, language scores, 
and more. Only the highest-scoring people get invited to 
apply for permanent residence. 

The longer a person works in Canada, the more points 
they get. This means that people who work here for many 
years typically will have the best chance. And people who 
receive a post-graduate work permit after a Canadian 
education typically receive even more points.

Simply put, our system design now favours the people 
who are already here, living and working in Canada. All 
we do is change their status in Canada from temporary 
resident to permanent resident.   

HOW DO IMMIGRANTS AFFECT THE HOUSING 
MARKET? 

The system “winners” are young people with a Canadian 
education and Canadian work experience. The system 
design is to encourage ever-growing numbers of people 
to live in Canada temporarily, and to select a small 
number of those people for permanent residence. 

What we see are increasing levels of study-permit hold-
ers and work-permit holders. While the target number 
of immigrants has increased to 431,000, the number 
of temporary residents has increased to 1.6 million, and 
the number continues to skyrocket. In 2008, there were 
about 125,000 study-permit holders and, by 2019, about 
828,000 study-permit holders. Total study and work 
permits were 1,076,523 in 2016 and 1,637,901 in 2019.1 

This translates to an increasing level of demand for hous-
ing as more people will have to live in more places. In 
terms of residential real estate, the increased numbers 
of study- and work-permit holders come in two groups: 
They rent or they own. Both groups are key. If they rent, 
they often act as “mortgage helpers.” Or, they “buy” as 
part of a long-term financial strategy for the overseas 
family. 

FOREIGN CAPITAL

Add geopolitical trends to this demand for real estate. 
Historically, Canadian residential real estate has been a 
proven reliable sanctuary for foreign capital. 

Current events in Europe and Asia are pushing people 
to locate safe havens for capital. In Europe, the war 
in Ukraine is going to drive more people to consider 
investment options outside Europe. In Asia, China has 
currency/capital export controls, but Hong Kong does 
not. (How long can that last?) There will be an increas-
ing demand stemming from these kinds of geopolitical 
trends over the next three years. 

Plus, due to the current Ukraine–Russia conflict, there 
is a global need to locate alternate suppliers—such as 
Canada—for wheat, potash, and energy supplies. This 
will likely result in a higher Canadian dollar relative to 
other currencies. This may create an additional benefit 
for foreigners who wisely invested in Canadian residen-
tial property. They will get a benefit from the increased 
value in the property, and a second benefit from the 
increased value of the Canadian dollar relative to their 
home country’s currency. We saw this when people 
from Taiwan invested in Vancouver residential property 
in the 1980s: They profited from the increased value of 
the property, and again, from the increased value of the 
Canadian dollar relative to the Taiwanese dollar. 
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DISCLOSURE OF FOREIGN OWNERSHIP

Another spoiler to watch for may be a new controversial 
policy about “who owns what.” In BC, the key political 
decision by the provincial government to require disclo-
sure of property ownership achieved the objective of 
knowing who owns a property and the tax residency of 
the parties to a property transaction, which facilitates 
tax collection. Now that BC has set the example with this 
policy, we are seeing other provinces, like Ontario, begin-
ning to follow.

The real impact of who-owns-what databases will be 
tax collection and other enforcement of the Income Tax 
Act, like the mandatory tax withholding for real estate 
transactions involving people who are not tax residents 
of Canada. By tapping into such a provincial database, 
Canada Revenue Agency can quickly and effectively 
identify and link owners and tax residence, and this is 
tradeable info with other countries. If you are American, 
for example, and Uncle Sam did not know you had prop-
erty in Canada, Uncle Sam will be pleased to find out. 

HOW DOES DISCLOSURE AFFECT THE HOUSING 
MARKET?

The introduction of a who-owns-what database signifi-
cantly increased the volume of residential property sales 

during the period prior to introduction. In BC, the rush 
to the exits was palpable; many foreign owners sold 
property before the database came into effect. We can 
anticipate a similar spike in residential property transac-
tions when Ontario, and possibly Quebec, make their 
move toward the BC model. 

These changes would be accelerants, dynamically driving 
the volumes of transactions, rather than impacting price 
increases or price decreases of residential property. The 
important exception, based on the BC experience, would 
be high-end residential property. In Vancouver, this 
market segment experienced a 25% price drop during 
the few months prior to the introduction of the new BC 
rules for reporting ownership. 

SUMMARY

And so, overall, due to higher planned immigration rates, 
the return of foreign students post-COVID, geopolitics 
and Canadian currency issues, most BC residential real 
estate markets should be headed up. 

  
Sources

1. IRCC statistics obtained under Access to Information request 
2A-2020-17173.

AVAILABLE AT: WWW.REIBC.ORG/WHITE-PAPERS
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Joanna Dlin’s real estate career began in 2008 while 
she was a student at UBC studying commerce. During 
her studies, she worked part-time for a local real estate 
company, assisting with financial and strategic consulting 
for large-scale developments. After graduating, Joanna 
became a mortgage broker, and though she enjoyed 
helping her clients finance their homes, she missed the 
analysis and valuation aspects of commercial real estate 
work. 

In 2010, Joanna started working as an appraiser at BC 
Assessment, where she has held different positions and 
has worked with a range of real estate portfolios ever 
since. In her current role as an assessment appeals case 
manager, Joanna works closely with external stakehold-
ers in various real estate fields, using her valuation and 
negotiation skills to resolve commercial property appeals. 

Joanna has held the RI designation since 2013 and was 
drawn to REIBC because it connects and represents a 
diverse group of real estate professionals. She is excited 
to be on the Board so that she can help to ensure that 
REIBC continues to grow and add value for the many real 
estate professionals in its membership. 

In her spare time, Joanna enjoys classes at the gym, 
attending wine tastings, and creating new, healthy 
recipes.

NEW GOVERNOR 2022–2024      

OUR VISION

A real estate sector comprised of professionals operat-
ing with the highest standards of integrity and expertise.

OUR MISSION

To promote our diverse RI designated members as 
distinguished real estate professionals that are trusted, 
educated and experienced.

OUR VALUES

Integrity: trustworthy professionals who are honest, 
reliable, respectful and always above reproach.

Expertise: continuous improvement of the depth and 
breadth of the knowledge of our members.

Diversity and Inclusion: cultivating an environment 
in which equality and equity are implicit, all people 
are respected and treated fairly, where their indi-
vidual rights, responsibilities and opportunities are not 
dependent upon identity, and where differences are 
embraced.

Transparency: proactive, open and honest 
communication.

Community: collaborative mindset that fosters interac-
tion, growth and increased professional expertise.

STATEMENT OF PRINCIPLES FOR RECONCILIATION 
WITH INDIGENOUS PEOPLES

REIBC acknowledges that we live and work on the 
unceded traditional territories of the Indigenous Peoples 
of what we now call British Columbia.

REIBC is committed to reconciliation with Indigenous 
Peoples, building mutually beneficial relationships, 
and respecting the unique history, diverse cultures and 
outstanding contributions of First Nations, Métis and 
Inuit Peoples. 

JOANNA DLIN, RI  
SENIOR APPRAISER, 
SPECIALIZED ICI PROPERTIES   
BC ASSESSMENT  
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Approximately 50,000 temporary foreign workers 
travel to Canada each year to support the agricul-
ture industry. 

Concerns for the wellbeing of temporary foreign workers 
received increased public attention during the COVID-
19 pandemic. CBC and other news outlets reported on 
insufficient living conditions and concerns about the lack 
of physical distancing in overcrowded housing facilities. 
There were reports of employers failing to take rea-
sonable precautions to isolate symptomatic workers, 
inconsistent enforcement of COVID-19 screening, and 
of workers being fired for speaking up against their poor 
living conditions. Even after the worst of the pandemic, 
foreign temporary workers in BC were displaced from 
their accommodation as they were faced with extreme 
heat, wildfires, and flooding. 

Migrant worker advocacy groups like the Migrant 
Workers Alliance and the Migrant Workers Centre say 
that the series of catastrophic events that took place in 
2021 have uncovered systemic issues with how tempo-
rary foreign workers are employed in Canada. This article 
will discuss some of these underlying issues in relation to 
housing for temporary foreign workers, applicable legisla-
tion, and what suggestions have been made to increase 
protections for future temporary foreign workers. 

INADEQUATE HOUSING FOR TEMPORARY FOREIGN 
WORKERS

Since farms are usually located in rural and remote areas, 
many agricultural temporary foreign workers have to 
rely on their employers to provide accommodation. The 
standards for employer-provided accommodations can 
be inconsistent across the country, with some employers 
providing overcrowded, unsanitary conditions. 

The Migrant Workers Alliance and others have called for 
stronger requirements to ensure that these workers have 
access to adequate and safe housing. These groups cite 
a lack of privacy as a primary concern for many work-
ers. Anywhere from five to 10 people may be required to 
share one house and, in one case, up to 60 people shared 
one living space, bathroom, and kitchen. Living in such 
close quarters and experiencing overcrowding and a lack 
of privacy has an effect on workers’ mental and physical 
wellbeing, as evident in the rapid spread of COVID-19 
seen among temporary foreign workers. Reports discuss-
ing the impact of COVID-19 on such workers cite close 
quarters and lack of proper ventilation in temporary-
foreign-worker housing as large factors in the spread of 
the virus. 

Not only are amenities limited for temporary foreign 
workers, but when they are provided they are often 
insufficient, old, or non-functioning. Some accommoda-
tions lack indoor bathroom facilities, internet, television, 

ASK A LAWYER 
WHAT TYPES OF HOUSING  
ISSUES ARE FACED BY  
TEMPORARY FOREIGN  
WORKERS? 
 
John McLachlan, RI, LLB, and Nicole K. Wong, JD
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and laundry and kitchen amenities. Some workers have 
to sleep on bunk beds that are falling apart. Workers 
say that there is insufficient storage, let alone secure 
storage, for personal belongings. Accommodations may 
have non-potable water, insufficient heating and cooling 
systems, or no hot water for showers.

Some employer-provided accommodations also come 
with unreasonable rules and restrictions. Employers may 
implement curfews, prohibit visitors (including family 
members), and prohibit certain recreational activi-
ties and gatherings. Even faced with these hardships, 
in many cases migrant workers are still motivated to 
come to Canada because of a lack of work in their home 
countries. 

Although temporary foreign workers are entitled to work-
place protections under federal and provincial legislation, 
their status as temporary workers places them in vulner-
able positions where they are at risk for exploitation and 
abuse. An overview of the federal and BC provincial pro-
grams and laws surrounding the employment of tempo-
rary foreign workers is required to understand how gaps 
in the legislation have led to these detrimental effects on 
workers, particularly with respect to housing.

GOVERNMENT REGULATIONS AND LEGISLATION

In Canada, temporary foreign workers are regulated by 
both federal and provincial laws. The provinces regulate 
employment terms and conditions, while the federal 
government regulates the immigration programs through 
which workers are granted entry into Canada. 

Federal Legislation and Programs

Canada has used the Temporary Foreign Worker 
Program since the 1970s. This program allows Canadian 
employers to hire foreign workers to fill labour shortages 
in Canada for brief periods of time and is the method by 
which most temporary foreign workers gain employment 
in Canada. There are specialized applications for differ-
ent types of workers, such as uniquely skilled workers, 
academics, in-home caregivers, and on-farm workers for 
jobs in agriculture. For our purposes, we will be focus-
ing on agricultural temporary foreign workers and their 
housing conditions.

The Temporary Foreign Worker Program is facilitated 
by Employment and Social Development Canada and 
Immigration, Refugees and Citizenship Canada. The pri-
mary goal of these departments is to approve and permit 
employers and employees to participate in the program. 

iStock/JackF
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Much of the federal government’s involvement ends 
after approval and permits have been issued, although 
Employment and Social Development Canada does retain 
the ability to conduct investigations. 

Although the federal government can conduct inves-
tigations, publish a list of non-compliant employers, 
and issue fines of up to $1 million for contravention of 
the Immigration and Refugee Protection Regulations (the 
Regulations), it does not provide a method by which 
these penalties can be enforced. The jurisdictional divide 
between federal and provincial responsibilities means 
that the federal government does not have jurisdiction 
to act any further on its findings. If the federal govern-
ment has any concerns, it must notify the provincial 
government—which can take action, since the majority 
of employment issues and related laws fall under the 
jurisdiction of the provincial government.

Employers hiring temporary foreign workers for agricul-
tural jobs are required to provide adequate accommoda-
tions. This is mandated under section 209.3(1)(a)(vi) of 
the Regulations. Although the workers are not required 
to stay in employer-provided housing, it is difficult to 
find affordable alternatives within reasonable proximity 
to the workplace. Many workers must rely on employer-
provided housing. 

Employers are required to submit a housing inspection 
report as a part of their application to join the program. 
This report must demonstrate that a provincial inspector 
inspected the accommodations for temporary foreign 
workers and found the accommodations compliant with 
provincial legislation. This inspection must occur at 
least eight months prior to submitting the application. 
If accommodations are non-compliant, the employer 
will not be permitted to hire temporary foreign work-
ers. Employers can continue to be monitored once the 
employment term begins, but there are no requirements 
for any further investigations.

In 2020, the federal government initiated consultations 
with stakeholders to discuss how employer-provided 
accommodations for temporary foreign workers in the 
agricultural sector could be improved. These sugges-
tions and recommendations would help form the basis 
for amendments to the Regulations, which were to be 
implemented in 2022. These amendments have not yet 
been enacted. 

BC Legislation and Programs

Along with the federal Regulations, the employment 
of temporary foreign workers in BC is governed by the 
Temporary Foreign Worker Protection Act (the TFWPA). 

This is a relatively recent piece of legislation (intro-
duced in 2018) and has filled some of the gaps left by 
the Regulations. BC joins Manitoba, Saskatchewan, 
Nova Scotia, New Brunswick, and Quebec in introducing 
legislation specific to protecting foreign workers from 
exploitation.

The aim of this legislation is to protect vulnerable work-
ers and create a fair labour market. The TFWPA provides 
for more oversight, collection of data, enforcement of 
penalties, and much-needed cross-jurisdictional commu-
nication. Under the TFWPA, the director of Employment 
Standards is able to share information collected under 
the Act with other federal and provincial regulatory 
authorities. 

The TFWPA requires recruiters and employers hiring 
temporary workers in BC to be licensed and registered 
with the Province. Prior to the introduction of this kind 
of legislation, the federal government did not share the 
location and employment of temporary foreign workers 
with the Province. Without this information, it was dif-
ficult for provinces to conduct investigations and enforce 
housing standards for temporary foreign workers, seeing 
as provincial investigators were not aware of the loca-
tions of these workers. Federal investigators, although 
aware of the location of the workers, lacked the author-
ity to enforce any penalties due to the split jurisdiction 
between federal and provincial governments.

By requiring employer licensing and registration, the 
Province is able to collect data and information on the 
location of temporary foreign workers and is able to 

January 18, 2022. Instagram/Migrant Workers Alliance
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provide more oversight and ensure that employers are 
providing adequate housing. The TFWPA licensing 
regime also places more accountability on the employ-
ers, since they can more efficiently be suspended or 
cancelled from the system and from hiring temporary 
foreign workers. 

Within the Employment Standards Branch, BC has cre-
ated the Temporary Foreign Worker Protection Unit to 
enforce the TFWPA. They do so by conducting com-
plaint-based investigations as well as audits of employers 
to ensure compliance. Investigators can enter any place 
during regular working hours and inspect the premises, 
request the production of records, and inspect and 
remove or copy said records. By allowing for proactive 
investigations, employers are subject to more oversight 
and any infractions of workers’ rights are more likely to 
be noticed.

Notably, BC allows for anonymous complaints, which is 
beneficial for those workers who fear possible employer 
retaliation. This may in turn lead to a greater reporting of 
non-compliance under the TFWPA. Under the TFWPA, 
the director of Employment Standards must investigate 
any complaints, except where the limitation period of 
two years has expired, the complaint is unrelated to the 
Act, the complaint is frivolous or made in bad faith, there 
is insufficient evidence to support the complaint, or the 
complaint is subject to ongoing proceedings.

Apart from the threat of suspension or cancellation 
from the temporary foreign worker system, BC legisla-
tion also provides provisions for regulatory offences. 

Contraventions of the TFWPA can result in imprison-
ment of up to one year or fines of $50,000 for an 
individual or $100,000 for a corporation. An employer 
may also be ordered to compensate workers for money 
wrongly collected. 

The director of Employment Standards is able to enforce 
any monetary orders directly, as they have the power to 
directly garnish funds or put a lien on real or personal 
property without getting a court order first.

Provincial legislation like the TFWPA has provided much 
more protection to temporary foreign workers and has 
addressed many of the concerns that have been voiced 
over the years. Even with this progress, third-party advo-
cates have still noted many shortcomings with how the 
temporary foreign worker employment system operates. 

SHORTCOMINGS AND SOLUTIONS

National Housing Standard

Advocacy groups like the Migrant Workers Alliance say 
that there needs to be a clear delineation between the 
roles and responsibilities of the provinces and the federal 
government. At the moment, legislation surrounding 
temporary foreign workers varies widely from jurisdic-
tion to jurisdiction. This confusion allows people to fall 
through the cracks. 

To address this issue, the Migrant Workers Alliance pro-
poses a national housing standard. This standard would 

iStock/JackF
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set out explicit instructions to employers that include but 
are not limited to: 

• The minimum number of workers per 
accommodation.

• The minimum square footage of personal space 
allotted to each person per accommodation.

• Requirement of each accommodation to have 
basic amenities like clean drinking water, climate 
control, a reasonable amount of toilets, showers, 
laundry machines, and kitchenware.

• No unreasonable “house rules” that effectively 
isolate workers and prevent them from leaving 
employer-provided accommodation.

• Conformance of each accommodation with 
provincial standards with respect to fire codes, 
building codes, and laws.

• Adequate distance of accommodations 
away from toxic or harmful substances (e.g., 
greenhouse emissions).

Such explicit criteria for adequate housing will provide 
clarity to both employers attempting to stay in compli-
ance with the applicable legislation and to investigators 
who will more easily be able to determine whether stan-
dards are being met. 

Along with the above criteria, advocacy groups suggest 
the adoption the Guidelines for the Implementation of the 
Right to Adequate Housing as provided by the UN General 

Assembly for a Canadian national standard. Their reason-
ing is that Canada is a member of the UN and that the UN 
guidelines have already been thoroughly discussed and 
approved. 

These issues were highlighted in a number of advocacy 
group submissions in response to the federal govern-
ment’s consultation regarding accommodations for 
temporary foreign workers. It remains to be seen whether 
the amendments to the Regulations will address the 
jurisdictional issues noted by various advocacy groups 
and whether the amendments will clarify the minimum 
standards for temporary-foreign-worker housing. 

Retaliation Against Workers

Advocacy groups also point to a fear of employer retali-
ation that prevents temporary foreign workers from 
speaking out against poor housing conditions. They say 
that the lack of a proper support system for workers to 
bring forward these complaints must be addressed by the 
government and that strict penalties and enforcement are 
required to prevent retaliation.

This was the case with Luis Gabriel Flores. Flores is a 
temporary foreign worker who was fired after speaking 
out against crowding and poor health and safety condi-
tions at the farm where he was employed during the 
pandemic. An outbreak of COVID-19 on the farm infected 
almost 200 workers, including Flores and his bunkmate 
Juan Lopez Chaparro, who died due to the disease. The 
Ontario Labour Relations Board ordered the employer, 
Scotlynn Sweetpac Growers, to pay Flores $20,000 in 

Vancouver, August 5, 2020. Facebook/Migrant Workers CentreVancouver, September 12, 2020. Facebook/Migrant Workers Centre
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lost wages and $5,000 in damages. In a recent judgment, 
the Ontario Court of Justice ordered the employer to pay 
a $125,000 fine to one count of failing to take reasonable 
precautions to protect employees.

Despite the recent judgment, the Migrant Workers 
Alliance says that this is “mere peanuts to a multimillion-
dollar corporation and it shows yet again that what’s 
needed is change at the federal government level.” 

The changes suggested by advocacy groups would 
impact all facets of the employment of temporary foreign 
workers, including housing. The largest change proposed 
is to alter the type of permit provided to temporary 
foreign workers. Currently, workers’ permits are tied to 
a specific employer, leaving workers with few options 
if there is conflict with that employer. The Migrant 
Workers Alliance says that the federal government 
should change worker permit status so that employment 
is not dependent on a single employer, allowing for more 
worker autonomy.

As demonstrated with the Scotlynn Sweetpac case, 
advocacy groups are also calling for fines and penalties 
that would be more of a deterrent against non-compliant 
employers. In the federal government’s list of non-com-
plaint employers, penalties for non-compliant employ-
ers have ranged from $1,000 to two-year bans from 
employing temporary foreign workers. These amounts 
are minimal compared to the maximum of $1,000,000 
in penalties set out in the Regulations. There have been 
calls for a change at the federal level to address these 

penalties and ensure that penalties are enforced consis-
tently across the country.

Another change proposed by advocacy groups is a 
centralized hotline for workers to make anonymous 
complaints about their living conditions and other issues 
with their employment in Canada. This would give work-
ers more protection against retaliation from employers 
and would provide workers further access to relevant 
government agencies, community agencies, and legal 
help throughout Canada. Another method that allows 
temporary foreign workers the ability to make complaints 
while staying somewhat protected from retaliation would 
be for workers to unionize and have the union assist with 
any grievances.

CONCLUSION

Canadian employers have employed temporary foreign 
workers for decades. More recent provincial legislation 
such as the TFWPA demonstrates that more attention is 
being given to the hardships faced by these workers, but 
fundamental issues still persist.

The COVID-19 pandemic put the spotlight on many of 
these issues, most notably the poor living conditions that 
temporary foreign workers endure. Photos emerged of 
cramped living conditions, and news of avoidable deaths 
due to overcrowding made headlines. The federal govern-
ment has acknowledged that systemic change at the 
federal level must occur through its consultation report 
on accommodations for temporary foreign workers, and 

Luis Gabriel Flores, September 15, 2020. 
Instagram/Migrant Workers Alliance

Ontario, May 1, 2022. Instagram/Migrant Workers Alliance
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various advocacy groups are supporting these workers 
and pushing for greater protections.

Temporary foreign workers have enough to contend 
with considering the pandemic, wildfires, and flooding in 
recent years. One aspect of their employment that work-
ers should not have to worry about is whether they have 
adequate accommodations. It is now, when the issue of 
temporary-foreign-worker housing is still relatively topi-
cal, that the federal and provincial governments, advo-
cacy groups, and other third-party stakeholders should 
work together and push for change.

 
Sources

Caxaj, Susana, et al, Federal Consultation on the Housing Conditions 
of Migrant Farmworkers – December 2020 – Recommendation sub-
mitted by the migrant worker health expert working group, Migrant 
Worker Health Project.

CBC News, Housing conditions for migrant workers in Canada 
‘worse than if we were in prison,’ new report says, CBC News, 
June 10, 2021, https://www.cbc.ca/news/canada/windsor/
migrant-farm-workers-housing-conditions-new-report-1.6060423. 

CBC Radio, Migrant worker who took on boss and won is a ‘very brave, 
exceptional man,’ says lawyer, November 12, 2020, https://www.cbc.
ca/radio/asithappens/as-it-happens-thursday-edition-1.5799473/
migrant-worker-who-took-on-boss-and-won-is-a-very-brave-excep-
tional-man-says-lawyer-1.5799474. 

Dubinski, Kate, Ontario farm fined $125K after pleading guilty 
in COVID-19 outbreak behind Mexican worker’s death, CBC 
News, June 6, 2022 https://www.cbc.ca/news/canada/london/
migrant-worker-de,ath-outbreak-scotlynn-sweetpac-fine-1.6479098. 

Employment and Social Development Canada, What we heard: con-
sultations on accommodations for temporary foreign workers, 2022, 
https://www.canada.ca/content/dam/esdc-edsc/images/services/
foreign-workers/reports/what_we_heard_report.pdf. 

Hastie, Bethany, Access to Justice for Migrant Workers: Evaluating 
Legislative Effectiveness in Canada, University of British Columbia, 
2021. 

Migrant Rights Network – Food & Farmworkers Working Group, 
Decent & Dignified Housing for Migrant Farmworkers, Migrant 
Rights Network, https://migrantworkersalliance.org/wp-content/
uploads/2020/12/MRN-Submission_-Decent-Dignified-Housing-for-
Migrant-Farmworkers.pdf. 

Migrant Rights Network – Food & Farmworkers Working Group, 
Re: Migrant Food and Farm Workers in Canada 2021, Migrant 
Rights Network, March 15, 2021, https://migrantrights.ca/wp-
content/uploads/2021/03/Migrant-Food-and-Farm-Workers-in-
Canada-in-2021.pdf. 

Ministry of Labour, Protecting temporary foreign workers in B.C., 
BC Gov News, September 19, 2020, https://news.gov.bc.ca/
releases/2020LBR0031-001805. 

UFCW Canada and the Agriculture Workers Alliance, The Status of 
Migrant Agricultural Workers in Canada, 2022, UFCW Canada, 2022.



    Summer 2022 vol. 50 no.2     29

CO
LU

M
N

S

WHAT DO YOU DO IN YOUR PROFESSIONAL ROLE? 

In my professional position I am a review appraiser. I 
review residential appraisal reports from candidates and 
forward the completed reports to clients. My days consist 
of answering emails, replying to telephone inquiries, 
reviewing new orders, distributing orders, and reviewing 
reports. Appraisal requests and inquires come in through-
out the day so I direct the assignments to the appropri-
ate appraiser. I review the appraisal reports as they are 
completed and then send them out to the clients and 
ensure the appraisals are invoiced correctly and fees are 
collected. 

WHAT PREPARED YOU FOR THIS ROLE?

I completed the Langara Appraisal Diploma Program 
while working as a student appraiser at BC Assessment 
Authority. I then worked for a fee appraiser at a private 
company and eventually as a contract appraiser at CIBC 
in amongst staff appraisers. Eventually I went out on my 
own with a solid base of bank and broker clients. As the 
business grew, I was fortunate to connect with experi-
enced appraisers and mentor several new candidates, 
which allowed me to expand and cover a larger geographic 
area—and eventually replace myself in the field, which 
enables me to run the office. 

ARE THERE COMMON MISUNDERSTANDINGS ABOUT 
THE WORK YOU DO?

Absolutely—there seems to be a misconception that 
appraisers walk through a house, take a few photos, and 
then call the bank and say it looks good! Often people 
forget that we take that field information and complete 
a report and that this is a process that can take several 
hours to a few days if we are waiting for further informa-
tion. Often I will receive an inquiry about a file minutes 
after a viewing.  

WHAT DO YOU FIND CHALLENGING ABOUT YOUR 
WORK?

It can be difficult to find the right balance when it comes 
to busy spurts as it tends to come in waves and you feel 
stretched in different directions. And then when it slows 
down, you worry about how long it will last. 

WHAT DO YOU WISH PEOPLE KNEW ABOUT THE 
WORK YOU DO?

As in many industries, appraisers are being replaced 
by AI in the form of evaluation models. No matter how 
sophisticated the technology is, there is no substitute for 
a physical appraisal as no evaluation model can tell you 
the condition, the detrimental neighbouring conditions, 
and the additions, modifications, or alterations that a 
homeowner has added. As well, appraisal fees have not 
kept up with inflation and there tends to be a general fear 
to charge our worth.  

I am proud to be one of the 14 founding appraisal firms of 
BAREA (Business Association of Real Estate Appraisers) 
and the current secretary. BAREA’s mandate is to protect 
and promote the business interests of our member firms 
on matters that are outside the mandate of the profes-
sional appraisal organizations in Canada. 

WHAT TYPES OF ORGANIZATIONS EMPLOY YOUR 
POSITION?

Financial institutions (banks and credit unions), private 
lenders, and mortgage professionals are our primary 
clients. The purpose is for mortgage financing, and that 
encompasses new mortgages, refinancing, credit lines, 
renovations, additions or “as if” complete construction, 
and the occasional second opinion or review appraisal 
request. Homeowners will employ our services for 
buying and selling a home, retirement and estate plan-
ning, capital gains, and estate purposes. Other services 
for homeowners could be related to divorce, insurance 
coverage, and bankruptcy. 

TINA LEE, RI  
PRESIDENT,    
LEEMORE & ASSOCIATES 
REAL ESTATE APPRAISERS & 
CONSULTANTS LTD.

ON THE JOB                

>>
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We live in an era of globalization, which has 
opened new and exciting opportunities 
for real estate professionals to apply their 
knowledge and exchange practices world-

wide. However, there’s a flip side always. Immigration 
rules and legislation differs from country to country, 
setting up prescribed procedures, which are mandatory 
for expats who want to work in a foreign country. They’re 
not always easy to understand, though in-depth under-
standing of these procedures is essential for making the 
right decision. The purpose of this review is to explain 
the basics of the immigration process in Canada for a 
foreign real estate professional, based on my experience 
emigrating from Russia with a target to obtain permis-
sion for unrestricted work. Why Canada? Because from 
an expat’s point of view, it’s one of the most open and 
desired destinations for long-term work opportunities.

ROADS TO EMPLOYMENT

To start with, let me recap the basics of Canadian 
immigration regulation. It is controlled and regulated by 
Immigration, Refugees and Citizenship Canada (IRCC). 
IRCC recognizes two legal statuses that allow full-time 
work for foreign employees:

• Permanent Resident status

• Temporary Resident status

Temporary Resident status is limited in duration and, in 
fact, is one of the stages to Permanent Residency. Hence, 
there are two ways for expat to obtain employee status in 
Canada:

• Direct application to Permanent Residency 
via federal programs (e.g., Express Entry) or 
Provincial Nominee programs.

A FOREIGN NATIONAL’S 
ROAD TO EMPLOYMENT  
IN CANADA 
 

Aleksey Nekhoroshev

• Temporary Resident status via enrollment to one 
of the Designated Learning Institutions allowed 
to enroll foreign nationals, or by obtaining a work 
permit by receiving a job offer from a Canadian 
employer while the employee is abroad or is 
inside the country as a visitor (tourist).

Obtaining a job offer from a Canadian employer is not 
a widespread opportunity and is usually used for hiring 
executives. Thus, I will not pay much attention to this 
route.

What is the difference between the two options? To 
get better understanding of the pros and cons of each, 
let’s have a closer look at the major principle applied 
by the Canadian government in managing the immigra-
tion process: It is a scoring system. Each applicant is 
evaluated for various skills and advantages, like level of 
education, work experience, proficiency in language, etc. 
Each advantage is granted points or “scores,” depending 
on the quality of the particular advantage, and the sum 
contributes to the overall score, which must exceed the 
minimum qualification level set up by authorities. If an 
applicant meets these requirements, they pass the quali-
fication and will be nominated for Permanent Resident 
status. Understanding this principle is essential for clari-
fying the pros and cons of each of the ways of becoming 
an employee.

DIRECT APPLICATION TO PERMANENT RESIDENT 
STATUS

Direct application for Permanent Resident status via one 
of the federal or provincial immigration programs has one 
major pro:

• This way is faster when compared to Temporary 
Resident status via education.
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However, this way has a significant number of cons:

• The applicant will be allowed to work full-time 
only after approval of their application and the 
issuing of their work permit. The applicant must 
have a visitor (tourist) visa to enter the country 
or must wait for the decision in the originating 
country.

• Application processing takes 6–12 months 
on average and even more nowadays due to 
pandemic impacts.

• There is no guarantee that the application will be 
approved. The applicant will have to re-apply in 
case of application rejection, and thus all the time 
and effort of the first application will be lost.

If an applicant can get a job offer and obtain a letter of 
support from an employer, this will add significant weight 
to the application. However, as I mentioned earlier, it’s 
not easy to get a job offer in Canada while residing in 
another country. Thus, the applicant must be very sure 
in their application strength and have time, funds, and a 
backup option to make a decision to go ahead with this 
scenario. Otherwise, this approach incorporates a lot of 
risk and uncertainty.

Let me provide you with an example based on my 
case. I have a 15-year proven record in property man-
agement and development in the Russian real estate 
market, including managing deals with brands like Cargill 
Enterprises, Diroll Cadbury (Mondelez), and Quintiles 
(IQVIA). However, I know that my candidacy will not be a 
primary option for a Canadian employer, because of two 
major reasons:

1. Even with many similarities (core real estate 
standards are recognized and implemented 
worldwide), each market has its very own 
specifics, of which understanding is essential to 
being successful.

2. Bureaucracy—hiring a foreign national requires 
the employer to complete additional procedures, 
intended to prove that there was no opportunity 
to hire a local professional.

Hence it’s tricky and even more time consuming for an 
employer to hire a foreign professional without local 
experience. It’s obvious that starting a journey from a 
weak position like this would have been a bad decision.
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PERMANENT RESIDENCY VIA TEMPORARY 
RESIDENT STATUS

Thus, I chose the second scenario—the road to employ-
ment via Temporary Resident status, by way of education 
at a designated Canadian learning institution.

As a result of my investigation of different institutions, I 
made the decision to apply to British Columbia Institute 
of Technology’s Professional Real Estate Program (BCIT). 
The major reasons informing this decision were:

• This particular program is the most relevant 
to my experience and expectations of future 
opportunities.

• The real estate market is on the rise, generating 
demand for professionals.

• Immigration-friendly legislation.

I will share below major stages of this process based 
on my experience of submitting my application to and 
enrollment at BCIT. These steps are pretty much similar 
everywhere.

The first stage in this process is to decide when, where 
and what. In other words, to choose:

• Learning institution

• Program

• Timing

I would recommend paying attention to the next charac-
teristics in choosing the institution:

• Rating or quality of the institution

• Program relevance to achieved experience and 
future occupation

• Cost

Preparing the Application 

After deciding on institution and program, the applica-
tion must be prepared. Application submission is the 
initial stage of the enrollment process, though each 
program has its own requirements depending on educa-
tion program level, area, and the applicant’s competition. 
These factors set up requirements for enrollment, such 
as:

• Level of education obtained

• Work experience

• Reference availability and quality

• Qualification tests and exams

Thus, an applicant will be accepted based on an assess-
ment of this information.

Nevertheless, let me sum up six core qualification docu-
ments required, based on my experience:

1. Proof of education. Certificate, diploma, or 
degree must be evaluated by a designated 
Canadian assessor (for example, ICES or WES).

At the REIBC Presidents’ Luncheon, with REIBC President Keith Maclean-Talbot. Aleksey Nekhoroshev
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2. Passed English language test (IELTS, TOEFL or 
comparable test) recognized in Canada and by 
the learning institution. The academic test score 
required can vary, but it should typically be 
equal to an overall score of 6.5. Tests are valid 
within limited time periods. For example, IELTS is 
valid for two years. If test validity expires before 
enrollment, the applicant must pass the test 
again.

3. Proof of work experience. A resume is the 
major document, but I advise supplementing 
proof of work experience with references, 
recommendation letters, links to online sources 
where information on completed projects or 
professional experience is presented, LinkedIn 
profile, articles in mass media, etc.

4. Cover letter explaining the reasons and motives 
to join the chosen program.

5. Questionnaires and exercises completed by the 
applicant. Assessments like these are usually 
provided by institutions to assess the level of 
competency and proficiency.

6. Additional tests, like an interview and 
presentation, could be applied as well.

Depending on the results of the assessment, the 
institution will make a decision to accept or reject an 
application.

Letter of Enrollment

In the case of a positive decision, the applicant is granted 
with the most important document of this stage: the 
letter of enrollment. It is an official guiding document for 
IRCC which allows it to grant the applicant with a visa 
and study permit and, if provided by an education pro-
gram, a part-time work permit. This stage usually takes 
three to four months.

Visa and Study Permit

Obtaining a visa and study permit is the next round 
of the immigration process, which mostly consists of 
bureaucratic procedures, including collecting papers 
and documents. The list of documents is similar for all 
applicants:

• Letter of enrollment – assumed as obtained 
already.

• Medical exam – common test required for all visa 
applications.

• Proof of funds – proof of the applicant’s ability 
to cover costs for living (residential rent, food 

expenses, etc.). The funds required depends on 
the length of the program.

• Foreign passport.

IRCC assesses submitted documents and issues a deci-
sion (we’re looking here at a visa approval scenario) to 
grant the visa with permit options such as:

• Study permit for programs without a mandatory 
co-op practicum.

• Study and work permit (part time) for programs 
with a mandatory co-op practicum.

The co-op practicum is a great option for expats striving 
for new career endeavours, as it provides a number of 
benefits:

• Study and work permit allows part-time work (up 
to 20 hours per week during education, and full-
time work during a co-op project).

• Co-op practicum is a great opportunity to start 
building a personal track record in the local 
market and, in the best-case scenario, to find an 
employer.

This stage, including IRCC approval process, usually 
takes three to four months.

Education Process

The education itself doesn’t include any significant 
stages of the immigration process, so I will proceed to 
the next milestone—post-graduation procedures.

Post-graduate Work Permit

Following graduation, the post-graduate work permit is 
the next major milestone in the immigration process for 
an expat. It marks one of the most important steps in 
the process—the ability to obtain a full-time work permit 
without a limitation on work hours.

What must expats know about this stage?

It is necessary to renew one’s legal status in Canada. The 
study permit’s expiration date is approximately three 
months after the expected graduation date, so an appli-
cation for a new visa and permit is required. The resi-
dent’s legal status granted after graduation is established 
by the post-graduate work permit (PGWP), the major 
features of which are:

• Temporary Resident status.

• The duration is equal to the education program’s 
duration, for education programs with terms of 
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at least eight months and up until two years. For 
programs longer than two years, the maximum 
duration of Temporary Resident status is three 
years. Programs shorter than eight months don’t 
grant a PGWP opportunity.

• Permission to work full time.

An application for a PGWP is straightforward and 
requires such items as:

• Letter of graduation issued by the learning 
institution. The date of issuance is the official date 
of graduation.

• Copy of diploma (degree, etc.) and official 
transcript.

• Application fee of $255.

Though straightforward, the applicant should neverthe-
less be aware of some nuances of transition status from 
study permit to PGWP. The applicant has 90 calendar 

days after graduation to apply for a PGWP; this period 
does not match the expiry date posted in the study 
permit. Applicants who submit applications within this 
90-day period are allowed to work full time starting from 
the date of submission confirmation by IRCC in a special 
letter. The PGWP eligibility term will start on the date of 
the PGWP issuance, which could take at least four to six 
months after the application is submitted. 

Application for Permanent Resident Status

Now we approach the final destination of the immi-
gration journey—application for Permanent Resident 
status. COVID-19 definitely impacted this process; pre-
pandemic application review took approximately nine 
months, but now takes one to two years. It is essential 
for the expat to start their application as soon as possible 
after finalizing the PGWP process.

What is required for the application? The applicant must 
first choose whether to apply to a federal or provincial 
program:

• Federal programs have higher requirements and 
a higher competition level but allow for work in 
any province or territory.

• Provincial programs have lower requirements but 
employment opportunities will be limited by the 
provincial borders.

The applicant should keep in mind that each province has 
its own requirements for its programs. Applicants that 
qualify in a provincial program earn a higher standing in a 
potential future federal application.

What factors affect the applicant’s overall score and set 
minimal requirements for the qualification?

First of all, minimal score requirements are set up by the 
type of future occupation, which are prescribed in the 
National Occupation Classification (NOC). Second, the 
type of program—federal or provincial—plays a role.

Thus, what documents should an applicant present to 
meet the qualification requirements? There are four:

1. New IELTS (or relevant) English language test 
general training with an overall score not less 
than 6.0 for administrative positions.

2. ECA upgrade for the foreign diploma, certificate, 
or degree by a designated Canadian assessor (for 
example, ICES or WES—if it provides a higher-
level degree than that of the education completed 
in Canada). In fact, this is an additional procedure 
to adopt already evaluated documents to IRCC 
standards. Keep in mind that WES is more 

BCIT graduation, with REIBC Past President and BCIT program head 
Daniel John. Aleksey Nekhoroshev
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expensive but provides services in significantly 
shorter time.

3. Criminal record test from the country of origin.

4. Job contract of non-limited duration.

All of these documents are mandatory for an applica-
tion. Additional papers, like a letter of support from the 
employer, are able to reinforce the application by grant-
ing extra points, significantly increasing the applicant’s 
chances of be approved.

After collecting and submitting the package, we keep our 
fingers crossed and wait for feedback from IRCC.

CONCLUSION

Entering the real estate job market via education at a 
designated learning institute seems somewhat more 
complicated and time consuming initially; however, the 
number of benefits outweigh potential drawbacks. This 
approach provides:

• The ability to enter the country and become 
familiar with the local environment.

• An upgrading of education level.

• The opportunity to establish relations with the 
local professional community.

• Permission to work.

• A minimized risk of application rejection by its 
reinforcement with additional strengths, resulting 
in extra points.

This statement is proved by practice. Let me share my 
takeaways:

• BCIT’s Professional Real Estate Program provides 
not only solid theoretical knowledge of the local 
real estate market, but a unique opportunity to 
practice skills, complete exercises based on real 
cases from the market, and the opportunity to 
present the results to market professionals.

• Going back to school is a great opportunity to dip 
into the local environment, to become familiar 
with and adapt to it.

The majority of Canada’s skilled foreign workforce enters 
the country as students via enrollment in a professional 
program, whereas direct applications for work permits 
is a route often used by professionals who already have 
recognized experience in North America, or by immi-
grants looking for “blue collar” opportunities. 

To find out more, visit:

realestate.ubc.ca/CPD
tel:  604.822.2227 / 1.877.775.7733

email:  info@realestate.sauder.ubc.ca

Today’s successful real estate professional 
is committed to lifelong learning. UBC’s 
Professional Development Courses meet 
your needs.

Business Development Series: 
Eight convenient online courses that 
offer practical skills to establish and 
successfully operate a real estate 
business. Courses are eligible for 
continuing education credits from the 
Appraisal Institute of Canada and the 
British Columbia Real Estate Association.

Course topics include:
• Entrepreneurship and Business Strategy
• Human Resources Management
• Succession Planning 
• Financing a Real Estate Business
• Accounting and Taxation 
• Marketing and Technology 
• Law and Ethics 

Creative
Adaptable 
Analytical 
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RECOGNIZING  
REIBC MEMBERS 

This past year was another difficult one, and in such 
times the dedication and resilience of our members 
must not be overlooked. We are thankful for each 

and every one of you, not just those being recognized 
for their quinquennial memberships. Thank you, all, for 
contributing to the REIBC community.
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5 YEARS
Warren Alexander
Mira Bajic
Jeremy Berger
Corey Cook
Megan Cullinane
Chris Dittmar
Gina Ford
Ellen Hsu
Kim Johansen
Navdeep Kandola
Christian Kim
Justin Kwan
Paula Ladds
Elaine Lee
Joey Cho Yin Lee
Herman Sandhu
Dion Savard
Cindy Schoenauer
Jeffrey To
Kai-Chung Ricky To
Wingar Tsang
Maggie Wen Ji Tung
Richard Vining
Clinton Wark
Mackenzie Wells
Tia-Toni Wilson
Raymond Wong
Aaron Xiao

10 YEARS
Joseph Baich
Murray Bird
Dorin Danci
Carmine Guadagno
Chris Hohne
Radostina Izova
Daniel John
Amanda Kennedy
David Keough

Jarret Krantz
Wesley Lam
Amy Lamb
Yong Feng (Ken) Liu
Kelly Morrish
Ravi Punia
Carvan Sung
Brandon Tanner
Alnoor Teja
Jennifer Tennant
Amanda Wilms
Cheryl Wirsz
Chris Yahn

15 YEARS
Harpreet Basra
April-Dawn Bellamy
Steven Burke
Trudy Carbonneau
Deborah Coburn
Cathy Colborne
Randy Felty
Len Hayley
Jacqueline Kohl
Vanit (Vinnie) Kumar
James Loewen
Dennis Ragauskas
Rod Schenoni
Simone Simpson

 
20 YEARS
Reuben Danakody
Blair Erb
Thomas Garvey
Robbie Hans
Mandy Hansen
Bill Levis
Gordon Low
Nicole Olenick

Michael Polomark
Peter Remillong
Dharmesh Sisodraker
Chris Sturrock
Scott Thompson
R. Carl Walton

25 YEARS
Kevin Arndt
John Bridal
Ed Champion
Malcolm Elliot
Eleanor Enns
Bonnie Knight
Shelley Lindsay
Michael Lomax
John Phillips
Danielle Preston
Andrew Reidy

30 YEARS
Winnie Chan
Phil Christie
David Freeman
Gary Gray
Gary Hinde
Brian Hossack
David Kirk
David Moore
Brian Pauluzzi
Wayne D. Randall
Ronald Richardson
Ken Stephens
Ronald Townshend
Raymond Tsow
Scott Veitch
Jeffrey Yip

35 YEARS
Dean Bauck
J. Garth Cambrey
Roger Chong
Patrick Conroy
Geoffrey Johnston
Jacques Khouri
Linda MacCaskill
John MacDonald
Laurie McDonald
Brent J. Morgan
Robert Moss
Calvin Ross
Fredrick Schmidt
John Schubert
Scott Ullrich
Lorne Wiggins

40 YEARS
Peter Bretherton
Timothy Callaghan
Stephen Cunningham
Orville Lim
Alexander Ning
Michael Robinson
Wayne Smithies
Thomas Swann
Bruce Tanner

45 YEARS
Rod Adam
James Crisp
Susan Pearson

46 YEARS
Anne Clayton
Damian Dunne
Stanley Wong

47 YEARS
Richard Osborne
Candace Watson
Richard Young

48 YEARS
Danny Boyd
John Dean
William Fife

49 YEARS
Ronald Farrington
Ronald Schuss

50 YEARS
Graham Allen
John D’Eathe
Stanley Hamilton
Rudy Nielsen

51 YEARS
Ronald Reynolds

52 YEARS
Lloyd Kenwood

53 YEARS
Michael Naish
Andrew Pearson

59 YEARS
Ian Macnaughton

We are honoured to recognize and celebrate our 
many members who have achieved excellence  
with REIBC membership.2022RECOGNITION
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Flexible Work Environment      •      Internal Growth Opportunities
Tribe Partner Discounts      •      Community-Driven

Ask us about our Training & Mentoring Program 
to achieve your Strata Manager licence

“After I was laid off from the oil 
and gas industry, I needed to do 
something different. I started as 
a Strata Manager and my career 

with Tribe took off from there. 
I’ve never looked back!”

-  David Locke  -
Director of New Communities, 

and Managing Broker

TribeMgmt.com/StrataManager
Scan the QR code, or visit

for more information
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ACCREDITATION AND  
RECIPROCITY IN 
REAL ESTATE PROFESSIONS 
 

Bia Oliveira for REIBC

Professional associations across BC vary in the 
processes they use to welcome real estate 
professionals arriving from other provinces and 
territories or abroad. How do these associations 

accommodate newcomers and foster a professional 
landscape that is diverse and that best utilizes the talent 
arriving in BC? 

We approached six professional associations, in addi-
tion to REIBC, and asked them about their accreditation 
reciprocity initiatives. How do they evaluate an arriving 
professional’s experience and education? What steps are 

taken to determine equivalency and to determine if they 
qualify for local designations? 

Whether planners, engineers, architects, agrologists, 
landscape architects, or appraisers, new arrivals to BC 
want the assurance that they will be recognized within 
their profession. Professional associations throughout the 
province have devised initiatives to assist in the recog-
nition of out-of-province or foreign credentials so that 
newcomers can focus on making BC their home. 

 iStock/FatCamera
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BRITISH COLUMBIA INSTITUTE OF AGROLOGISTS 
(BCIA)

For entry into BCIA as a Professional Agrologist (PAg), 
applicants must have a bachelor’s degree in an agrology-
related field with appropriate foundational and scientific 
coursework evident as identified by the Credentials 
Committee. The education requirements for agrolo-
gists across Canada have been standardized in order 
to support mobility rights under the Canada Free Trade 
Agreement; this means that to the extent allowed by 
provincial legislation, agrologists educated in Canada will 
have the necessary basic and scientific knowledge to be 
recognized across the country and the respective provin-
cial agrology institute. Documentation is shared between 
the institutes to confirm registration and records. If 
restrictions are placed on the transferring agrologist, 
they may choose to accept a lower designation rather 
than pursue the steps necessary to obtain the equivalent 
designation. 

A new registration category will be available later this 
year that falls under the Special Limited License. One of 
the options will allow registration for those who have the 
educational requirements but only the minimum number 
of years’ experience in the practice of agrology. This 
allows those currently practicing to remain employed 
with a limited practice once Reserved Practice is brought 
into force in September 2022.

For international applicants, the application process mir-
rors the steps for domestic applicants, with the additional 
requirement of a report from a third-party company. This 
report is done at the applicant’s expense and determines 
degree and course equivalency. Official review and deci-
sion about the applicant’s suitability are undertaken by 
the Credentials Committee. 

APPRAISAL INSTITUTE OF CANADA – BRITISH 
COLUMBIA (AIC-BC)

Designations from the Appraisal Institute of Canada 
(AIC) are recognized nationally as a standard of high 
achievement in appraisal. Though some provinces 
require licences and others do not, Canada-based 
appraisers holding AIC designations need not worry 
about obtaining province-specific qualifications upon 
arrival in BC. 

Due to its affiliations with other international appraisal 
bodies, AIC-BC is able to accommodate international 
professionals with relative ease. Individuals who hold 
international degrees may begin their designation 
application by obtaining an Educational Credential 
Assessment from a third-party organization. Once the 
level of equivalency has been determined, applicants 
may take one of three paths to obtain their AIC desig-
nation; these three paths customarily include pursuing 
further education to fulfill AIC’s requirements. 

Applicants whose university degrees have been deter-
mined to be equivalent and who hold mutually recog-
nized designations will take the shortest route to attain-
ing the AACI designation. As with all applicants, they will 
join AIC-BC as a Candidate member, complete required 
courses for the path they are following, and partake in a 
Work Product Review and a Professional Competency 
Interview. In cases where the applicant does not have 
approved equivalencies, they must complete the 
additional requirements of two years of mentored 
Applied Experience and write and pass the AIC Applied 
Experience exam.

educational programs are recognized by REIBC, as well 
as varied Canada-based professional real estate desig-
nations. Applicants who fulfill the educational require-
ments or hold one of the recognized credentials, and can 
show they have been employed in the profession of real 
estate for a minimum of three of the four years before the 
date of application, will meet the standards required for 
Professional membership. 

Applications from those who have other education, such 
as international degrees, or for any other reasons do not 
meet the education and experience standards, will be 
considered on a case-by-case basis. 

REAL ESTATE INSTITUTE OF BRITISH COLUMBIA 
(REIBC) 

To become a Professional member of REIBC and attain 
the RI designation, applicants must demonstrate that 
they have fulfilled certain educational and experi-
ence requirements. A number of Canadian real estate 
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To pass the oral exam, all applicants must demon-
strate a minimum understanding of the laws and ethical 
standards of professional practice governing landscape 
architects in BC, with a mandate is to protect the health, 
safety, and welfare of the public. Applicants who pass 
the oral examination become Registered Landscape 
Architects and voting members of the BCSLA. 

Applicants from jurisdictions outside of North America 
must complete additional steps prior to qualifying for the 
oral exam. These steps include the submission of several 
documents, such as a petition for admission, character 
references, certificates of standing from each regulating 
landscape architecture body under which applicants may 
have been governed, proof of academic qualifications, 
and proof of academic equivalency. Also required is a 
signed and stamped declaration from a firm principal or 
Qualified Mentor; the Credentials Committee standard 
requires this individual to be a Registered Landscape 
Architect in good standing. In addition, applicants must 
prove proficiency in the English language. Applicants 
are recommended to the Board of Directors for oral 
exams when all application criteria are met and support-
ing documentation is received by the BCSLA. If appli-
cants do not meet the criteria and lack the appropriate 
qualifications, they may be invited to apply for BCSLA 
Intern status, which enables them to write the four-part 
Landscape Architecture Registration Examination (LARE) 
and begin logging relevant experience that is essential 
to their application for professional licensure and BCSLA 
membership.

BRITISH COLUMBIA SOCIETY OF LANDSCAPE 
ARCHITECTS (BCSLA)

For landscape architecture professionals within North 
America, entry to BCSLA requires the successful comple-
tion of an oral jurisprudence exam conducted by the 
provincially appointed Board of Examiners. All candidates 
must satisfy the BCSLA Admission Program require-
ments for one of the following:

a. By written pre-examination (Landscape 
Architectural Registration Examinations) and 
documented experience under a qualified mentor.

b. As a reciprocity candidate who is in good 
standing with a recognized regulatory body.

c. As a senior practitioner who is in good standing 
with a recognized regulatory body and has been 
registered for more than ten years.

d. As an internationally trained candidate.

A Registered Landscape Architect is a person admit-
ted into membership of BCSLA in accordance with 
the requirements of the bylaws and the Architects 
(Landscape) Act, including qualification by education, 
examination and experience; payment of fees and annual 
fees when due; and compliance with the requirements of 
professional conduct and standards. 

There are national-level reciprocity agreements between 
Canada and the United States and Australia; fully quali-
fied planners from those jurisdictions may apply for 
Candidacy and receive advanced standing to skip some 
of the certification requirements to become a Registered 
Professional Planner in BC. Planning education and 
accreditation from those jurisdictions are also recognized 
as equivalent to Canadian accredited degrees.

Those who do not hold Canadian, American, or 
Australian professional certification or a degree are 
individually assessed. Their education, experience, and 
qualifications from abroad are assessed through a pro-
cess known as Prior Learning Assessment Recognition 
(PLAR). Once their education, experience, knowledge, 
and abilities are verified to be equivalent to a Canadian 
applicant who completed an accredited university plan-
ning program, they are then admitted as a Candidate 
member and go through the regular certification steps to 
become a Registered Professional Planner in BC. 

PLANNING INSTITUTE OF BRITISH COLUMBIA (PIBC)

PIBC, in collaboration with planning institutes across 
Canada, offers accommodation to planning organization 
members in good standing from other provinces and ter-
ritories in Canada (with the exception of Quebec, where 
there are unique requirements). There is an administra-
tive process in place to facilitate the confirmation of 
membership and transfer of records between these insti-
tutes. This allows planning professionals already recog-
nized elsewhere in Canada to get equivalent membership 
with PIBC without any requalification requirements.
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ENGINEERS AND GEOSCIENTISTS BRITISH 
COLUMBIA (EGBC)

To become registered with EGBC as a Professional 
Engineer (P.Eng) or Professional Geoscientist (P.Geo), 
professionals must demonstrate completion of a four-
year full-time bachelor’s level program in applied sci-
ence, engineering, geoscience, science, or technology. 
EGBC recognizes Canada-based programs through the 
Canadian Engineering Accreditation Board (CEAB) and 
accepts approved undergraduate degrees recognized by 
international engineering accreditation bodies that have 
a mutual agreement with Engineers Canada. 

For those who apply without a degree that is recognized 
by EGBC, applicants must complete an academic assess-
ment to determine any gaps in the applicant’s academic 
knowledge. The applicant is then notified of any exist-
ing gaps and is given the option to complete technical 
examinations to address these deficiencies. The new 
online format of these examinations allow applicants to 
complete them from anywhere in the world. This allows 
international applicants to determine to what extent they 
fulfill the educational requirements prior to arriving in 
Canada. 

Mature practitioners who have academic deficiencies 
but possess significant experience in their fields of prac-
tice may be able to receive an exemption from additional 
academic requirements. They can report their experi-
ence through EGBC’s Competency-Based Assessment 
Reporting System and attend a digital interview to apply 
for an exemption.

Those who do not have the minimum education 
required may qualify for the designations of Professional 
Licensee Engineering (P.L.Eng) or Professional Licensee 
Geoscience (P.L.Geo), which are categories of registra-
tion designed for those who are qualified to practice in a 
limited authorized area of engineering or geoscience at a 
professional level. 

Those who hold an equivalent designation in other 
Canadian provinces and territories can attain practice 
rights in BC with relative ease. 

ARCHITECTURAL INSTITUTE OF BRITISH COLUMBIA 
(AIBC)

AIBC has full reciprocity across Canada and is commit-
ted to increasing opportunities for architects arriving 
in BC. There are three pathways available to architects 
wishing to become registered with AIBC; the path 
chosen is dependent on the architect’s level of educa-
tion and experience and whether they are registered in 
another jurisdiction outside of BC. The available entry 
paths are: 1) Internship in Architecture Program, 2) 
Mutual Recognition Agreements, and 3) Alternative 
Qualifications (consists of the national Broadly 
Experienced Foreign Architect Program and the Broadly 
Experienced Applicant Program). 

Whether originating from inside or outside of Canada, 
applicants to the Internship in Architecture Program 
and the Broadly Experienced Foreign Architect Program 
must have their degree accredited or certified by the 
Canadian Architectural Certification Board (CACB). This 
certification from CACB is a common requirement across 
Canada, although each province may have additional 
requirements for its applicants. The CACB has a list of 
accredited programs and has the ability to certify other 
degrees, such as international ones, against the Canadian 
Education Standard. 

Accredited professionals from the United States, 
Mexico, Australia, and New Zealand can take the 
Mutual Recognition Agreements route, as these formal 
agreements allow for mutual recognition of architec-
tural credentials and qualifications across jurisdictions. 
Applicants from a country that does not have a Mutual 
Recognition Agreement with AIBC, but who have 
practiced architecture, can apply through the Broadly 
Experienced Foreign Architect Program. Applicants that 
do not hold an accredited architectural degree but who 
have extensive experience working at an architectural 
firm in BC can apply through the Broadly Experienced 
Applicant Program.
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Peter Figures, RI 
Collingwood 
Appraisals

 
Peter Chow, RI 
BC Assessment

PROFESSIONAL MEMBERS

NEW MEMBERS       

 
Lori Moshuk, RI 
Telus

REIBC MEMBERSHIP  
 
Whether you have years of career experience or are new 
to the industry, REIBC is your key to career advancement 
and to connecting with the real estate industry.
>> Professional members have achieved the RI designation, 
which provides employers and clients with instant confir-
mation of advanced levels of education and experience.

>> Nominee members are working towards designation 
by completing education and/or experience requirements. 
Students enrolled in an REIBC-recognized real estate pro-
gram can be Nominee members.

>> Associate members have an interest in real estate but do 
not qualify for Professional or Nominee membership.

 
Bijan Lalji, RI 
Avison Young

N
O

TE
S

 
Rina Stuparyk, RI 
BC Assessment

Need a real estate 
professional?

Hire an RI.

A designated,  
educated,  

experienced, and 
connected 
real estate 

professional. 

Find one at 
reibc.org
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BC Financial Services Authority (BCFSA)
BCFSA oversees real estate services, mortgage brokers, credit 
unions, trust and insurance companies, and pension plans. We 
protect the public by ensuring the competence of the real estate 
professionals we license.

bcfsa.ca
info@bcfsa.ca
1-604-660-3555, 1-866-206-3030 (toll free)

NEW MEMBERS       

NLD Consulting - Reserve Fund Advisors
Are you preparing for your strata’s Depreciation Report? Contact 
BC’s largest team of Certified Reserve Planners (CRPs) for a no-cost, 
no-obligation proposal today!

reserveadvisors.ca
info@reserveadvisors.ca
1-604-638-1041

Power Strata Systems Inc.
We help strata management companies in BC identify and address 
the root cause of the challenges they face and streamline their 
processes in an effective and efficient way through our unique 
transformational coaching services and comprehensive strata 
management software solutions.

powerstrata.com
info@powerstrata.com, 1-604-971-5435

Landcor Data Corporation
Residential • Commercial • Industrial • Farm • Civic
Your trusted resource for real estate insights with 2.1 million 
property records and 9.5 million sales transactions for all British 
Columbia, dating back to the 1970s. Bring the questions, we’ll have 
the answers.

landcor.com
sales@landcor.com

PAMA - Professional Association of Managing Agents
The Association founded in 1970 is focused on the creation and 
delivery of continuing education for residential rental and strata 
managers, including mandatory RECBC relicensing courses.
PAMA also hosts numerous social events including two annual golf 
tournaments.  

pama.ca
admin@pama.ca, 1-604-267-0476

Collingwood Appraisals Ltd. 
Expert Testimony – Valuation – Depreciation Reports – RCN Reports. 
Experience, competence, and reliability you can count on.
 

collingwood.com
appraisers@collingwood.com
1-604-526-5000

Pacific Mortgage Brokers 
Your mortgage matters. It’s in your best interest.

bradcurrie.com
brad@bradcurrie.com
1-604-727-6111

DIRECTORY

BFL CANADA Realty Insurance Services Inc.  
The leading insurance broker for the real estate sector.

bflcanada.ca 
realestate@bflcanada.ca 
1-604-669-9600

Email us at marketing@reibc.org

Home Inspectors Association BC
HIABC is a not-for-profit association of Home Inspectors with over 
325 inspector members in BC, recognized since 1992 as the leader 
in the advancement of professional home inspectors. Ensure your 
home inspector is a member of HIABC. 

hiabc.ca
htbarton@hiabc.ca 
1-800-610-5665

Campbell & Pound Commercial Ltd.
Celebrating our 80th year! Commercial-Industrial and Residential 
Appraisers since 1939. Serving all of Greater Vancouver, Sea-to-Sky, 
and Fraser Valley. Valuation/Appraisal, Depreciation Reports-
Reserve Fund Studies, and Assessment Appeals. A+ Accredited 
Members of the Vancouver Better Business Bureau.

campbell-pound.com
depreciationreport.com, 1-877-782-5838  (toll free)

Dorset Realty Group
We are a full-service real estate brokerage specializing in 
commercial and residential property management, leasing and 
sales. Our accredited and experienced professionals have been 
helping the community since 1975.

dorsetrealty.com
damienroussin@dorsetrealty.com  
1-604-270-1711 ext. 143

LINDSAY & ASSOCIATES
Ian Lindsay, PREC, is qualified for the Senior Real Estate Specialist 
(SRES®) designation. Residential, senior living, commercial, invest-
ment and project development are all part of the team’s extensive 
real estate background.  For strategic advice, planning, acquisition 
and marketing in central Vancouver Island, please give us a call.

ianlindsay.ca  
info@ianlindsay.ca, O: 1-250-752-2466 C: 1-250-951-6531 

Building Owners and Managers Association of BC
BOMA BC is the principal voice for the commercial real estate 
industry, providing advocacy, leadership, knowledge, and 
networking events since 1911.

Be Seen. Be Heard. Be Effective.

boma.bc.ca,
bomabc@boma.bc.ca, 1-604-684-3916

Tribe Management Inc.
We provide management with heart across strata, rental and com- 
mercial properties. We have five offices in BC including Lower Mainland, 
Vancouver Island, and the Okanagan, and on-the-ground services in 
the Kootenay region. Our service and technology supports connection, 
information, education and protection for the communities we manage.

tribemgmt.com
info@tribemgmt.com, 1-888-828-2061



www.launderingthedragon.com

follows the trail of dirty money around the world in a compelling story with both 
cutthroat and farcical situations.” — Joy Metcalfe, The West End Journal 

A NOVEL FOR OUR TIMES...

Hot romance in Hong Kong induces a naive 
Canadian developer into laundering money from 
Communist China.

Resultantly wealthy they become inextricably 
involved with organized crime, gambling, drug 
dealing and worse.

Despairing Mounties are foiled by shady 
professionals and lawyers, secretive banks and 
their own governments‘ indi�erence.

Will the bad guys just go on winning?

“The story weaves together the complexities of money laundering 
through real estate with the gritty reality of organized crime. A great and 

engrossing read.”   —  Review by a celebrity BC Mountie     

Buy now on

RETURN TO SENDER:

REIBC 
1750-355 Burrard Street 
Vancouver, BC V6C 2G8


