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Abstract 

An essay on "the state of the artll of policy-related 
housing research in Canada. Major areas covered 
include household formation, residential mobility, 
affordability, housing quality, and rent control. The 
author was a member of the housing policy review team 
which advised the British Government in 1976-77, and 
his essay is written from the perspective thus gained. 
This paper is a companion piece to S.E,Corke's 
bibliography (Bibliographic Series No. 13, A Selected, 
Annotated Bibliography of Canadian Housing Research, 
1970-79). 
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I: mTRODUCTION 

This essay is a personal indulgence: it stems from a desire to 
comprehend the nature and scope of housing policy research in Canada. 
The backcloth to this was the involvement I had with the British housing 
policy review: a review which called upon a large amount of intellectual 
resources, but whith produced precious little by way of policy 
changes. (1) At first sight Canada, towards the end of the 'seventies, 
seemed very different: there appeared to be little policy oriented 
research, housing policy was of low (and declining) profile, and yet the 
housing market looked thriving (though it did not remain so). 

Some of the apparent difference can be ascribed to an immigrant's 
inadequate orientation to a new continent. 30me was certainly more 
apparent than real (and an unprecedented degree of volatility developed 
as this essay was nearing completion). 

The modest aims of the paper must be stressed. A comprehensive 
review of Canadian housing research could be a rewarding exercise, but 
it would certainly be a daunting one. This essay has no such ambitious 
objective. It seeks to scan recent research relevant to Canadian 
housing policy and to comment, from the stance of a relative newcomer, 
on some features of this. 

The degree of selectivity which has had to be employed in this 
rapid survey borders upon the arbitrary. Though "completeness" - on 
any definition -- would be of little use (even if it were feasible), 
this essay does not even attempt to cover all the relevant areas. The 
reasons for this were simply pragmatic. As an accompanying annotated 
bibliography by Sue Corke demonstrates, the amount of material is 
enormous. (2) To have attempted an assessment of all this material 
would have involved a major research exercise: a far cry from the rapid 
review initially envisaged. 

There is, however, a second point which needs to be stressed: the 
paper is a personal and subjective one. In a real sense, it represents 
my voyage of exploration in a new and rich territory of housing research. 
It inevitably raises more questions than it answers. Indeed, it is thus 
more of a "probing" seminar paper than a "finished" academic article. 
The personal references and the occasional lightness of touch hopefully 
will keep this in the mind of the reader. 

(1) See my Essays on Housing Policy; The British Scene, Allen & Unwin, 
1979. 

(2) S.E.Corke. A Selected, Annotated Bibliography of Canadian Housing 
Research 1970-79. University of Toronto, Centre for Urban and 
Community Studies, Bibliographic 3eries No. 13, 1980. 
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This is not to suggest that the subject is treated unseriously. 
Indeed, the work has been financially assisted by the Canada Mortgage and 
Housing Corporation, and the paper was initially written with their needs in 
mind. Foremost among these, I understand, is that of determining future 
research strategies. 

Nevertheless, it is in no sense an "official" report. Indeed, it 
may be more relevant for the reader to know of the author's personal 
reasons for embarking on this study. Foremost among these was an interest 
in establishing the nature of Canadian housing policy research and the 
way in which it compared with that of Britain. My personal involvement 
in academic and governmental research in England and in Scotland, had led 
to the conclusion that the contribution which research can make directly 
to policy was severely limited, at least in the short run. (1) Thus, as 
a relative newcomer to the Canadian scene, I was interested, not only in 
comparing research areas, but also in establishing how housing policy 
research had fared in the maelstrom of Canadian political life. 

Thus a major question arises: "what contribution does research make 
to housing policy?" Moreover, major issues of housing policy being 
debated in Canada have their reflections in Britain (and, of course, 
elsewhere). Could it be that some comparative study would be helpful (in 
either -- or even both -- geographical directions)? Hopefully, with the 
aid of this essay and Sue Corke's bibliography, a later study may 
directly tackle such questions. 

This utilitarianism, however, was not all. The study is intended as 
a contribution to the academic arena of debate. (2) One interesting 
issue here is the extent to which it is meaningful, in an academic 
sense, to talk of Canadian housing policy research. In using a national 
adjective, one may be referring to the location of the research (as one 
would be with the physical sciences) (3) or the geographical object of 
the research (as with "the geoe::raphy of Canada"). The title of this 

(1) See my "The Politics of Research" in Vol. 3 of Problems of an Urban 
Society and pp. 172 et seq of Vol. 2, OPe cit., Allen & Unwin, 1973; 
and Essays on Housing Policy: The British Scene, Allen & Unwin, 
1979. The former discusses various concepts of research, ranging 
from that which might be described as "scholastic" to that which is 
no more than a handmaiden to politics. 

(2) \-/ell illustrated in L.S.Bourne and J.R.Hitchcock, Urban Housing 
Markets: Recent Directions in Research and Policy, University of 
Toronto Press, 1978. 

(3) This, of course, is to ignore the nationalist "schools" (e.g. of 
Russian psychology) and academic "schools" associated with particular 
theories (e.g. the Manchester school in economics, or the Chicago 
school in sociology) • 
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paper, however, might be taken to refer to a distinctive tJ~e of 
housing research. This could be "essentially" (or idiosyncratically) 
Canadian in that it differed in some important ways from research 
carried out elsewhere. Less dramatically, it might be recognisably 
Canadian because of some distinguishing features of style, focus or 
type of analysis for example. 

In either case the special characteristics might be "accidental" 
(i.e. they could easily have arisen elsewhere, but did not). or 
"consequential" (i.e. they flow from some specific feature of the 
Canadian scene). 

The point may seem a laboured one, but it is of some importance. 
It might be reformulated in the question: is there a field of housing 
research (without a national prefix) in the same sense that there is a 
field of biochemistry research? If this were the case, then this essay 
would be concerned with the Canadian contribution to an international 
endeavour. On the other hand, if there are significant elements in the 
Canadian situation which create something distinctively Canadian, the 
major points of concern would relate to the identification of these and 
the research effort addressed to them. 

The problem becomes clearer when one compares housing research in 
Britain and in the U.S.A. Any such comparison quickly reveals some 
striking differences: the British preoccupation with "need" as distinct 
from the U.S. emphasis on "demand"; the relative roles of the public 
and private sectorsj the high proportion of U.S. researchers who are 
economists (whereas in Britain until quite recently they were virtually 
absent) . 

The contrasts stem from many differences between the two countries. 
And so it is with Canada: its particular history, geography, economics, 
and political and governmental characteristics have the important 
implication that housing research must be set within these specific 
contexts if it is to make any contribution to policy. 

The issue might be less contentious if one were to jettison the 
word "policy", and to focus on "housing research". In that case the 
field would be greatly broadened and concern for policy relevance would 
be abandoned. It is not intended to debate that issue here -- though 
it sneaks in occasionally \vhen cOr:1"1ent is made concerning those research 
workers (particularly economists) who jump too quickly from academic 
research to policy prescription. 

The conclusion of this somewhat wordy introduction is that the 
subject of this overview is the character of research undertaken upon 
specifically Canadian housing issues. Sometimes this work might have 
an international flavour or dimension, but typically it is wholly 
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C d
· 0) ana l.an. 

The related question concerning the impact which research has had 
on policy cannot be directly addressed within the compass of this short 
essay, though some evidence is presented to suggest that, as in Britain, 
it is small and could be significantly (if modestly) larger. 

"First Impressions" 

My first (and overwhelming) impression was a confused one: much of 
what writers on Canadian housing seemed to be saying bore a remarkable 
resemblance to what British writers seemed to be saying; but they were 
saying it in different language, with different overtones, and with 
bewilderingly different allusions. 

The similarities related to underlying (not always explicit) 
questions of "affordabili ty", to problems of mounting subsidies which 
benefited the middle and upper income groups more than the poorest, and 
to conundrums of the relationship between housing finance and income
maintenance. The dissimilarities related to history, to legislation, 
and to political practicabilities and the social acceptability of 
government intervention (positive and in relation to capital markets, 
negative in relation to large-scale public provision of housing). 

Though this does not exhaust the number of points of comparison, 
it does underline my first main point. Housing research in both 
countries is heavily influenced (if not overwhelmed) by the 
institutional framework within which housing is provided. To borrow 
David Donnison's term, housing research tends to reflect "the 
government of housing". (2) In Britain, this is characterised by a huge 

(1) It hardly needs saying that this touches on a sensitive concern. 
The following passage, which highlights this, is taken from the 
evidence presented to the Symons Co~mittee! and evokes sympathetic 
dismay: 

"A, professor, who is not a Canadian, is studying the cellular 
biology of a non-Canadian frog with Canadian funds. His 
research is helping us to understand the process of 
fertilization. Would it alter the Commission's judgment if he 
worked on a Canadian frog? Or if he, himself, were Canadian?" 

(Report of the Commission on Canadian Studies: To Know Ourselves, 
Association of Universities and Colleges of Canada, 1975. The quote 
is from p. 94 of the abridged version The Symons Report, 
McClelland and Stewart, 1978.) 

(2) D.V.Donnison, The Government of Housing, Penguin Books, 1967. (A 
revised edition is in the press.) 



5 

public sector, massively tax-aided owner-occupation, and rent controls 
over virtually all other housing. In Canada, it is characterised by an 
emphasis on selective intervention in the mortgage market and the 
stimulation of demand for private housing -- with British-type 
provision being evident only to a minimal (and reluctant) extent. 

Equally striking, at least to a newcomer, is the degree to which 
debate on substantive housing issues is subverted by a preoccupation with 
machinery. The British debates on the relative roles of local and 
central government pale into insignificance in comparison with the deeply 
earnest (and disabling) Canadian diversions on federal-provincial
municipal responsibilities. (Perhaps "devolution" -- if it ever comes to 
pass -- will give the British debates a more Canadian flavour?) 

There is no need to labour the point: a major concern of those who 
write about housing in both countries is with the institutional 
framework within which housing is provided and marketed. Differences 
flow from institutional characteristics and from different attitudes 
towards (and perceptions of) "markets". To exaggerate: many (if not 
most) British writers on housing appear to flinch from using the term 
"market" (though it is heavily promoted by the British equivalent of the 
Fraser Institute -- the Institute of Economic Affairs). Indeed, it has 
been argued (exaggeratedly, but ' .... ith some justification) that 
institutional influences are so all-pervasive that the term "market" has 
little relevance in Britain. 

Since the myriad of issues which make up the subject of "housing" 
is so complex, any researcher has the immediate difficulty of 
establishing the factual framework within which to pose his research 
questions. A "factual" base is a pre-requisite: a good, clear 
comprehensive text-book on Canadian housing would be a great asset, but 
none such exists. 

Unfortunately, issues of housing do not neatly fall into clear 
divisions such as "facts" and "questions". Indeed, the cynic might argue 
that the only "fact" is that every fact is a question. To attempt to 
describe the housing situation, or the objectives of government housing 
policy, or even the detailed programmes which are the instruments of 
housing policy, inevitably takes one into areas of ignorance, doubt and 
disagreement. 

This is a leitmotif of this essay, and no apology is needed for 
this. It arises in several different ways which are discussed at 
appropriate places: here the point is being made at what must be the 
most elementary level, namely that of the formal description of the 
institutions of housing in Canada, the way in which they operate, their 
relationships to each other, the manner in which they are financed, 
their degree of dependence on government, and so forth. 
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The point is so simple that it can easily be missed. Yet, just as 
it is impossible to study problems of digestion (and indigestion) without 
knowing how the digestive system works, so it is with housing. 

The relative absence of books analysing the Canadian housing system 
may well be related to the low level (by international standards) of 
government involvement in the housing market. Perhaps the situation is 
most neatly symbolised by the title of the federal housing institution -
the Canada Mortgage and Housing Corporation. It is the mortgage market 
rather than the housing market which has been of primary concern to the 
federal government. 

This is reflected in the relatively large amount of academic work 
which has been undertaken on the mortgage market. (1) Indeed, to a 
considerable extent this has been the focal point of much Canadian 
"housing market analysis" (2) (whereas in Britain it has, until recently, 
received comparatively little attention). (3) 

There is, of course, also the fact that the ten provinces each 
have different stances in relation to housing. Moreover, in recent 
years, there has been increasing muniCipal involvement in housing, 
especially in the major urban areas. vfuen to this list is added the 
complexity of the relationships between the different levels of 
government (and between housing and income-maintenance programmes) 
it is not surprising that no book exists describing IICanadian housing". 
Additionally, particular emphasis must be placed on the paucity of data 
on Canadian housing and housing market behaviour. By comparison, the 
British reader is well endowed, while his American counterpart seems 
(at least at a distance) to have an embarras de richesses. 

The position appears to be worsening as a result of the decision to 
reduce the coverage of the 1981 Census. Hopefully Canada will do what 
Britain was forced to do following the political decision to abandon 

(1) Exemplified by the three volume study of J.V.Poapst, Developing the 
Residential Mortgage Harket, C.M.H.C., 1973 and the wealth of 
writings by L.B.Smith. 

(2) See, e.g. L.B.Smith, The Postwar Canadian Housing and Residential 
Mortgage Markets and the Role of Government, University of Toronto 
Press, 1974. 

(3) Moreover, British work has been more concerned with sociological and 
institutional behaviour analysis rather tr~n traditional economic 
analysis: see, for instance, M.Harloe, R.Issacharoff and R.Minns, 
The Organization of Housing: Public and Private Enterprise in 
London, Heinemann, 1974; A.Murie, P.Niner and C.',~atson, Housing 
Policy and the Housing System, Allen & Unwin, 1976. 
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the 1976 Census, namely to mount major ad hoc surveys specifically 
directed to relevant housing issues. This nicely makes a virtue of 
necessity; and paradoxically the product is more useful (and more 
quickly available) than the Census. (1) 

Had this paper been the report of a committee of inquiry, it would 
be at this point that the first recommendation would have been made: 
there is an urgent need for a review of data sources relev~~t to 
Canadian housing policy. 

Housing Policy 

It is a tedious characteristic of the social sciences that they have 
to devote an inordinate amount of effort to defining terms (or at worst 
inventing new ones) which are useful within their conceptual frameworks. 
In a sense, policy makers face a "mirror-image" difficulty. They have to 
identify problems requiring solution, and then define them in a way 
which permits of a solution. Unfortur~tely, political problems do not 
present themselves singly or simply. As with the social scientist, much 
of the problem is that of defining the constituent and (hopefully) 
manageable parts. Housing policy is a veritable labyrinth. To quote a 
recent essay, (2) even a narrow approach involves a consideration of 
national economic issues (what the nation can afford); of standards, 
costs, personal incomes and SUbsidies (what individuals can afford); of 
the state of the construction and building materials industries (what is 
physically possible); of the financial position of a wide range of public 
and private institutions (what can be financed); of the capacity of the 
bureaucracies of local, provincial and national government (what is 
administratively feasible); of land availability -- and of water, 
sewerage and other services (what is practicable in terms of land supply); 
and so forth. Interestingly, as one pursues this line of thought, there 
is a widening divergence between the issues which would appear on a 
Canadian and a British list -... as the following paragraphs illustrate. 

(1) See particularly Department of the Environment, National Dwelling and 
Housing Survey, H.M.S.O., 1979. For the United States there is the 
mammoth Annual Housing Survey, published by the Government Printing 
Office. For the 1977 Survey six volumes were published (Series 
H-150-77) each containing data for the United States and Regions: 

A: General Housing Characteristics 
B: Indicators of Housing and Neighbourhood Quality 
c: Financial 0haracteristics of the Housing Inventory 
D: Housing Characteristics of Recent Hovers 
8; Urban and Rural Housing Characteristics 
F; Financial Characteristics by Indicators of Housing and 

Neighbourhood 0uality. 

(2) J.B.Cullingworth, Essays on Housing Policy: The British Scene, 
Allen & Unwin, 1979, pp. xi-xii. 
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For Britain, one would continue with questions of estimating needs; 
of determining consumer requirements in terms of space, design, location 
and internal and external amenities; of striking the "right" balance 
between new building to increase the stock, redevelopment and 
rehabilitation; of determining the total investment in housing in 
relation to investment in other environmental services. Such questions 
lead to even wider issues such as the relationship between housing 
finance and policies for incomes, income redistribution, income 
maintenance and tax reliefs; the relationship be~ween housing policies 
and planning policies for the control of urban growth, the safeguarding 
of agricultural land and the promotion (or restriction) of employment 
growth; the relationship between policies for house building and 
policies for promoting domiciliary health care in contrast to 
institutional care. 

Changing economic, social and political circumstances have a major 
impact on the creation, recognition and definition of problems. Rampant 
inflation destroys the basis of carefully laid plans for the "reform" of 
housing finance and leads to counter-inflation policies which may hold 
down incomes and housing costs, but at the same time increase subsidies 
to a level which is unmanageable -- thus leading in turn to cutbacks in 
building programmes. Soaring land prices may present problems which are 
politically insoluble in terms of land policies, and result in the easier 
policy of increasing subsidies. Changed perceptions of the role of tax 
reliefs can lead to new arguments on equity between tenants and house 
purchasers. Slum clearance -- once regarded as a means of ridding the 
country of an "unmitigated evil" -- comes to be viewed as a destroyer of 
inner city communities. Problems faced by "coloured immigrants" may be 
so politically confusing or delicate that new policies are forged to deal 
with IIdeprived areas". Action in relation to deprived areas leads to 
reassessments of deprivation and the extent to which housing policies are 
of relevance. Community development programmes of "urban aid" raise 
questions of "the structure of society" and the limits to which 
alleviation of poverty can go in the absence of "structural change". An 
energy crisis leads to new questio~E being asked on housing design and 
location. Rising transport costs lead to new (or, to be more exact, 
renewed) arguments on densities. And (a hardy perennial) attempts are 
made to design a "cheaper house": usually in vain, but -.vi th exceptions 
which can have disastrous results for a following generation. 

In Canada, many of these issues do not arise, or they arise in a 
different form, or they are latent or unrecognised, or considered to be 
matters for the market and not for governments. Urban policy came and 
• .... ent in the I seventies - with initial ob jecti ves which actually 
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exceeded British hopes (nothing less than a national urban policy~). 
The promise could not be fulfilled on the Canadian stage. (1) 

Tax incentives for housing have been limited and largely supply
oriented; but in 1979 "mortgage interest deductibili tyt' suddenly became 
as major an issue here as it has been throughout the 'seventies in 
Britain. A comparison of the arguments employed in the two countries 
shows a high degree of similarity. (2) At the time of writing the issue 
appears to be politically dead in Canada' - a fact of which the Brit ish 
must be both surprised and envious. 

A major emphasis in Canada, however, r~s to be on the relationship 
between government and the private sector. The British list would 
certainly include elements of this, but its striking characteristic is 
that of policy relationships. This follows, of course, from the vastly 
different housing programmes of the two countries, the essence of I-Ihich 
is crystallised in the figures of the relative proportion of the 
housing stock which is in the non-private sector: in Britain 3~G, (3) 
in Canada less than 3%. 

In Canada much of "housing policy" is governmental intervention in 
the private market, and thus the relationships between public bodies (at 

(1) N.H.Lithwick, Urban Canada: Problems and Prospects, C.M.H.C., 1970; 
Plan Canada, Special Issue on "National Urban Policy", Plan Canada, 
Vol. 12, No.1, 1972; D.H.Cameron, ''Urban Policy" in G.B.Doern and 
V.S.',Vilson, Issues in Canadian Public Policy, ?-1acmillan, 1974; 
P.Aucoin and R.French, Knowledge, Power and Public Policy, Science 
Council of Canada, 1974; D.G.Bettison, The Politics of Canadian 
Urban Development, University of Alberta Press, 1975; and 
L.Gertler, "The Challenge of Public Policy Research", Canadian 
Journal of Regional Science, Vol. II, No.1, Spring 1979, pp. 77-89. 

(2) For Canada, see L. B. Smi th, "Mortgage Interest and Property Tax 
Deductibility: Economic Implications of the Clark Proposal", 
Canadian Taxation, Vol. 1, No.1, January 1979; and R.Shaffner, 
Housing Needs and Economic Policy: The Mortgage Interest and 
Property Tax Deduction Proposal, ERI Observation Series, 19, 
C.D.Howe Research Institute, 1979. For Britain, see Housing Policy: 
A Consultative Document, Cmnd 6851, H.M.S.O., 1977 and Housing 
Policy: Technical Volume, Part II, H.~1.S.0., 1977. 

(3) Should this be considered high, it is worth noting that it is the 
average for Britain as a whole. For the constituent countries the 
proportions are England 30%; Wales 29%; Scotland 54% (December 
1978). 
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all levels) and the private market are crucial. Equally so (and of 
increasingly high profile) are the relationships between the federal, 
provincial and municipal authorities. Here so much of the debate is on 
form rather than substance that it is difficult to be sure about the 
real nature of the questions at issue. But constitutional and 
intergovernmental questions arise in housing -- which (at least to a 
newcomer) appear self-evidently to be a provincial (or local) rather than 
a federal responsibility (except to the extent that national economic and 
financial issues are involved). 

As in Britain, problems and perceptions of problems change, and 
these changes themselves interact on each other. In the words of Albert 
Rose: 

"It is important to emphasize the interrelated nature of the 
factors affecting housing policies and the policy changes 
apparent in the middle and late 19708. The shift from 
public housing for families to senior citizens' housing, the 
shift from rental housing for low-income groups to home 
ownership opportunities for moderate income persons and 
families, the movement to decentralize responsibility for 
social housing to local and regional governments, and the 
renewed concern about financial subsidies in social 
housing; these are all constituent elements of changing 
social housing policies which reinforce each other." (1) 

The Scope of Housing Policy Research 

Obviously the scope of housing policy research in Canada is more 
limited than it is in Britain, simply because there is less "policy". 
Nevertheless, in both countries, the problem of defining boundaries is 
difficult, and a degree of arbitrariness is inevitable. There is no way 
of defining "housing" which does not give rise to boundary disputes. The 
issue resolves itself into determining one's focus and embracing as much 
as appears relevant -- cutting off at some arbitrary point where the 
material appears to move out of focus. 

As already indicated, the approach adopted in this essay is a 
personal one, though hopefully it is not idiosyncratic. The choice of 
issues has been made subjectively on an assessment ("impression" would 
be a better word) of their importance. 

(1) Albert Rose, "The Impact of Recent Trends in Social Housing 
Policies" in L.S.Bourne and J.R.Hitchcock, Urban Housing Markets: 
Recent Directions in Research and Policy, University of Toronto 
Press, 1978, p. 277. 
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A major question (which, though of academic interest, is much more 
than that) is: how do the poor fare in the absence of a large public 
housing sector? Or to rephrase the question in current Canadian 
terminology: how large are the problems of inadequate housing and 
affordability? If the amount of writing which has been produced on this 
question over the last decade is any indicator, there certainly is a 
problem of some significance. 

A large number of research questions flow from this starting point; 
and they include a wide range of areas, including demography and 
household formation; social and economic influences on demand and need; 
housing finance, taxation and inflation; and the measurement of housing 
quality. 

II: THE DE:-1CXlRAPHIC CONTEXT 

Population size and structure are obviously important factors in 
determining housing requirements, and much attention has been paid to 
predicting future trends. Long term forecasting is hazardous both 
because of unpredictable changes in birth rates (death rates have a 
relatively high stability) and even more unpredictable changes in 
immigration. At the provincial level and, above all, at the local level, 
migration is crucial. The Urban Canada (1970) forecasts of end-century 
populations of 6,374,000 for Montreal and of 6,510,000 for Toronto, 
appear inconceivable a mere decade after they were published. (1) 
Whether they continue to do so remains to be seen. 

Migration is the most volatile element in population change. 
There is no alternative but to constantly revise forecasts in the light 
of changing circumstances. 

( 1) N.H.Lithwick, Urban Canada: Problems and ProsDects, (1970), p. 146. 
1978 forecasts for the year 2001 based on 1976 data are for a growth 
from 2,802,000 to 3,027,000 for Montreal, and from 2,803,000 to 
3,339,000 for Toronto. (C.M.H.C., Projecting Long-Term Housing 
Re uirements and Assessin Current Housin Needs: The Canadian 
Experience, 197 , p. The figures relate to the Census 
Metropolitan Areas. There is a striking coincidence between Canada 
and Britain on this. See J.B.Cullingworth, Environmental Planning 
1939-1969, Volume III: New Towns Policy, H.M.S.O., 1979, p. 178 
et seg and p. 531; also Department of the Environment, Long-Term 
Population Distribution in Great Britain, H.M.S.D., 1971. A summary 
extract of the latter is to be found in J.B.Cullingworth, Planning 
for Change (Volume 3 of Problems of an Urban Society) , 
Allen & Unwin, 1973. 
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Even within given migration assumptions, however, there are other 
uncertainties, particularly in relation to non-family household 
formation. Though the marked (and unexpected) increase in the latter 
has frequently been commented upon, it is only very recently that any 
detailed analysis has been made of this -- by John Miron. (1) Miron's 
work has proved valuable not only in demonstrating and attempting to 
measure the complex of factors at work, but also in pushing forward a 
range of questions which have largely been ignored, such as the effect of 
income on household formation, income elasticities for size of dwelling, 
and the extent to which hOUSing supply itself generates housing demand. 

There are large and important areas of research here which are 
neglected in Canada. There is plenty of "historical demography", 
particularly from Statistics Canada. (2) There is a constant flow of 
population projections for the country as a whole and for the 
provinces. (3) There is a large and growing emphasis on the problems of 
the elderly, (4) though surprisingly little study of the large increase 

(1) Miron has written three papers all of which have been published by 
the Centre for Urban and Community Studies at the University of 
Toronto: Changing Patterns of Household Formation in the Toronto 
CMA: 1951 to 1976, Research Paper 106, 1979; On Household Groups 
and Housing Occupancy, Research Paper 107, 1979; and The Rise of 
the One-Person Household: The Ontario Ex rience 19 1 to 1 76, 
Research Paper 11 , 19 

(2) For example, Household and Family Projections for Canada and the 
Provinces to 2001, Statistics Canada, 1975; and S.T.\-Jargon, 
Canadian Households and Families! Recent Demographic Trends, 
Statistics Canada, 1979. 

(3) See, e.g. Population Projections for Canada and the Provinces 
1976-2001, Statistics Canada, 1979. 

(4) On housing, a particularly good (and succinct) example is A.E.Andreae, 
Senior Citizens' Housing: Locational Considerations and Social 
Implications, University of Toronto, Centre for Urban and Community 
Studies, Major Report 14, 1978. (This bas a useful bibliography.) 
See also M. Yeates, liThe Future Urban Requirements of Canada IS 

Elderly", Plan Canada, Vol. 18, No.2, June 1978, pp. 88-104. More 
generally, though now dated, are the excellent reports by Environics 
Research Group: The Seventh Age: A Bibliography of Canadian Sources 
in Gerontolo and Geriatrics 1964-1972; and State of the Art: 
Research on the Elderly 19 -1972, C.M.H.C., 1972. See also 
D.Bairstow, Demographic and Economic Aspects of Housing Canada's 
Elderly, C.~1.H.C., 1973; and S.M.Golant, The Residential Location 
and Spatial Behavior of the Zlderly, University of Chicago, 
Department of Geography, Research Paper 143, 1972. 
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in lone-parent families (whose nUr.1bers rose, between 1971 and 1976, by 
17.1% to 559,330) (1) -- a group who, if British experience is 
indicative, experience considerable difficulties in the housing 
market. (2) Ranging more widely (though with little or no reference to 
housing) are the studies of such bodies as the Institute for Research 
on Public Policy, (3) and the Ontario Zconomic Council, (4) but as Foot 
has noted, research on the policy implications of demographic change is 
rudimentary. (5) 

III: RESIDENTIAL MOBILITY 

Few research areas are as important to housing policy as the changing 
pattern of use of different sectors of the housing stock. Unfortunately, 
the dynamics of change ("residential mobility", "housing market 
behaviour", "filtering" etc) are much more difficult to document and 
comprehend than are "snapshot" pictures of the situation at one point in 
time. 

A great deal of effort in Canada, as in Britain, seems to have been 
devoted to settlement patterns. Huch of the literature in this field 
(in both countries) is of negligible interest to a housing policy review 
and, being geographic in origin, is essentially concerned with spatial 
outcomes. Interesting though these are, more questions are raised 

(1) Statistics Canada, Canada's Families, 1979. 

(2) Report of the Committee on One-Parent Families (Finer Report), 
Cmnd 5629, H.i'1.S.0., 1974 (2 vola). 

(3) L.O.Stone and C.Marceau, Canadian Population Trends and Public Policy 
Through the 1980s, Institute for Research on Public Policy, 
McGill-Queen's University Press, 1977. 

(4) D.K.Foot, Public Policy and Future Population in Ontario, Ontario 
Economic Council, 1979. 

(5) Ope cit., p. 52. See also the June 1976 issue of Plan Canada which 
is largely devoted to population research, and in particular, 
H.L.Laframboise, "Research Needs for Active Population Programs", 
Plan Canada, Vol. 16, No.2, June 1976. Following the co~pletion 
of the current essay, a valuable study of housing demand was 
published by Statistics Canada: tJ..Steele, The Demand for Housing 
in Canada, December 1979. 
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than answered. Indeed, the most recent studies point up the "uncertainty" 
and "volatility" of population movements. (1) 

It is likely that this is a true reflection of the nature of things, 
but it also results from a tragic deficiency in basic information. 
Though it is improbable that better data would resolve "divergent views" 
of, for example, "the housing supply and price debate", (2) it would 
certainly assist in clearing away some of the obfuscations. 

'N'hat is striking about much of this "geographical" literature is the 
small extent to which it comes to grips with housing market behaviour: 
there is little to match the British residential movement studies. (3) 
Huch of the reason for this again lies in the pauc ity of data. As 
Biernacki notes, in his analysis of housing stock trends, "qualitative 
changes attributable to a shift in definitions may be greater in some 
areas than actual quantitative changes in the housing stock". (4) 

(1) See L.S.Bourne and J.W.Simmons, Canadian Settlement Trends: An 
Examination of the Spatial Pattern of Growth 1971-1976, University 
of Toronto, Centre for Urban and Community Studies, Major Report 15, 
1979 (especially p. 114 et seg). 

(2) L.S.50urne, The Housing Supply and Price Debate: Divergent Views and 
Policy Consequences, University of Toronto, Centre for Urban and 
Community Studies, Research Paper 86, 1977. 

(3) The British studies of "movers" have now assumed large proportions. 
See, for example, M. !:Ioolf, The Housing Survey in England and Wales 
1964, Government Social Survey, 1967; J.B.Cullingworth, Scottish 
Housing in 1965, Scottish Development Department, 1967; and the 
series of "conurbation housing surveys" undertaken by the Department 
of the Environment (e •• West Yorkshire Movers Surve 1 6 , D.O.E., 
1972 j the Scottish equivalent to this was J.B.Cullingworth and 
C.J.Watson, Housing in Clydeside 1970, H.H.S.O., 1971. See also 
C.J. 'datson. Household ~1ovement in 'vlest Central Scotland: A Study 
of Housing Chains and Filtering, University of Birmingham, Centre for 
Urban and Regional Studies, Occasional Paper 26, 1973; and A.Murie, 
Household ~1ovement and Housing Choice • University of Birmingham, 
Centre for Urban and Regional Studies, Occasional Paper 28. 1974. 
The most recent study is the D.O.E. "survey of recent movers" which, 
at the time of writing, was in the press. 

(4) C.l-1.8iernacki, Housing 3tock Trends: A Summary - Canada, Ontario 
and Toronto, University of Toronto, Centre for Urban and Community 
Studies, Major Report 7, 1976. 
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There are, however, some difficult conceptual problems, of which the 
definition of local housing markets is a prime example. Though conceived 
(and measured) in discrete spatial terms, it may now be impossible to 
define local housing markets in other tr~n behavioural and non-spatial 
terms. In other words, the model of an area in which houses are 
considered in terms of substitutability is not valid. Brown begins to 
wrestle with this, but does not pursue the point. (1) 

Curiously, a narrow spatial perspective is encouraged by the 
political myopia of municipalities who tend to define housing problems in 
terms constrained by their physical boundaries. (2) lihile it may make 
political sense to think in terms of housing within the City of Toronto, 
there are no other terms in which it does so. 

While "settlement patterns" have received a great deal of attention, 
the opposite is the case with more policy-relevant questions of vacancy 
chains and filtering. Again there are conceptual difficulties (Maher 
notes that "no completely satisfactory definition of the filtering process 
has ever been provided" (3»), but there have been very few who have had 
the temerity to grapple with these. Sharpe's work is an outstanding 
exception, even if one finds it difficult to accept his conclusion that, 
in general, "the vacancy chain technique is incapable of making further 
advances in our knowledge of housing market operations". (4) 

More promising have been a number of behavioural studies of which 
Michelson's Environmental Choice, Human Behaviour and Residential 
Satisfaction is of particular interest. This is a painstaking survey of 
a selected group of families, in which he employs the concept of a 
family mobility cycle. This is a sequence of moves which brings a 
family nearer to an "approximation of the ideal" housing circumstances. 
On this approach, moves may be "incremental changes tl

, unsatisfactory in 
themselves but satisfactory as a step in the desired direction. Thus, 
for example, "satisfaction in the high-rise is based partly on 

(1) P.',I.Brown, Some Perspectives on the Toronto Housing Market: A 
Review of rtecent Studies, University of Toronto, Centre for Urban and 
Community Studies, Major Report 8, 1977. See also J.B.Cullingworth, 
Housing and Labour Mobility, O.E.C.D., 1969. 

(2) Brown makes short shrift of this: op cit, p. 28. 

(3) C.A.Maher, "Spatial Patterns in Urban Housing Harkets: Filtering in 
Toronto 1953-71", Canadian Geographer, Vol. 18, 1974, p. 108. 

(4) C.A.Sharpe, Vacancy Chains and Housing Market Research, Memorial 
Universi ty of Newfoundland, Dep3.rtment of Geography, Research 
Note 3. 1978, p. 83. 
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assumptions of future mobility. Even the faults so clearly identified 
are taken in the stride if families think that they are shortly moving 
else .... here". (1) It follows that "if they cannot make this assumption, 
then they must face these faults as long-term problems". 

In Michelson's view, this is in fact "a situation confronting 
increasing numbers of urban Canadians", (2) and he draws .the policy 
implication that "adequate" supplies of 10 .... rise, self-contained low 
cost housing are required. 

Kennedy's related study included a sample of 85 public housing 
tenants in the Regent Park scheme. (3) He concludes (somewhat 
tendentiously) that single parent and childless families (who expressed 
dissatisfaction with life in Regent Park) had come to accept that they 
would not be able to leave public housing, and therefore tried "to make 
the most of their circumstances", for example by requesting transfers 
within the sector. Two parent families, on the other hand, "see 
themselves as still part of the Family Mobility Cycle". They wish to 
move out of public housing but, since they have little hope of so doing, 
they are dissatisfied with their lot. (4) The argument is intuitively 
persuasive, though the "evidence" is decidedly thin. 

A general issue arising here is that of the validity of conclusions 
based on small samples. Can such provide anything better than positive 
suggestions for further research (or at worst spurious evidence in favour 
of a particular theory)? Certainly when really large and representative 
samples are employed, life appears to become much more complex and less 

(1) l,.,r.Michelson, Environmental Choice, Human Behavior, and Residential 
Satisfaction, Oxford University Press, 1977. pp. 364-5. 

(2) Op cit. p. 365. 

(3) L.'.-I.Kennedy, Adanting to New Znvironments: Residential Mobility from 
the Mover's Point of View, University of Toronto, Centre for Urban 
and Community Studies, Hajor Report 3. 1975. A study based on such 
numbers can only be suggestive. (Dwelling type had to be ignored; 
and one parent fa~ilies had to be combined in the analysis with 
childless families.) 

(4) AU cit, p. 149. 
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amenable to succinct summarization. (1) 

This very point is made at the end of an earlier paper by 
3immons. (2) He notes that although the changing housing needs resulting 
from the life cycle form the most important reasons for intra-urban 
movement, there are few other simple statements that can be made. 
Locational factors (and particularly job location) appear to be of little 
importance. The relative insignificance of access may appear surprising 
but there is a wealth of evidence that "location decisions reflect other 
kinds of preference, such as privacy, cost and type of dwelling", Indeed, 
decisions on location typically result from decisions about other factors. 

The basic difficulty is that the number of "housing submarkets" is 
legion; that supply factors include a wide range of variables such as 
tenure, size, style, etc; and that demand factors similarly range 
widely from income, stage in life cycle, access to finance and so forth. 
The differing submarkets have varying degrees of independence from each 
other, and "often a family will find it difficult to choose between quite 
different alternatives -- for example, an aging duplex in a central 
location, or a suburban bungalow". 

Of all the factors apparently relevant to the prediction of the 
location of a new dwelling, the best is the location of the former 
dwelling: "all the evidence indicates that most moves are short, within 
familiar territory, and reflect both satisfaction with the neighbourhood 

(1) An illustration is the use, by Simmons and Baker, of data from the 
1964 Metropolitan Toronto and Region Transportation Study: 
J.W.Simmons, Patterns of Residential Movement in Metropolitan 
Toronto, University of Toronto, Department of Geography, 1974; and 
J.W.Simmons and A.Baker, "Household Relocation Patterns" in 
L.S.Bourne et al, The Form of Cities in Central Canada, University 
of Toronto, Department of Geography, 1972, pp. 199-217. See also 
F.I.Hill, "Migration in the Toronto-centred Region" in L.S.Bourne 
et al, The Form of Cities in Central Canada, University of Toronto, 
Department of Geography, 1972, pp. 229-246; and R.A.Murdie, 
Factorial Ecology of Metropolitan Toronto 1951-1961, University 
of Chicago, Department of Geography, Research Paper 116, +969. 

(2) J.'N.Simmons, "Changw..g Residence in the City - A Review of 
Intraurban Mobility", Geographical Review, Vol. 58. No.4, 
October 1968, pp. 622-651. 
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and location with respect to the urban structure". The results of 
British studies are strikingly similar. (1) 

Simmons' review raises the question as to whether more and better 
data might enable us to unravel at least some of these complexities. He 
appears cautiously optimistic, but points to the necessity for this to 
be provided, not by the private researcher, but by governmental bodies 
(public utilities data, transportation studies, data collected for 
various administrative purposes, etc). But the note of caution is clear: 

"It is increasingly apparent that virtually all the elements 
that enter into location decisions reflect individual 
perception and evaluation of needs and opportunities, which 
are shaped in turn by the values and habits of various 
subcultures. Households with similar social characteristics 
but different life styles prefer widely different housing and 
neighbourhood conditions. Even such a basic element as size of 
house is perceived differently; some households prefer large 
units and others, even the more affluent, prefer a smaller 
number of rooms. Location preferences are more obviously 
tied to the background or to the role aspirations of the 
household". (2) 

When to all this is added the inherent difficulties of conceptualising 
and defining "households" and !Idwellings" (particularly in downtown areas 
and in neighbourhoods of rapid change), a note of dispair enters into the 
discussion. (3) 

(1) See, for example, D.V.Donnison et al, Housing Since The Rent Act, 
Codicote Press, ' .. Jelwyn, 1961, Chapter IV; J.B.Cullingworth, 
English Housing Trends, Bell, 1965, Chapter 4; and Department of 
the Environment, "The Current Housing Situation: Households and 
Their Housing in England and Wales in the Early Nineteen Seventies", 
in Housing Policy, Technical Volume, Part I, (Chapter 2), H.M.S.O., 
1977. 

(2) J.W.Simmons, op cit, p. 650. 

(3) Barrett reaches a similar conclusion in his study of "how do people 
look for accommodations?". (F.A.Barrett, Residential Search 
Behavior: A Study of Intra-Urban Relocation in Toronto, York 
University -- Atkinson College, Geographical Monograph 1, 1973.) 
In spatial terms, "relocation behaviour" is so complex that "it is 
not possible to visually identify whether there are strong sectoral 
flows" (p. 153). More generally, "no single key variable for 
search behaviour is identifiable and the search is a complex 
process" (p. 164). 
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Some general points arise from a review of studies such as these. 
The frequently disappointing conclusions arise because social scientists 
attempt too much (and perhaps also expect too much). They try to impose 
an order on the complexities of human behaviour which cannot be observed 
by available data ..... even if it exists. In so doing. not only are the 
data squeezed beyond their limits. but also comparisons of highly dubious 
character may be called in aid. Social scientists have a penchant for 
comparing the results of surveys carried out at very different times, in 
varJing locations, on diverse populations, with different sampling 
systems and questionnaire designs. In the case of Sarrett, for example, 
much effort is expended on comparisons with Rossi's 1955 study. (1) 'dhy 
should it be felt that a specific survey carried out in a particular 
U.S. city has relevance for a survey undertaken twenty years later in 
Toronto? There is, of course, nothing distinctly Canadian in this 
academic ritual. 

Curiously, comparisons which would be useful are sometimes not made, 
simply because researchers are not (or at least not sufficiently) aware 
of studies undertaken outside their particular discipline or ..... even 
more commonly ..... outside their continent. There is a general issue here 
of the "isolation" of different research worlds - disciplinary, 
professional and geographical -- which demands searching inquiry. Two 
aspects of this can be mentioned. First, research workers are 
prisoners of the available data. Almost inevitably these are out of 
date. (They are also likely to be of indirect assistance in answering 
the questions posed: rarely do data provide precisely what is 
required.) From the point of view of policy-makers, the investment of 
academic effort on outdated censuses probably appears worse than 
useless: it diverts attention from pressing problems of what is to be 
done (i.e. decided) immediately. The best decision possible has to be 
taken on the available information. The academic will complain of the 
inadequacy of this. He is right to do so: but he is also irrelevant. 

Secondly, though British studies will frequently (but by no means 
always) refer to North American (typically U.S.) research, there is 
little reciprocation. Much of this, no doubt. is explicable in terms 
of the starkly contrasting institutional frameworks. There is, for 
ir~tance, little in the Canadian (or U.S.) literature which mirrors the 
Bri tish preoccupation with "tenure shifts". There are signs that 
"tenure" is becoming an increasingly important issue in Canada, and it 
may be that British studies will have rather more relevance in the 
future than has been the case to date. Be that as it may, studies of 
the "renting versus buying" issue are likely to prove of increasing 
interest to both academics and politicians. 

(1) P.E.Rossi, 'i/hy People ~!ove: A Study of the Social Psychology of 
Urban Residential Mobility, Free Press, 1955. 
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Political Stances 

So far, attention has been confined to academic studies. To the 
extent that the academic tenets of scientific inquiry are followed, 
these can be treated as attempts to analyse housing issues objectively 
and dispassionately. By strong contrast are the polemic writings of 
politicians, journalists, marxists, protagonists of private enterprise, 
and such like. (1) 

In truth, of course, the world is not so neatly divisible. Between 
the extremes there is a grey area where "defence of an academic argument" 
may be indistinguishable from the propogation of a political view. 
Nowhere is the confusion greater than when an academic institution 
prepares a report for a pressure group. A recent telling example is the 
report to the Canadian Real Estate Association by the Urban Land 
Economics Division at the University of British Columbia. (2) 
Reference will be made later to the classical case of the economists' 
objections to rent control: a nice illustration of the difficulty of 
true objectivity. 

More subtle political stances arise when a superior level of 
government forces lower levels to follow or adapt to uniform housin~ 
poliCies which deny local differences. This is as apparent in the 
unitary state of Britain as it is in federal Canada. (The importance of 
local differences is abundantly clear in both academic and governmental 
publications. ) 

Political factors emerge also at the municipal level since, although 
municipal boundaries may be arbitrary in the extreme so far as housing 
market behaviour is concerned, they are crucially important in terms of 
local politics: indeed they define one element of political controversy. 
Hence the myopic nature of much of the research carried out by 
municipalities. The exceptions are those authorities who have 
metropoli tan functions, or munic ipali ties like the City of Itlinnipeg which 
cover all or a major part of a housing market area. Studies of "housing 
need" carried out by the different types of authority clearly demonstrate 
the political dimension. 

None of this is particularly surpr~s~ng: each level of government 
has its own constituency, and its job is to serve the interests of that 
constituency however narrow these may be. 

(1) A most appropriate illustration is How To Build Canada Better: 
A Study of Public and Private Housing, Toronto Real Estate Board, 
1979. 

(2) Canadian Real Estate Association, The Filtering Process in Housing, 
1979· 
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There is, however, a more subtle political factor in the need for 
issues to be defined in relatively simple terms (irrespective of their 
complexity). Thus the Toronto Core Area Housing Study (1) asks: 

"Are new high-rise rooming houses or mini-bachelor apartments 
satisfactory forms of housing for low to moderate income single 
persons? Are they preferable to conventional rooming houses'?" 

"\4hat are the advantages and disadvantages of mixed commercial 
and residential projects? \1hat differences are there or should 
there be between mixed developments in commercial areas serving 
a city wide market and developments in commercial areas serving 
a local residential area? Do various socio-economic groups 
regard mixed development differently?" 

"Do senior citizens like living downtown?" 

Such questions admit of no sensible answers except in the context of 
particular places, times, costs, designs and so forth. And when "answers" 
are given, they typically require heavy qualification. Thus the 
conclusion that "senior citizens prefer to live in residences near their 
former neighbourhoods" appears eminently sensible, but very large numbers 
act as if their preferences were the opposite. 

Some major housing policy issues (perhaps the most important ones?) 
are not capable of resolution in the manner of a mathematical puzzle. 
There is no "right" answer: at most there is a line of policy which 
appears to meet the largest degree of acceptance on the part of those 
participating in the policy making process. The Toronto Core Area Study 
is one of the few which explicitly recognizes this -- prefacing the 
section on The Case for Housing in the Core Area with a clear statement 
of a "question of values": 

"In essence, the City's concerns arise out of perceptions of 
the kinds of changes that are taking place in the Core Area, 
and from the conviction that many of these changes are 
undesirable •••• It cannot be expected that everyone will 
share this viewpoint; nor can the 'virtues' of these values be 
'proven' by measurement or statistics. They are, for the most 
part, a matter of subjective conviction, rather than objective 
fact. and an opposite point of view and accompanying set of 
values can and have been put forth with equal conviction." (2) 

\10uld that academic studies might always be so honest and self-knowing. 

(1) City of Toronto Planning Board, Core Area Housing Study (by Klein and 
Sears, and Damas and Smith), December 1974, Appendix, p. 265. 

(2) City of Toronto, Core Area Housing Study, p. 17. 
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IV: AFFORDABILITY 

No issue in housing policy is more baffling than that of 
"affordability" - the gap between effective demand and need. Difficulties 
arise both with concepts and with data; and they are compounded by 
political attitudes which, in Canada as in Britain, have hardened during 
the late 'seventies. The following passage, from a paper by Albert Rose, 
could apply equally to Britain: 

"In an affluent society encountering economic distress, high 
unemployment and high inflation simultaneously, there is less 
and less tolerance of 'poor people', low-income groups or 
whatever terminology is used ••.• Attitudes towards social 
housing are mixed with attitudes towards so-called 'welfare 
bums', attitudes towards so-called 'unemployment insurance 
cheats', and attitudes towards sole-support mothers with 
dependent children for whom love of household and children 
is not enough." (1) 

To start a section on the affordability of housing with such a 
strong emphasis on public attitudes may seem curious but, in essence, 
the affordability problem is heavily affected by (if not determined by) 
public opinion; and the same applies to the provision of public housing. 
This perhaps even truer in Canada than in Britain where there is a strong 
lIanti-poverty lobby" (2) and a wealth of data and research on 

(1) A. Rose, "The Impact of Recent Trends in Social Housing Policies" 
in L.S. Bourne and J.R. Hitchcock, Urban Housing Harkets: Recent 
Directions in Research and Policy, University of Toronto Press, 
1978, p. 277. 

(2) In addition to long established bodies such as the National Council 
of Social Service, there is a host of organisations such as the 
Child ?overty Action Group and the Low Pay Unit. Specifically 
concerned with housing is the politically influential "Shelter". 
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poverty. (1) 'The constant stream of publicity on issues of poverty, 
bad housing, rents, house prices, "homelessness", and so forth acts as a 
correction to the "hard line" approach. 

The term "affordability" (uncommon in Britain) is a useful one in 
that it implies that the problem at issue is neither solely a housing one 
nor solely an income one: it is both. It is this very fact that makes 
the problem so difficult of solution. 

Remarkably little research has been undertaken in this field. 
Economists often rest on the proposition that the problem is one of 
inadequate incomes which, if adequately supplemented, would bring forth 
the required supply. (2) Unfortunately, even if this were true, it is 
difficult to devise an income maintenance system which is adequate, 
equitable and acceptable. A slight reference to some of the problems is 
given in the Background Paper for the Federal-Provincial Social Security 
Review, (3) but this merely poses a few of the relevant questions. 
Presumably more work has been done within the federal government, though 
nothing has been published. 

(1) To name but a few studies: P.Townsend, The Concept of Poverty, 
Heinemann, 1970; A.B.Atkinson, Unegual Shares: 'jJealth in Britain, 
Penguin Books, 1974; D. Wedderburn (editor), Poverty, Inequality 
and Class Structure, Cambridge University Press, 1974; M.Rutter 
and N. Madge, Cycles of Disadvantage: A Review of Research, 
Heinemann, 1976; G.C. Fiegehen et al, Poverty and Progress in 
Britain 1953-73, Cambridge University Press, 1977; F. Field, 
M. Meacher and C. Pond, To Him That Hath, Penguin Books, 1977; 
P. Townsend, Poverty in the United Kingdom, Penguin Books, 1979. 
There are proportionately fewer studies in Canada, but see Report of 
the Special Senate Committee on Poverty, Poverty in Canada, Supply 
and Services Canada, 1971; Federal-Provincial Social Security 
Review, Background Paper, Income Support and Supplementation, 
Information Canada, 1975; Ontario Econo~ic Council, Issues and 
Alternatives 1976: Social Security, D.E.C., 1976; and the 
publications of the National Council of ','ielfare. 

(2) See, e.g. L.B.Smith, Housing in Canada, Urban Canada Research 
MonOGraph 2, 1971; LR.Silver and L.B.Smith, "Housing Needs of 
the yoor: A Reinterpretation" in D.J.Reeb and J.T. Kirk (editors), 
Housing the Poor, Praeger, 1973; and the publications of the 
Fraser Institute. 

(3) Income Support and Supplementation, Information Canada, 1975, 
pp. 49-50. 
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Outside of government, increasing attention during the 'seventies 
has been given to the question Are Housing Allowances the Answer? (the 
title of a C.C.S.D. symposium report published in 1979). (1) This has 
been stimulated partly by experience with provincial schemes in British 
Columbia and New Brunswick, partly by the u.S. experimental housing 
allowance schemes, and partly by the increasing use of this policy in 
Europe. (2) It seems clear, however, that a housing allowance scheme 
can be satisfactorily devised only in conjunction with a revision of 
income support schemes. But this is a field which requires much greater 
research effort than it has so far attracted. 

However, though elementary economic logic indicates that a solution 
to "the income problem" might solve "the housing problem", two worries 
remain. First, there has to be the ceteris paribus qualification: and 
"other things" never are equal. Secondly, it can be stated with some 
conviction (and historical justification) that in practice no complete 
solution to "the income problem" is likely to be practicable. It follows 
that policies in relation to the provision and subsidisation of housing 
remain necessary. Or, in much Simpler terms, "adequate housing may not 
be affordable because it costs too much, as well as because incomes are 
not high enough". (3) This is particularly the case in a period of 
inflation, ~~d even more so where a combination of circumstances leads 
consumers to revalue housing relative to other assets in the market, thus 

0) Canadian Council on Social Development, Are Housin§ Allowances The 
Answer?: Proceedings from a Symposium November 197 , C.C.S.D., 1979. 
See also Dallard Runge et al, A Comprehensive Social Housing Folicy 
for British Columbia, British Columbia Attorney-General's 
Department, 1975. 

Generally see K.F. Watson, F. ~r;nuth and .'11. Hamilton, A Comparative 
Analysis of Housing Allowance Programs, Abt Research Associates of 
Canada, 1978, (mimeo, C.}~.H.C. library). On the British scheme 
see J.B.Cullingworth, Essa s on Housin Folic; The British 
Scene, Allen & Unwin, 1979. Chapter There is a continuing 
spate of publications on the U.S. experimental schemes from the 
Department of HOUSing and Urban Development, and from the Urban 
Institute. 

Canadian Council on Social Development, A Review of Canadian Social 
Housing Policy, C.C.S.D., 1977, p. 39. 
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rapidly increasing the demand for owner-occupied housing (and, given 
inelastici ty in supply) its price. (1) 'This happened in the boom years 
1972-1975. In the words of the Greenspan Report: 

"The boom was a phenomenon of asset revaluation caused 
primarily by increases in demand... The plodding forces of 
demand and supply lihich over long periods determine house and 
land prices gave way to more aggressive and immediate forces 
which for a short while dominated the market. Rapidly rising 
incomes, rapidly increasing family formations, inflationary 
expectations, liberal mortgage financing, falling investment 
opportunities on the stock market, exemption of homes from 
capital gains tax, all contributed to this revaluation." (2) 

The years 1972 to 1975 were exceptional, but it does appear (at 
present) that over a longer period we have been witnessing a secular 
increase in real house prices. (3) Apart from Patterson's essay, (4) 
there has been remarkably little attention paid to the distributional 
impact (some may say the ravages) of inflation on the housing market in 
general or on the issue of affordability in particular. (5) Indeed, 
even the facts of the situation have received little analysis. Yet there 
is more than a suggestion that many countries are experiencing such a 
secular rise. This is a fertile field for research. 

(1) See S.r·1.McFadyen and R.J.Hobart, "Inflation and Urban Home Ownership" 
in L.S.Bourne and J.R.Hitchcock, op cit (and also their report to the 
~iinistry of State for Urban Affairs, The Impact of Inflation on the 
Canadian Housing Market, M.S.D.A., undated). 

(2) "Down to Earth": Volume One - The Report of the Federal/Provincial 
Task Force on the 3u 1 and Price of Serviced Residential Land, 
April 197 • p. 75. (See also chapter 5 of the technical volume 2.) 

(3) J.Patterson, "Distributional and Social Impacts of Canadian 
National Housing Policy: Leaving it to the Market" in L.S. Bourne 
and J.R.Hitchcock, op cit, p. 292. It may be that the peak has 
now passed and that real prices of housing are falling: this is 
an area well worth further investigation than it has so far 
received. 

(4) Op cit. 

(5) This is discussed further below. 
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One implication of this rise has been that subsidies have been 
insufficient to meet t~e needs of the poorest. Coupled with a growing 
concern for middle-income would-be house purchasers, housing policy in 
Canada "has increasingly concerned itself with assisting young families 
trying to enter the housing market for the first time, assisting the 
more traditional one-earner families, and assisting others whose incomes 
have not kept up with housing prices". (1) The Clark government IS 

mortgage interest tax credit scheme was aimed at the same tranche of the 
electorate. David Greenspan haa argued the justifiability of this. In 
his view, the poor need "income policies", while the middle income groups 
need "housing policies" (of which the mortgage relief scheme is a prime 
example). He states his case in unusually explicit class terms: 

"In the present political climate, if the working middle class 
perceives its social policy treatment by Ottawa is 
fundamentally unfair over a long period compared to the social 
policy treatment received by other classes, it will inevitably 
attack some programs which favour the poor." (2) 

These views may be more politically valid than many would like to accept. 
On the other hand they may not. There has been little study of public 
attitudes to social policy questions -- another neglected area of 
research. (3) 

There can be no doubt, however, as to the growth of federal housing 
subsidies which (as defined by C.M.H.C.) rose from a mere $6,000 in 1953 
to %349,195,000 in 1979. 

All this might be taken as indirect corroborative evidence of the 
increasing real cost of housing, but this, of course, is a non-sequitur. 
Indeed there is little hard evidence on this issue at all. Both 
Patterson (already quoted) and the Ontario Economic Council use data 
which is aggregated in an unhelpful way. Prices and carrying costs 

(1) Op cit, p. 293. 
and 22. 

See also the quotations from A.Rose above, pp. 10 

(2) Toronto Globe and Mail, 24 October 1979. 

(3) But see Public Priorities in Urban Canada: A Survey of Community 
Concerns, C.M.H.C., 1979. A major research programme on "Social 
Change in Canada: Trends in Attitudes, Values and Perceptions" 
is under way at the Institute for Behavioural Research, York 
University. 
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Federal Subsidies Paid Under the National Housing Act 1922-1979 ($'000) 

1953 1960 1970 1975 1978 1979 

Federal-Provincial 
Rental Housing 
(Section !.to) 6 271 4,461 20,494 37,405 48 ,841 

Public Housing 
(Section 44) 4,131 64,626 141,490 216,790 

Assisted Home 
Ownership Programme 
(Section 34.16) 5,683 10,634 8,795 

Assisted Rental 
Programme 
(Section 14.1) 326 47,900 74,769 

Total 6 271 8,592 91,129 237,429 349,195 

Source: Canadian Housing Statistics 1978, Table 73, and Canadian Housing 
Statistics 1979, Table 76. 

House Prices 2 Car~ing Costs and Incomes 2 Ontario 1961-1277 

Average Conventional Annual % of Ontario Families 
M.L.S. Mortgage Carrying for whom Annual Carrying 
Price Interest Charges Charges would be less 
Ontario Rate than 2~ of Income 

% % ;6 % 

1961 14,487 7.0 975 75 

1965 16,815 7.0 1,131 76 

1971 27,254 9.4 2,253 60 

1975 49,211 11.4 4,718 39 

1976 52,979 11.8 5,161 41 

1977 55,017 10.4 4,812 51 

Source: Ontario Economic Council, Issues and Alternatives: TIEda. te 1979, 
O.E.C. , 1979, p. 48. 
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relate to that part of the housing stock which is on the market at 
a given time, whereas income figures relate to the total population. 
What we need to kno .... is the relationship bet .... een "current supply 
costs" and "current demand incomes". This is particularly important 
in inflationary periods ( .... hich now appear to be normal rather 
than exceptional) when the crucial affordability issues relate to new 
entrants to the horne ownership market (1) and low income renters 
unprotected by rent control. It is this simple fact which renders much 
of the ar8ument concerning the relationship between housing costs and 
incomes somewhat sterile in a policy context. (2) (Much more extreme is 
the recalculation of the homeownership component of the consumer price 
index to include capital gains: on this basis McFadyen and Hobart 
calculated that while incomes rose by 251.3% between 1961 and 1976, the 
homeownership component of the C.F.I. rose by a mere 14.&J.) (3) 

. All this raises some important issues of equity which have received 
surprisingly little attention in Canada. Perhaps it is intuitively felt 

(1) 3ee L.S.Bourne, The Housing SUPply and Price Debate: Diver~ent Views 
and Folicy Consequences, University of Toronto, Centre for Urban and 
Community Studies, Research Paper 86, 1977, p. 11 et seq. 

Fallis refers to the public "myopia with regard 
and hyperopia with regard to price increases". 
that incomes have risen faster than prices. He 
to the public preoccupation with the first-time 

to inco~e increases 
His figures show 
does, however, point 
buyer: 

"The question posed in this manner deals with the welfare of 
only a small group in society: the first-time home buyer. All 
existing homeowners and those who wish to remain renters are 
not part of the purview. Furthermore, comparisons over time 
are not an examination of the same households over time but 
rather an examination of a class of households: average 
incomes, first-time homebuyers at different points in time." 

G.B.Fallis, Housing Programs and Income Distribution in Ontario, 
Ontario Economic Council, 1980, p. 34. 

(3) S.l'-lcFadyen and .::<.Hobart, "An Alternative !-1easurement of Housing 
Costs and the Consumer Price Index", Canadian Journal of Economics, 
Vol. II, 1978, pp. 105-111. 
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that these are too complex to conceptualise, too elusive to measure, and 
too politically dangerous to resolve -- as was the case with the British 
Housing Policy Review. (1) Certainly the economists' criticisms of the 
"something for everyone" approach to housing policy (2) ignores its 
political attractions. ~-Jhat is anathema to the economist may be manna 
to the politician. 

V: PUBLIC HOUSING 

One way of dealing with both the demand and the supply parts of the 
problem of affordability is. of course, by the provision of public 
housing. This is another prime, yet neglected, field for research. In 
Onibokun I swords, "public housing in Canada has many critics but very 
few analysts". (3) There appears to be general acceptance of the 
Hellyer Task Force's contention that public housing projects were 
"ghettos of the poor; people who lived in them were stigmatized in the 
eyes of the rest of the community; social and recreational facilities 
were inadequate or non-existent; privacy was lacking and vandalism 
present". (4) 

How representative these conclusions were i~ 1969, or are now in 
1980, is unclear. Certainly Onibokun is justified i.n criticising the 
"methodology" of the Hellyer Task Force. (Humphrey Carver described the 
Task Force as being "like a cavalry charge".) (5) Unfortunately, apart 

(1) See the author's Essays on Housing Policy, of cit. 

(2) See G.B.Fallis, op cit. 

(3) A.G. Onibokun, "Public Housing in Canada: A Synthesis of Research 
Efforts", Urban Renewal and Low Income Housing, Vol. 8, No.3, 
1972, p. 4. 

(4) Report of the Federal Task Force on Housing and Urban Development 
(Hellyer Report), Information Canada, 1969, p. 19. 

(5) Canadian Counc il on Welfare and Soc ial Development, '~/hat They 
Say About the Task Force, Canadian Welfare Council, 1969. 
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from Onibokun's studies, (1) little objective research has been 
undertaken on the public housing sector. There is, however, evidence 
that bad siting (2) and inadequate management (3) are two frequent 
shortcomings -- neither of which is inherent in the concept of public 
housing. 

More recently, a study in Alberta (pointing to the wide divergence 
between the apparent substantial need for low income assisted rental 
housing and the low demand for public housing in Calgary and ~dmonton) 
concluded: 

"The basic reasons for a great deal of the divergence •••• 
appear to be, in large part, due to the way the program is 
designed and administered. A large segment of the target 
households are not eligible for Community Housing (up to 
40 per cent). These are mainly individuals. There is a 
mismatch between target household sizes and the sizes of 
existing Community Housing units -- too many 3+ bedroom 
units and too few one and two bedroom units. Community 
Housing is not appropriately located. Huch of the 
existing Community Housing is located in fringe suburban 
locations when the target households reside and prefer 
more central older areas •••• Lastly, more can be done to 
make target households aware of the existence and benefits 
of Community Housing." (4) 

(1) A.G.Onibokun, op cit; "Public Housing Habitability Study", 
Housing and People, Vol. 3, April 1972 j "Some Insights to Guide 
the Design and Management of Public Housing", Plan Canada, Vol. 13, 
No.2, August 1973, pp. 163-72; and "Public and Private Housing 
Housing Conditions in Ontario", Canadian Architect, Vol. 19, No.7, 
July 1974, pp. 49-54. (Much earlier is Albert Rose's classic 
Regent Park: A Study in Slum Clearance, University of Toronto 
Press, 1958.) 

(2) S. Goldblatt, "Integration or Isolation", Habitat, Vol. 9, No. 1-2, 
1966, pp. 14-23. 

(3) Peter Barnard Associates, Managing Public Housing in the Province of 
Ontario, Ontario Housing Corporation, 1971. 

(4) Clayton Research Associates, Low Income Housing in Alberta: A Review 
of the Community Housing Program, Alberta Department of Housing and 
Public 'tJorks, 1978, p. no. 
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Unfortunately the study did not explore other factors which (in its own 
words) might be relevant such as "a negative image in the minds of 
prospective tenants". More surprisingly. no reference is made to wider 
community perspectives and the political objections to public housing. 

In view of the widespread view that it is community attitudes which 
prevent the development of public housing, it is sad that the issue has 
not been subject to rigorous study. (1) Dear and Taylor, investigating 
a different but analogous issue. concluded that "opposition to 
neighbourhood mental health facility location is probably limited in many 
instances to a vocal minority. whose views are not representative of 
their community as a whole. (2) 

This challenges widely held belie fs about public attitudes to "alien 
intrusions" in neighbourhoods - whether these be mental health 
facilities, group homes or public housing. (3) Moreover. in view of the 
apparent lack of objection to the particular type of public housing 
provided as "senior citizens' housing", it would seem that further 
inquiry is needed on attitudes to, and the design and management of, 
public housing. This is particularly important since this is the only 
housing programme which makes direct provision for the poor. Surely 
it is not only the elderly who, in the caustic words of Albert Rose 
"are uniformly grateful, do not have children, cause very few problems 
of operation and management, pay their rent on time, and are rarely 
engaged in vandalism and other anathemas to public housing 
management". (4) 

(1) Community attitudes towards the location of particular public housing 
projects are, of course, strengthened by wider social attitudes which 
are averse to public housing on principle. (See above, p. 26.) 

(2) M.Dear and S.~\.Taylor, Community Attitudes Towards Neighbourhood 
Public Facilities: A Study of Mental Health Services in Metro 
Toronto, McMaster University, Department of Geography, 1979. 
pp. 8-ll. 

(3) See Hellyer Report, OF cit; M.Goldfarb, A Behavioural Study of the 
Attitudes of People Living in Public Housing (A Study Completed for 
the Task Force on Housing), 1968; Canadian Council on Social 
Development, A Review of Canadian Social Housing Policy, C.C.S.D., 
1977, especially Chapter III "The Rise and Fall of Public Housing 
as a Low-Income Housing Program". 

(4) A.Rose, "Social Housing Policies" in L.S.Bourne and J.R.Hitchcock 
(editors), Urban Housing Markets: Recent Directions in Research and 
Policy, university of Toronto Press, 1978, 1978, p. 269. 
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Alternatives to Public Housing 

During the 'seventies, several alternatives to public housing were 
developed, though it is a matter of controversy how far they were real 
alternatives in the sense of meeting the needs which had been provided 
for by public housing. All the programmes are dependent upon the 
initiative of a public, private or charitable body, and thus performance 
is highly variable. The programmes are numerous, complex and subject 
to constant change. It is therefore difficult, in a paper of this 
nature, to do more t~an illustrate the types of research which have been 
undertaken. In fact there is a considerable number of evaluation 
studies. Typically these have been carried out by consultants or by 
C.M.H.C. Unfortunately, reports of C.l-l.H.C. evaluations are often 
confidential and therefore have to be excluded from this review. 

A recent consultant's study dealt with the role of landlords in 
the rent supplement programme. (1) This programme enables rent subsidies 
to be paid to private landlords who make specified housing units 
available to either a provincial or local housing authority. Tenants are 
nominated from the housing waiting list and enter into a lease at a rent 
related to income. (The difference between the rent paid and the agreed 
market rent is met by the rent supplement.) 

The programme was originally introduced in 1971 (Section 44(1) of 
the National Housing Act) but has since been affected by other 
programmes (at both federal and provincial levels). Of particular 
importance is the Assisted Rental Programme (A.R.P.) which aimed to 
increase the production of private rental housing by way of subsidies to 
the landlord, but also relevant is the Capital Cost Allowance (C.C.A.) 
tax shelter which enabled an individual owner to offset losses against 
other income. (2) 

The Ruston/Tomay study, however, was concerned with landlord 
participation in the programme. Its scope is indicated by its 
conclusions: 

" The Rent Supplement Programme is at the present time 
working well for the majority of landlords involved. 

The two problems with the programme most frequently 
mentioned by the landlords are problems with Rent 

(1) Ruston/Tomany and Associates and Environics Research Group Ltd., 
The Hole of Landlords in the Rent Supplement Program, C.M.H.C., 1979. 

(2) This is a highly condensed summary. The actual complicated provisions 
are set out and analysed in D.Frazer, 'tlho Benefits from Tax 
Shelters?, Canadian Council on Social Development, 1979. 
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Supplement tenants and problems with repair and 
redecoration payments from the Provincial Housing 
Authority. 

Vacancy rates are the main factor for landlords entering 
the programme and for considering possible entry to the 
programme. Vacancy rates are also the critical factor in 
a landlord's decision to withdraw his units from the 
programs. 

Any future expansion of the program will depend, primarily, 
on the need for publicly assisted rental accommodation in 
a particular housing market and on vacancy rates in that 
market. 

Thus program expansion should be considered on a market 
by market basis and preceeded by an examination of needs 
and vacancy rates within that market. 

It is apparent from the lack of awareness of the program 
and its operation on the part of landlords never in the 
program that marketing of the rent supplement program 
requires careful consideration." (1) 

VI: A DIGRESSION ON EVALUATION STUDIES 

This quotation has been given at length, not because of its intrinsic 
importance, but simply because it is illustrative of the type of question 
often addressed in evaluation studies. (2) T:rpically they are programme 
evaluation, as distinct from policy evaluation undertakings: they are 
concerned with the administration of a programme rather than with the 
programme itself: in short with means rather than objectives. Though 
too much should not be made of this distinction (ends and means merge into 
each other; and "the most interesting issues in program evaluation always 
affect the objectives of the policy itself"), (3) there are clearly 
differences between evaluation studies according to the constraints 
imposed by their terms of reference. 

(1) Ruston/Tomay et al, op cit, pp. iv-v. 

(2) See Peter Barnard Associates, An Evaluation of the Ontario Home 
Renewal Program, Ontario Ministry of Housing, 1976, as an example 
of a provincial evaluation study. 

(3) C.D.Crenna, A Review of Recent Housing Policy Evaluation Work in 
Canada, unpublished paper, C.M.H.C., 1978, p. i. 



The point is perhaps clarified by quoting the conclusion of a 
consultant's study which had broad terms of reference -- Albert Rose's 
study of housing rehabilitation in Toronto. (1) 

"A realistic appraisal of the prospects for rehabilitation of 
housing calls for a system of outright grants to owner-occupiers 
to enable them to carry out required improvements identified in 
the course of a neighbourhood improvement programme. Such 
grants wOuld be carefully administered by the municipal 
organisation responsible for the implementation of the urban 
renewal scheme and, if the senior levels of government 
considered it wise, a lien could be placed upon the property 
in respect of the amount of the rehabilitation grant, to be 
recovered when the property is sold. A 'home improvement 
grant' with respect to a total improvement programme could be 
made in relatively smaller amounts over a period of years, 
rather than in the form of a large amount of money granted at 
one time. 

In the light of this study the conclusion is inescapable that 
much of the past thinking and many of the assumptions current 
within the field of urban renewal cannot be supported when one 
examines carefully the realities of the prospects for 
rehabilitation of older dwellings in the central city. If it 
is the intention of the public authorities to dispossess 
long-term residents as a consequence of the rehabilitation 
programme, the present assumptions are certain to bring about 
this result. However, if the intention is to maintain, as far 
as possible, those families who want to remain in their own 
homes after such homes have been brought to a desirable 
standard of repair and improvement, our thinking and our 
policies must be carefully reconsidere.d to bring them in line 
with the realities of the personal, social and physical 
characteristics within the neighbourhoods which we seek to 
improve and conserve in the heart of the Metropolitan Area." 

The residential rehabilitation programmes bBve been a particularly 
popular subject for evaluation -- by consultants, (2) by the Program 

(1) A.Rose, Pros ects for Rehabilitation of Housin in Central Toronto, 
City of Toronto Planning Board, 1966, pp. 95- . 

(2) For example, Social Policy Research Associates, An Evaluation of 
RRAP: A Reuort on the Urban Residential Rehabilitation Assistance . 
Program as seen by the Homeowner and Landlord Clients, and the 
Municipal Agents who Deliver the Progra~, August 1979 (C.M.H.C. 
library 0609). (.!:'his was designed primarily to look at key issues in 
program deli very, but secondarily to "go beyond the internal logic 
of the program" and to examine questions of adequacy of incentives, 
eligibility and equity. 
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Evaluation Unit of C.M.H.C., and by academics. (1) The extensive 
C.!I;.H.C. evaluations are not generally available, though Detomasi was 
sufficient of a sleuth to be able to critically analyse the 
evaluations made of the Neighbourhood Improvement Programme. (2) His 
"evaluation of evaluations" i..o:; critical of the confinement to programme 
delivery matters and the fact that, given the wide variation in the 
character of designated areas, the studies were in effect limited project 
evaluations (as distinct from programme evaluations). 

These studies are in striking contrast to the "impact" assessments 
required, for example, by the Ontario Environmental Assessment Act. In 
Detomasi's words: 

III!le have an evaluation process which uses questionnaires 
designed by consultants and C.M.H.C. staff, asking questions 
they think to be important, employing, as measures of 
improvement or deterioration, indicators which they define, 
and administering them to a relatively small number of people 
(in some cases as few as ten or twelve per case study) most 
of whom are public officials involved in project planning and 
delivery. Since it focusses almost exclusively on those 
involved with implementation, such a process has significant 
potential for evaluating and improving upon project 
delivery •••• L-but~ as a method for evaluating the impact 
of particular projects or for overall program evaluation, it 
leaves much to be desired." (3) 

The alternatives appear poorly developed, (4) partly because of the 
difficulties of devising reliable and relevant measure and indicators. 
This leads us to questions of "standards", "quality of life" and 
similar elusive matters. 

(1) It is arguable whether Albert Rose's report should be considered as 
a consultancy or an academic work. Equally problematic for 
classification is the report to the Ministry of State for Urban 
Affairs by a group of University of Toronto staff on Elaboration of 
Specific Goal Variables for the Neighbourhood Improvement Programme, 
University of Toronto, Centre for Orban and Community Studies, 1973. 

(2) D.D.Detomasi, "The Evaluation of Public Projects: The C.l-l.H.C. 
Evaluation of NIP", Plan Canada, Vol. 19, No.1, March 1979, 
pp. 56-73. 

(3) D.D.Detomasi. OF cit, p. 69. 

(4) But see D.G.Hartle, "A Proposed System of Program and Policy 
Evaluation", Canadian Public Administration, Vol. 16, 1973, 
pp. 243-266. 
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VII: QUALITATIVE ISSUES 

It is now generally accepted that housing quality embraces much 
more than plumbing facilities and structural condition. Yet once one 
goes beyond these delightfully simple factors, one encounters enormous 
difficulties of concept and of practical measurement. How does one 
determine those elements of housing which are of qualitative importance? 
How are "housing" elements to be separated from "non-housing" elements 
and from matters which are purely personal to particular individuals? 
And, given that answers are forthcoming to such questions, how do we 
measure the specific "qualities" in which we are interested? (1) 

There, of course, lies the rub: what is it that we are really 
interested in? Are we concerned with likely demands on the construction 
industry, or changing tenure preferences, or the future pattern of demand 
for dwellings of particular sizes, of particular styles, or with 
particular types of equipment? 

With the ending of the post-war housing shortage, current price 
trends and concern for energy conservation, the "interesting" questions 
may be changing. The "detached single-family home ownership dream" may 
still be very widespread, (2) but it may also change as transportation 
costs rise and downtown alternatives develop. 

It is generally held that Canada now has little of a problem of 
"bad housing condi tions": the quality of the stock is high and rising. 
This may be a delusion since the indices are typically those of sanitary 
conveniences. Moreover, it has to be remembered that the stock is 

(1) For a succinct discussion of this (with a useful bibliography) 
see H.F.Andrews and H.J.nreslauer, User Satisfaction and 
Participation: Preliminary Findings From a Case Study of 
Co-operative Housing, university of Toronto, Centre for Urban and 
Community Studies, Major Report 6, 1976, pp. 4-25. 

(2) See H.F.Andrews and H.J.Breslauer, Moving from a Co-operative 
Housing Project: Residents' ~xpectations and Former Members' 
Persnectives, University of Toronto, Centre for Urban and Community 
Studies, Research Paper 78, 1976, pp. 43-47. 
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continuously aging (1) (as are many of its occupiers), and it is of 
liGhter construction than European housing. As a result, deterioration 
can proceed at a fast rate. (Fortunately, it seems that the opposite may 
well be true: the speed at which neighbourhoods can be revitalised is 
astonishing to a Britisher.) 

There is a large geographical literature on the structure of cities, 
the age and condition of the housing stock, socio-economic 
characteristics etc and the ways in which these change, (2) but there is 
little counterpart in the sociological field; (3) and there is 

(1) As Morrison notes, "Canada has not seen the kind of analysis of 
maintenance and repair investment which one might have expected of a 
nation with a large and increasing stock of old housing". P.S.Morrison, 
Expenditures on Housing Maintenance and Repairs: Some Recent Evidence, 
University of Toronto, Centre for Urban and Community Studies, 
Research Paper 102, 1978, p. 41. In similar vein, Ycas notes that: 

"Changes in the rate of repair, conversion or deterioration 
may have far more impact on the housing stock than new 
construction. These changes may decrease or increase quite 
independently of starts and completions. Again, the lack of 
statistical series measuring these factors may be related to 
the lack of attention paid until recently in making housing 
policy to the potential significance of encouraging better 
maintenance and repair as an alternative to the rather 
costly option of new construction." 

H.Ycas, "The Housing Indicators at Hand", Canadian Statistical Review, 
August 1978, p. viii. 

(2) See, for example, L.S.Bourne (editor), Internal Structure of the City: 
Readings on Space and Environment, Oxford University Press, 1971 and, 
specifically Canadian, L.S.Bourne, R.D.MacKinnon and J.W.3immons, 
The Form of Cities in Central Canada, University of Toronto, 
Department of Geography, 1973. 

(3) There is, of course, a considerable number of studies of community 
resistance to redevelopment, of "the corporate city", of the 
development industry etc of which the most recent is J.Lorimer, 
The Developers, Lorimer, 1978. See also, for example, J.Sewell, 
Up Against City Hall, Lorimer, 1972; D.R.Keating, The Power to Make 
it Happen, Green 'free, Toronto, 1975; J.Granastein, Marlborough 
Marathon, Samuel, Stevens and Hakkert, Toronto, 1971; G.Barker, 
J. t'enney and \~. Seccombe, Highrise and Superprofi ts, Dumont Press, 
Kitchener, 1973; and G.Fraser, Fightini'S Back: Urban Renewal in 
Trefann Court, Hakkert, Toronto, 1972. 



certainly no Canadian equivalent to the wide-ranging volume of U.S. 
studies edited by Tobin. (1) The scale of the geographical literature 
is too great to permit summary here, but it contai~s much which is 
highly relevant to an understanding of the dynamics of urban change. 
Nevertheless, it remains true, as Smith and McCann have put it, that IIwe 
still know remarkably little about the processes of cb~nge in Canadian 
cities; in many instances we cannot even be sure what is happening, let 
alone why". (2) 

Canadian "Housing Indicators" 

Indicator 

Families maintaining own 
household (~~) 

Households with exclusive 
use of toilet facilities 

Households with exclusive use 
of installed bath or shower 

Households with exclusive use 
of hot and cold piped water 
supply 

Crowded households having 
more than one person per 
room 

1951 

90.6 

64.1 

56.2 

18.8 

1961 1971 1976 

94.2 97.9 

79.0 93.1 98.2 

77.1 90.9 95·1 

80.1 92.7 97.0 

9.4 

Source: Financing of Housing (Monograph prepared by C.M.H.C. for the 
Economic Commission for Europe, Committee on Housing, Building 
and Planning (HBP/WP.l/R.29/Add.2), 27 February 1979). 

G.A.Tobin, The Changing Structure of the Citr' Urban Affairs Annual 
Reviews, Vol. 16, Sage Publications, 1979. Tobin's is only one of 
a genre: the point is that there are many such compendiums in the 
U.S.A., but few in Canada.) But see L.Gertler and x.Crowley, 
Changing Canadian Cities: The Next 25 Years, McClelland and Stewart, 
1977. 

(2) P.J.Smith and L.D.HcCann, "The Sequence of Physical Cb~nge in Apartment 
Redevelopment Areas in Edmonton", Plan Canada, Vol. 15, No.1, 1975, 
p. 30. 
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One particular point needs emphasising in this context: the fact 
that "replacement of older structures by apartment construction is not 
primarily a function of aging and deterioration as economic theory 
suggests". (1) Smith and McCann, in an Edmonton study, show that "the 
availability of property is a much more critical variable in the 
redevelopment equation than the age or condition of the buildings". 
Horeover, both planning and market influences may accelerate 
deterioration, as a consequence of which "the conventional association 
between redevelopment and deterioration becomes self-fulfilling". (2) 

This leads to the conclusion that one of the important issues for 
study is the operation of "the development industry" (and its neglected 
governmental counterpart). (3) This is a field in which "protest" 
literature abounds (4) -- a lively, stimulating and controversial 
collection. Academic studies are relatively few, apart from the work 
of Chamberlain, Goldberg, Rudin etc. (5) Such studies overlap to a 

(1) L.S.Bourne, "f1arket Location and Site Selection in Apartment 
Construction", Canadian Geofl;rapher, Vol. 12, No.4, 1968, p. 220. See 
also his later "Apartment Location and Developer Behaviour: A 
Reappraisal", Canadian Geographer, Vol. 17, No.4, 1973, pp. 403-11. 

(2) P.J.Smith and L.D.McCann, op cit, p. 37. 

(3) But see L.D.Feldman, "A Housing Project Wends Its 'deary \.Jay", 
Canadian Public Administration, June 1963, pp. 221-232. 

(4) See footnote 3 on p. 37 above. 

(5) S.B.Chamberlain, Aspects of Developer Behaviour in the Land 
Development Process, University of Toronto, Centre for Urban and 
Community Studies, Research Paper 56, 1972; }\.A.Goldberg, 
"Residential Developer Behaviour: Some Empirical Findings, Land 
Economics, Vol. 50, No.1, 1974; M.A.Goldberg and D.D.Ulinder, 
Residential Developer Behaviour: 1975, University of British Columbia, 
Urban Land Economics Division, Report 17, 1976; M.A.Goldberg and 
D.D.Ulinder, "Residential Developer Behaviour 1975: Additional 
Empirical Findings", Land Economics, Vol. 52, No.3, 1976; 
M.A.Goldberg and D.D.Ulinder, "Guiding the Residential Development 
Process: Current Status and Policy Choices" in l-l • .A.Goldherg, Recent 
Perspectives in Urban Land Economics, University of British Columbia, 
Urban Land ~conomics Division, 1976, pp. 46-63; J.R.Rudin, The 
Changing Structure of the Land Development Industry in the Toronto 
Area, University of Toronto, Centre for Urban and Community Studies, 
Major Report 13, 1978. See also I.Gluskin, The Cadillac Fairview 
Corporation Limited: A Corporate Background Report, Royal Commission 
on Corporate Concentra tion, ::';tudy Ho. 3, 1977. 
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significant extent with the voluminous publications on land 'prices, 
speculation and the land hoarding debate. (1) Despite the vast number 
of words written on this subject, it cannot be said that they have 
greatly forwarded our understanding. But it seems likely, as Nowlan has 
suggested, that "many of the important issues require an empirical, not 
a conceptual, resolution", (2) It follows that the debate will continue 
interminably, and that any research findings will be of relevance only to 
the time and place to which they refer, and that they will be subject to 
intense controversy. 

To return to the issue of quality: there are several research areas 
here in which a limited amount of work has been published. One of the 
most interesting (but unfortunately also limited) is Goldberg's 
Canadian-U.S. comparison, from which he concludes that the relatively high 
housing prices in Canadian urban areas reflects inter alia the higher 
quality of their environment (3) -- a point which is taken up by 
Mercer. (4) The arguments here are appealing and persuasive, though 

(1) Representative are: P.Spurr, Land and Urban Development, Lorimer, 
1976; J.R.Markusen and D.T.Scheffman, Speculation and Monopoly in 
Urban Develo ment: Anal tical Foundations with Evidence for Toronto, 
Ontario 2conomic Council, 1977; L.B.Smith and M.Walker (editors, 
Public Property: The Habitat Debate Continued: Essays on the 
Price, Ownership and Government of Land, Fraser Institute, 1977; 
D.M.Nowlan, The Fundamentals of Residential Land Price 
Determination, University of Toronto, Centre for Urban and Community 
Studies, Research Paper 101, 1978; and the "Greenspan Report": 
Down to Earth: Re ort of the Federal Provincial Task Force on the 
SUPEly and Price of Serviced Residential Land, 2 volumes), C.M.H.C. , 
197 . 

(2) D.M.Nowlan, op cit (referenced in preceding footnote), p. 51. 

H.A.Goldberg, "Housing and Land Prices in Canada and 
States", in L.B.Smith and l·1.

'
:Jalker, Public Property? 

Debate Continued: Essays on the Price! Ownership and 
Land, Fraser Institute, 1977, p. 235. 

the United 
The Habitat 

Gove rnmen t of 

(4) J.Mercer, "On Continentalism, Distinctiveness, and Comparative Urban 
Geography: Canadian and American Ci ties", Canadian Geographer, 
Vol. 23, No.2, 1979, pp. 119-139. 
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difficult of "proof". (1) How far the development of quality of life 
indicators will prove useful re~ains to be seen. To date the results do 
not appear particularly encouraging. This is true even with the narrower 
concept of housing quality. Kirkland's study (2) explores the hypothesis 
that housing quality is a function of basic facilities, degree of 
crowding, and age; and that these are reflected in rents. Though he 
concludes that further work on this would be useful, other studies suggest 
that he is too optimistic. Chinloy has elaborated some of the problems of 
., depreciation". (3) (He notes that "repair is endogenous, and therefore 
the rate of depreciation is endogenous"). (4) Kirkland himself points to 
the importance of "external factors" (such as environmental and 
neighbourhood effects) but was not able to encomp3.ss them in his study. 
He also noted that "entwined within this myriad of factors which may 
affect housing quality is the fact that the set of attitudes through 
which a nation judges its housing is constantly shifting over time". (5) 

~1aslove's "conceptual" study of housing quality stresses the 
importance of "multidimensionality": 

"Quality is a composite property of a dwelling that is 
determined by the combination of the characteristics of the 
unit. These characteristics can be classified broadly as 
those pertaining to structure, land, environment and 
location. The composite nature of housing quality implies 

(1) As Hercer points out, the development of "quality of life indicators" 
would assist in this. See J.N.Stewart et al, Urban Indicators: 
Quality of Life Comparisons for Canadia~ies, (Ministry of State 
for Urban Affairs, 1975), Information Canada, 1976. A related 
area of study i.s that of "the residential preferences of people 
for cities •••• as a means of deriving insight into the problem of 
population redistribution: E.Roberts, The Residential Desirability 
of Canadian Cities, (draft report to M.S.U.A.), 1974. See also 
p. 26, footnote 3 above. 

(2) J.S.Kirkland, Patterns of Housing Quality, C.M.H.C., 1972. 

(3) Three papers by P.T.Chinloy have been issued by the Department of 
Economics at the University of Western Ontario: Hedonic Prices and 
Age Deterioration in Urban and Suburban Housing, 1975; Depreciation, 
Adverse Selection and Housing Markets, 1976; and Self-Selective 
Screening, Lemons and tr~ Housing Market, 1977. 

(4) P.T.Chinloy, Self-Selective Screening •.•. , p. 2. 

(5) J.S.Kirkland, op cit, p. 22. 
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that there is no unique combination of characteristics that 
constitutes a given level of quality. Rather, quality 
attributes are substitutes and there is, conceptually at 
least, an infinite variety of attribute levels which can 
result in a given level of housing quality." Cl) 

Maslove saw future work lying in the direction of hedonic studies, (2) 
but particular and immediate policy interest lies in his conclusion that 
housing quality can be affected in a range of ways which are not 
immediately apparent, for example, by improvement of transportation. 
Indeed, investment in transportation or environmental improvements may 
be more efficient than direct investment in housing itself. He 
concludes: 

( 1) 

(2 ) 

"The discussion of attribute pr~c~ng in the housing market 
leads to the conclusion that public actions that affect 
housing attributes will have an impact on that market. By 
the same token, successful housing policies will be those 
that recognize this market and operate through it, rather 
than those that ignore its workings and the secondary effects 
it may generate. The above-mentioned changes in housing 
quality by way of environmental or transportation policies 
may be adopted by public agencies to achieve primarily 
non-housing goals and yet affect, positively or negatively, 
housing quality as well. Policy-makers should be aware of 
and take into account these secondary effects. t-toreover, 
the importance of policy co-ordination emerges. Policy
makers in different departments or agencies (or even in 
different governments) should be cognizant of each other's 
actions so that one policy relevant to housing quality will 
not conflict with or unnecessarily duplicate another. This 
may occur if the two policies impact upon the same housing 
attributes or upon different ones." (3) 

A.lvl.Haslove, Towards the Measurement of HOUSing~Ualit~, Economic 
Council of Canada, Discussion Paper 75, 1977, pp. 87-8. For a wider 
treatment of "Indicators and Policy Formation" see the same author's 
paper of that title in Canadian Public Administration, Vol. 18, 
No.3, Fall 1975, pp. 474-485. 

See H.E.Carvalho et al, Housing in ;'Jinnipeg, l-linistry of State for 
Urban Affairs, 1975. See also M.E.Carvalho et al, "On the 
Determinants of Residential Property Values"~n Canada, Vol. 16, 
1976, pp. 190-197. Maslove appears to have been unaware of this 
study. 

A.M.Maslove, op cit, pp. 90-91. 
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Indicators and Policy 

As already pointed out, existing indicators may not measure the most 
important features of the housing situation. However, they provide the 
terms in which policy-makers perceive problems and evaluate progress in 
meeting these perceived problems. Indeed, to go further, "the manner in 
which a policy problem is measured, to some extent at least, points out 
at the same time the policy solution". (1) 'rrue, there is a "chicken and 
eggll problem here, but there can be little doubt that the Canadian 
preoccupation with housing starts has (at the least) diverted attention 
from distributional questions. Less tendentiously, Maslove has written: 

"A housing problem may !fe defined among selecte d subgroups of 
the population such as the lower-income groups, or it may be 
defined as a general shortage of adequate housing. An indicator 
that purports to demonstrate a general shortage leans towards 
policy solutions aimed at increasing overall housing stocks, and 
then, if the real problem involves the low-income groups, we 
must rely on a 'trickle down' effect to relieve their housing 
situation. However, if, say, low-income groups are actually 
identified as those living in inadequate housing, there are 
still at least two views of the problem. One might view them 
as having a general problem of inadequate incomes and adopt the 
appropriate indicators. The policy implication of this 
approach would be to undertake an income-assistance programme. 
Alternatively, one might accept a narrower view of the 
problem, focusing only on its housing aspects. An indicator 
of this variety would tend to lead to solutions involving low
income housing programmes (e.g. rent subsidies or public 
housing). Again, the point is that indicators may be 
selected to direct attention to a problem area in a 
particular way and to promote specific desired policy 
responses." (2) 

Thus, though at anyone point of time we have to use "the housing 
indicators at hand", (3) it is necessary that these be reviewed in the 
light of changing circumstances. (For example. in the foreseeable 

(2) 

A.M.Maslove, "Indicators and Policy Formation", Canadian Public 
Administration, Vol. 18, No.3. Fall, 1975. pp. 482-3. 

Op cit, p. 484. 

See M.Ycas. "The Housing Indicators at Hand", Canadian Statistical 
Review, August 1978, pp. vi-xviii. 
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future "accessibilityll might become a crucially important indicator.) (1) 
But one of the difficulties is that life is not readily divisible into 
discrete bits which can be realistically measured separately. Quality 
is essentially composite, and "problems" may overlap and aggravate (or, 
alternatively, ameliorate) each other. For example, there is an overlap 
between income inadequacy and physically poor housing conditions. This 
is not surprising, but the overlap is not complete: there are many low 
income families who occupy satisfactory housing while, on the other hand, 
there are significant numbers of high income families who live in 
inadequate housing. (2) 

One way of dealing with this (which is also of intrinsic additional 
value) is to use "perceived qualities" rather than "objective 
conditions". There are difficulties in this, however, since it seems 
that "the groups whose housing is the worst by the usual standards are 
the most pleased with it". (3) Clearly there are no easy solutions: but 
equally clearly there is a large field for research here (which would be 
all the more fruitful if more and better data became available). 

To complete this section it is useful to quote the conclusions drawn 
by Ycas from his survey of housing indicators: 

"The statistics now available as housing indicators are useful 
only insofar as they control for confounding social 
characteristics. This r~s the unfortunate effect of limiting 
the potential usefulness of existing time-aeries, which do not 
in many cases have the matching data necessary for such 
controls. It is not likely that any housing indicators are 
to be had which do not require some sort of standardization by 
occupant characteristics. Perceptual measures, which have 
seen very little use until recently, offer a useful means of 
adjusting and interpreting many of the housing statistics now 

(1) On this see, e.g. D.N.Dewees, Changes in Urban Accessibility: 
A Preliminary Analysis of Metropolitan Toronto 1964-1971, University 
of Toronto, Centre for Urban and Community Studies, Research 
Paper 89. 1977. 

(2) See the 1974 Survey of Housing Units (C.M.H.C.) and the Household 
Facilities by Income and Other Characteristics, Statistics Canada, 
occasional. (The latest issue, published in 1979, uses 1978 data.) 
The SHU data also show that the lowest ho~ehold income groups are 
the least crowded (see H.Ycas, op cit, p. xiv). 

(3) M.Ycas, op cit, p. xviii. 



in use. Moreover, perceptual indicators may be useful in 
themselves for policy purposes, as long as they are collected 
and interpreted with the same caution as is recommended for 
objective indicators." (1) 

There is clearly a wide field for further research here; and 
equally clearly it involves going well beyond narrow concepts of 
"housing". (2) 

(1) M.Ycas, op cit, p. xviii. 

(2) Related to this is the study of "new needs" which, of course, brings 
design issues into the picture. On this see, for example, J.Archer, 
A Study of the Relatio~Bhip of Selling Price and Attributes of 
Housing Quality in the Mill Woods Area of Edmonton, C.~':.H.C., 1978; 
R.J.Beck et al, User-Generated Program for Low Rise Multiple 
Dwelling Housing, Centre de Recherches et d'Innovation Urbaines, 
University of Montreal, 1977; L.I.Bell and J.Constantinescu, The 
Housing Game: A Survey of Consumer Preferences in r-ledium Densi~ 
Housing in the Greater Vancouver Region, United VJay of Greater 
Vancouver, 1974; Environics Research Group, The Elderly and Their 
Environment: A Pilot Inquiry into Senior Citizen Housing Satisfaction, 
C.I-1.E.C., 1971; G.Hiscox, "Heasuring Housing Quality", Habitat, 
Vol. 22, No.2, 1979, pp. 2-7; P.Homenuck, A Study of High Rise: 
Effect! Preferences and Percentions, Institute of Environmental 
Research, 1973; J.Kiff, Space Outside the Dwelling Unit: A Review 
of Selected Canadian Housing User Studies, C.M.H.C., 1974; Social 
Planning Council of Metropolitan Toronto, Families in High Rise 
Apartments: A First Step, 1973. and Vancouver City Planning 
Department, Housing Families at High Densities, Vancouver, 1978. 
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VIII: RENT CONTROL 

On an international scale probably more has been written on rent 
control than on any other aspect of housing policy -- generally to little 
or no effect. The subject has been a perennial bete noire of economists 
who write with unaccustomed verve on the matter. It is almost as if 
government actions (or proposals) in these areas are so offensive to the 
basic tenets of econoDic theory that expostulation and protest are 
irresistible. There is nothing peculiarly Canadian in this -- except 
that Canadian provinces have been (at least relatively to the U.K.) 
gentle in their rent control measures. (1) This is, perhaps, a classic 
example of the divorce between economics and politics (which, at one 
time, shared a common interest in "poli tical economy"). Since rent 
control is such an attractive policy to governments, and so contrary to 
economic theories, it is difficult to think of any other issue on which 
the dictates of economic and political theory so clearly clash. 

The research reaction has been minimal -- even in European countries 
which have had half a century of rent controls. On both issues, 
economists have written (at length and in unaccustomed harmony) simple 
statements applying the elements of economic theory to the housing 
market; but there has been no demonstration of, or inquiry into, the 
validity of these apparently eminently reasonable statements. 

Of particular note is the publication, by the Fraser Institute, of a 
book purporting to convey "evidence" on the economic effects of rent 
control. (2) Included in this compendium are reprints of a British 
article by Paish (1952), of a French article by De Jouvenal (1948) and 
one by Hayek (1929). In short, neither time nor place has any 
relevance to the operation of housing markets~ 

Despite the impressive galaxy of economic talent (which also includes 
Milton Friedman and George Stigler), such publications cannot be taken 
seriously. They are not "wrong": they are irrelevant to the real world. 
Housing analysis involves a study of the operation of markets in 
particular institutional settings. To lump together France, Britain and 
the United States (over a period of half a century) is to suggest that 

(1) For an account of rent controls in Canada between 1940 and 1972 see 
Canadian Council on Social Development, Is There A Case for Rent 
Control?, C.C.S.D., 1973. An update to 1976 is given in 
J.Patterson and K.Watson, Rent Stabilization: A Review of Current 
Policies in Canada, C.C.S.D., 1976. 

(2) F.A.Hayek et al, Rent Control: A Popular Paradox - Evidence on the 
Economic Effects of Rent Control, Fraser Institute, 1975. 
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"economic laws" have a validity which over-rides history, geography and, 
indeed, all the other important aspects of time and place. (1) 

Nonetheless, there can be little doubt (despite the lack of direct 
empirical evidence) that rent control can have serious and largely 
harmful effects on the housing market. The extent of these effects will 
vary over time and place, (2) and also according to the way in which the 
controls are operated. (For example, there is a world of difference 
between a rent "freeze" and a system which allows for "cost-pa.ssthrough".) (3) 
Policy issues are typically translated into a choice between short-term 
considerations of tenant hardship and political advantage, and longer-term 
considerations of the future of the housing market. Since politicians 
commonly discount the future, rent controls are often introduced when 
rents begin to rise rapidly This happened in Canada in the early 
'seventies and, by 1976, rent control legislation had been pa.ssed in all 
the Canadian provinces. 

It is interesting to note that at the 1973 C.C.S.D. seminar on rent 
policy, the majority view appeared to be "that rent control, considered 
in isolation from other policies, is intellectually indefensible. It 
should be rejected because it destroys or distorts a complex system which, 
despite its faults, does provide a flow of capital for the housing 
market ..•..• " (4) Yet the indications were already clearly pointing 

(1) For similar examples see R.Heung, The Do's and Don'ts of Housing 
Policy: The Case of British Columbia, Fraser Institute, 1976; 
F.G.Pennance et al, Housin Its Your Hove Vol. 1 Final Re ort, 
(Report to the Real Estate Institute of British Columbia, University 
of British Columbia, Urban Land Economics Division, 1976; 
J.Gechman, Rent Control - An Investment Analysis, University of 
British Columbia, Urban Land Economics Division, 1974; Urban 
Development Institute, The Case Against Rent Controls, U.D.I., 1973. 

(2) Note, for example, Cragg's view that rent control can be legitimately 
and safely used to lower rents if landlords generally "are reaping 
and can expect to reap profits in excess of those needed to induce 
them to provide housing"; J.G.Cragg, Rer.t Control Report, 
Vancouver, 1974. 

(3) For a discussion of various forms of rent control see J.Patterson 
and K.Watson, Rent Stabilization: A Review of Current Policies 
in Canada, Canadian Council on Social Development, 1976. 

(4) Canadian Council on Social Development, Is There A Case for Rent 
Control?, 1973, p. 147. 
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towards government intervention. (1) David Donnison warned that: 

"1) governr.1ents that embark on rent regulation find it 
difficult to abandon the practice; 

2) this intervention in the urban system generally has 
unforeseen and destructive effects; thus 

3) before resorting to it, governments should learn all 
they can about the complex system in which they propose 
to intervene, and do their best to find other ways of 
attaining their ends; but 

4) in some situations it will be ri~ht to regulate rents, 
provided that it is done as a carefully planned part of 
a larger array of urban policies." (2) 

However, it was clear which way the tide was flowing, and 
illustrative of the arguments in favour of rent control was a 1975 report 
of the Social Planning Council of Metropolitan Toronto. (3) As with the 
writings of the anti-control economists, no empirical evidence could be 
marshalled, but it was possible to elaborate some persuasive social 
arguments -- which in fact carried the day. Interestingly, the point was 
made that the arguments pro and con rent control were based on quite 
different bases: 

"The arguments entered in the debate around rent control as 
part of a resolution on the rental housing crisis can be 
categorized as follows: those for rent control are largely 
derived from welfare and social justice concerns, those 
against are largely dire predictions of the consequences 
and complaints of inefficiency and injustice. The two sets 
of arguments are obviously based on different assumptions, 
one does not answer the other. The predicted dire 
consequences based on apparent experience in other 
jurisdictions do not stand up to close scrutiny, while it is 
apparent that a rent control system can be devised that 
goes a long way towards meeting the complaints of possible 
inefficiency and injustice. The welfare and social 
justice concerns remain paramount, and it is in the light of 

(1) Op cit, p. 154. 

(2) D.V.Donnison, "The Regulation of House Rents", in op cit, p.3. 

(3) Rent Controls: !Hh;V 'vIe Need Them; t,./hat Kind; How Long?, Social 
Planning Council of Metropolitan Toronto, 1975. 



this that we consider the imposition of rent controls to 
be justified and a desirable policy option for Metro Toronto 
today." (1) 

Similarly in British Columbia, the very lengthy "Jaffary Report" (2) 
concluded that "a form of rent control is both necessary and desirable". 
The fact that it was relatively easy for Haung to demonstrate the 
weaknesses in the Jaffary case was of minor political importance. (3) 

The Jaffary Report recommended a rent control system which would allow 
expenditure on management and maintenance to be passed on to tenants. 
(This is a far cry from the form of rent control which freezes rents and 
burdens landlords with increased costs: the distinction is stressed and 
untypically -- subjected to academic scrutiny in a paper by Mark 
Frankena.) (4) 

In Ontario, the provincial government "took over" the federal controls 
for a "temporary" period, but, like other jurisdictions, found it 
difficult to withdraw. This was partly a political issue but also partly 
a matter of the outdatedness of the wider laws relating to landlord-tenant 
relationships. As the so-called "green paper" (which perversely has a red 
cover) noted, "rent review hearings have, for the first time, given tenants 
a forum in which they can express their concerns about the rental 
accommodation in which they make their homes". (5) 

(1) Op cit, pp. 22-23. 

(2) Interdepartmental Study Team on Housing and Rents, Housing and Rent 
Control in British Columbia, British Columbia Ministry of Housing 
and Attorney General, (Jaffary Report), 1975. 

(3) R.Heung, The Do's and Don'ts of Housin : The Case of British 
Columbia, Fraser Institute, 197. There are several publications 
on rent control in British Columbia, but few for the other provinces. 
See, however, D. Owen, BRent Controls: Solution or Problem", 
Saskatchewan Law Review, Vol. 41, 1977, pp. 3-19. 

(4) M.Frankena, "Alternative t4ethods of Rent Control" ,Urban Studies, 
Vol. 12, 1975, pp. 303-308. 

(5) Ministry of Consumer and Commercial Relations, Policy Options for 
Continuing Tenant Protection, 1978, p. 4. (There is a curious logic 
in this matter being a responsibility of the l-iinistry of Consumer 
and Commercial Relations rather than the Ministry of Housing.) 
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This particular green/red paper is noteworthy for its "academic" 
analysis of the market situation: in particular its highlighting of the 
peculiarities of the rental market (largely determined by tax laws). (1) 

This is not the place to review the Ontario paper in any detail, but 
it is noteworthy that a major conclusion is that there is no simple 
answer -- and, moreover, no simple question: 

"It is clear from the foregoing that choosing overall 
approaches to Rent Review, a mechanism for the resolution of 
residential tenancy disputes and housing policy (sic) will 
not yield definite conclusions that will be universally 
acceptable. Nevertheless, by proceeding to outline the 
strengths and weaknesses of the various approaches, it is 
hoped that the basis has been established around which a 
broad consensus of opinion can be formed. The most 
important feature of such a consensus is the recognition 
by all parties to the debate of the need for a balanced 
consideration of the issues and policy concepts that have 
been discussed." (2) 

One point alone needs to be made here (and it reiterates a statement 
of Donnison's made earlier): rent control cannot be considered in 
isolation. It must be part of an attempt to elaborate a coherent overall 
housing policy. Since this involves a mul tiplic ity of "hous ing 
constituencies" it presents politicians with acute problems -- from which 
they are all too happy to run away. 

There is nothing unusual (or distinctively Canadian) in this. Rent 
control is a political response to a given set of conditions and, to 
date, "scientific research" seems to be at best marginal and, more 
typically, irrelevant. 

(1) Op cit, p. 12 et seg. 

(2) OF cit, p. 40. 
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IX: ETHNICITY 

Given the nature of Canadian society, I find it incredible that so 
little research has been carried out on the housing experiences, conditions 
and aspirations of different ethnic groups. Richmond and his colleagues 
at York University (1) have dealt at length with ethnic spatial 
segregation but, as with Porter's classic, (2) the focus is different from 
that of this essay. There is a mass of statistical data which has been 
collated (3) or used for the analysis of social areas or residential 
segregation. (4) Such data have wide use in sociology and geography, 
but little direct use for policy. 

Small scale sample studies are much more fertile in this connection, 
for example Breton's study in Montreal, (5) Neumann, Mezoff and Richmond 
in Toronto, (6) and Driedger and Church in Winnipeg. (7) Few of these, 

(1) A.H.Richmond, Immigrants and Ethnic Groups in Metropolitan Toronto, 
York University, Institute for Behavioural Research, 1967; A.H.Richmond, 
Ethnic Racial Segregation in Metropolitan Toronto, York University, 
Institute for Behavioural Research, 1972; and A,H.Richrnond and 
J.Goldlust, Family and Social Integration of Immigrants in Toronto, 
York University, Ethnic Research Programme, 1977. 

(2) J.Porter, The Vertical Mosaic: An Analysis of Social Class and Power 
in Canada, University of Toronto Press, 1965. 

(3) D.M.Ray (editor), Canadian Urban Trends, Copp Clark and Ministry of 
State for Urban Affairs, 3 volumes, 1976. 

(4) W.G.Marston, "Social Class Segregation within Ethnic Groups in 
Toronto, Canadian Review of Sociology and Anthropology, Vol. 6, 1969, 
pp. 65-79; and T.G.Nicholson and M.H.Yeates, "The Ecological and 
Spatial Structure of the Socio-Economic Characteristics of Winnipeg 
1961", Canadian Review of Sociology and Anthropolo~y, Vol. 6, 1969, 
pp. 162-78. 

(5) R.Breton, "Institutional Completeness of Ethnic Communities and the 
Personal Relations of Immigrants", American Journal of Sociology, 
Vol. 70, 1964, pp. 193-205. 

(6) S.Neumann, R.Mezoff and A.H.Richmond, Immigrant Integration and Urban 
Renewal in Toronto, Martinns Nijhoff, 1973. 

(7) L.Driedger and G.Church, "Residential Segregation and Institutional 
Completeness: A Comparison of Ethnic Minorities, Canadian Review 
of Sociology and Anthropology, Vol. 11, 1974, pp. 30-52. 
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however, go into any depth on housing issues. The emphasis is on spatial 
patterns, ethnic identity, "institutional completeness", (i.e. ethnic 
self-sufficiency), and so forth. 

Indicative of the extent of "housing content" is the study by Gad, 
Peddie and Punter. (1) This was a survey of the enforced move of 
39 households affected by the Spadina expressway development in Toronto. 
Fifteen of these were Italian and 12 were Jewish. Traditionally Jews 
and Italians seem to have migrated northwards in close proximity. This 
pattern began to break in the 'fifties, with the Italians moving towards 
the northwest and the Jews towards the northeast. The study shows a 
continuation of this separation, and hence "the perpetuation and 
extension of these two ethnic sec tors". (2) 

A 1974 federally sponsored review of Segregation Patterns in 
Canadian Urban Areas (3) by Jarvis and McLemore concluded favourably that 
ethnic segregation followed largely from ethnic differences in housing 
preferences and that the processes involved "are in many ways socially 
beneficial". By comparison with the extensive discrimination, and 
ghetto-ization of the U.S., life in Canada seems sweet indeed. 

Certainly there is no equivalent to, say, Elizabeth Burney's 1967 
English study, pointedly entitled Housing on Trial (4) nor, of course, 
any official report similar to the Central Housing Advisory Committee's 
Council Housing: Purposes, Procedures and Priorities. (5) 

Cl) G.Gad, R.Peddie and J.Punter, "Ethnic Differences in the Residential 
Search Processll in L.S.Bourne et aI, The Form of Cities in Central 
Canada, University of Toronto, Department of Geography, 1973. 

(2) "The Jews more than the Italians, form a close-knit community with 
strong social, cultural and economic ties, and are motivated to 
maintain these ties. They are also aware of the location of social 
contacts and Jewish institutions, and take these into consideration 
in a relocation decision. Many Italian households, despite stated 
preferences to move away from predominantly Italian areas, follow the 
same general pattern of migration towards the northwestern corner of 
Metro Toronto. The activity and awareness space of the Italians is 
moulded by the spatial pattern of their community and tends to 
perpetuate spatial cohesion of the Italians whether they like it or 
not." (p.179) 

(3) G.Jarvis and R.McLemore. Segregation Patterns in Canadian Urban Areas, 
~1inistry of State for Urban Affairs, Discussion Paper B.74.14, 1974. 

(4) E.Burney, Housing on Trial: A Study of Immigrants and Local 
Government, Oxford University Press, 1967. 

(5) Central Housing Advisory Committee, Council Housing: Purposes, 
Procedures and Priorities, Her Majesty's Stationery Office, 1969. 
(See particularly Chapter 9: "Housing Coloured People".) 
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This is not to argue that absence is equivalent to deficiency. The 
Canadian immigrant situation has been totally different from the British 
on several counts. It has been largely "uncoloured" (to emhrace a British 
concept) whereas it was "colour" which aroused much of the British 
controversy (and, of course, much more so in the United States), 
Secondly, the large public sector in Britain has been under constant 
scrutiny on its behaviour in relation to discrimination: this issue is 
much more problematic and slower to develop in a society which leaves the 
major housing sectors to the forces of the free (even if subsidised) 
market. 

Thirdly, the British have (with vestiges of colonial arrogance) held 
to "assimilation" policies (as with the no", discredited American "melting 
pot"), while the Canadians have been content to let social forces work 
themselves out in whatever mosaic transpired. There is a profitable 
field for inquiry here -- which could be particularly useful on the east 
of the Atlantic, where the "mosaic" approach has been implicitly rejected. 

Nevertheless, the general complacency in Canada has recently been 
jarred by Quann's discussion paper (1979) (1) and, of course, it is in 
striking contrast to the situation in relation to the native peoples. (2) 

(l) D.Quann, Racial Discrimination in Housing, Canadian Council on 
Social Development, 1979. 

(2) On which see the special issue of Housing and People, Vol. 7, No.3, 
Fall 1976 (Canadian Council on Social 0evelopment) and I.Goodleaf 
and D.Kogawa, "Indian Housing: A Bleak History Compounded by Other 
Social Problems", Perception, Vol. 2, No.6, July-August 1979, 
pp. 11-13. 
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X: A CONTINUING CONTINUUM 

Since there are so many aspects of housing policy research, it would 
be easy to extend this account to large proportions. Indeed, it is 
difficult to know where to stop. With unconvincing logic, several aspects 
are selected for a relatively summary treatment in this final main section. 

Housing Market Models 

The now defunct Ministry of State for Urban Affairs mounted a major 
project aimed at developing a Macro Urban Program Impact Hodel (MUPIM). 
Lithwick and Brecher attempted to incorporate a housing model into 
this. (1) Silver's work in this area should also be noted. (2) 

It would be useful to inquire how valid is Silver's contention (made 
in his 1970 paper) (3) that: 

" •••• there is little more useful knowledge to be gained about 
the housing market at this point in time from the continued 
use of the highly aggregated data typical of previous studies. 
From the point of view of the investigation of housing demand, 
with which this paper is concerned, a greater understanding 
of the relationships, and especially of the dynamic 
characteristics must rely upon the examination of 
disaggregated data, ideally to household level, and including 
information both about the socio-economic characteristics of 
the households, the physical characteristics of its housing 
and the quality of the environment in which that housing is 
located". 

To be considered in this connection is the work of Hichael Goldberg, 
an example of which is published in the Bourne and Hitchcock book (4) 

(1) I.Lithwick and T.F.Brecher, Critical Research on Housing and 
Accessibility Pricing, Ministry of State for Urban Affairs, Ottawa, 
1975· 

(2) I.Silver, "A Model of Housing Demand in Metropolitan Areas", in 
J.J.Sullivan (editor), Exploration in Urban Land Economics, University 
of Hartford, 1970, pp. 81-106; and I.Silver and G.K.Sarda, A Model 
of the Urban Housing Market: Structure and Issues, Ministry of State 
for Urban Affairs, Ottawa, 1974. 

(3) I.Silver (1970), op cit. 

(4) "Developer Behaviour and Urban Growth: Analys is and Synthesis", in 
L.S.Bourne and J.R.Hitchcock, Urban Housing Markets: New Directions 
in Research and Policy, University of Toronto Press, 1978, pp. 181-227. 
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(which contains other relevant papers). (1) 

There is, of course, a wealth of U.S. work on modelling. How relevant 
is it to Canada? (Is it indicative of the sorry situation in relation to 
the availability of Canadian data that two major papers by Canadian 
scholars in the Bourne and Hitchcock book use American data?) (2) 

High Density Housing 

High density is essentially a relative concept: perceptions in 
Toronto are different from those in London, and even more so from those in 
Hong Kong. It is frequently judged to be a "problem", particularly for 
families with children, but there is of course a difference between high 
density and crowding. This point is stressed in the Toronto Core Area 
Study. (3) More generally, Gunter Gad provides an interesting and 
comprehensive critical review. (4) 

Interest in high densities increased in line with increases in 
projected urban populations. }<!.S.U .A. sponsored a study of "urban 
crowding" (5) which had a number of specific conclusions: 

(1) Including G.W.Davies, "Theoretical Approaches to Filtering in the Urban 
Housing Market". Other work by Davies includes "A Model of the Urban 
Residential Land and Housing Markets", Urban Forum, Vol. 2, No.1, 
1976; "A Model of the Urban Residential Land and Housing Markets", 
Canadian Journal of Economics, Vol. 10, 1977; and (with P.L.Jackson), 
A Model of the Urban Housing and Residential Land Markets, 
University of ',,",estern Ontario, 1975. 

(2) J • Bossons , "Housing Demand and Household Viealth: Evidence for Home 
Ownersli

, Bourne and Hitchcock, op cit, pp. 86-106; and E.G. Moore 
and S.J.Clatworthy, liThe Role of Urban Data Systems in the Analysis 
of Housing Issues", op cit, pp. 228-258. But see also L.B. Smith, 
Housing in Canada, "Urban Canada" Research Monograph 2, C.M.ll.C., 
1971; Housing ReqUirements Model: Projections to 2000, C.M.H.C., 
1978; and E.L.Bebee, "Regional Housing Markets and Population Flows 
in Canada 1956-67", Canadian Journal of Economics, Vol. V, No.3, 
August 1972, pp. 386-397. 

(3) Klein and Sears/~amas and Smith, Core Area Housing Study, City of 
Toronto Planning Board, December 1974. 

(4) G.Gad, '''Crowding' and 'Pathologies': Some Critical Remarks", 
Canadian Geographer, Vol. 17, No.4, 1973, pp. 373-390. This paper 
also has an extensive bibliography. 

(5) A.Booth, Final Report, Urban Crowding Project, August 1975. The 
summary of findings is on pp. 9-10. (See A.Booth, Urban Crowding 
and Its Conseguences, Praeger, 1976.) 



"(1) In general, objectively crowded households and 
neighbourhood conditions have no adverse effect on the 
adult inhabitant. 

(2) Objective household crowding has small adverse effects 
on child health and physical and intellectual development. 

(3) Where adverse effects are found they are small, but persist 
regardless of household type (high rise, row house, single 
family, etc.). 

(4) Where crowding has adverse effects it is generally caused 
by congested household conditions and not compressed 
neighbourhood conditions. 

(5) The feeling of being crowded is not highly related to 
actual conditions. Some feel crowded who are not by 
external standards and others, living in very compressed 
conditions, often do not feel crowded. 

(6) Crowded conditions occasionally have greater adverse 
effects when people are already under stress due to low 
income or other proble~s. 

(7) Childhood experience with crowding sometimes facilitates 
adult adapt ion to current crowded conditions." (1) 

Community Activity and Public Participation 

Studies of tenant organisations, ratepayer groups, community 
associations, public participation etc, abound. Typically their concern 
is far wider than "housing" and, indeed, the "housingll element may be 
minimal. (2) Generally, the main conclusion which emerges is that, given 
the right combination of political circumstances and effective community 
organisation, community groups can organise themselves to prevent changes 
which run counter to their interests and also, more rarely, that they can 
organise in a positive manner to create a housing service that otherwise 
would not have been provided. 

(1) See also 'd.Hichelson and K.Garland, Differential Role of Crowded Homes 
and Dense Residential Areas in the Incidence of Selected Symptoms of 
Human Pathology, Ministry of State for Urban Affairs, Discussion 
Paper B.75.1., 1975; and City of Vancouver Planning Department, 
Housing Families at High Densities, October 1978. 

(2) The interested reader is referred to Arthur Stinson's bibliography of 
"citizen action". The latest edition of this is A.S tinson ( editor) , 
Canadians Participate: An Annotated Bibliography of Citizen 
Participation Case Studies, Carleton University, Centre for Social 
'.ve1fare Studies, 1979. 
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Generally it ...as "protest" which prompted much of this activity (1) 
(as was also the case in the United States and Britain); and, as the 
objects of the protest (particularly slum clearance, urban renewal. 
redevelopment) receeded, the protest diminished. What followed has been 
more concerned with the practical difficulties of dealing with 
bureaucracies, of abiding by (or securing alterations in) rules and 
regulations, of "getting things done" in a complex society where 
responsibilities are shared among a plethora of agencies. 

The exciting days have gone. '~']ith them has also gone the 
journalistic flair which made much of the writing in this field interesting 
if not positively dramatic. What remains is uncertain. The immediate 
impact on housing policy may have been swift and clear (the virtual 
halting of urban renewal), but whether there were any longer term effects 
is far from clear. It seems to be generally accepted that public 
participation failed to hold on to (let alone consolidate) the political 
force it had when widespread support could be enlisted against 
redevelopment. 

Nevertheless, for reasons which are not unconnected with public 
protest, it is current (federal) housing policy to support non-profit 
housing organisations and co-operatives -- both of which might be 
assumed to have the same "grass roots". In examining these fragile 
institutions one is forced to shift one's focus from community activity 
to the more abstract issue of I'tenure" -- while recognising that the 
issue arises because of (far from abstract) policies in relation to the 
provision of private and public housing. Indeed, the main objective is 
to establish a politically acceptable and viable alternative to public 
housing. As a result, the "grass roots" are having to be seeded, and 
it remains to be seen whether the outcome will be simply either public 
housing in a different guise or subsidised private housing. 

(1) See, for example, J.Sewell, Up Against Cit~ Hall, James Lewis and 
Samuel, 1972; G.Fraser, Fighting Back: Urban Renewal in Trefann 
Court, Hakkert, 1972; J.L.Granastein, Harlborough Marathon: The 
Street Against a Developer, Hakkert, 1971. 



Condominiums, on the other band, appear to have become a well 
established feature of the housing scene, though not without difficulties, 
particularly at the lower end of the market. (1) 

Other Issues 

A more comprehensive review would have included mobile homes, (2) 
housing taxation (and particularly issues such as the imputed income 

(1) On condominiums, Bee R.C.B.Risk, "Condominiums and Canada", University 
of Toronto Law Journal, Vol. 18, 1968, pp. 1-72; Report of the 
Ontario Task Force on Leasehold Condominiums: The Leasehold 
Condominium - Problel"ls and Prospects, 1975; B.McLellan, "Two Problem 
Areas in Condominium Legislation", University of Toronto Faculty of 
Law Review, Vol. 36, 1978, pp. 44-66; S.N.Hamilton, Condominiums: 
A Decade of rience in British Columbia, British Columbia Real 
Estate Association, 197; Report of the Ontario Residential 
Condominium Study Group, 1978. The Study Group report contains a 
useful bibliography on "legal research": see pp. 118 .. 119. For a 
limited study of variations on the theme of leasehold tenure see 
Development Planning Associates, Leasehold Land Tenure: Alternatives 
and Impacts, Report to C.M.H.C., October 1978. (Two ~ecent British 
papers contrasting American and English ideas on "shared forma" of 
tenure are to be found in Journal of Planning and Environment Law, 
1979, F.S.Lane, pp. 505-517, and D.V/ood, pp. 601-608.) 

(2) See Department of Industry, Trade and Commerce, The Mobile Home in 
Canada, Information Canada, 1970; C.M.H.C., Mobile Homes 
Bibliography, 1975; S.M.Donnelly, Mobile Homes in Calgary: An 
Exar.Jination of Various Aspects of Calgary's Mobile Homes, Parks and 
Their Residents, Mount Royal College, Calgary, 1972; M.Audain, Mobile 
Homes: Problems and Prospects (Report of an Inquiry conducted for the 
Government of the Province of British Columbia), 1975; Daryl Nelson, 
A Report on the Utilisation of Mobile Homes, including a Presentation 
and Anal sis of the Mobile Home Environment in the Cit of He ina, 

prepared for the CPAC, Saskatchewan Division; published in 
P.McAusland, Mobile Homes and Park Development, 1975); Alberta: 
Institute of Law Research and Reform, Residential Tenancies Project, 
Background Paper 8, Mobile Homes, University of Alberta, Institute of 
Law Research and Reform, November 1975; P.McAusland, Mobile Homes and 
Park Development, Community Planning Association of Canada, Ottawa, 
1975; and Ministry of State for Urban Affairs, Joint Study Team on 
Mobile Homee, Mobile Homes: Recommendations for Alternative Federal 
Government Actions, C.M.H.C., 1977. More recently, see two papers by 
John Everitt: "The Misunderstood '1-10bile''', Habitat, Vol. 22, No.3, 
1979, pp. 22-27, and liThe Hobile Home: A Housing Alternative - The 
Case of Brandon, Manitoba", Urban Forum, Vol. 4, No.5, September 
1979. 
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from home ownership and the currently topical arguments on tax reliefs 
for mortgage interest); (1) the bureaucracies of housing; (2) and so 
forth. Curiously, some crucially important issues appear to be virtually 
ignored -- such as the proportion of national resources which (under 
differing and changing circumstances) might be devoted to housing. But 
perhaps the biggest omission is the lack of adequate consideration of the 
impact of long term inflation on the housing market. Shaffner touches on 
one aspect of the issue: 

"Government should recognise that housing policies should 
contribute to maintaining some sort of approximate balance in 
the relative demand for real and monetary investment. Tying 
up large amounts of savings in price-inflated housing is 
detrimental to the housing sector because it promotes still 
higher housing prices and to other users of capital because 
they may be confronted with a capital scarcity." (3) 

But, of course, there is more to housing policy than economic rationality. 

(1) See, for example, F.A.Clayton, "Income Taxes and Subsidies to 
Homeowners and Renters: A Comparison of u.S. and Canadian Experience", 
Canadian Tax Journal, Vol. 22, No.3, 1974, pp. 295-305; H.Kitchen, 
"Imputed Rent on Owner-Occupied Dwellings", Canadian Tax Journal, 
Vol. 15, No.5, 1967, pp. 482-491; M.L.McMillan, "A Residential 
Interest Deduction as a Potential Approach to Taxing Imputed Rent l1

, 

Canadian Public Policy, Vol. 5, No.2, Spring 1979, pp. 195-205; 
R.Shaffner, Housing Needs and Economic Policy: The Mortgage Interest 
and Pro rt Tax Deduction Pro sal, C.D.Howe Research Institute 

"HRI Observations" No. 19 , April 1979; L.B.Smith, "Economic 
Implications of the Clark Proposals for Residential Hortgage Interest 
and Property Tax Deduction", Economic PoliCY Review, (University of 
Toronto, Institute for Policy Analysis), Vol. 1, No.1, 1979, 
pp. 23-37; and L.B.Smith, "Mortgage Interest and Property Tax 
DeductiOns", Canadian Taxation, January 1979. Going further afield 
into questions of capital cost allo .... ances, "HUBBS" (multiple unit 
residential buildings) etc -- there is a recent neat study by Debra 
Frazer: ',"ho Benefits from Tax Shelters: A Background Paper on the 
Development and Use of Tax Deferral and Tax Exemption Measures for 
Housing and Residential Building in Canada, Canadian Council on 
Social Development, 1979. 

(2) A "thin" field but see L.D.Feldman, 'IA Housing Project Wends Its '''eery 
Way", Canadian Public Administration, June 1963, pp. 221-232. 

(3) R.Shaffner, Housin in Canada: Learnin from Recent Problems, 
C.D.Howe Research Institute, ERI "Observationa" ), April 1975, 
pp. 19-20. 
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XI: IN CONCLGSION 

This paper is too short and discursive to warrant a summary chapter, 
but it could be useful to highlight the major points raised. 

It may be a familiar complaint of a newcomer that he is unable to 
find an introductory text (to whatever field of interest). Nevertheless, 
the absence of any general books on Canadian housing is more than this. 
There is a clear need for a descriptive account of Canadian housing 
conditions, perceptions, policies and institutions. It must be noted, 
however, that given the labyrinthine nature of the field, the task would 
be a daunting one. 

It is probably this characteristic which (at least partly) accounts 
for the fact that much research is narrowly focussed, and lacks a 
contextual framework. Both academic and governmental research work tends 
to abstract manageable bits of "housing" from the complex reality within 
which they are embedded. For the academic this is a function of his 
disciplinary approach; the equivalent for the governmental agency is its 
sphere of responsibility. The latter is the more strange: and it is 
evident in the spate of evaluation studies which have tended to be 
concerned not with policy, but with programmes, or even with projects. 

Yet (to illustrate) it is one thing to monitor and evaluate a limited 
grant-aid programme (for example home insultation): it is quite a 
different matter to evaluate rent control. (Those who have ventured into 
the latter field have typically either failed to appreciate the 
difficulties or have ignored them.) 

There is nothing uniquely Canadian in these issues though, given the 
undeveloped state of most housing policy research fields, they may be more 
acute here. 'ihat does appear distinctively Canadian is the seductive 
nature of the issues of intergovernmental relationships. This appears to 
rear its head with every policy issue imaginable - and it has an 
extraordinary ability to divert attention from the problem itself to the 
problem of whose problem it is. 

Perhaps this is overstating the case: but I for one found it 
fustrating to see substantive issues such as affordability, income
maintenance, shelter allowances and such like, run into the sands -- the 
quicksands! -- of arguments concerning the level of government which is, 
or should be, the most appropriate for dealing with them. 

With some relief one turns to capital markets and governmental 
intervention in the mortgage market. Here the federal responsibilities 
are clear and (since this is what much of Canadian housing policy has been 
about) there is an abundance of (sure-footed) research. Concomitant with 
this is the wealth of statistical data. 
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It is a far cry from this to the study of the implications of 
demographic change for housing policy, or even straightforward 
descriptions of the dynamics of social change in the larger urban areas. 
Particularly noteworthy to a British newcomer is the absence of studies 
on housing market behaviour, on housing aspects of ethnicity and on 
housing conditions. Given the relative age of the housing stocks in 
Britain and in Canada, it is perhaps not surprising that the popular 
British "house condition survey" is rarely to be found here. Nevertheless, 
the Canadian housing stock is getting older all the time and, since it is 
often of light-weight construction, can be subject to rapid deterioration. 

All this makes it unsurprising that the abundance of statistics on 
housing starts is not mirrored in the "housing quality" field. This is, 
in any case, much more problematic of measurement. How far current 
indices of housing quality are relevant (and to what) is unclear and, 
despite some interesting work, there is a clear need for extensive 
research in this and cognate fields. One of these, of course, is 
affordability - on .... hich surprisingly little work has been done in 
Canada. Paradoxically there has been a spate of writings on land and 
house price inflation. Given this inflation, the affordability problem has 
not been confined to lower income groups: indeed, at least for owner
occupiers, date of entry into the market is typically of greater importance 
than income. 

The affordability problem thus affects the middle classes, and this 
may well have heightened the political profile of housing subsidies. 
Certainly, there appears to be some strong feelings about subsidised public 
housing - or even any public housing at all. Yet one wonders how 
widespread or deep these feelings are. There has been little research on 
public attitudes to public policy questions (though this little is 
suggestive and promising). 

The gaps in housing policy research are thus significant: and they 
will not be plugged by the small scale survey which is all that can be 
typically afforded in academic studies. Small samples cannot portray the 
complexities of human behaviour. At the sarne time, a search for "patterns" 
which hold good over time and distance may be forlorn -... except at the very 
elementary level at which rent control is often discussed (i.e. on the 
basis of the simplest of economic propositions and, of course, with the 
ceteris paribus qualification). 

It could be that major advances in theory would be helpful, but this 
is highly debateable. Policy questions usually have practical value only 
if they are posed in the context of "particularities!! - of time, location, 
cost, and a host of political and other constraints. Studies of these 
constraints (common in the U.S. and to be found in Britain) are rare in 
Canada. 

To conclude this rapid survey there are two final points which I feel 
need stressing. 



First, there is a curious "no-mans-land" of publication/ 
non-publication into which fall a large number of studies commissioned by, 
or financially supported by, central government. These have been paid for 
(at least partly) by Canadian tax-payers, and they have the right to the 
product -- even though the quality may sometimes be less than desired. 
This may point to a more sensitive and effective system of research contract 
control than currently exists. This leads into my second point: the need 
for greater interaction. 

By this I mean the need for research workers in different sectors of 
government and academe to develop better and more fruitful means of 
communication. There is a problem here even in the densely populated 
country of Great Britain; (1) in the vast country of Canada it is an 
imperative. Loneliness is no desirable state for the housing research 
worker: yet it is all too common. 

(1) See J.B.Cullingworth, Communication and Understanding in Planning 
Research: the Case of the 3cottish Planning Exchange, Un;versity of 
Toronto, Department of Urban and Regional Planning, Papers on Planning 
and Design 18, 1978. 




