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1. MACRO-CONTEXT:
THE HOUSING SYSTEM




Canada’s Housing System

The 96% & The 4%




Canada's Housing System: 96 & 4

Non-market Housing

Netherlands 34%
Austria 26%
Scotland 24%
Denmark 22%
Sweden 18%
Housing Subsidies England 18%

Mainly home ownership 19%
France 0

Australia 4%
USA 4%
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Myths about Housing Tenure

There is a single best housing tenure.
Developed countries are societies of owners.
Every household wants to own.

Every landlord owns a lot of property.
Landlord-tenant relations are conflictive.

Owners are better citizens than tenants.

Alan Gilbert, “Promoting Rental Housing,” Finding Room, 2004
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Housing System
Macro Level Contextual Factors

Income & wealth gap / polarization
Labour market realities

Effort focused on addressing social &
economic needs? Discrimination?

Owners/renters income gap

Policy on housing tenure neutrality




CANADIAN
HOUSING SUBSIDIES

Owners
S8 billion

Private Rental

S0.5 billion

Social Rental
S2.5 billion

Frank Clayton (2010) Government Subsidies to Homeowners verses Renters in Ontario and Canada, Toronto:
Federation of Rental Housing Providers of Ontario & Canadian Federation of Apartment Associations.
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Objectives of a Housing System

For an Inclusive Housing System

1. stimulate adequate housing production

2. help produce a mix of housing choice

(tenure, location, size, quality)

3. assist those who cannot afford
adequate, appropriate housing




“We say we want
housing to be cheap
and we want home

ownership to be a

great financial
Investment.

“Until we realize that

these two objectives
are mutually exclusive,
we’ll continue to be
frustrated by failed and
counter-productive
housing policies.”

https://www.citylab.com/perspective/2018/11/housing-cant-both-be-a-good-investment-and-be-affordable/574813/
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Public Policy since the 1980s, 1990s

DEREGULATION: housing finance; rent regulations...
Not ending regulation, but rewriting them to make real estate a
more liquid commodity

FINACIALIZATION: full exercise of the political and economic
power of those who profit from financial services and
instruments, and real estate finance

GLOBALIZATION of HOUSING: residential real estate
dominated by financial networks that are global in scope

AUSTERITY: cutback is social supports, tax cuts for wealthy

REDISTRIBUTION of INCOME and wealth to highest income
individuals
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Summary of
Canadian
housing policy

Keeping
to the
Marketplace




Insider / Outsider Dualisms
in the Housing System

homeowners vs. renters

stable vs. precarious renters

affordable vs. unaffordable housing
highly-indebted vs. less-indebted households

older vs. younger households
ower income households in social housing vs. ...

noused vs. unhoused (dehousing processes)

Rowan Arundel & Christian Lennartz (2019) “Housing market dualization: linking
insider—outsider divides in employment and housing outcomes,” Housing Studies.
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Dualisms: Outsiders in our Housing System

Are more likely to be

* younger
lower-educated
from less-wealthy family backgrounds
from a renter vs. homeowning family

from a disadvantaged/racialized group

Rowan Arundel & Christian Lennartz (2019) “Housing market dualization: linking
insider—outsider divides in employment and housing outcomes,” Housing Studies.
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Actual Objective of our Housing System

A mechanism for

increasing wealth and

income inequalities

Some “countries have come to organise their housing systems
as mechanisms for encouraging rentier returns and increasing
wealth and income inequalities.” (Maclennan and Miao, 2016)
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2. CANADA’S HOUSING SYSTEM




Objective 1 of a Housing System

Does Canada have a

housing supply problem?

For an Inclusive Housing System




Canadian Housing Starts Hit The Highest Level
Since 2007

Starts of new housing in Canadian CMAs reached a multi-year high

last month. The were 234,238 annualized starts in June, up 3.46%
from the same month last year. The last time it was this high was in
2007, and even then it was for only the month of September. Before
that we need to go all the way back to 1990 to see this many housing
starts for more than a month.

J David Hulchanski, University of Toronto
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Objective 2 of the Housing System

Does Canada produce an
appropriate mix of housing

ownership/rental, family/non-family, special needs, etc.,

providing choice?

For an Inclusive Housing System
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Burnaby Mayor Mike Hurley, August 2019

“It’s a bit of a mystery how you actually get
any of the federal funds and we’re working on
that,” he says.

“And we got to this point because the federal
government pulled all that money out of
housing in the late eighties and nineties.
That’s why we are where we are right now.”

— Kerry Gold, “Vancouver needs a huge increase in non-market housing,”
The Globe and Mail, August 9, 2019.
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1996 Liberal Government Budget

The federal government “will phase out its
remaining role in social housing”

No, federal leadership in affordable housing
has not been “restored” since 2016.
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The Liberal Party, while in opposition
(1984-1993), prepared a national
housing strategy that it’s co-authors,
as the finance minister and housing
minister in the 1990s, ignored.

May 1990
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Q There is no proposed increase in expenditures on housing.

Q The largest NHS programs require joint 50% provincial
funding. Thus some NHS funds may not be spent.

Q The Harper Conservative government spent more on
housing in its two peak years than the Trudeau Libera’s.
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Objective 3 of a Housing System

Does Canada assist those who cannot
afford adequate housing appropriate

to their household’s needs?

For an Inclusive Housing System
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Has homelessness been reduced over recent years?

J David Hulchanski, University of Toronto Page 33 of 60 UBC-O, September 2019



J David Hulchanski, University of Toronto Page 34 of 60 UBC-O, September 2019



J David Hulchanski, University of Toronto Page 35 of 60 UBC-O, September 2019



‘Federal spending on homelessness has been
doubled by the Trudeau Government.” Really?

Parliamentary Budget Office: it is a S86M/year (62%)
increase over the five-year historical average.

J David Hulchanski, University of Toronto Page 36 of 60 UBC-O, September 2019



3. NATIONAL HOUSING STRATEGY:
RHETORIC VS. REALITY




“we have already helped more than almost one million
Canadians access homes”

— Prime Minister Justin Trudeau in House of Commons, 2018

“Obviously we double counted to rhetorical advantage”

— MP Adam Vaughan, Toronto Star Interview, 2019
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Confusing Rhetoric, November 2017

Facts, Financial Realities, June 2019

J David Hulchanski, University of Toronto Page 39 of 60 UBC-O, September 2019



2015 Election Promise

Liberal Party National Policy
Convention 2014

“create a national housing
action plan that would
produce afford-able, safe
housing for Canadians at
all income levels

“objectives of the housing
action plan

* elimination of waiting
lists for affordable
housing

* reduction of the cost of
housing for middle and
lower income earners
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Campaign
Promises

September 2015
Liberal Party’s
housing platform
released

A Liberal government will

“restore federal leadership in affordable housing”

with

“a comprehensive National Housing Strategy.”
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National Housing Strategy & its S40B Budget
announced 26 months after 2015 Election
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Annual Inflation Claims about the
National Housing Strategy’s Budget

According to the

2017 budget: S11
2018 budget: $S40
2019 budget: S55

Actual Budgetary
Expenditures on NHS
programs as of 2018

$0.00




NHS is $16.1B over
10-years in new Fed.
expenditures
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April 2017

December 2017

WWW.spacing.ca
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National Housing Strategy Document

* There is no assessment of Canada's housing
system, what works well, what does not.

* |t notes that 1.7 million people are in
housing need and 25,000 are homeless.

* Many Canadians feel a growing sense of
housing insecurity.

* A national housing strategy would explain
why this is the case and identify appropriate
remedial actions.




J David Hulchanski, University of Toronto
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Prime Minister Trudeau tells
Housing of Commons that
“we have already helped
more than almost one million
Canadians access homes.”

MP Adam Vaughan explains:

“I mean, obviously we’ve
double counted to rhetorical
advantage, but that’s how
much money is in the
system. That’s why it’s $5.7
billion. We’'ve done a hell of
a lot of stuff.”

UBC-O, September 2019



2018 Budget: “530,000 households will be removed
from [housing] need.” How was this calculated?
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2018 Budget: “530,000 households will be removed
from [housing] need.” How was this calculated?
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PBO Report: Conclusions

a $325 million/year (14%) reduction in funding for
Assistance for Housing Needs programs intended to
help low-income households

a $167 million/year (12%) reduction in funding for
transfers to the provinces and territories

a $175 million/year (30%) reduction in funding for
federal community housing (social housing)

a $664 million/year increase in funding for Financing
for Housing programs which are not necessarily
targeted to low-income households
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PBO Report: Conclusions

* |tis not clear that the NHS will reduce the prevalence
of housing need relative to 2017 levels.

Overall, the NHS largely maintains current funding
levels for current activities and slightly reduces
targeted funding for households in core housing need.

CMHC’s assumptions regarding the impact of NHS
outputs on housing need do not reflect the likely
impact of those programs on the prevalence of housing
need.
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From 2016 to 2027 the
stream of subsidies on pre-
2016 housing programs
declines annually because
there is no renewal of any.

Proposed NHS spending
will increase but the overall
total will remain about the
same as in the past, $2.5
billion. With no social
housing supply program.
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SUMMARY

The 2017 National Housing Strategy

* No systemic change in the nature and outcomes
of Canada’s housing system

* New or rebranded programs are funded at an
historically low % of the federal budget

* New programs enhance corporate real estate
profit taking from land and housing

 The 1990s LPC policy of a small federal govern-
ment role in assisted housing is continued




SUMMARY

What will the NHS do if implemented?

1. Most of the existing social housing stock will
be protected; will receive subsidy renewals
for rent-geared-to-income residents and
some rehabilitation subsidies.

. There will be additional annual supply of
new expensive rental housing but too few
to have any noticeable or significant impact.

. What else? The annual expenditures are too
low to have much impact.

J David Hulchanski, University of Toronto Page 55 of 60 UBC-O, September 2019



There is no One Solution: Examples

. Develop a comprehensive 12. Escalating property transfer tax
housing strategy on high-end properties

Restrict foreign ownership 13. Housing Speculation Tax

Close the tax havens 14. Investment tax on people who

Rental price controls avoid capital gains tax
Use municipal powers 15. Federal inheritance tax

Limited ban on AirBNBs 16. Affordable housing land bank
Housing co-operatives 17. Housing First
Zero-interest capital loans 18. Creativity in affd housing supply

Affordable housing tax levy 19. Student housing

10. Municipal levy on properties 20. Sociable homes
bought by non-residents 21. New villages

2.
3.
4.
5.
6.
7.
3.
9.

11. Municipal levy on empty 22. A Cdn affd housing alliance

houses or second homes Guy Dauncey, 2016

https://thepracticalutopian.ca/2016/12/03/canadas-housing-crisis-twenty-two-solutions/

J David Hulchanski, University of Toronto Page 56 of 60 UBC-O, September 2019



Macro Level: Year-by-year
reverse the negative trends

GOVERNMENT: Fair, inclusive policies

LABOUR MARKET: Wages, Regulations

HOUSING SYSTEM: Cost of Housing

TAXES & TRANSFERS: Fair Distribution

DISCRIMINATION: Effective Protections
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Politics of Housing

Implications of High Property Ownership

Owners are the majority of voters

Governments take extensive measures to prevent
land and house prices from falling

Owners expect & defend unearned housing
wealth gains & inequalities that flow from them

Owners resist the taxation of ‘scarcity rents),
speculation, unearned capital gains, etc.

Housing and land values are allowed to rise faster
than household income

Maclennan and Miao, 2016
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Adequate Housing is a Human Right

In Canada, it is not a justiciable human right

Article 25

Everyone has the right to a standard of living adequate for the
health and well-being of himself and of his family, including food,
clothing, housing and medical care and necessary social services,
and the right to security in the event of unemployment, sickness,
disability, widowhood, old age or other lack of livelihood in

Universal Declaration of Human Rights, 1948
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