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AN ABSTRACT OF

A COMPARATTVE ANALYSTS OF THE IMPACT OF
STNGIE-TETACTISD HOUSES AND APARTÏENT UNIÎS
ON HOUS]NG RESOURCES AI\ID MUN]CTPAL FINANCES

If Canadian consumer demand for housing und.erwent a

significant change in favour of apartment units compared to

single-detached houses, significant savings in housing re-

sources would resul-t, with little signÍficant impact on

municipal finances.

Chapter I develops a sample population of 11000

persons based on the l-966 Census of Canada. Chapter 2

develops a model apartment compl-ex and a rnodel housing

development to contain the sample populatÍon, and to derive

cost figures. These cost figures are eompared in Chapter 3.

Chapter þ compares the ímpaet of the two different

housing rnodels on Mtrnicipal Finances.

Chapter 5 presents a sunmary of conclusions based

on analysj-s made to this point.

Chapter 6 examines consumer Attitudes and Preferenees

regarding the two types of housing, and Chaptet 7 deals with

consumer demand. for housing, and shifts which have occurred.

in this demand.

l-L.



ti*--*-*-**- l:.1:+;-t:: :'j-i
l-f -î:-i+i+¿:r

ii_i- .

Chapter I examines two possible patterns of housing

in I97L. One is based on the distribution of housÍng by

type revealed by the 1966 Census, and the second is based

on a projected distribution. Comparisons are mad.e of the

impact of these two distributíons on housing resources and

municipal finances.

Chapter 9 presents summary and conclusion material

based on Chapter 8.
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TNTRODÏTCTÏON

The purpose of this study is to make a eom-

parison of two different types of hor¡.sing aceommod.atíon--

apartments and. single-detached dwellings. Together,

these two types aecou.nted for 85.2/, of all oecrlpied

d.wellings in the L966 Gensus of Canada, and, üherefore,

represent the two predominant forurs of housj-ng in

0anad.a.

The comparisons made are of two types: esst

eonparisons aimed at establíshing the rel-atíve inpact

of the two housing types on housi-ng resourees; and eon-

parísons of the different inpaet that these two types

have on municipal finanees.

There are many differences between apartment

units and síngle-detached houses other than structural
d.ifferences, and in the course of thÍs study I have tried
to eliminate these in order to i-solate and assess the ím-

pact of struetural- differenees only on housing resources

and municipal finanees.
...ïnitial1y, a sample population of 11000 persons

is evol-ved. and fitted ínto two different hou.sing mod.eIs,

one eonsisüing of an apartment complex and one, a dev-

elopment of single-detached houses. Thís was done to

1.



l.

derive cost figures for dwelling units which r¡,rould be

suitable for housing a cross section of the 0anad.ian

populati.on, and to eliminate cost differentials which

might occÌ¡r becau.se apartments üÍere d.esigned. for small
farnilies and houses for large famíIies.

Cost differentials rnay also occur as a resu.lt
of locationar d.ifferenees, partÍcuJ-arly with respect to
the centrar urban location of a considerable a"molrat of
apartmenË cor¿stru.ction. To eliminate cost d.ifferences

attributable to locational differences, i-t was assuned.

that both types of housing rôrere construcËed. on unservj-ced

land of equ.al value per acre, and that alI munícipal ser-
viees had to be provid.ed..

As weIl, a variety of other non-stru.ctural
d.ifferences are dealt with ín the seetion on Oonsumer

Attitudes and Freferencês.

The first fíve sections present a etatic com-

parison of the Í-mpacË of these hou.síng types on hou.sÍng

resources and. municipal finances. The latter sections
apply these d.erived. figures to the aggregate d.ennand for
housing in Oanad,a for the period. J966-]9Z]-.

.t 
_.: l
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CHAPTER 1

POFUIATTON SA}{PLE

ïntrodr¡.etion

The purpose of this seetion is to derive a

model populatÍon of lr0OO persons based. on the Lg66

0ensus of 0anada. This ís done Ín order to ascertai-n

the horasíng requi-rennents of such a population, and to

derive housíng costs and other information whÍeh wouLd

be applicabl-e to the Canadi.an housing sitr¡atíon,

Popul-alion Sample

The first stage in the construetion of this
model- is the d.evelopment of a popreLation sample. SÍnce

this study is based upon the housÍng requirements of

the Oanadiar'r population i.n general, all statistics are

based on the 1966 Oensr.rs of Canada o

The sample is eomposed. of a representative

distribütion of 11000 persoRs ín the general population 
i,

of Oanada. The hor¡.sing requirements of this san,ple are

arrÍved. at by an exarnj-nation of the number of households,

families, and non-family persons which the 1966 0ensus

revealed. For statistical convenience, Census definitions
are used, subjeet to the quali-fications introd.uced.

.'.:.;,

3.
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following them:

Census Delinitionç

Ilousehold.: . . . eonsists of a person or grollp of persons
occupying one dwelling. It usually-consists
of a-fanily group, wíth or without lodgers,
employeesr-e[c. -HovÍever, it may consÍst of
a þrorlp of unrelated persons, of t^wo or more
fami.fies sharing a dwelling, or of one person
living alone. Every person is a member of
some ñousehold., and- the nurnber of households
equals the nunber of oceupied d.rnrellings '
. ^. . Households may be el-assif íed as family
or nsn-famÍlY.

Family: ¡. census fanily consístF.g{ a hr¡.sband. and
wife (wÍth or without chil-dren rrrho have never
iharried ) or a parent with one or more children
never married, J-Ívíng together in the same
dwelJ-íng.

Non-faurily Fersonsi Fersons not ín families are those
persons triving alone, livÍng with-unrelaüed
individilals , or living wi.th relativpQ r but
not in a Ï,ruéband=wife or parent-chÍId relation-
shiP.

Qualificatio$s for Fopulatíon Sample

Househol-ds: All hsuseholds in the sanple are ass'umed to
be either one-family hotrseholdsr or non-family
households. All collective households Iie.
i-nsüitutions, hotels, motels, large lodging
houses, ete. ) are excluded. leaving only pri-vate
households. In this sample, the term hou'se-
household refers onl-y to private households.
In 1966 one family and non-family hor¡'seholds
ac"uúot"d for resþectively 8z.O/o- an{ 15 .J{" of
all householdso for a total of 97.5t/o. The
remainin1 2.5/o' wete households eontaÍnipg two
or more families. (see Table ls page 5)

The l-966 0ensus reported the total Canadian pop-

ulation al 2Or01&r88'O and the nr:¡nber of households at
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5r180,l+73. Excl-uding persons in large coTþctive house-

holds, the population figure becomes 19 1366r71+6. (see

Table 2, page 6l This results in a household-population

ratio of approximately 26.7/o. A representative population

of 1,000 persons would. contain 267 hoaseholds and. would

dÍvide between one-fami-ly and non-famj-ly households as

indicated in Table l, page 7.

TABTE 1

I{OUSEHOTDS BT NUMBER OF FAMÏLIES
CANADA, Lg66

Nr¡nber of Faryilies
Per

Ilousehold i

Number of l{ouseholds
Per

Category

Pereentage of
Ilor¡.seholds per
Category

TOTATS

8o¿?,06L

l+ 12l+6 ,7 53

rzb ro52

5,253

35r

5 ,l-8o rl+73

u.5
82.o

2.1+

.1

.0

LOO.O%

0

I
2

3

4+

Source: 1966 gensus of Canad-a, nolune IT
rrHouseholds and Families, I{ousehold Gompositionrt!
0atalogu.e Number 93-9OI+, Table 1{..
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TABI,E 2

DTSTBIBUTTON O¡' PçNSONS BY TYPE OF HOUSEHOLD

J

l
l

Type of ;0ategory of
Household. Person

Ì

Ì

Nr::nber of
Persons

Pereentagé
of persons
in each type
of household

Nr:mber of
persons
ir,r sample
of l-r 000

I

Private l

Family 
I

Householdsi

Private

Family
Fersons

Non-family
Fersons

.!

L7 ,629,6tnOl
1

i
I
I

622,o67i

91.0

3.2

0.0

5.8

910

32

Non-familyj
Ilouseho]-dsr

Family
Persons

Non-faroily
Fersons 58

TOTAL 100.0 1,0oo

Source: Letter from Dominion Bureau of Statistics,
February 2lp, L969 .

The 1966 Oensus revealed the breakdovrn of families

by number of children as set out in Table d., page 7.

Families containing 0 to 4 children aecounted

for approxi-mately 91/' of all fanilies. Beeause this study

deals in part with apartment dwellings, and because of the

inherent problems in hou.si-ng large families in apartments,

the statistical sample being evolved will not incl-ude

families containing more than four children. lifith this

19 ,366 ,71+68
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ad.justment mad-e to the figures in Table 4' they apply

to sample of ?24 family households as indicated in Table

5. (see page 9) This results in the sanple of 1'000

persons beÍng divided as follows: 221+ famlly househol-ds

eontaining a total of 778 family persons, 33O children

and 448 married. adu.lts and 32 non-family persons. b3

non-fanily households eontainíng a total of 190 non-

fanily persons.

TABTE 3

HOUSSHOLDS BY FAMÏITES

Nr.urber ïn
Canada

t
Pereentage Number In

Sample

--- -----*---1.!:È.{;!

One-Fanily
Households

Non-Family
Households

TOTAL

4 r?,l+6,753

904,064

5 ,O5Q,817

22h,

l+3

267

Source: Table 1, page 5.

The sample is aimed at being representative of

the CanadÍan population, but eomparison wi-th J-966 Oensus

figUres reveals a signÍficant discrepancy. The pereentage

of persons in family-household.s is too low, (see Table 2,

page 6) res¡rlting in an abnorraally high d-ensity for non-

family households.

8À..1

L5 .g
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rABLE

FA} ILTES BY Ni]MBER OF
AND UNDER AT HONJT,

l+

CHTLDREN 2/+ TEARS
OANADA, L966

Nurnber of
ChÍldren

Percentage of
Families by nrin-
ber of children

o

1

2

3

h,

5

6

7

I
9+

Llag,58o

881,088

928 rt+31+

628,5r5

363,7OL

r88,333

101, 178

55,209

S:.-rl+53

3g ,77 5

29.O

L9.5

20.l+

L3.9

8.0

b.2

2.?

ú..2

o.7

0.9

TOTA.LS

Total Nu¡rTber of Children in Families: 8 r656r2b5

Average Nurrber of Chíl-dren Per Family: I.9

l_00.0

Nwrber of
FamÍlies

I+r526 1266

Source:
and Families,
Table 58.

1966 Oensus o@ rtHsuseholds
e No. 93-610,
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I

Number ofl
Children I

0

1

2

3

l+

TOTA],S

Persons in
Households

i{umber of
Families

Lr3O9r 58O

881,088

928 11+31+

628,5r5

363 ,7OL

Nunber of
0hildren

0

48

100

]LO?

80

Ta

ii;

o
¿/a

TABLE 5

FAMTITES BT NT]MBER OF OHTLDREN 24 TEARS AND UNDER
AT HOME, CANADA , 1966; SAltiiPtE 220 FAMTLY HOUSEHOLDS

Canada Sample , 22O Family llouseholds

il
I
I

t

i

3r.9
2I.l+

22.5

l5.lv

8.8

72

ll-8

50

3Lv

20

22/.+

Ih-l+

rbb

2AO

L70

]-20

À.r 111r318 J:OO .Oro
-,

Non-Family
(from Table II)

778

32

810

Source: Computed from Table lç, page 8.

In 1966, 8r656r2t+5 children aceounted for h1,.5% of

the population in private households. The sample figure is

33.O%. This dÍscrepancy is largeJ-y the resr¡It of two prevÍ.ous

adjustments:

1) the omissÍon of all households containing more
than one fanÍ-ly; and

2) the omissÍon of all fa:nilies contai.ning fÍve or
more chíIdren.

Percentage of ìi[

Fanilies by il

Number of tl Number of
Children l' Famil-ies

Number of
Persons
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The first ad.justment eliminated 2.5% of all households.

If the families represented by these households containéd the

Canadi-an average of 1.9 children per family, they would re- 
,.:,,

present approxinately 5.9/t of all childrene 'r"

The second., and much more significant ad'justment,

omits all fanílies containing fíve or more children. This

represents only g.zfo of all famil-íes but L|.l+/o of alL children. ,',,,i
l''"t:

(see Table l¡, page S)

The fact that the proportion of ehil¿ren is under- ;".r

stated ín the sample, causes an abnorraally high densityfor 
.

non-family househol-ds. 190 non-family persons make lap I+9

non-family households, a density of 4'& persons per household-.

Inthe0ensu.spopu1ation,L,IL5,aB9non-fami1ypersonsmake
i

up 804106l+ non-faníly households, a density of 1.1+ persons 
l

per household. (see Table J, page 7l .:i 
,

Thereareanu¡nberofwaysofadjustingthepopu1ation
sample to make its characteristíes more closely resemble i, .,

l'iti
those of the census population: 

,,r_1,,

1) Increase the number of fanily households and :.,'

thereby the nurnber of children and parents. However, since

I have assu¡red all farnilies to consist of husband and wife t ,

;- .,. ' .:.

w:ith or without children, the nwrber of married persons in it:i

the sample is 448 (t+t+.Vù which corresponds well with the

Oensus figure of 43.1+/o. (see Table 6, page 11)

,r i:l
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TABTE 6

BY MARTTAL SIATUS,
Lg66È sAMPi,E

fi Percentage
i Dístribr¡tion
il

Marita1 Status

Single
ünd.er lJ years
lJ years aRd. over

MarrÍed.

![idowed

Divoreed

TOTALS

33.5
20.9

5l+.1+

I+3.1+

r.9
0,3

Distribution in
Saniple of 1r00O

5Ub
335
209

l+31+

19

3

roa.o% 1r000

Source: J966=Oengus of Canada. Volrrme l-, rfPopulation,
Marital Status r 

tt '

2) A second alternative would be to keep the number

of famil-Íes at 22t+, but incre8se the proportion of fâmilies
with children to bring the percentage of children more in
line wÍth that of the Censu.s population. ïn addítion, thís
would. reduce the number of non-fämily persons.

3 )Ay third alternative would be to i.ncrease the number

sf non-family household.s, thereby l-owering the d.ensity.

4) A fourth alternative would be to increase the nu¡'rber

of non-farnily persons J-iving urith family hoilsehold.s.

5) A combination of two, three¡ or all four of the

bove al-ternati-ves .,
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The alternative chosen was 5l and all four components

were altered.. The nr¡mber of family frouseholds was increased

from 22\ Eo 235. This al-teratioa yields h7f, of the sampl-e

married, compared. wíth t+3.1+1, of the Census population. ff

those divorced or rÀrid.owed. are j.nclud.ed ürith the married'

group, the figure is t+5.6/o. The dístribution of fa¡nil-ies

wíth ehildren was altered as outlined. below in Tab]e 7.

(See also Tab1e 6, Page 11)

TABIE 7

FA}{ÏIÏES BY NT'MBER, OF CHTTDREN 2& MARS ANÐ ÜNDER

A1 r{o}ffi;-eÀI;aon , 1966; REVISED SAMFLE t 235 FAMILY HOUSEIIoIDS

'ii';çË-3j¡r::]

f

CanadÉ Revised Sample, 235
FamÍly llousehol-ds

Number of¿ Number of
Children T Familíes'

f" of Fa
by numb
Childre

milies
er or
n

ITU:ll,'.ç's' {.1,:í

[umber of
Famil-íes

ïìi:,";
Nu¡aber'of,
Persons i

Number o
Children

iIo j,r,309,580
íl
I1 i 881,088
ì2 i gze,L3h,
I

^i3 i 628,515
It+ i l;l,7ot

31.9

2L.4

22.5

15:b'

8.8

| 29.8
It:j rZ.o,
j

i u.o
i t9.z'
l'I u.o

70

40

l+0

Iþ5

I+O

1¿10

l.20

160

225

2l+O

0

40

80

, r35

û 160

TOTAI,S,{i*41111,318n LOO.Ofo 100.0,q 235 885 br5

Souree¡l,' 6e puted. from Table lr,, page 8.
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ïn the original sarrple, children accounted for 33.O/'

of the population compared to 43.3/" in the Census population'

the revised sample fígure is 4I.5/o,. The sample families with

foirr chil-d.ren were altered" by the largest percentage, from

$.Bfo to L7 .Afo of all families. Census figures revealed' that

famil-ies with four or more children accounted for 35'A% af

all child"": and t7.Zfo øf all familíes. Since this sample

is not inctuding families with nore than four ehild'ren, the

original saraple símpIy removed those T¡rith more than fopr

ehildren. As a resul-t the category of families with four

child.ren represent eð. 23.lrfo of all ehildren and I .ffi of a1;-

familÍes. This in turn caused an understatement of the

percentage of chíldren and. of larger fanilies 1n the sarapLe'

In the revised sanple farnílies containing four ehi'ldren

aecount for 3 8.6% of all ehildren and 17.O/o or all fanilies,

giving a more representatíve weight to larger fanrlly uníts.

As a resul-t of adjustments made to family households,

the nr¡rrber of non-family persons dropped from I9.Afo to 1-;-.5lo

of the sample, a cl-oser approximation of the Census figure

af 9.o/o. The 115 non-fauily persons are dístributed as

follows | 32 with faroily households and 8J in non-family

households. Tbe original sa.mple containe d l+3 non-fami'Iy

hoq.seholds, which iøith 83 persons resulted Ín a densÍty of

2.7 persons per hollsehold. The Gensus figure is 1.4 and it

Irfasfeltthat2.Twasstilltoohigh,sothenr¡rrberof,non-

family households was inereased ts 50, resulting in a d'ensity '-:-"



].l+ '
of 1.7 persons per household. The nu¡'rber of non-farnÍly

persons living with farníly households was j-nereased from

32 to /¡0 persons, resul-ting in 75 non-farnily persons living

in 50 non-fa¡nÍIy households--a densj-Ëy of I.5 -

Other characteristics of the original and revísed

sample and the L966 Census figures are presented in FiÍgures

1, 2 and 3.

In surnmary, the revised sample of 11000 persons is

made up as follolus 235 fa.mily households comprísing 925

persons- -l+7O married adults and &15 children , 24 years and.

under living at home, and. 40 non-fami-Iy persons living as

relatives or lodgers v¡íth famí1y hou.seholds; and 50 non-

fanily households eompri-sing 75 persons.

Such diserepancies as remain will not basieally

affect the analysis for whieh the sample was designed.

In cases r¡rhere there i-s an overstatement or und.erstatennent

br¡ilt into the sam@, qualifieatÍons vltill be mad.e to the

analysis.
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1966" Census

FiGURE T. POPULATTON ]T\i PRTVÀTE IiOUSEHOT.DS
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0ne Familv House-
holds, 1966 Census

Original Sanple

Revised Sample

Non-FamÍly I{ouse-
holds, l-966 Census

0r'iginal Sample

Revised Sample

Householcls of more
than one: family

:.-966 Census

Original Sample

Revised Sample

liousehold-Populati.
Ratic, l_966 Census

0riginal- Sanple

Revised Sample

Percentage

FIGTIRE IÏ
TOTAL NU}¡AER OF PR,]VATE HOUSEHOLDS

1966 Census of Canada: 5rl.8O,473 {tOC.q'¡
Original Population Sampie: '26? (l-OO.O/"1
Revised Population Sarnple: 285 |l-OO.Of")
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Revised Sample
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Family Households{.
l-966 Census

Original Sample

Revised Sample

FTGURE TÏ]
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Persons Per Ïlousehold
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CI{APTER 2

HOUSING T{ODEIS

Introduction

The purpose of this section is to examj-ne two alternative

methods of housing the population sample of 11000 developed

in the previous section. Case Ï develops an aparËment com-

plex and sets out the costs involved in housing the sample

in this maruler. Case ÏÏ houses the same sample in a dev-

elopment of single-d.etached houses.

Cost figures ïrere gathered from a variety of sourees:

the Lower Mainland Regional Planning Board; Planning Director,

North Okanagan Regional District; the fj-rm of Meiklejohn,

Gower and Associates, ArchÍtects; member agencies of the

Okanagan-Mainline Real Estate Board; 1ocal munici-pal offiees

of Vernon and. Coldstream, B. C., and. 1ocal contractors.

lÏnless otherwise indicated all ftgures represent averages

of estimates from the above sources.

Both of these models eontain households which are not

suitably housed--large families in apartment units, and

single person households in single-deöached houses, This

ïüas done to evolve cost figures for two extreme eases and

it is not implied that such households wor¡.ld or should choose

such housing.

18.
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The hypothetical apartment building in Case I consÍsts

of 285 apartments in ten stori-es. The distrÍbution of

apartments by number of bedrooms and nurnber of square feet

is outlíned in Table 8.

TABLE 8

D]STRTBUTf,ON OF APARII{ENTS BT NUMBER
OF BEEROOMS AND SSUARE FOOTAGE

600
800
950

l_,050

48,000
76 rOOO
76,OOO
3r ,5øO

Number of
Apartments

Squafe footagg
Pdr ApartmenEa

Total Souare
Footage *Nr¡rnber of

Bedrooms

1
2

)
b

8o
95
8o
30

285 apartments 23J-r500 sq. ft.

asquare footage based on Central Mortgage and
IIousÍng Oorporation requirements and estimates by
Meiklejohn, Gower, and Assocíates, Architects.

Since the total squ.are footage indicated in Table I

does not include allowanees for hallways, laundry rooms,

etc.r âr addition of 2Ú/' (f+6r3OO squ.are feet) of the total

square footage was added to represent non-ï¿seable living
area,brÍngingthetota1to277,80osquarefeet.

The population sarnple d,eveloped in Part I is housed

in this eomplex as indicated. in Table g, page 2,O.

Oase ï: Po
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TABTE g

DTSTRTBUTTON OF HOUSEHOTDS
BY TYPE OF H0USEHOIE, NUIßER

IN APARTUENTS
OF FERSONS PER

Total
ITouse-
holds

Famíly

Non-FamÍ1

TOTAIS

This

dístributÍon in

Ã.)

dÍstribution is
lable 10 on the

compared to the Oensus

follor¡.ing page.

I
2
3
l+

5
6

70
l+O
Il0
l+5
/}0

3o
r5

-:

285

5

-5-

HOUSETIOÏ,D, AND NUMBER OF BEDROOMS PER APARTT{ENT

Nunber of
Type of
Household

I Persons Per
I Household

Nr¡¡nber of Bedrooms

1 yt 2 â3 li ¿1.

i
1r

I

I

il
i
t

)
)
4
5
6

l5o
l5
I

I

I

20
35
)4

::
ú
30
25

rt
U:l

JI

1
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TABI,E 10

TIOUSEHOIDS BÏ NUMBER OF PERSONS
CENSüS A966; SAMPL;E POPULATI0N 11000

Sample Population

Nr¡mber of
Persons

1

2

3

h

5

6-i-

6+

7

I
9

10+

Nu¡nber of
IJouseholds

.599,57L
L'197 1338

g7g,3gL

9I2 r3l+3

665,88o

I+LZ,l+8O

935,95O

2.29 r275

L?B r2g5

72,393

93,5A7

11.4

23.2

l.6.g

17 .6

12.9

7.9

18.0

I+.lv

2.5

I.l+

l-.8

10.6

29.8

15 .8

1/+.0

15 .8

1À..0

Nurnber of
Households

3o

85

I+5

4.0

l+5

40

TOTALS 285

Sonrce: 1966 Census_of Cangda, Vo}¡ne II,- lrHousehold.s
and Families, Ho 603.
Table 9.

Other data regarding this hypothetical apartment

building are presented on the fol-l-owing page and. in
Figu.re IV, page 23.

ji.;!

].966 census

Fercentage of
Iiouseholds by
Nunber of
Fersons

5 ,180 ,1t73
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1. Square footage oecupied. by
aþartnent buildinE:
(äxterior dimensiõns 82 x 3231 261500

2. Parking: -Based on a require-
üent of få parkíng stalIs per
apartment at 25O square feet
per stall including qntry: 901000

3. Landscaped recreatÍon and
pJ-ayground area (approx-
ímately 475 square feet per
household)

l+. Total square footage of land.
required by apartment conplex:
(approximately 5.87 acres)

L39 1500

256.9o9

Oase ïf
P o pJrl at Í o n åagpl e F otrs.e d-Ïã-ffi81 e:De t.a-c he d Dr"re 11-i nE s

Thís section of the nodel d.evelops a housíng eom-

i plex consisting of 286 serviced resid.ential lots laid out 
i

on a grid pattern. For purposes of comparison, t/28&n

of the eost of the servi-eed. development will be dedueËed I

.,::""

to facilj-tate eomparison with 285 unit apartment complex. 
',-This hypothetical development comprises 2à5 si.ngle- i:l..':'.

detached dwellings. The distribution of these by square

footage and number of bedrooms is indicated Ín Table 11,

page 2l+.

The population sample developed in Part ï is hou.sed 
, ,t.r

in this developmenË by the sane distrÍbution used. ín the ii's

apartment eomplex in the preceding Case. (see Table 9,

page 20) ,'l
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TABL3 11

DTSTRTBUTION OF STNGLE-DETACTIED DTÍELLINGS
BY NUMEIER OF BEEROOMS AND SQUARE FOOTAGE

tsqta*" footage based. on Central-Mortgage ang
Ilousing Gor'poration alerage fÍ-gure for 1967r and estimates
by Meiklejohn, Gower and Associates, Architects.

Other data regardíng this hypothetical housing

d.evelopment are presented. below and in FÍ-gr:re V, page 25.

quare

r 1716, ooo

t39 ,5OO

6t+2,875

1. Square footage of resid.ential lots
zë6 x 6.ooo :
(a11 lois are 60r x loor )

2. Landscaped recreation and playground
area¡ Lr5Or x 310? :

3. Boad allowances

b. Total squ.are footage of land required.
by hor¡sing development
(äpproxinãtely 55-.5 aeres) 21498 1375

Number of
Dwellings

Nr¡mber of
Bedrooms

Square Footage
Per Dwellinga

Total Squ
Footage

80
95
80
30

1
2
3
4

900
1,100
r r25O
l-r l1,O0

72 |OOO
t_o4,5oo
100r000

¿þ2,000

285 dwellings 318,500
se. feet
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cI{APTER 3

COMPARTSON OF COSTS

C-opparison of Cg]citgl 0ostF

To facilitate cost comparisons between the two types

of housing identical servicing is provided for eaeh. Both

are serviced as follol'¡s:

1) asphalt roads (and_parking area in the ease of
the aPartment coÚapl-exJ ;

2I six inch curbing; - -
3 i conerete sidewalks for:r feet wide;
L, ornamental street líghts at 150 foot íntervals;
5i water distributíon throu'gh six inch maíns ;
6) eight ínch sanitarY sewers;
7l twelve Ínch storm seÌ{ersl
S) fire hyd.rants at 500 foot intervals.

arterial road.s with an all0t¡ance of 80 feet and

paved width of 58 feet bor¡.nd the apartment eomplex on four

sides an{ the housing development on two sid.es. Other

roads in the housing d.evelopment are local roads with an

al-lowanee of 50 feet and a paved. !üidth of 28 fáet. Both

developments are assumed to be suryou.nd'ed by other housing,'i

and the costs of servieed bord.er roads are shared lrrith s¡l.ch

adjacent housing.

The costs of services charged to housing in the

mod.els is outlined ín Table 12, page 27 .

Construction and land' costs are as follows¡

l.:1:ì.'.r

¡.:. 1,. r.::i::.
: .::i.t: -

26.
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L) Apartment complex--$ff.0O per squ.are foot
including landscaping.

2l llousing d.evelopment--$il+.00 per squ.are foot
includ"ing landscapi-ng.

3) Raw unserviced land suitable for resj-dential
development--$3, 8OO per acre.

Gross comparative costs of the tr¡¡o mod.els are

set out in Table l-3¡ page 28.

TABIE 12

COSTS OF SERVTOES TO BESTDENTTAT IAND

Service

r::f :'3-":?.-::r-!e¿!:¿ü4i?tr*'iìtiiT.tii:,j

)::. i.:

Water Mains
Sanitary Sewer
Storm Sewer
Ourbing
Sidewalks
Road.s

Street lÍghts
Ilyd.rants

Miscellaneous
Tfater and
Sewer eonnections

surveyÍng

6t¡ di-aureter
$rt díaroeter

L?ît di-ameter
6¡t concrete
¿t ft, r^ridth, eoncrete

iAsphalt, inclu,ding excav
Ì ation, fill and leveling
Ornamental, u.nderground
wiring, 150 foot interv

i 5OA foot i.nterval
!

i
{

9.00
10.00
12.00
1.00
5.00

.50

600.00
500.00

100.00
500.00
30.00

1,000.00

per lin. ft.
per 1in. ft"
per Iín. ft o

per lin. ft.
per lin. ft.
per sq. ft.
per líghü
per hyd.rant

per residential lot
per apartment building
per residentiaL lot
per apartment buÍl-dÍng

Deseription
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rABrE l-3

SERVTCING, C0NSTRIJ0TTON, AND IAND oqqTs
FOR A.PARfl.WNi OOI4PLEX AND HOUSTNG DEVETOPMENT

ïtem

Apartnrent 0omplex Housilrg Ðevelopment

Beqrnirements 0osts Requirenents Cosü

Water Mains
Sanitary Sewer
Storn Sewer
Curbing
Sidewalks
Roads
Street tights
Hydrants
Conr.lectÍon
Surveying

TOTAIS
Adjustment

ADJUSTEE TOTALS

580 l-in. ft.
580 Iin. ft.

lrl72 lin . ft.
2 ,LLZ Iin. ft .
z.OZb lin ft .

63 ,6tz sq. ft.
12 lights

__1 

not"ants

$ 5,zzo
5,900.rLh'rO6t+

2 rLL?
l_o.1_20
3L'so6

7 ,2AA
2 |AOA

500
1rooc

1r,850
11,850
1l_,850
22'.680
22;6S0

387 ,991
oo
20

286 @

286 @

lÍn. fÈ.
lin. ft.
lin. ft.
l-in. ft .
l:ln. ft .
sg. ft.
lights
hvdrants
broo
$¡o

$106,650
118, 500
Ll*Z,2OO

22'r6È0
1L3,&oo
rg3 ,9.54
39,600
10.000
28'.60a
sí ¡eo

$re4,8r;
Minus t/z86tn #!rï:i?r2

Servicing Costs $te4,Bt: Servici¡rg Oosts $Zgf r418

0onstruetioa

Architects fees
tand

TOTATS
Adjustment

Adjusüed Totals

2771800 sq. ft.
0 $11 per sq. ft.
7r, $r,3?l:333

5.87 aeres @

$3,800 per acre 22 1306

3181500 sq. ft. @

$11+ per sq. ft.
#4rt jg,ooo

57.3 """ãI e$3,8oo'per aere 2J-7 ,71+o

#3 ,3lz r:.06
Minus J,/ 2g6r' þt+' 67 6'7 t+o

of land.' 76l

Oonstruetion and
Land ossts þ3 J32rro6

Cost eonstrueËion
And Land Gosts$l+1675 1979

COMPOSTTE TOT. AI1 costs þ3 r\56r9t All eosts fi5 rtr57 ,397
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Future eonparisons of shífts in housing dernand

will be based on these d.erived eost figures. To facil-
itate their use ín this conte:cb both per-household and

per-capita costs have been derived and those are set out

in lab1e 1¿l..

TABTE 14

PÐR }IOUSEIIOLD AND PER CAPTTA COSTS
OF APART$IENT COMFIEX AND HOUSTNG

DEVEÏ,OPT4ENT

rij r':.r:,:,

'-l-

È

f
of

0ost
Apartment

Complex
%or

Total Cost
Ilousing

Development

ost of
partment
s a Fer-
entage o
he cost

Ifouses

Total Cost
Per }lousehold Oost
Per Oapi-ta Csst

Services (totat)
Per Household Cost
Per Capita Cost

Land (totat)
Per Household Cost
Per Capita Cost

Construction ( Includin
architect fee) (totaf)
Per Household Cost
Per Capita Cost

3 ,l+561 918
12 rL3O
3 rl+57

]-'2Ì+ r8I2
438
L25

22 Jo6
78
22

3 ,309, q00
11,61/+
3 o3r0

]-.I+.3

.7 4,0

95 ¿7 81.7

100.0 100.0

3.6

5,b57 ,397
T9,L5O

5 
'l+57

781, tp18
2 r7l+O

781

2,]:6,g7g
760
2r7

l+ rlþ59,000
]-5,650

l+ rl+59

63.tr%

L6.O/,

to J%

7h.zf,
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CoSJoaL-isgIr gf OperaUine agd &tintepagce Oosts

Ïn addition to eapital investment in housing, there

are a number of other costs of a non-capital nature whieh

mu.st enter any eonsÍderatÍon of the allocatÍon of housitlg

resources. Most of these expend.itu.res continue for decades

ínto the future and, therefore, the preci-se magnitude that

some of these costs might assumer presents some difficulty.

All cost*figures used here are based on present prices.

The aím of thÍs section is to establish cornparative

figures on the eost of housing, as opposed to the cost of

a house ( or an apartment ) . Factors eonsidered. are such j-tems

as interest, utilities, munici-pal taxes, etc.

Mortgage interest is one of the more costly features

of housing. The total investment in servieed land and

eonstruction for the apartment complex was $3,b56r9L8.OO,

and for the housing development was #5,t571397-Oo- I have

assumed that financing lìfas obtained with a dovrn palm.ent of

lØ", an amortizatj-on period of 25 years, and an ínterest

rate of g/o. Table 15 outlines the impaet of mortgage fin-

aacing on these eosts. (see page l1)
If the apartment àonplex nere designed as a eondon-

iniwr, Ëhe fÍgures in Table 15 would represent most of the

eost differentíal beti¡reen the two types of horesing. Ïlon-

ever, sinee cond.oniniu¡n hor¡sing is not a significant pereentage

of Canadats hot¡.si-ng stoek, this would be an unrealisüie

r ,.: .': - 1,

: :.ti-ir-.: :,

lr.::liì. l

!:.::1:i,: '
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assumption to make. Thus, the apartment eonplex is assumed

to be rental accoãunodation and other costs must be add.ed.

TABLE 15

MORTGAGE PA]IVIENTS:
TNIEFEST : APART1VENT COMPIEX;

Item

PRINCTPAL AND
UOUSTUC EEVELOPMENTA

HousinE
Ðevelopmeãt ($)

Total- Investment
Down Payrnent ÍO/"-).
Size of- Loan (9O%l
Monthly Fa¡rment
Arrnual Paynent
ToÈaL amount repaid
Total interest paÍd

Average fnvestment
Average Dolm Payment
Average Loan Size
Average Monthly Payment
Average Annual PaSment
Average Total Falment
A.verage Interest Paid

3 tb561918.oo
3t+5,692,OO

3,111 ,226.OO
25 ,760.32

3O9 'L23.8/+7.728-,09ó.00
t+;6161 87o.oo

12,130.0O
rr2l-3.OA

10, g17.oo
9Q'39

1r084.68
27 ,LL7.OO
t6iz39.oo

5 rl+57 ,397 'oo
5l+5,7lv].OA

4.911 ,657 .OO
l+O',667.51+

488;010.48
12.200:262.oo
7;zï8;6a5.oo

19, 150 . oo
1r 915.00

17 ,235.90
Il+2.69

r r7L2 .28
b2 r$.o7 .oa
25 r633 .OO

aAll pa¡anents represent principal. and illterest at
g/o on an a¡rortiäatio n pei'iod øt 25 yeais. Interest is
compounded serni-annually as provided by the National lTousir'tg
Act.

:

!.- .:

Ten percent of the cost of thís complex is equity

capital-. If Èhe entreprenerirr¡Jere to realize a return on

his Ínvestnent of $3¿'.5 1692.00 aö 7fo, this would add approx-

imately $24,200 to the total
average annual eost of each

annrlaI eost, $8L.91 to the

apartment, and $7,08 Èo the

Ar:artment
Coirplex ($)

average monthly cost of each aparËment.
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In addition there are the costs of managíng the

complex, janitorial services, etc. These costs are assumed.

to be $t5r000"00 annually, and do not includ.e repairsr r€- 
.:..;:¡,.decoratíag, or major naintenance, This would equal an .,,'.,1

annual eost of #52.63 per apartment, and a monthly cost of

#t*.39

It ís customary when setting rent,s to make allowance ,';,.;.,¡

for a vacancy raüe. lfithÍn the scope of this model it is l

t, 
ri-,a:t,

not possibLe that one of these units vrill be vacant. Never- r''':l:i'i"

theless, if an eeonomic rent is to be deternined., this
factor must be considered. Assr:ming a 5lo vacancy raËe on

an annual rent of approximately $l-r200.00, a contingent
l

loss of approxinately $t7r0O0 per year wou.Id. have to be

covered.. This wouLd raise annual rents by $59.65, and

monthly rents bv $1.97.

The effect of these faetors is sum¡narized below

in Table 1-6. : : .

TABTE 16 
it"""."

.,,,,.',i|..

PBTNOTPA], AND INTEREST PAYMENTS AND MTSCELIANEOUS I:.'::...:

COSTS IEVTED ON APÂRTMENT CO}trT,EX

Item
Total Annual

csst ($)
Fer Unit

Annual Cost ($)
Per Unit

Monthly Cost ($

Principal & Interest
Return on Equity
ManageraenË
Vacancy Allowance

TOTAT"S

3O9 rI23 .84
ZLv.ZOO.OO
15 , ooo.00
l7 r ooo.oo

1ro8lt.68
84.91
52.63
59.65

90.39
7.08
l+.39
I+.97

365,323.84 r128J-.87 106.83

II ...
:::: :: "::a- .:. . a,
r' jj"j::'
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Two other.eosts whieh have to be considered for
both houses and apartments are insuranee and utilities.
These cosÈs are outlined on the following page in
Table 17.

To consider the longer terrn alloeatio¿ of housing

resources, maintenance costs must be eonsidered. These

would inclu.de such things as repainting and red.eeorating,

structural maintenance and repai-rs, and replaeement of

integral units of the strueture, sr¡.ch as furance, water

tank, etc., to ensrlre that the housirag units do not suffer

deterioration. This would normally be a small item of

expenditure in the first few years but would. assume greater

significance with the increasing age of the stru.eÈure.

Sínee it is primarÍly related to the stru.eture itself,
these costs are based on the constrr¿ction costs of the

respeetive housing complexes. To maintain these units for

an Índefinite life I have assumed that an annu.al cost

equivalent to 5/o of Elne constru.ctÍon cost would be necessary'

fn the case of the apartment complex, this would j-nvolve a

total annual cost of $161 51*9.OO; a per unit annual cost of

$58.00; and a per unit monthly cost of $[.83. For the

$zz ,295 .oo ihousing eomplex the comparable fÍgures are:

78.23; and. #6.52.

The remaining charge against these housing nrodels

is municipal taxation. This is dealt with in detail ín

a follor,rring seetion. For purposes of assessing it as a eost

levied against housing, I have applied a taxation rate of

j-.+*



TABTE 17

UTTTTTT AND FIRE TNSURANCE COSTS
APARTPENT OOMPT,EX AND HOUSTNG EEVELOPMENT

aFire InsuraneebElectricity
Telephone
Metered Water

^Garbage 
Disposa!-

"Heatíng

TOTATS

Apartment Complex

Total
nnual
qst ( $)

i l}.700.00
14.1;ollo.oo
i17,loo.oo
[]-1, lloo.oo
t, 5,l3o.0o
[r3 , 68o.oo

*Fig,o"* for r¡rban area, structurgq o4lyr^courtesy A1lstate Insr¡ranee.
(Apartment Cämpféx $fO0.30.for fírst #25ro00; $4.30 per thousand of remainder
of* val-ue for 3- year policY) .

bFÍgur"" include lighting, electric applianoes, and. water heating.
oourtesy nritish Co}¡nbj-a llydro and Fower Authoríty.

bFig,*"" 
"*" 

as follows for houses for natur?] g?s heating.
POO sq. fÈ. $ff6.oo Per annum

1,100 sq. ft. 133.50 Per annum
I:25O sq. ft. J.lor..fO Per annum
rr4Óo s<i. ft, 158.00 per annum

Fer Unit
ArueuaI
cost ( S)

16.50
l-4¿+-.00
60.oo
¿|,o.00
18.00
/+8.00

I

go,05o.oo | 326.5O

Per UnÍt lí' Total
Monthlv ii Annual
cost($) li cost($)

The aPartment comPlex
Inland Natural Gas.

1.3 g
12.00

5.OO
3.33
1.50
l+..00

Housing Ðevelopment

5.700.00
51:300.00
17,1oo.oo
17,1oO.oo
6,8&o.oo

38 131'']. .OA

Per Unit
Annual
cost ( $)

27 .2r

20.00
180.00

60.00
60.oo
2l+.OO

L3l+.54

Per Unit
Monthlv
cost ( $)

1361383.00

is calculated. on a commercial rate. 0ourtesy of

L.67
5.00
5.00
5.00
2.O0
T.2I

i l+58.5O 39.88

\..)r
a

,t¡
r)ii

':ii
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35 mills to the full cost of serviced land. and to 75f, of

the cost of construction for both proiects. The results

are shol,rn in lable 18, Page 36.

A sutnmary of capital costs, plus maintenance and

operating costs, and munieipal taxation evolved in this

section are presented in Table 19, page 37 -



/" af Va}le
on whlch
Mill-
Rate

Item Levíed

TABTE 18

MUNTCTFAT RE\TENUES FROM APARfIIENT COMPTEX
AND ÏIOUSING DEIEIOPMENT (MItt RATE: 35 MITIS)

Serviced Land IOO/o
Per Household

Revenue

Improvernents 75/,
Per Household

Revenue

Total Revenue

Total Per Household
Revenue

Apartment Complex

Value on Tfhich
Mil($) Rate
Levied

L1+7 rl-18.00

2 ,l+82r 3 50 .00

I

I

IR
I

evenue($) 
i
I

Source: Table Ib, page 29.

5 ,Ll+g.r3

l_9.07

86?8ùz.zj

3Ol+'È5

j92,03t.38
ì

i 322,92

Housing Devel-opment

Value on tlhich
Mil ($) Rate
Levíed ({j)

i
l
{
f
{

998,397 .Og

3 ,31þl+ r25O.OO

Revenue ( $)

3l+1943.9o

r22.6r

rr7 ,obÙ.75

410.70

-

r5r rggz .65

533,3r

\¡)
o\
a

\.tt
'.îì:i



TABrE 19

SUMI/IART OF OPERATTNG OOSTS, MATNTENANCE
0osTs, CAPITAL COSTS AND MUNICTPAI TAICES

PríncÍpal & ïnterest
Return on Equity
Management
Vaeaney Allowance
Insurance & Utilitíes
Repaírs & Maintenance
Munícipal Taxes

TOTALS

ïtem

TotaI.
Annual
cost ($)

Apartment Oomplex

Source¡ Table 15,
page 3h and' Table 18 page 36.

3A9 r]-,23 .Ùti
2l+,2OO .OO
15,0oo.o0
17, ooo.00

j9o. 1050.00
16r 54g.oo
92 ,O3r.3B

Per ünit
Annual
Cost ($)

1r084.68
Bl+.gL
52.63
59.65

326.5O
58.O0

322.92

563,954.22

Per Unit
Monthl-v
cost ($)

90.39
7.08
4.39
l+.97

27 .2r
I+.83

26.9r

lotal
Annual
cost ($)

r r98g .29

Housing Devel-opment

'iì.:-'l
l.;l !i
t,,::

488,010.48

::::

136;383.00
22,295 .OO

r5r'r992.65

page Jl; fable 16, page jZi Table 17,

L65.78

Per Unit
Annual
Cost ($)

L r7r2.28

l',58.5O
78.23

533.3r

798 ,681.13

Per llnit
Monthlv
cosr ($)

rLz.69

-::

39.88
6.52

4l+.1+l+

2 r782.32

ii

ii\r ii*r 
ii.ii
F

i
il

ti

ii

I

I

t

I

fr
|,l

I

ìt

È

l
fi
ìl

I

ìi

ìi
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OIIAPTER /+

ü{PACT OF DTFFERENT I{OUSING
XIEITSTTTES ON ilIUNTCTPAL FTNANCES

ison of Ann d on the illunicipali
' A municipal goverr,rnent is responsible for a wide

variety of services. fn Ëhis section I have attempted an

examination of rrunicipal expenditures with a viei¡¡ to de-

termining the magnitude sf the eost differentials in these

services, which would acerue as a result of the dífferent

residentj-a1 densities outlined in the preceeding models.

To facilitate this eomparison, I have evolved' a

hypotheti-cal breakdornnr of various municipal expenditures

as a percentage of total muni-cipaI expendítures for a

model munieipalitY.

There are fairly wÍd.e differences in the distribution

of mr¡nicipal funds from one city to another, and the per-

centages given in Table 20, PaEe 39t are of necessity only

general guide lines within whieh to assess the models under

discussion.

sínce municipal administration covers commercial

and ind.ustríal areas as well as residential areas, there is

some diffículty in isolating the impact of resídential

density upon municipal expend.itures. Some serviees are

¡rì)o.
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provi.d.ed almost exclusively for residenti.al areas, for

most are related to the size of the l-and area which they

occtrpy.

TABTE 20

BREAKEOIìIN OF IVII]NTOTPAL EXFENDTTUAES BY P]BREENTAGE

example, playgrounds, etc., while

sewers, and other public works are

conmereial- and industrial areas,

Ïtem of Expendíture

GeneralA.dministration. . . .. . o .
Public.'Tlorks Maintenance . . . . . . .
Sanitation and ïIaste Removal . . ., .
Ifealth and Socíal ltlelfare a . . . . .
Education . a . . . . .' . . ) . . .
Recreation and Conmunity Services . .
Police' ProteetÍon and Lainr Enforcement
Fire Frotection o .
DebtCharges....
Reserves.o....

t

Ò

a

a

a

Capital and T,oan Fund Contributions
Misegllaneou.s . . . . . . . o . . .

others such as roads,

shared by resÍdentíal,
0f those which are shared,

Fercentage of lotal
Municipal Expenditure

. . 6.ofo

. . 7.5ft

. . 4.O/e

. i lO.U/g

. . 33.OTq

. ' 9.Oo/o. . 5.Ofo

.. t+.5/e

. . l}.Ofo. . ?r.5%,
t . 6.4/e
. . 2.56/o

aoaeaaaa

aoaaataa

aaaaaaaa

aa

aa

aa

aa

aa

aa

aa

aa

aa

aa

aa

oa

lOTAt. . . . . . . . . . . . . . . . . . . t .100.O1o

Sor¡rce: B.C. Bsnd. Dealers Assn., 1968 sritish
Columbia Munici'oal Yearbook. Vancouver. MiËehell Press

ó consulted'were the Annual
Finaneial Statements of a nrrmber of British Oolumbia
Muni-cipalities )

There are exüreme variatíons among municipalities

as to the distribution of Land betrseen eomrnercial, ind.ustrial-

and residential rlse. The newly developed residential sub-

rerbs might approaeh AOOfo of land. in resÍdentÍal use, while

the center of an older cíty, if ít is under a separate
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municipal administration, might have 8O% to 9Of' or more

of its land j-n commercial and industrial use " For pur-

poses of comparison, I have somer¡rhat arbitrarily assuned.

that 7O/' of municipal land is ín residential use' and j@o

i-n commereíaI and índustrial use.

I have fi¡rther assumed that the residential area

of the municÍpality is divided between dífferent forms of

housing approximateS-y according to the figures revealed. by;;'

the Lg66 Oensus. (See Table zl- below)

TABLE 2I

O0oUPIEE ÐïELLINGS BY STRUCTURAL TYPE: OANADA, :-966

Type of Drnrelling
Number of

Dwelling Units Percentage

SÍngle-Detaehed

Si.ngle-Attached
Doub1e House
Other

Apartment
Duplex
Other

Mobile

TOTAT

3 ,234,l..23

t+oLr75It

rr5L6 rI+r9

28 1177

238,758
162-,996

339,91+.I
L,r76,b78

62.h,,

7.7
l+ '63.1

29.¿+
6.6

22.8

.5

5 ,r8o 1473 LOO.O%

Soi¡rcer 1-966 Census of Canada, Vol-ume IIo
*I{ouseholds and ¡'a¡ri .Þe and
Tenurerr, Catalogue #gl-6O2, Table J.
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If dwellings other than apartments and' single

d"we]lings are eliminated, and percentages ealeulated on

this basÍs, sÍngle-detached. houses would account for 73.3/o

and. apartme¡lts for 26.7/r'af all housing uníts. Those elim- ".''

inaüed ïÍere primarily other types of urultiple dwelIíngs, and'

thr¡s, the figure for single-detached houses is probably over-

stated. Hoïrever, for purposes of this section, I have assü.med 
1:,,,,,

that the mtrnicipal residential area consísts of approximately "t:'

"i.t,,7j.3/, single-detached. dwellings, and. 26.7/o apattment dwelliregs. i::"r':":

HavÍng nrade these assumptions about the mgnicipality,

ï $a11 atterlpt to assess the impaet of the díffering resi-

dential densities ofl mrlnieipal expenditures. The items of

expenditure Ìlri]l be dealt with in the ord.er ühey appear in

lable 2A, page 39.

Genera1administrati@nifou1dj.ne1udesuchitemsas

rìrages and salaries for the ?tcivil servicert, office supplies t

equipnent, maintenance, and. expenses, Iegal and' audit feesr 
ir,,..,..
li 

"'rt,.r',
;... ..1 ..aad assessment expenses. 
,,i,,,:,.

Most of these i-tems would. not vary signífícantly i':r:':r':

within the residential densities under discussion. However, .

assessnrent extrEenses Ïrould, in vj-ew of the fact that for the 
.,,.,..,.

housing developnent model, for: exaslple, 285 assessments, tax -:"i¡:'ri 
¡j

notÍces and collectÍons wor¡ld. have to be processed, aS opposed

to one for the apartment complex model. This aspect of ad-

rninÍstration comnonly accor¡.nts for betwe en I5/, and 2O/" of .
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total general ad¡'rinistrative expenses.

Ttrsing the higher figure of 2O{o and applying the

assunpt1ons made abovei9 if all dwe1líng u.nits were apartmentsr i|.',i|,.,,

and if it took one-tenth of the time and expense to deal

rdith apartment unj.ts as ít wou1d. take lr¡:ith bhagle;';;.r''-

d.etaehed durell-ing units, this woul-d. redtrce the elcpenses of

General Adninistrati.on fror¿ 6.A{o to slightly less than 5.3/o,

a totãlsavings j.n municipal expenditu.res of approximately

.7fo. ff the same raunieipality had only single-detached'

dwellings, the figrl.re of 6 .Úo would increase to approxim-

ately 63fo.

The largest eost dÍfferentials are those conneeted

with the naíntenance of municípal- prlblie works sr¡.ch as

road.s, sewers, etc. These differentials are outlined in

Table 22, page 4.3 .

The annu.al eosts per dwelling unj.t are $2.08

for apartment pnits an¿ $17.27 fot single-detached houses.

It would eost a municipality approximately 12% of the cost

of servicing single-detaehed houses, to service apartnent

units. Public works mainËenance represents 7.5/" of municípaI

expend.iture in the hypothetical breakdown gÍven. If 70% of ,,,'-,',

the municipality is residential, about 5.25f" would apply to

the residential- area. The ratio of land requirements for

gpË;rMrent dwellings as compared. to single-detached dwellings

which was evolved in the preceeding models 'hras roughly 10:1 
;,,,..,,,,.



TABLE 22

ANNIIAL IUAïNTENANCE COSTS oF I,TUN]CIPAL SERVICES FOR
APARTTUENT COMPTEX AND HOUSTNG DEVEIOPMENT

lüater Malns 16tt )
Sanitary Sewers ( $tt )
storm sówers (rery)
CurbinE ( 6tt concrete )
SidewaÍks (4t concrete )
Roads (Ashphalt)
Streer Lights (150t )

TOTATS

ftem

Per Unit Annual
Maintenance
Gost ($)a

aThese costs are based on the following life expectancies¡
water mains--60 years; sanítary sewers, storm sewers, curbing and street lights--5O years;
sídersalks--&0 years;'and roads--20 yearso

.ot+5/l.in ft.

.I5Ol/.Lin. ft,.

.o5o/.Iin. ft.

.004/1in. ft.

.oo6/1ín. ft.

.OO2'6/sq. ft.
11.85 per light

Souree: Pearson,
mimeograph by the Lower Mainland Regional
Nouember, 1967.

Apartnnent Complex

,Requirements

, 580 lin ft.
ì 58o lin ft.
I rl72 lin ft .
2 rL1.? lj-n ft .
Z.O?h, lin ft.

63|612 se. ft .
', I? lights

Annual
Nlainten
Cost ($

Housíng Development

?6,LO
87.00
58.60

8.1+5
6.lb

265.39
]..l+2.3O

nce
Requirements

111850 lin ft.
11,850 lin ft.
11.850 lin ft.
22:680 lin ft.
22',680 lin fr.

387,9O3 se. ft.
' 66 lÍehts

N. , lrrlhat Príce
Planning Board,

593.88

Annual
Maintenance
cost ($)

533.25
r1777.50

592.50
90.72

13 6.oB
1,008.55

7 82 .rO

SuburbÍa, A Study published ín
New lüestmínster, B. C.,

4 r92O .7O

È
\¡)
t

¡

I

I

{

I
I

I
I
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in favo¡¡r of apartments. If this were applied to pubtic

works expenditr¡res, 267/7597 of :uine 5.25f" would be for

servicing apartnent dwelllngs and 7330/7597 for sfngle-

deüached dwelLings. If the enüire resj.denüial sector con-

sisted of sfngle-d.etached houses, ühe Land area required

would be 31.6/o greateri if it consisted sole1y of apartments,

it would be approximately J'3.L/o of its original size. This

compares to a LT/o cost fÍgure for serving apartment units

noted above. If servicing costs for roads, sevrers, etc.

are proportional to ühe land area being serviced, then the

5.25/" of municípal expendiüures devot'ed to serviclng resi-
dential tand would decrease to O.6Wot if all dwell-ing units

were apartments. The ?.5% púLic works figure would drop

to approximately 2.Øo, a saving in toüal munÍcipal expendi-

tures of 4.6/o arwnally. If all dwelling uni.ts were single-

detached houses, the figure of ?.5/o for public works main-

tenance would Ínerease üo 9.2/0.

The item of SanÍtation and ltaste Removal incl-udes

such iúems as seïrage treaüment and disposal, and, garbage

collection and dísposal. I have assumed thaü people Írill-

ereate the sane anount, of sewage and garbage regard}ess of

the relative densities Ín which they are housed, so any

cost differential wouLd have to be related to disposal.

Sewage treatment and disposal is reLaüed üo the vol-ume of

seÌvage, not to residential density. Garbage colLection and
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disposal is conceived here as a munieÍpa] service for which

an eco¡,romíc fee is charged.--$1.50 per month in the ease of

apartment gnits and $2,00 per month in the case of síngle-

d.etached houses. (see Table 17, page 34) Hence, whíle a

d.ifferential exists, the rel-ative density of housing would'

not impose a different br:rd.en on munÍcipal expenditures '
ITealth and social welfare costs are likely to be

related to factors other than residenti-al d'ensíties' Areas

of high d.ensity are not neeessaril-y prone to higher health

and. welfare costs--sIt¡¡i tenements arer whíle lu:cury high

rise apartments are rlot. Therefore, it is difficul-t to

argue that d.ensity per se would. alter the LO.O/o figure gi-ven

in Table 20, 39.

an ínereasingly l-arge proporbion of nnunicípal

revenues are d.evoted. to edueation. It is unlikely that the

relatj.ve d.ensíties of residential living outlir'r.ed' in this

model would materially affect the cost of providing this

serviee. Approximately two-thirds of the esst of most public

school systems is aceou.nted. for by Ëeacherts salaries, and

m$st of the remaind.er is spent on buildings, equipnent and'

supplies. Transportation is the major faetor which ïrould

vary sígnÍficantly with residential density, and. this is a

very small percentage of most education budgets'

Recreatj-on and cornmirníty servi-ee sueh as parks,

playgrorrnds, museums, libraries, etc., are difficult to
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asSeSS. If a high density patüern allowed concentration of

faciLities there nighü be some savings here. However, it

would appear that the grandiose scal-e on which this sometimes

oceurs, when sueh cultural and recreaüiona1 facílitíes are

concentrated, night more than outweigh the economies of

scale which ühis produces--unless, of courser a value is

inputed to the collecüive aesthetic value which is produced.

$ueh fasilíties as coneert halls, municÍ'pal museunst

and art galleries, etc., would not l-ikeLy be dupLicatedt

and ühe effect of residential density would be more related

to ühe accessíbility of these servíces than to the eost of

providing them. The personnel necessary to operate these

services nÍght be increased slightJ-y with lower densÍtyt

but land set aside for playgrounds, parks, eüc., $Iould not

likely be greater.

I have assumed. that the overall cost of providing

such services would decline by 2/0, from Ø" to fl, of muni-

cipal expendiüures, Íf all dwellings were apartments. Con-

versely, if all dwetlings were single-detached, Ï have

assumed. that the cost of providing these services would

increase by L/n, from g/o to LO% of toüal munÍcipal exPenditures.

Poliee proüection and larr enforcement expenditures

are not like3-y to vary signifieantly with density. The

RCMP, in contracting to service nunicipalities reconmend's



l+7 '

one police officer per thou.sand citizens. Under such con-

tracts, salaries conmonly aecoïmt for about *Of" of tlne eost

of poliee protection. some minor savings in fuel might

result in a high density pattern because of fewer streets

to patrol, but Ít is unlikely that this i^rould signÍficantly

alter the cost of providing the servÍce. Law enforcernent

services (ie. nagistratesr salariesr court costs, etc.) are

related to the incidence of crime. For this to vary, it

would be necessary Ëo prove that the íncidence of crime

lras a functj'on of residential density.

' Fire protection is also not likely to vary sÍgnifÍ-

cantly with d.ensity. T¡ihíle there might be a wider dispersal

of equipment and personnel in a lorni density arear uü-ith some

increase in eost for the duplication of faeilÍtÍes, thís

would be weighêd. against dealing i¡rith fj-res in the multi-

storied. struetures of a high densíty area which wotr.ld

require expensive specialized equipment. The salary com-

ponent of fire protection is of the nagnítud.e of 65/'i.,o 7O{"

and this would not likely vary signifieantly r¡rith density'

Debt Oharges, Reserves, and. capital and Loan F\rnd

ContributÍons are primarily related to the manner j-n which

a municipality is required. to finance ítts operatio1s--

usually establ-ished. by the provincial goverrunent. Some

variation night occur here if the munieipality had a sig-

nificantly different pattern of capital expenditure as a
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result of residential- density. There is, however, little
evidence to suggest this would necessarÍly be the case.

fn summary, if an average munÍ-cipality u¡-iËh the 
,,,,

pattern of expenditures outlined. in Table 28, could somehow

be transformed. i.nto one rohose enti-re residential area colL-

sisËed of apartment units, the sav'ngs in municipal expendi- 
;,r.r

tures wouId. be as follows in Tabl-e 23 t page t+9 r--a total 
""':'

saving of approximately 7.ffi. fncluded. as well is the

situation where the sane mu.nÍcipality has only single-

d.etached. hou.ses 1n its residential area. In this caset

íts expenditures wou.ld be some &,Ð'/o higher. See Table

23.

lti::li;:i



TABTE 23

BFEAKD.Tü'\T " ryTäfi '#å'ffifi1üi'H#i3-Ëi fi#ftîËi$äf,iå', Tfilo* MUNrcrPALrrY ;

LOW R€SÏXENTTAL DÍENSITY MUNTCÏPAIÏTÏ

ïtem of Expendíture

General Administrabion
Public .tltlorks Maíntenanee
Sanitation and Trlaste Removal
Health and Social 't¡iel-fare
Education
Recreation and Community Services
Police Protection and Law Enforcemen
Fire Protection
Debt Charges
Reserves
Capital and Loan Fund Contributions
Miscellaneous

Average

Municipality

TOTALS

Savings AccruÍng to High Residential
Density

Inereased expenditures Accruing
to l"ow Residential Density

Percentage of
Total-

Municipal
Expenditures

High-Residential
Density

Munieipality

6.o/o.
7 .5/'-
l+.oTq

LO.O%
33.o/o.

9.ú/q,
5.oo/q
I+.5t/'

LO.O/o.
2.5d/o
6.o{o
2.5%

:l::

,Liì '

Percentage of
Total

Municipal
Expendítures

Source: Table 20, Page 39.

Low Resídential
Density

Municipality

5.3/,
z.g/,
b,olo.

IO.Ot/o
33.ofe
7.ofe
5.Ot/o
t+.5/g

IO.Oo/o
2.5f"
6.ofo
2.5/o

LAO.Ofo

Percentage of
Total-

Municipal
Expenditures

6.3/o
9.2/'
4.o/o.

l.O.Ot/o
33.o/o
ro,ot/o

5.o7o^
b.5o/e

AO.At/o-
Z.5t/o
6.o/o
2.5no

g?.7f,

7 .7/,

r\o
a

1:O3.O/"

3.ofo

iìti
r.'í..d
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Co$par-ison of AnnJral Mugicipal ReJ'enues

the aira of this seetion ís to examine the impact on

municipal- revenues which wsuld be attribu.tabLe to differences

between apartment dweIlÍngs and single-detached dwellings.

Beeause taxation on land and improvements is l-evied

on eomnercial and ind.u.strial propertyr âs well- as on resi-
dential property, the assumptions made ín the prevÍous

section on ühe distribution of land between commercial- and.

industrial, and resÍdentj.al use will be applied here. It
ÌAras assurned that 3Øt of the municipal l-and area was in
industrial and commercj.al use, and that 70% was in resi-
dential use.

The proportion of dwelling units as between apartments

and single-detached n-ouses ïras assumed. to be 26.7f, apartment

unÍts and 73,J/o hou.ses. This assumption will also be used

in this sectionr

Municipal revenu.es are fortheomÍng from a number of
sources, and. the exact proportions vary sornerarhat from one

municipality to the next. However, two major items con-

sistently serve as their greatest source of i-ncome--taxation

on property and improvements, and grants from senior levels
of governnent. The bulk of t,hese grants are from provinci-al

governrnents, and, therefore, some variations occur from

province to province. FÍ-gures used here are based on the

grant system operating in British Oolurnbia.
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As in the- previous seetion, I have drawn up a

schedule of sources of munieipal revenue to serve as

guide in discussing the impact of dífferent forms of
housing on munj-cipal revenues. See Table 2b, below.

TABLE 2t+

BREAKDOÏN\T OF MUNICTPAT
REVENUES BY PERCENTAGE

Source of Revenue

Taxation on Property and
Gover¡rment Grants . . . .
Licenses and Permits , .
Rents..........
Finesf.........
ServiceCharges.....
Miscellaneous.ro..
TOTAT

ments

fmprovements . ó

aaaaóaa)

aaaaaaaa

aaaaaaaa

attaaaao

oaaaaaao

aaaaaaaa

Percentage of Total
Muni-eipa1 Revenue

67.ofo
20.o%

I+.O%
I.Olo
,.o/*
2.O!o^
I+.o%

LAO.O/o

Source: B.C. Bond Dealers Assn., 1968 Britísh
Qeü--umþia Mqnicipal Tearbool<, Vancouver, ffiffil]lEss

Íso consultéd were the Annual
Financial Staternents of a. ni¡mber of British Columbia
I-{unicipalities )

ïn

the

1)

2i

3l

4)
5l

On

dealíng with taxation on property and improve-

followíng assumptions are made:

taxation on land is based on IOØ, of the assessed.
value;
taxatíon on improvernents is based on 75% of the
assessed value;
i-mprovements are limited to houses or apartment
buildings;
land taxatj.on is levied on serviced land; and
cost and. assessed value are assumed to be equal.

the basis of the two hou.sing models evolved
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previousLy, the differences between the tax bases of the

tr¡o different housing forms is outlined in Table 25t page

53.

The high density pattern would yield 6O.6f, of the

tax revenue of the low d.ensity pattern. If the muníci-

pality receives 6?.q" of its revenue fron property aud

Í-mprovenent taxation, Ít would receive approximately

I+6.y/, from the residential area, 8.51, of this from apart-

nent units, and. 38,t+{" from single-detached. dwellings. If
the entire mr¡.nicÍpal resj-dential area eonsisted sf apart-

ment units, total municipal revenues would faIl by approx-

Ímately 15 .11". If all drn¡ellings trere single-detached. units,
total revenue would. rise by approximately 5t5{r.

The seeond major source of munieipal revenue is
grants from senior levels of government. The smaller

source of money is the federal government. Their grants

occur under the Municipal Grants Aet, and a variety of
other legÍslation and. fed.eraL d.epartnlents. They are not

related. to density, tenancyr or other aspects of the resi-
dential pattern, except for grants made through Oentral

Mortgage and Housing 0orporation for such things as Tfrban

Bener¡a1. Sxcept r,rhere there is an unusual amount of

federal government activity, their grants do not usually

account for more than 2/, or 3/t of all goverrunent grants or

somethÍng approxirnating .5fo of total municipal revenue.



Item on Whieh
Tax is Levied

TABTE 25

COMPAR]SON OF MUNÏCTPAI TAÏ BASE AS BETI¡TEEN
APARTS. NT COMPLEX AND HOUSTNG DEVETOPI{ENT

SerViced land

ïmprovements

Total Tax Base

/, of Value
on which
MiI Rate
is levied

Apartment Complex

Total Vah¡.e
on which
Ntil- Bate
levied. ( $)

roo.o%

7 5 .o/,

Sourcet TabJ-e 1.8, page J6.

1&7,118

2 rb82 t350

Per UnÍt
Valu-ec'on
whlch
Mil Rate
levied( $)

2 r629r t+68

Ilousing Development

5]6

8,710

Total- Value
on whieh
Mil Rate
levied( $)

9 1226

¡

I
I
I

I
I

I

I
i
I

I

I

I

I

I
I

I
t

i

I
I

!

I
I
I
t

I
I

I

I
I

i

I

t
I

I
I
I
I
t
I
I

I
J

I
I
!

I
i
I
I

i

I

i

I
t

i
I

t

I

|i').,it"

gg8,3g7

3 13l+l+r25O

Per LTnit
Value on
whích
Mil Rate
levied( $)

l+ 13bz ,6b7

Apartment
Complex
Value as
Percentage
of Housing
Development
Value
(%)

3'5oo

rr 1734

15 r23b

r4.7

7 b.5

\¡¡
\¡)
a

6o.6%
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The stru.cËure of provincial governnent grants

varies somewhat from province to pro\rince. ïn Brítish
Colurnbia, the bulk of sueh grants are made under three

programs; the ProvÍneial Homeo$rner Grant; a 1ocal .r.'¡,t.,,

Government Grant; and. Social Assistance Grants. Together,

these grants aecount typically for somethíng in excess of

95% of all government grants. In addition to these, the itir:.,i:
it,.t ,-.:,'

Frovincial governnent shares in the capital cost of sehool ,. 
' .''

eonstruction of fronr 5Ø, to 9Of, of srrch eapítal costs, |t:lt.

dependtng on the ability to pay of the school district Ín-
. ,,volved. Other provincial capital-sharing arrangements

apply to certain other eapital expenditure programs of

munici.pa]ities.Becan.nsetheyaregeared'tospeeific

undertakings, these capital grants are not consi-dered.

here. Norre of them has any connection with resídential ..
density. , i

The Soeial Assistance Grants are made to help , ,

municipalities defray the cost of Health and Vrlelfare :tf.]

expenditures and are not related. to the type of housi-ng t't.:,":,

j-n the communi-ty.

The local Government Grants are based on a per-

capita grant to the municipalíty, and likerorise bear no ,'- ,

relation to resid.ential- patterns. 
''1"

The Provinc j-al Homeoü¡Irers Grant, however, ís tied 
:

directly to tenancy. It is presently $f¡O per year and i'

is paid only to resi-dent homeovülers. It is applied as a 
.;.,,i;:,,,:

:

I

I
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rebate on the clrrrent yearts school taxes, of each elig-
ible homeowner and. owner-occupied apartment. Persons

occupying dwellings as tenants t or who ovnr mobile homes

are not eligíble to reeeive this grant. Tn fact, this .1..:'.:-:

grant is aj-med at alleviating the burden of school taxes

on rate payers, and is, in effect, an edu.catj-onal grant.

If it is treated. as a honeornrners grant, the oonsee '-.:,

quences are startling for a municípality whose resid.ential '".
: ':lt::area is predominantly or totally made up of rental apartment :,',':r'

unÍts. The Homeoumer Grants typically make up approximately

t+o/,afa11governmentgrants,andsuehamunicipa1itywou1d

find iËs total revenue some 8%, or so, smaller as a restrlt.
j"

If all homes vrere single-detached dwellings, total municipal 
i

reverlu.e would inerease by rorrgh ty 3.4/o. 
;

l

If,however,thegrantistreated.asaneducationa1..
grant,ontheassumptionthatsimi1argrantsinother
provinceswou1dbefgrthcomingonaper-eapitaorper-

', 
i,l,

pupil basis, then tenancy or residential density wotlld not ,,',,

affect this souree of rrunicipal reventre. ',",;r

T¡Iith the exception of the l{oneowner Grant system, it
would appear that this soilrce of municipal revenue would be

unaffected by díffering residential patterns. 
i:..'...

Other sources of municipal revenue outlined in
Table 25, page 53, r¡¡ou1d. not vary wÍth residential density

exeept in the case of service charges. Included. here would
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be charges for water, garbage disposal, serviee conneetioRst

etc. If the charges levied rrrrere economic charges, the

I amount of money involved might vary slightly but any change

in munícipal revenues would be offset by a change in

municipal- exPendítures.

Table 26, page 57, outli-nes the impact on the

revenues of the mod.el munÍcípality íf all of its residential

area were ehanged froro the 73.3-26.7/o mixt'vre of houses

and apartments to IOO/, apartments, or to IOO/' single-

detaehed dwellings.

:'..! 1.1



TABLE 26

BREAKDOVÙN OF MUNTCTPAT REVÐNUES BY PERCENTAGE; AtrERAGE
HTGH RESTDENTIAL DENSTTY MUNTCTPATTTY; AND

TOÏü RESTEÍENTTAL DENSTTY MUNTCTPATTÍT

Souree of Revenue

Taxation on Property 
I

and Improvemeñts
Governmeirt Grantsa
Licenses and Permits
Rents
Fines
Service Charges
Miseellaneous

TOTALS

Loss in Revenue Attributabl
to High Residential Density

Gain i.n Revenue AttrÍbutabl
to Low Residential- Densíty

AveraEe
Municipãlity

lercentage of Total
riunicipal Revenues

Source: Table 24, page 5J..

aFigures in brackets indicate the
which would result if the BoCn Homeornnrer Grant were
units. (see discussion pp . 54, 55)

67.o/q
20.06/9

l+.Ot/o
7.o/e
2.Od/o
2.O%,
b.06/o

Hieh Residential
Density Municípality

Percentage of Total
Municipal Revenues

MUNÏCTPATTTY;

roo.o%

5r.qo
Zo.o/e (lz.o%)

l+.O70
I.Olo
2.O%
2.Oi,/g
4.O7o

Low Residential
Density l{unicipality

i:11:: .

Percentage of Total
Mu.nicipal Revenues

àL.q, Q6.9%l

15.r% (æ.t%l

72.5/o
zo.o% (23.b/p)

Iu.O%
I.O6/o-
2.ú/o
2.O%
Lv.O{o

,,1

impact on municipal revenues
not made available to apartment

IO5 .5/o (]-.O8.9%')

5.5% ( 8.9/,)

\¡r
-J
a

il

--l
:.1r.).'

..1ilï
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0HAPTER 5

STITJ]MARY AND CONCIUSTONS BESUÏ,TÏNG
FEOM TIOUSTNG MODELS

ïntroduction

This section proposes to examine the information

avai-lable from the preceeding models and analysis, and to

examine and. sumnaríze the nature and scope of differentials
i.n costs imposed on housing resourees, and of cost and re-

venue differential-s imposed on mu.níeÍpal governments,

a resul-t of the two dj-fferent forms of housing. The eon-

clusions reached here will serve as a framework in which to

examine the Canadian experienee in the area of housirag.

Cjlpit al C ost_Different ials
The overall capital cost of providÍng hou.sing

i.,i:j.:,
accomnodation í-nqartnent uníts is 63.1*f" of the cost of ,...,i,,1

providing accommod.ation in singJ-e-detached dwellings i ii'
This overall eost is mad.e ir.p of land. eosts, servicing,:

costs, and eonstruction costs. The greatest cost differ-
entials are in land. and. servicíng. An assu¡lption made ín .::..,:::j.:,

the mod.els is that the cost per aere of unser:viced land. ffi

was identieal for both projeets. 57.3 acres $ras required

58.
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for the housing d.evelopment and 5.87 aeres for the apart-

ment complex, hence, the cost of land for the apartment

complex was 10.3/o of Llne cost of that for the housing

devel-opment, and represented only O.7fo of the total cost

of the complex, compared to ll .o/o fot the housing d'evelop-

ment. Servíced land. cost $¡fA per apartment unit (I+-3/,

of the total cost) and $3r5OO per si.ngle-detabhed house

(t8.3Y, of the totàf cost ) .

Construction costs per apartment unit uÍere $11, 6LI+,

and. per house î/fere $f 5, 650. An apartment unit would csst

7l+.2/, of the eonstructiora cost of a hou.se. This represented

g5.fl, of the total apartment cost, and 8L.7/'of the tôal

cost of the house. There are two main factors whích account

for this difference in eosts: the constru.etion cost per

square foot--$ll,00 for apartments and $11*.OO for houses;

and the d.ifferences in the average size of the two types of

housing--8l5 sqìnare feet for apartments, and. Lrll} square

feet for houses.

In terns of total- eapÍtal costr âfl apartment unít

wor1ld provide about 72.Vo of the living area of a house,

for about 63.1+/, of the cost, and urould contain a much lower

servieed land component in íts total cost.

Opergting agd MaÍnlenan-ce Cost Diffgr-entials

ülhen the figures evolved in this section are ad.ded.

to the capital costs of the two types of housing and oom-

pared. on a monthly basi-s, it costs $165.78 to líve in an

i'.', i:..

', ¡t::
ii:1: il
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apartment, and $Zll.53 to live in a house. To live in an

apartnent costs 7I.O/o of the cost of livíng in a house,

and, as noted. above, provides 72.V" of the living area . 
:,';,,',.,,',;:,',,

Because both projects are financed at flo ínþerest

over 25 years ï¡:ith a IO/" equity, interest charges vary by

the sarne percentage as capital costs--the cost of finane- l:,r.._.,,:l
'::,: ,:::a: 

t .:,) '

ing an apartment unit is 63 .l*ft of that of a house.
i, '

Monthly utilíty and fire insurance eosts are #Z7.ZL ¡,,:.,:,lt'

for apartments and $39.88 for houses. These represent L6.4'%

and J.7.L{o respectively, of the monthly eost of housing 
1

accommodation in the two different types. Such serviees 
i

for apartment uníts cost 68.2% of the cost of such services 
I

:

to houses.

ilIunicipal taxes aecount for $e6.91 (l-6.2/r't of the

monthly cost of an apartment an¿ $lr4.4¿* (rLg.Of") for houses.

0_o-sts_Jnrpose$ _on Mun:icipal Gogernms¡nt 
:;,,,;;;,,,.;

In examing this questionr ââ attempt was made to 
,,;¡',.;';i;,:;.,,

set up a hypothetical pattern of munieipal expenditure for :::':'::';;::'':::

a municipality of mixed índr,rstriaI, commereial and. resi-
dential- areas, whích contained, in its residential sector, 

.,.,::::,.,::i

73.|fo single-detaehed dwellings and 26.7% apartment units. iì'...irri

Eeviations in costs resulting from residential patterns

were shown in percentages greater or smaller than those
i

of the model municiPalitY' 
i,:::::,:.::,:
l::.i:,i::.':: r:::



6L.

Only three areas of municipal expend-iture showed

significant variatj-ons due to residential density. These

were General Administration (6.O% in the model municipalíty),

Public lrlorks i{aintenance (7.5%) and Becreation and Commùnity

Services (9.O%), for a total of 22.5f0.

General- Administration expenditures would drop by

O.7/o of total municipäl expenditures if all dwellings were

apartments, and. would rise by 0.,3/o if all were houses--a

total difference of 1.O%.

Public lforks Maj-ntenance expenditures would. drop by

t*.6/t if all dwellings were apartments, and would. rise by

I.7f if all Ì¡rere houses--a total difference of 6.j/o.

Recreation and Communi-ty Servi-ce expenditures nere

particularly difficu-It to assess. However, it was assumecl

that they would. falI approxinately 2f if all- dwellings

were apartments and rise by approximately I% if all rlrere

houses--a total di-fference of 3f".

In summary, if the rnodel municipality eontained only

apartments in its residenti.al area, its total expend.itfres

would drop by some 7 3/'; if it contained only houses its total ex-

pend.itures would rise by some 3.O/"--a totäl difference between

the exbremes of approximately J:O.?/".

Revenues Forlh_co$ing !g the l.{unieipal Government

The hypothetical municipality of the previous seetion

was used here as wel-l. With the exception of the Homeororner

Grant system presently in effect in British Columbia, the
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only Source of municipat- revenue which varied as a result

of the residential pattern, was municipal taxes levÍed. on

land and improvernents.

Based. on eost figures evolved in the housing models,

if all dwellings lÂrere apartments, the municipal tax base

wou1d. be only 6O.6/, of the base available if all dwellings

'rìrere single-detached houses. SiRce sueh taxation represents

67f, of the municipalities revenuesr any major change in

this tax base ís significant.
If all dwellings j.n the model municipalíty were

apartment units, total revenue would fa1l by approximately

15 .6fr; if all lvere single-detached houses, total re\renue

would rj-se by approxímately 5.5fr--a total difference betlqeer+

the e>rtreme cases of some 2I"I/o.

Itlkren compared to munieipal expenditures, a signifi-

cant fact emerges: if the model mnnicipality had' only

apartnent units, its expend.ítures would fall in total by

7'.L{0, but its revenu.es would fall by ir5.I/o. If, on the

other hand, it eontained only single-detached houses, Íts

expend.itures would rise by about 3.Ofo r,uhile its revenues

would ríse by some 5.5/o.



CHAPT5R 6

CONSU}iER ATTTTUDES AND PREFEEENCES
FOR APARI1VENT UNÏTS VÐRSÜS
S TNGTE-XIETA.C}ED DI¡IELLINGS

Introduction

Thus far in the study there has been an assumption

that single-detaehed houses and apartment units are sub-

stitutable modes of housing accoililîodati.on. Trlhile thÍs is
true in a literal sense, the attitudes and preferences

regarding housing held by those who wÍII inhabit them are

relevant. If no eonsumers regard apartments as competing

in the market wj-th houses, then there is little point in

a comparative examinati-on of them. The purpose of this
section is to examine eonsumer attítudes and preferences

in the area of housing with a vj-ew to establishing the

comparability of the two types of housing under eonsider-

ation.

The 9oneepl_o€ the House

The concept of a house and what its functi-on is,
or ought to be is complex. Lewis Mumford defÍned a hou.se

in the following terms:1 :,.:.

llewis Mr:nford-, Mod.ern Architeeture, International
Exhibition, Mr¡.ser:m of Modern Art, New Tork, Feb. 10 to March
l-932, (New'York: P1and.ome Press)'(quoted fiom Nathan Straus,
The Seven lvlyths of Housing, p. 95).

63. j:.::.:ì

23'
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The modern house is a biologieal instiüution. It
is a sheLüer devoted prÍ.marily to the functions of
reproduction, nutúitión and recreation. To expand
trrè ¿efintÍoá a little, the house is a buÍlding
aranged in such a fasñíon thaü meaLs qay- be easily
prepared and served . . . that rest and sleeP 4ay
Ëe ènjoyed; that se:nral intereourse may lake place
in prlvâcy, and that the early care of llq young
may be opþórtunely earried on . . . . Add to these
primarilf physiolôgica1 require4entsr- tþe provision
õf space-fõr-socíal compan*önshÍp and play and
study and the definltioñ of the hor¡se is complete.

This definition is rel-ated closely to the typÍcal

hr¡sband.-r.rife-children concept of the faniLyr and this ist
Ín a sense, a statie coneept. Fanily sizer â8ê, and com-

position change and thls has a significant effect over time

on ühe nature of consumer preferences for housing. Take,

for example, the folLowing hypothetícal family through lts
life cycle and its related demand for aecommodation.

Aü about age 2Q, our one-person fanily enters the

housing narkeü. Until absut age 22 he occupies a room or

small apartment alone. From agg 22 t'o 2l+ he shares an

apartnent ïrith a friend. At age 24 he narries and the

farrily moves to another apartment. At 25 or 26 a first child

is born and the family moves to a larger apartment. At age

29 a second child is born. the first is three and needs an

outdoor play ârêâ. The seeond. chiLd needs a bedroom or a

Rprsery. At thÍl tÍme the faraily worrl-d I1ke to buy theír first
home, but lack a do¡rn palment; so instead they rent an older

home near the edge of the city. In the husbands early

lOrs they pnrehase a smallr nelr suburban house wiüh
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three bedrooms. It is too enall, but the best they can afford.
A third ehild is expected. In hÍs mÍd-[Ots they sell Ëheir

first house and make a doi,c'n payment on a larger house--four

bedrooms, den-guest room--and plan to live here permanently.

ïn fact, they will probably remain here for 12 to 15 years

at which time the children ioill be gone. they nay then

remaÍ-n, move to'a smaller hsuse or an apartment, or in
some eases to a more pretentious house. After the death of
one partner, usually the hu-sband. in his mid-60rs, the

remaining partner may nove to a smaller apartment, or into

the home of a married chíld. Henee, our typieal family

has occupied six apartments, one rented krouse, and two or

three or¡'rned. houses. 0f fifty or m'ore years in the housing

market, about twenty were husband-r,nife-ehildren years. The

nrotives for ehangi-ng their housing lrrere largely Ron-eeonoroic.

TÍhile eeonomic faetors, to be sure, affected or límited
their choice, they ï¡rere not Ëhe primary incentive.

The HousÍns Jriarket

Like all markets, the housing market Ís an ímperfeet

one; the nature of the market itself affects the consu:néris

attitudes, and. to sone degree limits his choiee. The product

supplie,d by the market ean be classified. in a number of ways:

by age--new or previously construeted dwelling units; by

struetural type--single-d.etaehed dwellings or some form of

:-: .1. .1
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multiple dwelling; by tenure--ownership or rental; by

location--urban suburban t et rural-; by príee, size and so

orl¡ Various combinations of these result in a strueture

of submarkets, within the overall housing market, for
exampS-e, the submarket for ner¡r, single-detached, I bedroom,

suburban houses, for sale at about #Z5 -OOO.

Market restrictj-ons oïr. eonsrilner preferences oecllr

where a su.bmarket i-s very smal-l or perhaps almost Ron-

existant; for example, eondoniniuias (apartments for saler.)

or row housing are two subnarkets in Canada in whieh the

supply is very srnall and. priees generally ver!¿ high. The

effect oR -consumers is to foree them Ínto other subruarkets.

The two submarkets of eoaeern here are those for
new single-detached dwellings for sale and aew apartment

uni.ts for rent. These tws submarkets in thís order are

the two most important housing submarkets in Canada, sinee

approxinately 854rc of i-ine population has ehosen one of these

alternatives.

OongtëLer Atgitulþg agd Pre$elences

1 . _S igg l.e - Ee t a c lle d DvrÉ¡ Il_ings - - Or¡¡ne r shi-p T g nure

I{ome osnership is a deeply rooted North American

tradition and íg for all- i-ntents and pu.rposes, synonyrootls

with the or¡rnrership of single-detaehed dwelli-ngs. Until
recent years, for the majorÍty, it was not a reah-zable

dream. Various surveys have consístently shor¡rn a preference
ir::::.:ïi
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for home ownership. Five surveys, conducted from 1931 to
Igt+5, ind.Ícated that seven out of ten famil-ies preferred

to own, and that nj-ne ouË of ten oïüners preferred that status,

while somewhat over one-half of renters would have preferred
)kovrnership." The reeent Beport of the Task Force og Hor¡s¡:ng

agd ürban 9gvelopment*.supports this contention, reporting
that the Canad.ian desire for home or¡nrership ríras Ît . . o

one of the more u.nanimous impressj-ons the Task Force ev-

oLved from its cross-country tour.*3 At its publÍc neetings

the Task Force commonly asked. for a show of hand.s on the

questi-on, and. el-aimed. that response invariably indicated

that ttat least 8O/' of those present wanted to oi,rn thelr own

home, the same figure . . . whi-ch Professor Edward Michaelson

of Toronto obtained in a more scientifíc sarnpling.rr& These

sïLrveys, however, have often not been economically realistic.
They have been based on',ûenure preference, rather than on

financial capabil-Íty.

Dealing with why home otÍnership is preferred, Nathan

Straus sets out the foJ-lowing:

1) The sense of contentment and security felt by
. the family;

2'l Additional self-respeet from occupying a house
ourned. by the family t

2touis 'lilinnick, Fental Hguslne: 0p
Private Investment, p, 53.

3Canada, Repog-t=o-f !þg-Task-I'ol:-ce on Hous¡iIrg ÉEg
Urban DeveLopment, p. J.5.

1,*&id., p- 58.

:'i: '
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3') Freedom to make improvements or alterations
without asking the landlords permission;

l+l Additional prestige among friênds and. i.n bgsiness
associati-ons;

5) C1ear title io"=.a home at the end of twenty;five
years instead of a batch of rent receipts.2

To this list Louis Winníck adds the following:

6l RÍsing residential real estate priees which
have resulted in capital gains, realized or
not, for those r,riho purchased early ( in the
post-war era);

7) Rising construction and operating costs ean be A
more readily eseaped by buying than by rentiflg."

Since World War ïI, in most larger urban centers, a

preference for home or¡mership has almost automatically in-
volved.a preferenee for a suburban locatÍon. The existing

stock of urban housing was not sufficient to absorb the

increased demands on it and suburban development represented

the most practical area for expansion. trfhy a positive

consumer preference for suburban locations developed is the
"/subject of differing points of view. r Some believe that

improvements in transportation and communication rnerel-y

rnade it possible for people to live as they had always

wanted, in an environment of fresh air and sunshine, away

from the undesirable facets of city life, and yet be able to

retain their jobs in the urban labour market. Others

5
Nathan_Straus, Two-Thirds of a Natiog: Á. Housinlr

Program, p. 9O-9I.

:.':ì,1 r:-.': ::::_'"
j..'ll: . ':;_":;..:
:' .: 1,.i . _: : 1',

óï,iínnick, 
-op. cit., p. 52"

TMieyerson,
(see also nüÍnnick,

: ,*l'¡:.å.U 
'{:ú.Érj-a\-rr:L:--!l? 

\i;!¡:i-1 - i:i

Terret, and Vrlheatonr ^-gp,_S![. r p. 87.
op. cít., pp. 5I-52: )-
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regard it more in the light of economÍc factors. Sustained

prosperity, the developments of a housing poliey favouri-ng

owtership, opening of large tracts of cheap suburban 1and,

and the readÍness of ühe construction ind.ilstry to produce

rel-atively inexpensive hou.ses on a large scale, lured fam-

ilies to the subqrbs. Others see the movement as pineers i-n

action. The family can only escape the undesirable aspects

of ibs urban loeation and find a nore desirable environnent

in the suburbs by sacrifieing locational convenierlee. Tkris

more desirable environment might ineh¡.de the beneficial

effect of subu.rban living on ehildren, and the d.esire to

be near friends, relatives, sr rrthe right sort of peoplett.

The differing view points emphasize that the large-scale

development of sr¡burban living has made home ownership

possible on a much larger scale than ever before.

fn additj.on to these factors, the financial position

of large nurnbers of persons in the inmediate post-war era

was eondueive to purchasing a home. Large aecumu.lations of

savings and other liquid assets, and freedom from debt,

as a result of restricted consunpti-on during the ï¡ar, made

possible large-scale home buying. These factors werd. re-

ínforeed by rising ineomes and the trend to inereasing

nurnbers of working rarives.

The trend to the suburbs has not gone unehallenged..

lrlíth the developrrent of sr.rburban shopping areas, central

.L-..'-'].:

,i:5,'
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cÍty business men have Íncreasingly solr.ght to bring eon-

sumers back. IncreasÍng traffic congestion and the problems

of parking in d.ourn town areas, have resulted. in much

greater locational inconveRienee than subu.rban dwell-ers at

first antieipated. New sr¡.burban areas are getting farther

and farther away from the city center, and good locatíons

are becoming scarcer and more expensive. Suburban densities

are often hígher than at first envisioned. Educational

facilities are neïf , but almost alurays crovrded and expensive.

Taxes have risen greatly, and have, iri some areas, given ríse

to ínvitations to industry and eoameree to alleviate the

residential tax burden, thus compromÍsing the original

character of the eorønu.nity. The way of life itself has

not turned out as l¡ras first imagined. Some have found the

dr¡Ilness of Living in a homogeneous conmuni.ty, with its
pressTrres for eonformity, objectionable. Certain j-nconven-

iences have accompaníed the move to the suburbs. Often

the nearest store ís a mÍle or two away. I'{oreover, the

family is to some exbent isolated from the eultural- life
of the city center.

Much attention has been directed at examining why

people move to the suburbs, but considerably less at why

others do notr or why suburbanites return to the cÍ-ty.

Oentral urban living does have certain advantages, and in

the past two decades a preference for this location has

i.:.:r:1.
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increasingll¡ involved a preference for rental accommodation

as wel-l. There are recreatj-onal advantages to this location.

Theatres, museums, concert halIs, art galleries and res-

taurants tend to cluster near the city center. Shopping

is eonvenient, and proximity to empl-o¡rment is possible.

Congestion and tiresome rush-hour traffie can largely be

avoid.ed. As these problems beeome more acute, central

urban living becomes more attraetive.
In spite of these and other factors which have dis-

enchanted many suburban dwellers, subu.rbs contj.nue to grow.

2. Apartment tnits--Fental Ts¡nurg

Consu¡rer attitu.des toward apartment aceommodation

compared to houses are influanced by the difference in
tenure as well as by differences in the housing units
themselves. Since the predominant form of rental accom¡no-

datíon ís apartment units, consnmer prefereRees regarding

tenure are al-so considered.

In spÍte of the preference for home ournership¡ there

remain large numbers who, for one reason or another, choose

to rent. They include the following:

1) newly married eor,r.ples;
2] single individuals;
3l the highly mobi*e;

8!r/inniek, 
.9p,- cit., pp. 6-8.
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l+) the elderly;
5) the financially insecure; and
6l the tthouse-haterstt.

, Und.oubtedly, many within these groups would prefer ..::.:,_,

' 
'- 

't 
tt'

orrrnership, but financial cireumstances preclude this.

Members of all groups, with the exception of the rrhouse-

i haterslt, and, probably, the highly mobile group, would fall 
:

;::: t:

' into this category. For some, rental is nerely a tempor- ,1."l]

! 
- 

,^--^-t 3^-^ !1^^ 
-----^l^^^^ 

. .'..i ¿ry situati-on until a down payrqent is saved for the purchase ,i::,t,.. :.-.: -. :.:

of a home. For others, hoialever, it is a permanent way of

life. Those who prefer to rent, do so for a number of

reasons, in most cases related not so much to a dÍfference 
;

i

in tenure, as to the d.ifferenee between house-dwelling and

apartment-dwelling. Apartment-dwel1ing offers freedom

from such chores as l-avnr cutting, and snow removal, repairs,

maintenance, redecorating and so on r¡rhich are taken care

of by the mangement. Such factors would. appear to be of

particular significance to the elderly and to the lthouse- 
irl.,,
'.,t .,,-.

:t:1,,:,.haterslt' 
''''.'

For the mobile group, which would certainly include

a large segrnent of the newly marríed and single individual

groups, apartment dwellÍng and rental tenure have distinct 
,1,,,.,,.

advantages. The typical lease is for one year, and. most t"l"'

leases allow sub-l-etting arrangements for those who desire

to leave before the expiration of the lease. The cumbersome

process of selling a house is avoided.. Most apartments
.t''.

contain the basic app]åances, such as refrigerators and ::.'.:i
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ranges, thus elÍminatingr for newly married couples, the

cost of acquiríng these expensive appliances, for nobile

individual-s or fanÍIies, the necessity of üransporting therr

wÍth each move. Partially or completely firnished premises

offer even greater attractÍon in this area.

CertaÍn non-economie factorsr âs well, appear to

support an increased demand for rental housing, although

theír effect is dÍfficulü to prove conclusively. An apart-

ment i.s less trouble to keep up than a house, and. has an

appeal to the larger numbers of fanilies whích have working

wives. The shift of inereasing nurnbers toward professíonal,

managerial, and white collar enplo¡nnent, and a decline ín

the nr¡nber of produetion workers nay have an effecü, since

the professÍonal man is more J.ike3.y to rent than other people

ín his Íncome "1a"".9 Aparüments are suiËabLe for the

increasÍng numbers of students in post-secondary institu-
tions who require rental aceonmod.atíon. The growing

scareity, increased cost, and greater distance from the eity
of suitable land for suburban d,evelopment, has removed some

of the desirabiLity of suburban living. Other factors

mentioned. above regarding the dLsenehantment wÍth suburban

J-ivlng are also sígnificant here.

Su¡nnary

There are a variety of qualitative dÍfferenees

. _.:..

9rbæ., po 2I9.
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between houses and aparünents whieh are dífficul-t to assess.

The recreational value of baek yards with the proxinity to

ehildrents play areas, the süorage and recreational potential

of basenents, the greater degree of privaeyr and, other factors

peculiar üo single-d.etached houses, undoubtedly have a strong

inpact on F;otrsüfter preferenees. Freedom from snow shovelling,

lavgn ctrttÍng, etc., are quai[itåtive features favouring apart-

ments which are equally difficult üo measure precisely.

As has been pof.nted out, there are aLso a nt¡mber of

faetors involved other tha+ süructural- di.fferenees.

Consumer attÍtudes regarding housing feel the Ínpact

of a wíde varlety of extraneous ÍnfLuences. These inch¡de

such d.iverse ühings as ad.vertisements by Oanadian and,

American producers of a host of eonsumer goods relaËed. dir-
ectly or indireetly to housing; periodfeals devoted primarily

or excLr¡sively to housing; preferences in l-ocation, süructure,

design and so on, in the offices of f:lnanciaL institutions
and OMHG; housing codes and zoni.ng ordinances; and the value

and staüus Ímplications of various ty¡res of houslng.

Tn addition üo these facüorsr consumerst attiüudes

are affected and i.n a ïray linrited by the scale of operations

of the modern merchant builder. The patternof streets,

the dÍversity of the housing available, the location or

exÍstence of connTunity faci-3-itiesn ffid other factors whieh

help to shape the character of modern housing, are largely
the result of ühe developerrs planning, and not the result
of individual decisions of prospective consumers.
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In the eye of the'consumer, then, how conparable are

apartrnent units to single-detached houses? For most, the

two types probabLy do not represent substitutes. The typi- 
,,,...,..,,

cal homeowner will not likely sell his house to take ad-

vantage of l-ow rents. The large family will not like1y

eonsider apartment dwellings unless fj-nanci,å eonstraints

foree them out of the single-detached housing market. In
any case, they may fÍnd difficulty in locatÍng an apartment 

i,=,;l..,..,

land-lord tolerant of large families. The highl-y mobile, 'iì!,rrii ritir,:.--i'

the' newly marri-ed, the elderly, and the rrhot¡.se-hatersll, ifi

most cases will enter the rental apartment market. More

favourable mortgage terms--lower dovqn pay'rrents, lower

interest ratesr or longer amortízation periods, or any

combinatisn of these--would probably attract renters into

the ownership market.

.ft is likely then, in the short r17tt, that only for

a marginal number of households are apartnaents and

singl-e-detached houses substitutes. This' is primarily

beeause eonsumer attitudes are influeneed by such a wide

variety of factors other than struetural type. Ïn the

long run, the case is less cl-ear. The ehanging compositÍon

of the population, changing real incomes, structural

changes in the urban environment and numerous other factors

coul-d engender signifieant and far reaching changes in

eonsumer attitudes.
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OONSU}.{BR DM¡IAND FOR CANADIAN HOUSTNG

Introdu-ctign

This oeæpuenEr proposes to examine the d.emand for

housing in Canada. In the previous seetion consumer attÍtudes

toward and. preferences for vari-ous types of housing were

examined. This section will deal with effectÍve demand as

displayed in the narket, the determinants of this demand',

and changes that have occumed in it. The following section

will deal with the ímpact of this factor on housÍng re-

sources and munj.cipal finances in Canada'

Demand

The ultimate long-run d.eternainants of hor¡.sing d-emand

are to be found in demographíc factors. By census defini-

tion, ehanges in the occupied housing stock are equal to

net hoïfsehol-d formations. The major of these demographic

features are as fol-lows:

1) net family formation (tne net sum of marriages,
deaths, divorces, and immigrant families);^

2t undbubiing (deteimined. by the ability o! already ,
, existing iamilies to naíntain sçparate householOs) i

3) non-famlly household formation.ru

loW. I[. Il-ling, HousjJre-Demand to ]970, p. 3.

i:, ,,
ij.-1

Lo Determi of ïJotlsi

76.
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The censu.s definition of trfamilytt consists of a

husband and wife, with or without children¡ or a parent

living wi-th one or more chil-dren. The rate of net family ,.,,',

formation is governed by past birth rates to a considerable

degree. The factors of death and divorce appear to be

reasonabl-y stable. Immígration policy, and. changes in it, 1,.,
i.':1:,,

affect net fanily formation significantly from time to tíme.

From 1900 to f%9, average net family formation did. not

exceed. 34'OOO Eo 381000 per year. (see Table 27, page 78)

the growLh rate of net family formation declined substant-

ially from the early years of the century, when high net

immi-grati-on rsas an important factor, to the end of the

depression, during which adnerse economic eonditíor,rs tended.

to díseourage or postpone marrÍ.ages. Fron 1941 to I95I,
net family formation averaged 681000 per year, reflectingri

earlier postponements and immediate post-war marriages.

From l95I to 1961, the average was 86roOO per yearr rê-
;,t,-.:i-:

flecting in part higher immigration. Net family formation ll:'.ir.

declined. slightty during the late 1950ts and early lpóOts,

but, as of L963, the rate has begun to increase again.

In the post-war period, undoublíng of familíes has 
ii;-a

been an Ímportant source of demand. The rate of undor¡.bIing

d.epends on income and emplo¡rn,ent, the level of rents, and

the avail-ability of suítabIe dwellings. These factors have

been increasingly favor¡rable in allowÍng existing families .,i.:,:::,:
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TABTjE 27

AVÐP,AGE ANNÜAI TNCREA.SES IN FAMTLIES AND HOUSEITOLDS
BETIügÐN GENSUS YEARS T90l-T966Tl-

ïear

1go1-11
l-gl,L-2I
l-92r-3r
1931-/+1
IghI-5I
rg5r-56
1956-6t
a96r-66

Families

0O0ts

3l+.3
3l+.8
35.5
37.6
68.2
8¿r..6
97.0
72.O

f,

Family
Households

na: not available
note¡ data exclude

Source ¡

Economi-c Counei-I of

2.8
ct
1.8
r.6
2.4
2.It.)c
L.7

(ooots

na
na
na
na

56.h
gr.7
97.o
77.7

%

Non-Family
Households

na
na
na
na

oaÁ-.k

2.9
2.7
lo

(ooots)

Yukon and I{.W.T.
based on data fron DBS and ClttlÏlC and estimates by

Canada.

Ilroiu.,

na
na

1r Ra
na
8.0
2 .l+
8.6
b.5

/,

i¡!,¡
l:r'¡'l

Total
Households

P. 9.

RA
na
ÏE,
na

2.O
2.6
5.O
b.7

1
2

3

(ooots

,:,,
lllti

39,1
35.5
\ç -1J4.o
64.1+

104.1
r25.6
IL?.2

f'

3,3
o?
2.1+
!..5
c)
to
3.0
2.3

{
oç,
a

t
il

it

iÌ

il!
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to establ-ísh separate households. The proportion of families

maÍntaining separate dwellings rose from 90% in I95L to

g4{, in Lg6l-, and to 96/" in f966.

Sinee little doublíng-up of families is volunt àtTt

the constraints imposing this form of household organi-zation

are usually financíal. Doubling-up u.sually implíes over-

crowding, and overcrowding is most heavíIy eoncentrated.

among families of low j-neome. If thís analysis ís correct,

then overcrowding Ín itsel-f does not represent effecti-ve

demand., and wílI not, of itself, bring about new construction.

Henee, the rate of undoubling is to Some extent related to

the d.emand for moderate, low-rentalr or subsidízed housing.

The third denographie feature under consi.deration

is norfa¡nily household formation. Non-family hoir.sehold.s

eonsist of indivj-duals or grou.ps not related by marriage who

maintain separate dwell-ings. This factor has assu¡ned in-

creasing Ímportance in recent years, reflectíng in part

changes in attÍtudes and preferences. The three generation

home is largely a thing of the past. Apartments and small

suburban houses cannot easily aeeommodate a grandparent(s).

IIowever, the inereased- availability of small, attractive

apartments, constructed in increasing numbers since 1-958,

has appealed partieularly to non-fa:nily households. The

better financial posÍtion of older people, due partly to

imprroved oId age security, the post-war period sf sustaíned
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prosperity, and. inproved private pension plans, have made

increasing numbers of older people financially independent

of üheír ehildren, and. therefore, more able to maintain '-',','.,,

their oftrn household. GrowÍng numbers of uni-versity students

also j-nerease the number of non-family households.

In the 1956-(¿ period, about three-fifths of such ,,.,.,,1

househol-ds were set up by the persons over 55, and approxi- Íi:t1tl'

1.,,,,.,,.,,..

nately one-half of the total of sueh households urere set i,i'"ilj

up by vÍonen over 55. The majoríty of t?,lese households l¡rere
t.

created by the death of a husband or wife. 
,

The real incomes of most of these non-family house- 
i
l

hol-ds are fixed incomes, determined b$. changes in pensions, 
i

ì

price levels, ar,rd by asset holdíngs at retirement . Tþe j

ability to maintain a separate dwelling would be particularly 
:

fanourabl-e to home owï]ers in thís eategory whose title is :

mortgage free o :,. ,:,.,..

A.n overv1ew of total househol-d formation wor¿1d in- .....r.'

dicate the forlowing general trends: Fron 1901-19&1, 
l-ìoll

average annual pereentage inereases slowed doun, reflecting 
,

a parallel slow-down in the average grow0h rates of families.
:.

A large expansion of the nunber of households oecr¡rred from r'"'''''":"'

1941 to Lg6I, due ínitially to the sharp post-war rise in 
i:ff

net family formation, and subsequently st¡stained by in-
a

creases in non-fanily households and to some extent by

expanded post-war inmigratioa. From 1961 to 1966, total ,:;_:: -i
l::lt::1.::::.r)l ì:
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household formation deelined somewhat, reflecting lower net

famíly formation caused in part by lower net immigration.

This was partially offset by further undoubling of existing 
,,,.,:

families, and increased non-fa¡iily formation.

Measuring Effectlve De4ånsl

It is dífficult to indieate with precision what the 
:

,l:;.i i Ì.

magnitude of demand d.ifferentials are for the two types of ,','':,,

housing under consíderati-on, Jf the distribution of síngle- i.',ir',,i
ì:,¡,.:,,:,

detaehed dwellings and partments in the housing stoek i-s 
:

taken as a measure of effeetive aggregate demand, then,

according to þlne 1966 Census, 62.trfo of households pre- 
,

ferred sÍngle-detached. dwellings and 22¿8% preferred corr- I

ventional apartment u.nits. The remaining Ib.V, chose some 
j

iother form of housing, charaeterisitically other types of 
l

multÍpÞ dweJ-lings (see Table 2I, page l+0). CloseJ-y paral1e1

to the 6Z.tr/" f ígure for single-detached dwellings is the ':

figure of 63.!% for dwellings whieh were ovflter-occupied. ,,,,,,
::?):: 1

If the distribution of structural type and tenure ,,,¡.,,1

within the existÍng housing stock is ind.icatíve of effective 
\;'::t':::,

demand¡ so are add.itions to thís stock. Virtually all new

construction enters the market for sale or rental; however,

the picture is less clear for the existing stock. At any ¡t:'

giventime,theexistingstockcontaínsa1argeresíd.ua1of
houseswhicharenotforsa1eand.rented.premisesruhichare
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not on the market. As well, there are significant rulnbers

of each which are on the market. A third eategory,

primarily houses, exists in a margínal area. Changing

pri-ces may lure them into the market or remove them from

it.
The relationships between the existing stoek and

new construction are important. Obviously, the two do

not eornpête j-n a pure sense, and the greater the difference

pereeived between new and. existÍng units, the less competitive

they are. Faetors of age, location, size, design, sty1e,

qualÍty, neighbor.lrhood and so on--alI play a role.
In judging the demand for hor¡sing, the annual

íncrement added to the housing stock should reflect over

a number of years, ehanges that occur in consumer prefer-

eli!.ee. While neÌr constrr¡.ctÍon normally arerages less than

3/o per annum of the existing stock, ít accounts, in the

owtership eategory, for about one-half ef the sal-es. New

rental construction accounts nornally for somewhat less than

LO/" per aRnum of new rentals, reflecting the muctr higher

mobility among ""rrtu"".12
Imrnediately following Tüorld Tüar II, there was a

strong demand for hor¡.sing, and up until the early 1950rs
i:.:.1'-.. -::::. :

l?Figures frgm Grigsby, W. G., Hor¡.sing-$arkets and
Publie Poliey, p. 180.

,:lr'.!':.' a
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the rate of new constructÍon barely kept pace r,ûÍth additions

to farnilies. From 1954 ta 1958, the rate of construction

exceeded net family forrnation, rnainly in response to in-

stitutional and policy changes which aided resi-dential

nortgage financing. With the exceptio¡r of two cyclical

interruptions, the share of new resj-dential construction

in total output elimbed steadily from the end of the war

untiL 1958. Between L946 and" l-958, real Gross National

Prod.uct increased b}t approximately h..O% annually, while new

residentíal construction (in constant I9b9 dollars)

increased by approximately 7.5/" annually.

After 1959, the rate of new resi-dential" eonstru.etion

declined. From l-960 to L96Iþ, its share in total- output

did not exceed. 3.5/0. Ïn 11964 and. 1965, it rose Ëo just

r¡.nder l+% and then declined in 1966 to approxi-mately 3.4/o.

ShifÞ !n the Denand for Housing

l-. togE-tegg Chanqgs Àtt-ghe.Fatterns oI Oanasliap Life

A wide variety of faetors havs caused and are

causing significant changes in the strueture of Canadian

resi-dential lÍfe. All of these factors are to some degree

causes or refl-ections of ehanges in d.emand for housing.

From a national point of view, the stock of housing

is one of the countryts most valuable assets, representing

a natisnal eapital asset aceumulated over decades; however,

.ii:ì f.::;
li:l i:t,ì:-'
i:::t"::'



84.

it is an asset subject to physical deterioration and

obsolescence due to technological and social change. The

quantity and quality of the hou.sing stock, and its arrange-

ment in citíes and neighbourhood.s, shape, and are shaped by

the structure of Oanadian life. The housing stock and the

way ít is used change slowly from year to year, bu.t these

ehanges becsme signífícant in a generation.

A lar:ge part of Oanadats housing stoek Ís ín the

eentral areas of major cities and much of this Ín in a

state of deterioration. ResidentÍaL areas builõ in the

last centnry and. in the earlÍer decades of this century

have been sumounded by successive bands of urban and, more

recently, suburban growLh. Si¡lee íts eonstruction, rnuctt

older housÍng has suffered from technologieal and loeational-

obsolescenee. Streets i,thich previously were residential

have, ín many cases, become traffic routes to the su.burbs.

Many ol-der residential areas have suffered the encroachment

of commercial and. indrlstríal land uses prior to the intro-
d.ucti-on of øoning ordinances or due to changes in them.

The structure of residential life has ehanged greatly

ín Canadats short history as a nation. From a country

characterized. by the homestead, frontier settlernent, and

the small toun¡ of a hundred years â8o r Oanad.a has evolved

ínto a nation of city drorel-lers. In the Canada of even

fifty or sixüy years âBor the typical residential seüting

t.::;ri-
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r^ras rural or small tormish ( see Table 28 below) .

TABTE 28

DEGHbE OF URBAN]ZATTON: CANADA

o Fífty or,sixty years â8ol residentÍa]- life was

essentially a stable, process whieh, in the rural- or small

town environment r-, often centered around a dnellÍng uni-t

largelenolrgh'to contaÍn a two or three generation famiJ-y'

By contrast,, the post-war lthomestead.rt is typicalS-y loeated

in the suburb of a larger urban center. The ties 1|ìrith

previous generations have become nore tenuous, ât least

in a physical sense, and the three generation home has

largely vanished.

t.t_):

Urban Center
$j-ze GrouP

Per Cent of PoPulation in
and Other l{on-Farm

Urban Centers
Areas

I93L 19À.1 L95t l956 L96t l-966

l-00.000 & o'\rer
3o;ooo-gg,gg9

Subtotal
Other non-farm
Farm

Canada

29.1+
rrl).Ö

29.5
7.6

36.o
5.8

38.0
6.L

Li3.l+
o?

I+7.3
8.9

35.2
37.6
3r.2

37 .L
36.8
27 .l

¿11.8
38.0
20.2

/+¿1..1

39.5
t6.h

52.7
35.9
l-1. l+

56.2
3I*.2
9.6

100.0 100.0 100.0 100.0 100.0 100.0

Souree: Oensus Ag5I, 1956, L966.
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2. Tbe Impact o_f Residentiaf Mobilitv

Our socÍety has beeome more nrobÍIe ín the last few

decades and this factor has caused shifts in the d.ernand for , :

housing both geographically and strr.cturally. Therefore, ìr''

the concept of residentíaL mobility deserves some consi-der-

atíons as it bears on demand.. 
i:¡.t;;

In a previous hypothetical example, some indication itri

of the caìrses of mùbil-ity was gÍven, These were basieally 
i .,,,,

changing patterns of family life, particularly geared to

the raísing of children and to the changing eeonomic

posi.tion of the family over its lifetime
UI. Grigsby sets out the following as a method of

classifying the types of moves undertaken by farnilies:

G_rogp_tr: Vacators of Dwelligg U,gits

a) Those who díssolve their households because of
divorce or the death of a member of the family;

b) Migrants to other market areas;
e) Intra-area migrants to same type of strueture

in the same tenure status;
d) Intra-area migrants who shift to a different

type of structure or to a different tenure
statusr or hoth.

Grogp Iï i_ Occr-r.piers

a) New households;
bi ImmÍgrants frori other market areas;
c) Intra-area migrants to the same type of strueture .l ,,,

in the sane tenure status; .iir'1::''

d) Intra-area migrants who shift to a differe¡rt
type of strr¡.cturq or to a different tenure
stätusr or both.l3

l3rbid. r p, 6r.



87.

While the above classification may be of value in

examining what types of moves occur, Ít gives little

insight into why they occltr (or do not occur) and mobility

is of sufficient imporüance to housing to justify investi-

gatíon. The following statistics (based on U. S. figures)

give some indícation of its significu.nt..14 If past

behaviour continues:

2}-25lt of families will nove during the next one yeari ,,,,,,,,,

N-33/e will- have moved. wíthin two years; i::-,:,'r;;

50-57/" will have moved within five years;
75fo. wíl-l- have moved. witþin ten years; and
90% wil.l- have moved within twenty years. 

,

Meyerson et. 41. add the following observations:

Mobility is generally híghest near the central eore of
thecÍty,anãatthe-fasÙgrowingperipheryorsuburban
ring.
Mobility rates are ínfl-ated by multiple or frequent
moversr. who eonstitute a small percentage of the
popui-ation, and yet aceouRt for a large proportior'r
of the moves made.

Out of the 2O/" wrro d^o move eaeh year, about \fo move for
econor,sic reasons havÍng nothing to do with satisfactíons !i.,::,::..

or dissaËísfaetisns with their housing '-'.,1 
,

An addítional 2/o or 3/o are involuntary movers, moving t",',",

not out of a desire to ímprove their housing satis-
faction, but because theír dwellings have been taken
away through fire, demolition, sale or evietíon.

Still another l/olhave moved. . . . (because) . . . ã
new family desJ-ring an independent horrsehold has been r',:',':'',i"

formed.

Out of the ?.O% wino nove eaeh year, perhaps onJy Úo
actually move to sbtain housing suitable to their needs.
0f these, somewhat rrnd.er half buy houses.

i;-: :ï.:ati: lj

¡.Yl:;tri ,i

l\ul"y"""uo, Terrett, and. I¡iheaton¡ .SLk-!Å!.¡ p. 89-90.
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A considerable proportion of moves within rnetropolitan
areas result from upgrading; the process of moving to
progressively better neighbourhoods as families improve
their income and status.

Grígsy elassifies movers by a simplified but somer,r¡hat
T5parallel- analysis. - He divides thenr into three groups:

The non-market ori-ented, who move with no reference to
Ëhe rnarket for reasons of death, changed employment,
and so on;

The semi-market oriented., who, because of change in
ineome, famíly size, etc., begin to search casually
or seriou.sly Ín the market and move;

The market-orÍented, whose stímul-us to move is not
need or diseontent but an attraetion to sornething
positive in the market supply.

The movenqent process, iñ and of itself, woul-d appear

to be an i-mportant el-enent of demand. In contemplating

moving, a family will weigh the possible benefits against

the costs invol-ved and its ability to meet these costs.

The sheer offort and inconvenienee of the process also

plays a part. In the ease of ownership, a declÍne in value

of the present dwelling becomes a cost of movement, as

well as the legal costs and real estate commission involved.

The implieation of this to housing demand is that when a

family moves voluntarilyr it moves to a substantially

different housing unit--substantially better or poorer as

the economic circrrmstances of the family might dietate.

Both rural-urban and urban-suburban shifts have

l:i.j

1. .: i
i','.j
i.::..,
i',ì':'

l5Grigsby, 9p: cft.¡ pp. 187-188.
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affected housing demand in Canada. The rapid grovrt,h of
urban eenters reflects, in part, the declining proportion

of the labour force engaged in rural ooeupatiofrs¡ From

1941 to l-.95I the number of families on far"ms deereased at

an annual rate of 61900. From 1951 to 1956 the rate

increased to 1OrO00 (see Table 28, page 85). To the

exbent that these changes represent actual migration, the

demand for Ron-farm housi-ng is raised.

:' The urban-su.burban movement has been dealt with in
a previ.ous section (see pp. 68-71).

3. CEangeE in the-Composilion o-{ [eglv ConstrgctedJousige

Jn the last two decades there has been an increasíng

trend toward a greater proportíon of apartment units in new

construction, especially since 1958, and a relative d.ecline,

ín percentage terms, of newly constructed single-detached.

dwellings (see Table 29, page gO, and Fígures Vf, page Ç1

and Figure VITr page g}l. Single-detached houses aecounted.

for ?8.9% of alll- dwelling starts in I9t+9, and. this proportion

with some minor i-nterruptions, has deelÍned fairly steadily
to 38.Zfo in 1968. Apartment units accounted for :.2.8fo of all
housing starts in a949 and have increased to 52.bf, in l-968.

Since virtually all new coastruction enters the

markeË for sale or rental there would appear to be a fairly
well-establishedb¡end j-n favour of rental tenure and apartment

units in that segment of the market which demand.s nev¡ housing.



Period

Slngle-
Detached

Lgh,g
l-950
195T
l-952
l-953
r954
r955
l.956
l-957
T95B
1959
t960
t96r
rg62
l-963
196r+
1965
l.966
]-967
1968

TABLE 29

D't¡IfrttING STARTS BT TYPfr, CANADA , 19l+9-1968

Number

7I.l+25
6g',675
53,ooz
6ia;696
70,782
78,57t+
gg ,go3
90 ,620
82 r955

10¿t,5O8
9.2 ,r7I
67 ,I7L
76 rl+3o
7 ù, r41+3
77,L58
77 

'o797 5 ,bLl.
70 16l+2
72 r53tn
7 5 

'339

{, of
TotaL

Semi-Detached
and Duplex

78.9
,'1t 

^l*¡4
77.3
72,9
69.1
69,z
7L.6
7L.2
67.t
63.5
65.3
6r.7
60.8
57 .3
5L.9
h6.5
l+5.3
52,6
4l+.2
38.2

%or
Number Total

8:Z?r',
5',658
5,360
7.2o2
6',t+98

10; 606
9 rl+l+I
9 1272ro,7r3

10;468
g,qgg

1I, ó50
ro rg75
7.B9I
8'r7O6
7 r92b
7 ,28L
9,939

10 
' 
ll¿L

Row

f' of
Number Total

8.3
9.Ir
8.3
6.b
7.O
5.7
7.7
7,4
/.O
6,5
7.b
8.9
o2
rltOo¿l

5.3
)"á
¿1.8
5 .I+
6.l-
5.r

-Ztt
54roo

553
1,000
I,9q9
2,263
2,2Il+
2 rb57
1, 908
2,3OI
1; t64
3,7b2
3,895
h,,7 55
5',306
5, ooo
7,392
8,0l+2

Apartments

Source: CSl0, Canadiap Housing Statisties, 1p68. p. 7. Table 7,

.i

.1

.4

.5
o

1.¿l
1.8
1.8
r.5
L.3
2.I
r.5
to
2.6
co
3.2
3.7
b.5
4.1

Number

11,548
It+''56L

9',È65
16; Sel
23,872
27.,455.
26,758
2l+ 19.87
27,899
b6:95h.
36:79L
29;687
35,633
l+O '93559',680
7 5 ,rr8
77,894
5r,55r
7b,258

IO3 ,383

/" of
Total-

12.8
l-5.7
],4.l+
20.3
23 .3
2l+.2
]-9.3
Lg.6
22.8
28,5
26.O
27.3
28 "b3L.l+
l+O.2
l+5 .l+
\,6.7
3t.3
45.2
52.h,

Total

go r5og
92 ,53r
6g,579
ü;2b6

IO? rl+O9
l']-3 ,527
r38,276
127,3rl-
L22 

'31+O16+;632
I4I,31+5
108;858
r25,577
t3o,og5
Il+8,621+
t65',658
166;565
I3.t+ r47t+
L6b,]-23
196;878

/o ehange
from pre-
vious year

2.3
-26.O
21.8
23 ,I
10.9
2r.6

- 3.9
34.7

-14.f
-23 .O
]-5.3
3.3

L+.2
11.¿f
I.2

-r9.3
22.I
20.o

\o
O
a

iil

il
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ri

H
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i!1

H
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$
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' 
iL'

::i:ii;t ;:ì

Year
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There are a variety of reasons for this post-war

phenomenon. A number of demographic features support an

increased demand for apartment unjhs and rental tenure:

íncreasíng net famÍly formation, sinee most newly married

couples are renters initialJ-y; increases in non-family

household formation, since many el-derly and slngtre in-
díviduals prefer renting. Other population features support

this trend as wel-l: the increasing proportion of elderly
in o1þ population, and the inereasingly long períod of
tirne spent by young people in educafional institutions,
especi.ally at the post-secondary level. Both these groups

are fairly heavy demanders of rental acconmodation.

The j-ncreasing degree of urbanization in Canada

and the greater nobii-ity of the population generaLly

(deaIt with in the preeêding seetion) raise the demand

for rental accomnrodation to the extent that this more mobile

population will try to avoid the long term commÍttments

involved in mortgage financing and home ownership. A

variety of factors regarding consuner attitudes toward

rental apartment accomroodati-on and ornrner occupíed housing

which were detailed in the section on Consumer Attitudes and

Preferences al-so apply here.

fmmedíately follolring l¡Iorl-d War If , conditions brere

more favourabl-e for single-detached dwellings than for apart-

ments. Ï,arge mrmbers of households were in a financial
posÍtion to purchase hou.ses: restricted consumption during

1..r.--
it: ri

l:..:':;
i:.r ¡:rr.

i.. ::..
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the war resul-ted in freedom from debt and aecumulations

of savings and. other liquid assets, large tracts of good

suburban land was readily available, and mortgage terms

were general-Iy favourable.

The herítage of the depression and the experience of
rent eontrols during World i¡tlar IT made rental entrepreneurs

cautÍous. The same experiences had devel-oped a sort of
rrlow-rent psychologytr in the public. Construction of
dwellings for rent, therefore, did not appear to be a

particularly profitable venture.

By the middle and late l-950rs, conditÍons were

moving in favour of apartment construction. Demographic

features, noted above, T4Íere partially responsÍble. fn
addition, the accumulation of war savings was fading as

was the public?s ttlovtr-rent psycholo6ï,r. Good suburban land

f,or residentíal development was becoroing more scaree. Some

disenehantment !!.ith suburban living was being felt.
As Canada entered the 1!60ts, housing costs continued.

to rise, interest rates considerably, and land. and eonstruction

eosts somewhat more moderately. These factors combÍned to
make the purchase of a house more difficult; a larger down

payment in dollars and higher monthly pa¡rment were required.
Canadianst tastes in new housing have also resulted a more

costly product. New housing typically contains a larger
area in square feet, more special features such as extra
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bathrooms, built-in appliances, more expensíve floor
coverings, feature wal-ls and so on. The result of all-

these factors i-s to put the typical new suburban house

beyond the means of a larige number of potential purchasers.

The precise magnitude of thÍs effect is difficult to gauge.

Elowever, to the exEent that those who are unable to compete

in the new house market turn to the rental apartment mar-

ket, the denrand for this type of accommodation is strength-

ened..

The most significanb reeent increases in housing

costs date back to l-966, the sane year that marked the'

beginning of the most recent spurË in apartment unit

eonstruction (see Fì-gure VI, page 91).

Summarl¡

Tn commentÍng on gonsumer demaRd for housÍng,

the following observations can be mad.e¡

1) Dernographic factors indicate a steadi-Iy growi-ng demand
for all-types of housing but are especially favourable
for the demand for apartment r¡.níts with rental tenu.re;

2l Effective demand for new dwelling unitsr âs measured by
additions to the housíng stock, has been moving in
favour of apartment units;

3) 'Long-term changes in the patterns of resÍdential life
have greatly increased the degree of urbanÍzation in
tanad.a andrtherefore, the demand for urban housing;

4) Rural-urban ruobil-ity and sther forms of resj-dential
mobility have increased in the last few decades, and
a more mobile population is likely to increase the

: lrr'.1 -:. '..-,r::'.:

.,".... -. . . ..: -.. ,

i):;::,;¡li:r';r r ^:.: :

j: ..'. :1.::: :- : :
i t . . : . . . t .: r '. : - , . '
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demand for rental aceommodation somewhat to avoid the
long-term commitments Ínvolved in the purehase of a
home;

5) In the immediate post-war era a number of factors Ï¡ere
more favourable to the construction of suburban single-
detached dwellings. In the last decade conditions have
become increasingly favourable toward. apartment con-
struction;

6) Mortgage terms, especially interest rates, and land
and constructíon eosts for new dwellings have raísed.
the cost of hor,lsÍng signÍfícantly in reeent years,
putting it beyond many who would. otherwise enter the
ñew housing market. To the extent that these house-
holds tu::n to the rental apartment market, demand for
thís type of dwelling and tenure is strengthened.

l:.:

i:::



CHAPTER 8

lHE TMFAOT OF CONSUMER ÐEMAND ON CANADTAN
HousrNc RESoURCES, Â.ND 0N

MIJNTCTPAL FTNANCES,
1966-r97L

lntrolþeþ!o$

The purpose of th:i"s study ís to conpare the different
impact of single-detaehed dwel-l-ings and apartment units on

Canadars housing resources and on municipal finances. Thus

far, a population model has been evolved and fitted into two

different horrsing modeJ-s--one eonsisting of single-detached

dwellings and one consisting of an apartment cornplex--and

comparative cost fÍgures were caleulated. The impaet of the

two d.ifferent housing types on municipal finances was also

examined. This was followed by an examination of consumer

attitudes and preferences and corùsumer demand for housing in
Canada.

0n the basís of the analSrsis of consu.mer demand in
the previous section there appears to be an established trend

in new housing constrnction in favour of rental apartment

units. The magnitude of this trend j-s indicated in Table 29

and Figures VI and VII, pages 90-92. ïf this eontinues over

a nuraber of years it wíll alter the eomposition of the housing

stock ín favour of a greater proportion of apartments.

97.
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The purpose of this section is to examine the impact

of this trend on hsusing resources and on municipal fÍnanees

for the period I966-L97L. This r,{i11 be done by projecting

the number of households and dwelling units to be expected

by I97t, and eoraparing the composition of the resulting housing

stock on two dif,ferent bases: firsË on the basis of the

distribution by struetural type revealed by the 1966 Censr'rs;

and second by a projected distribution of struetural types

based on the trend toward greater proportion of apartment

units in new constructÍon.

Cost eomparisons of these two different housing

stoek composÍ.tions will then be made based on the housing

mod.els d.eveloped in previ-ous sect j-ons. This wÍll be followed

by an assessment of the impact of this trend on municipaL

fi-nances.

Di

The cornponents of housing demand from l-95l- to L966,

and estÍmates to L97l are given in Table JOr page 99.

It is estimated. that d.uring the period Ig66 to

L97tr âû average of 190rO0O housing units will be eonstructed

each year. on the basis of the 1968 housíng starts figu-t'e

of 1961878 this goal wsuld appear to be withín the eapabilty

ion of l{or¡.seho1ds and
,



COMPONENTS OF
ro rgTr

Marriages
Net Milration of Families
Deaths of Married Persons
DÍvorces

Net Family Formation

Undoubling
Net Non-family Iïousehold. Formation

Net Household Formation

Net Replacement Demand
Vacancies

TABts 30

IIOUSII\IG frEl,lÂi{O
(ANNÜAI AVERAGES

ïtem

T95T-1966 ¡,¡IO ESTTMATES
]N TTIOUSANDS )

Total Demand

Actual Activíty

Source: Central
I{ousing Statistics, 196-8. p,

l-95I-
l-956

for New Housing

I29.O
17 .6
56.r
5.9

84..6

7.r
l.2.l+

10¿1.1

r956-
196L

aEstimated by CMHC

131.8
2b,o
62.3
6.5

87.0

10.0
28.6

L25 .6

rg6r-
l-966

Estimates

r35.7
16.6
69.7
8.0

75.6

1l- .1
37.1+

I2l+.I

10.1
6.2

1966-
]-97l-

-10.9
6.o

é.

Mortgage and Housing Corporafion, 9_anadian
5l*, Table 73.

l-7b.g
i:33.3

7\v.3
12.5

Lll.2
10.8
50.o

l72.O

2.3
9.3

99,2 r32.6 1[O.4.

13.0
5.O

190.0

\o
\o
a
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of the Canadian house building i-ndustry.

The statistical- eategories of dwellings by strùct-
j

I lr"aI type used by the Dominion Bureau of Statistics in

compiling Census figures, and those used by CM{C in publish-

ing hou.sing fígures are somewhat different. Table 32
'''.'.'''
i gÍves the L966 D.B.S. breakdowr with percentages and ,'-.-':¡

TabJe 3? gives OMIIC ? s 1966 breakdorarn with percentages

(pp. 101 and 102).

This str:.dy is concerned only rÁrith single-detached

dwellings and apartment units and r,ühile there are mÍnor

d.ifferences in the figures for these two categories, the

percentage figures are the same. Because housing stat-

istics are more readily available from CMI{C, Ï have used

their systenn of eategories in this seetíon.

0n the basis of the proiected requirements for

housi.ng uni-ts by L97I, a total of 95O 0000 units will have

been added to the housing stock by that time. 0n the basis

of CMHC ts l)6t6 distribution of dwelIíngs by structural

type, the projected tgTt housir,rg stoek is outlíned in

Tab1e 3Ð, page 103.

The g5O 1000 dwel-ling units to be added by I97t

rep:iesents an increase in the total- dwellÍng stock of

approxÍmately i8.5%. Of the 95O1000 units to be added,

813,20Oor85.6/oaresing1e-d.etacheddwe11ingsandapartment

units. If only these two categories are considered', the ;
lr

'l:C
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total dwelling stock will be increased by 15.8/o.

TABrs 3r

OCCUPISD EIÙELLTNGS BY STRUCTURAL
TYPE: CANADA , l-966

(DBS Census Breakdown)

Type of Dwelling
Number o.û

Dwelling Uníts Fercentage

Single-Detached.

Síngle-Attached
Double house
Other

Apartment
Duplex
0ther

Mobile

TOTAT

3 ,234 rI2
bot175

r ,5L6 ,l+r

28,1

23.8,758,
162,996

339,91+I
LrrT6rl+78

62.1+

7.7

29.\.

,5

I+.6
3.1

6.6
22.8

5 ,r8o rh.7 ) LOO.Ofo

Source: 1966 Cegsus,gf Oangda, Vohnme IIrrtÉlouseholds
and. Familie-s, Dwell feffiie",
Catalogue #93-6O2, Table 3.

the mod.el population developed initially contained

1r000 persons dÍstributed in 285 households and housed

exclusively Ín apartment units and single-detaehed dwellíngs.

Applying ühe ¡rercentage increase in si-ngle-detaehed di¡¡ell-

ings and apartment u.nits of 15 .t/o lo E]ne 285 original

households would increase thís figure to 33O dwelling r¡.nits.



:;ål 1i: c.i r;.i:¡:.. i ;tr;1:inazä;_t-i:: :; : i:a¡:

3 ,2?7 ,229

577 ,799

162,632

1, U6, ool

Zl¡ r88J

IO2.

Of the t+5 dwelling units add.ed , 33 Q3.3/'I would be

single-detached. dwellings and l-2 (26.7/'l would be apart-

ment units.
TABLfr 3?

OCOUPIED DT¡IEILTNGS BY STRUCTURAL
TYPE: oANADA , 1966

(CwIHC Breakåovrn)

Type of Dwelling

Number of
Dwelling
Units Percentage

Single Ðetached

Semi-Detached and DuPlex

Row

Apartment

Mobile

TOTAtS

62.l+

al..2

3.1

22.8

.5

100.0

Souree: Oentral Mortgage and Housíng
Corporat ion, C anadian Housing-St ãti s:ULç s--1'9é9,
p. '68r Tablé

capital cost figures derived from the tr¡rro housing

models were $tZrlJO per apartment unit, an¿ $f9r150 per

single-detached dwelling. (see Table 14, page 291 The

cost of the addition of 33 houses and 12 apartment units

added to this model is þZZZ'510.

5 rl7rr5l+2

r.:1 i:ill:jl::;t



TABLE 33-

oc0uprED DïrEILïNGS BY STRUCTURAT TTPE:I, CANADA , Lg66
AND ESTTMATES i? å?l*.3il_iffr+e66 

ÐrsrnrsurioN

Type of Dwelling

Single-Detached

Semi-Ðetaehed and Duplex

Row

Apartments

TOTALS

L966 Number
of Dwelllng

Units

this table).

3,227 &29

577,799

1"62,632

r ,r7 6, ool

Peroentage

Source: Table 37, page 102. (Mobil-e homes are excluded from

62.7

11.2

3.2

22 "9

5 rltni,66:-. I loo.o

Addltions
1966-
T97I

595 r65O

106r400

30 r ¿+00

2r7 r55O

I97l Number
of Dwelling

Units

i ,Bzz 1879

68b,rgg

I93 ,O32

11393 r55r

95o, ooo 6,o93 ,66r

Ho
u.)
a
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Applying the f966 distrj-bution as between houses

and apartments to the 28J original hor:.seholds worlld yield
2O9 single-detached houses and 76 apartnrent units wi-th a

total capital cost of $4 r924r23O. The I97I requirements

represent an increase Ín eapital invested in hor¡.sing of l-5.*fo.

For a vari-ety of reasons housing eonstruction is
subject to very considerable fluctrlations from year to year

(see Figure VIIIr page 105) as is its compositíon (see

Figure VI, page 91). Unlike most major industries, housing

eonstn¡.ctíon is fragmented. geographieally and organizat-

ionally, It calls upon a vrid.e variety of serviees: various

types of buílders, materials manufacturers and suppliers,
general contractors, subeontractors, labour of various

sorts--ski11ed, semi-skilled and. unskilled; unionized and

non-unioniøed; several types of investors; realtors; various

classes of mortgage lenders; subdividers; land developers;

and government agencies at various Levels. tanadats ex-

tremes of climate tend to make much construction work

seasonal. As a result, unemploynent in wínter and heavy

pressures on resources in sununer are characteristie of the

industry. Seasonal fluctuations in employrnent of the mag-

nitude of 40% are not unconmon. Hortrever, the introdr¡ction

lds and
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of a winter house buílding incentive prograrß., by the fed.eral

govennment appears to have significantly dampened these

fluctuatj-ons, and, i*hiIe it rñras discontinued in 1966,

indications are that winter house building has continued

on a fairly significant scale sinee that tíme.

Ilousing eonstru.ction is almost wholly dependant on

externally supplied long-term credit, and. as the avaíI-
abil-Íty of this credít fluetu.ates, so does the output of
the indtrstry. The short supply of mortgage funds has been

a recurring problem in the post-war period. Until L966,

the maintenance and improvement of mortgage lending terms

by the deviee'of uraintaining morËgage i-nterest rates & a

level lower than the private narket would have provided

was a priori.ty of federal housÍng poliey, and shortages of
supply were mèt, to a considerable degree, by d.ireet federal
J-ending. Since ,1966, greater emphasis has been put u.pon

augmenting the supply of private funds by making mortgage

interest rates nore competitive with other long-term rates.
At the federal level, housing legislation and.

poricy have been w:idely used as toors of general economic

policy, at the expense of stab-Lity in the house buílding
industry. The reasorrs are fairly clear. The building
industry is pervasive, massive, requÍ.res a high eomponent

of on-site labour, uses large quantities of domestically

'.¡r,:.:
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produced materials, stimulates private investment, has large

joint demand effects, and is r¡¡-idely acceptable as a d.esir-

able social objective, and hence, is politically feasible.

Given the nature of the ind.ustry and some of its

problerns, some difficulty aríses in predieting its output

and the cornpositíon of this ouüput.

In the previ.ous seetion, the ar¿nual dernand for

housing between L966 and 1971 was estimated at 1901000

unitsr of, a total of 95Or000 units for the five year period,

and it rras assumed that this hras I¡,rithin the capability of

the industry to produce. This esti-mate and. asswtption wil-l

be used in thÍs sect,ion as rriell.

Table 3@, page 99, estimated the components of

housing demand. for the period. Total net household form-

ation was estimated at I721000 households annuallyr or

860'0O0 for the five year period. 0f this latter total,

net family formation accouRted for 5561000 household.s (61+.6/"'l ,

net non-famíly hor¡.sehoId formatfon accounted for 25Or0O0

households (29.If"), and undoubling of fa¡iilies accounted

for the remaining 5l+rO0O new househol-ds (6.3/"I. The

difference between the 95O1000 housing units added and the

8601000 unts required. by net household fornatj-on is due

to net replacement demand and vacanci-es.

The 860rO00 dwelling unts requi.red by net household

formation represents a 16 "7% increase in the total dwell-ing
I t::) !
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stock. When applied to the stock of 285 dwelling units
required by the model population, it represents an increase

of approximately 48 households and. dwelling units. The

sarnple of 285 households was made vp of 235 family house-

holds and 50 non-family householdst 82.5% and, 17.5% re-
speetively of total househol-ds.

If households formed. as a result of undoubling are

divided equally beüween family and non-family household.s,

the &Ê households added to the model are divided as follows:

33 family househoLd.s (67.8/') and 15 non-family househol-ds

ß2.2{rl. IñIhen added to the ori.ginar figures the t+B addit-
ional househol-ds yield '268 family households (8O.5% of
the total of 332 households), and. 65 non-famiry households

(L9.5% of totaL households).

Approximately one-third of new households seeking

dwellings in this period will be non-family households who

are fairly heavy demanders of rental acconmodation. of
the two-thirds of the households which are family households,

the nrajority w'ill be the result of recent marriag€sr and

newly married couples are also strong demarid.ers of rental
accommod.ation. Tn fact, the five year estimate for mar-

ri-ages is 874rooo, some 67.5f, of gross household. formation.

It is probable then that the demand for rental
apartment aecommodation will remain strong in this period.

0n the bases of the structure of household formation

in t'he period, and housing start figures available for 1967
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and 1968, and al-so taking into account the general trend

toward a greater proportion of apartment uníts in new

housing construction, and the reasons behind this trend.

Table 3lú presents a projected distributj-on of the housíng

stock and additions to it by 1971.¿' (see page 110)

Starts of semi-detached and duplex dwellings have

remained. fairly stead.y over the past two decades (see

Table 29t page 90) while starts of row dwellings have

steadily increased. Both these features are reflected

in the estimaËes in Table Jþ, page 110. Mobile homes were

omitted. because of laek of data. Hornrever, there are in-

dications that their popularity has groïûn rapidly in the

past few years, espeeially in provinees where rnunicipal

taxation on these dwellings is negligible, as is the case

in British Oolumbia, for examp1e.

For purposes of this study, the fÍgtlres of sig-

nificance are those for single-detached dwellings and

apartment unib. Single-detached dwellings have deelined

from 62.7f, of the housing stock to 58.gfr, and apartments

have increased. from 22.9fo to 27.t+f'. 0f the 95OrO00 dwell-

ing units added in the five year period, 3661873 ß8.6frl

were houses, and. I+9016l+I (5t.0%) nere apartment units, a total

of 857 ,571+ dwelling unitsr or gO.2% of the 95Or000 unj-ts

added. If only single-detached houses and apartment ürlíts,:

are eonsid.ered., the dwelling stock is increased. by 16.7%.
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TABT'¡'9!+'

OCCTPIÐ DkIELLINGS Br STRUCTIIBAÍ, TYPE, CANADA t966¡ ADDITI0NS AND ESTIMATES To 1971

lþpc
of

Dcrc11i¡e

L966 1'67 1968 L969 L970 L97L

ToteL
Additions

Nunber of
Dwelling lJsíts %

Nunber of Nunber of Nunbe:n of Nunber of Number of
Ðwel1ing Units Ø pr¡etting Units % *ættíng Units % Owetting Units Ø Owetling Units

¡

%

Added
Total tr227 1229 62¡7

rt';::72*514

lêe9o?63

44.2
g2.l 75Õ39

7t375lroz
fif.2
5l-.4

7!+*W
,r44g1602

t8.6
60.5

?træo
,Ð22ù602

37.4.
59.8

7L1499
tÕg4rLoL

35.8
58.9

,66,87A.
ß8,'6%)

SenÍ-Detached
and Dup.lex.,-. .

Added
lXo.ta-I. " , 577t799 L1..2

9t939
58?,¡?t8

6.r
1101

rorLL4
5971852

5.I
LO"8

9},OOO
6o6r85z

4.7,:,
LO.7

9ùO0O
6L5rg52

4.6
1Or5

9rOOO
6z4r85e

4.5
LO.3

4?noit
(" s.ú)

Row Added
llo,ta'I L6Zr6t2 5.2'

7¡792
ryoro2l+

4.5
t.2

Irohe
L?8û066

4.1
3.2

9rO0O
L87lr/66

4.?i
3.3

Lor0oo
L97.to66

5.1
3.3

11fO0O
2O81066

5.5
3.4

Apartnent Added
Tota-L jI'ry6rool 22.9

74',zfr
Lrznt259

45.2
23.6

LOtrT:8t
L*3571642

52.4
25-,'5

lsof 0o0
Lrl+53$4a

52.O
25.5

toåí'aó6t
Lr5r81642

',53.3
26.4

16&réoo'
L|6661642

J4.2
2?.1+

49or64r
gLe6%)

lotal Added
.To.tal. . 5rL43!,66L roo.o

+ L64rtz3
5tfr?t?84

100.o
loo.o

,L96r8:?8

5ræ41662
r9zrno

j.6g?,J.:62
Loo.o
Loo.o

L97.OOO
Fiseli+64

IOOoO
100.o

L99r5Êp
6ro97r66t

IOO.O
,100,.o

9SOrOOO

*tníts .Removed. . * l31OO0 sr , O.2. r* 26,1000 ¡ Or5 +. J$¡OOO û17 - 52'OOO û.9 -,6510o0 * l.I 65rooo

Net Nunber of Dwelling' Unitb
5rL43r66L Loo.o 51294r?84.." .99.8 514781662 99.5 ,,6?8l::62 99.7 51842rL62 99.r 6roz8r66t gg.g

Soureei TabLe Jfir pagel02; llable JO page 99; apd Table 2p¡ page pO. (ltoUite hor¿es are exluced ûron these figures aad estinates)
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Applying thís percentage increase to the 285 units in the

model previously developed , 1n7.6 or &8 new dwellings would

be added by. A97I. The lr8 units would consÍst of 20 houses 
;,,.:,, ,r

and 28 apartment units.
Capital cost figures derived from the two housing

models vrere $12r1JO per apartment unit and $19rlJ0 per
1,,ili.', ;r,,

single-detached dwelling (see Table L4, page 2g). The , ur',¡'"i

cost of the additional 20 houses and 28 apartments added. 
ir,,.,,,,-,.,:

to the model ís fiZzzrít+o compared to SZZZr5lo using the

:t966 distribution of households. i

,,

The 285 dwellings in the original model, distributed 
1

j

accordíng to the l.966 Census, had a total capital value of 
I

#tn,gztn,23o.TheIg7IrequirementsthereforerepresentaII
increase in capital invested in housing of i14.2/o. i

I

Comparisons of Cases I and II will be made in the Ii"
following section. 

"

:

¡.t.'llilt
i::

Case I Er.nd. Case ff "'':,,,.

The impact of the two different distributions on 
i'r;''"":"

housing resources will be dealt with in two Iniays: first,

the affect that this will have on the total dwelling stock¡,
i.i'4;.j

and seeond, the affect that additions to the dwelling stock i:' ri'rì:':'::i:.

wil-1 have on housirlg resources. '

Table 36, page J.1'2, compares the 1966 dwelling stock 
i

l-

distribution with the two l97I distributions. 
l

itii.i:i.,;,.,
i:i;:l:'l



TABrE 36

OCCUPTÐD DlìIøl,tINGS BY STRUCTURAL TTPE, CANADA, tg66;
T97T BASSD ON 1966 DTSTRIBUTTON:' L97I BASED ON

PROJEOTED I97I DTSTRTBUTION

Type of
Dwelling

Single-detached
Semí-detached

and Duplex
Row
Apartment

l-966
l-966 Oensus
Distribution

Itlumber of
Dwelling
Units

TOTALS

Source: Table þ, page 103; and Table þF, page 110.
(Tobals are gross. No allowance iJ madä for uníts removed. from-the dwelling stockJ

tase ï

3 ,227 ,229

577,799
162;632

r rL76 r ool

!:.,..

Percent
of

Total

L97L
1966 Census
Distribution

Number of
Dwelling
Units

S rl.l+3 166I

62.7 |3,8221879

rl.z [ 684 ,rgg
3 .2 I I93 ,O3222.9 I 1,393 r55t

Percent
of

Total

Case ïI

T97T
f97t Projected
Distribution

'ii j 
-,

'Ì:i': ì

Nunber of
Dwe11íng
UnÍts

6 rog3 ,66L

3 r594,1O1

6z4,852
208: 066

r,666iø+z

Percent
of

Total

6 ro93 ,66t

58.9

10.3
3.4

27.1+

H
H\)
a

100.0

,':] '

riilr
,ì;,f
:i!

l.:!5
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In Case I, houses and apartments account for 62.V0

and 22.)/o respectively of all dwelling units, for a total
of 85.6/o. In 0ase II, the figrres are 58.9% and. 27.1+%,

for a total of 863f0. In terms of the A97l projected.

distribution (Case If) three effects emerge: the prop-

ortion of single-detached houses has deelined by 3.8%;

the proportion of apartment units has increased by 4.5%;

and the proportion of the total dwelling stock made up

of these two dwellingìì types has increased by O.7fo.

Since thi-s study is concerned only urith apartment

units and single-detached houses, other dwelling types

have been el-i-minated where reference is máde to the model.

The percentage of houses and apartment units in new con-

struetion was applied to the 285 households ín the original
model, and the resulting increase was added. I¡lhile both

Case'I and Case II added 95Or000 units to the dwelling

stock, Oase II added more apartments and houses than

Case I. I{ence, the total number of households resulting

from add.itions to the model are different. Case f added

45 units and Case II added l¡8, as Table lþ, page 111+ in-
di-cates.

In coruparing the Case ïï distribution to the Case ï
distribution in the model, single-detached houses as a

percent of the total dwelling stoek have d.eelined by I+.5%,

and. apartment unÍts have increased by L.5%.
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TABTß,fr
sToCK BT STRUCTURAT TYPE L966; 197I BASED ON

oN PROJECTED DISTRTBTI]TON. (SilrCr,E-OUt¿Cnm
ONLY) COST COMPARISONS

1.9É6 DÍSfRTBüEION:
AI{D APARTME}TT I'NTTS

ïtèn

ii,
ri

ll

l

ì

!t966 Census
I

209
73.7

lrSingle-
,D¿tached Apärtments

])66
Distribution

76
26.7

Case I

I97L
1966 Census Distributíoa

88
26.7

Case II

L97x
197I Projected Distributioa

229
68.9

Total
[uotu)

285
lo0.o

330
IOOoO

Sínsle- i. I Total
Detached 'iApartnents I (Uotn)

.¡

Nunber of Dr¡ueLling units
Percent of Tota1

Total= Oapital Value ($)ì i
AVerage Per Unit Total Cost (S)
Averg6gaPq6 ¡Unit Constructioa

ff;"Ë:.iti*l"tt,4serviced
Average Per'Unit Cost of Lancl

Services ($)
Aggrage Anagal Per Uait Costs
l(CapitaL, Interest, Operating) ($)
Tstal- Serviced,I¡and Requiqed

(Acres)
dverage Per Unit Land Requirements
. :,. . .(bqr- ft..).

I

!4,ooz.,:¡n
i 1gr1æ

i ];5r6n
t

i ?60

g21,88o
l.,2rtto
11r614

,78

' '*¡q
1i:989

L.57

" .8s8

41924¡zJo
t?1278

r4'5?4

,78

2'J26

2r49r

43.61

6,669 "

242 ì

73.3 l

4163413oo ','

19¡15O ,

L5,6W l

760
. .

2'?I+o 
l.

?'?82 l'
ìl

49.?o ii
li

8'?66 
I

I

L,o67 þh
12r1æ

11r6L4

78

' 4lg

1,.989

- -8g8

5¡?OLr?4A
L? rz?B

14'5?4

578

2'].26

'449t

5O.

61668

Lo4
,L.2

]-ê6L$2o
].2tlto
l.Lr614

?8

4tB

1'989

2¿L4

" 898. ""

2r?4o

21782

42.

8'?66

337
100.o

8zo
efr
390

547

ozL

441

48.22

349""-

646
16

14

2

2

.6

I
t
I

tIEt)t
l

t
I

i

I
i;

i
t
I

i

i
i

ì

I

t
I

35o I

15o j

6ni
760 ì

I

I

i73o I

I

782 
i

t

46.oQ
I

?66 i
I

4J9r,
19;

t5r

2,

2,

,8,

::, :l',
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The total capital required to house the population

is lower under case rr than case r, as are alr of the
a\¡erage costs and land requirements. Hor¡rever, since all

'I
:

',' model figures are based on recent costs, and as mueh of
the real housing stock was buil-t in previous decad.es,

precj-se cost comparisons within the total- dwelling stock
::',,j 

^re 
not likely to prove too productive.

0f greater si-gnificanee are comparisons of the
additions to the drnrelling stock. These are outlined. in
Table J$, page 116.

Case II adds 6.7% more dwelling uni-ts for 7.O%

Less capital outlay than case r. Average per unít costs

are all- lor¡rer for case fr than case r, particularly the

cost of unserviced land. and land services. These are 36/"

and. 33l, lower respectively. The total acreage of servj.ced

land, required is also 33fo Lower in Case II,
, The models assumed that the per acre land costs for a .,.,::..,,,::.::

,, housing development and an apartment, building were the sane. If ,:,:,... ,:

- o

.- : . :.._ ..

both rüere built on new suburban land this wor¡.ld be the ease ,

and l-and cost comparisons made here rn¡ould be realistic. I{ow-

ever, much new apartment construction takes place on central
t:' 

--^.r--^ ri-- ^----. - r ì , ;i;':...''. '.1-lt.ii urban land of considerably higher vaLue. Unserviced land ,';i.,,:,,,::i¡ ,i,.:

aceounted for o.7f, of the total cost of the apartment com_

p1ex, and land servicing, 3.6/o. It is unlikely that servicing

i "ti-on 
there would be in land. value would apply to only O.7fo i:i,....,,,.,',;'

I
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ADDITfO}IS
l-966

116.

TABTE 37

TO TTTE MODET D!ì]EILÏNG STOCK BY STRUCTURAI TYPEL T97T BASED ON

DTSTRTBUTTON; .AND- ]-97I BASED ON PROJECTED DTSTRTBUTÏON
( STNGLE-DÉrAcSBrå*30fiËt*ffiil3 uNrrs ONLY )

Case I Case ïI

I97I Based on L966
Distribution

L97A Based on Projected
Dístribution

Case ïI
asa
percentage

of
Oase I
(totals )

Single-
DetachedItem

Number of units added
Fercent of Total

33:
73.31ô,

]-.2i
26.7f"i

Ì+5
LOO.Ofo

20
41.

3 83 ,000tg,r5o
15 165Ð

760
2 17l+O

2 J82
4.O3

8,766

28'
jg,,j/,

33t,6hO :,

L2 rI3O
11 r 614

78
t;,-;]li3I

48
J.OO.Or,

722,6UA
15 

'37513 ,579
370l rl+26

2 
'I9O

4.6L
b1265

106.7

93:o
89.1
93.2
6b.o
67.O

88,0

.:6,7.O
6[.0

Tota1 Capital Va1ue ($)
Average þer unit totai cost ($) . ! r

Avera[e þ"" unit construction cost ($)
Ã;ã;äã; þ"" ""it cost'of unserviced"ranÇ[$
Averaþe þer unit eost of_l-and services ($)
Average Annua1 ,Per Unj-t Costs
{eriããipàlr Interest, o¡rerating) 

!'$)
¡d. (Acres )Total Serviced:,Land Requir<

,Ã"ðiãg" Per Unit'tandlñequi-rement (sq' ft.

63rrg5o
rg,\50
l-5,650'760

2 17l+.O

2 1782

'Ih,5,560 :777 ,5rO
r2 rl3o . 17 ,278 :

11' 614 , 1.l+ r57+ .

78 , 578
4.38 ' 2,126

l

11 989 1 2 rl+9r i
:r

o.25 i 6.89i
898 t, 61 668 

I

ç.64

1, 'S9 
i

0.58 |

8,766 898

Total
(both)i totut single-

Apartment i (¡otfr) Detached
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of the total cost. If land were ten times as expensive for
apartments as the model figure, 1and. u¡oul-d represent about

6.t% of the total cost of an apartment, and. thÍs would not

be of a magnitude suffícient to outwéigh the other cost

differentials.
As suitable Rew subr¡rban land becomes searcer, rnore

expensive, and further away from central city areas, the

fact that case rr requires 33.0!6 less serviced. l-and than

Case I takes on significance'.
Total capital invested per dwelling unít is l-:O.Wo

lower for Case IT tl¿an Case I. lrlhen interest and other
operating eosts are added, the everage cost of o¡¡ning or
renting a dwelIÍng i-s LZfo rower for case rf than case r.

of the Different ïmoact on
tures of Case ô

fn a previous section, the inpact on munÍcipal

expenditures of dífferent types of housing raras examined., and.

a hypoËhetical breakdor¡m of municipal expenditures ïüas pre-
sented (see Table 20, page 39) to assess this irnpact. Tt

!üas assumed.*that this hypothetical municipality had approx-

imately 7of" of jts land in residential use, and 3ofo in com-

mereial- and industrial u.se. It was fi¡.rther assuned that the

residential area contained only apartment units and single-
d.etached. dwellings and that these were d.istributed as re-
vealed by the 1966 Census figures (see pp. b)r 4l). These

assumptions are used in this seeËion.

llr-Ì-i',.ii:
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rn assessing the growbh Ín municipal expend.itures

caused by an increase in population and. d.v,relling units, r
have related each itern of expenditure to one or more of three
variables: population gror,rLh; increase in the number of
dwelling units; and/or a change in the composition of dwell-
ing rrnits by structural Ëype:

Aecord.ing to househord. formation fÍgures 860r000

new households will be added between ]966 and, 197]r. This

wou-ld mean an addition of &B househol-ds to the mod.els orig-
ínal- 285 (see pp. LO7, f08); 33 family households and 15

non-family househol-ds. At densities of 3.9 persons and 1.5
persons per household respectively, thís woul-d. mean an in-
crease Ín population of approxÍmately lJ1 persons on the
original sample popul-ation of 1r000. Therefore, those items

of municipar expendíture rel-ated to population growth are

increased by r5.rfo. rt is assumed that all indusürial and

commercial requ-irements for municipal services will increase

by this percentage.

Case T added ll5 new dwelling units, a l.:5.8% inerease.
case rr add.ed t¡8 unÍts for an increase of l:6.8/o. These are

applied to those items of expenditure whieh are related to
the number of dr¡'relling units.

There were only three items of municipal expendi.ture

which varied with the structural eomposition of the housing

stock. Generar Administration, publ-ic lriorks Maintenanee;

and Reereation and community services. The calcul&ions



lfg.

used to arrive at the first two are given in Appendix r;
the third item v¡as calculated by simple extrapolation.

lable J$, page l:ZO, outli-nes the impact on muni-
cipal expenditures of Case I and Case ïI.

Total municipal expenditures are o.gjf" lower in case
Iï than Case I.

evenue

fn considering municipar revenues, a hypothetical
breakdown of these revenues 'hras given in Tabre zt+t page {jr.
The assumptions made about the bases for levying municipal
taxes on land. and. improvements (see page 51) are aLso used
here.

Two sources of revenue vari-ed wÍth the structuraL
composition of residential areas. These r¡¡ere property and.

improvement taxes, and government grants. The caleulations
used Ëo arrive at figures for property and improvement taxes
are outlÍned. in Appendix fÏr page IZg.

There was d.iseussion of the British Oolumbia system
of homeo'v\rner grants (see pp. 5L, 55), and since these serve
essentially as educational grants, ï have assumed. theni to be

related to populati-on size rather than to housing tenure or
stru.cturar type. 0ther government grants are explicitly or
implicitly related to population size.

Revenues, other than the two mentioned so far, accou.nt
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TABLE 39

BREAKDOIdN OF MUNTOTPAL
PER0ENTAGS¡ 1966; CASE

Expendíture

General Administrat iona
Public ltlorks Maintenanceo
Sanítatíon and Waste Removalb
Health and Social Welfareo
Educationb
Recreation and Communi$rServices LFolice Protection and Law Enforcementu
Fire Pr@ctÍona
Debt Chapgesb
ReservesÞ
Cafitat and l,pan Fund Contributionsb
Mf.scêl.tar,reouêþ

EXPENDTTURES BY
T; AND CASE IT

285 Dwelli
by 1Ç66 Ce
Distributi

1966

TOTAIS

¡

i
t
f.ngs i

nsu$
ont

,

Percentage of
Total L966
Municípal
Expenditures

330 Dwellinss
by J-966 Cenãu
Distribution

T97T

Sonrce: Table 20, page 39.
asee Append.ix I
hrr"""r"u linked to population growbh.

6.oo
7,50
[,o0

10.00
33.00
9.00
5.00
4.50

10.00
2.50
6. oo

}J,Ð"6@

Percentage of
Total 7966
Municipal-
Expenditures

I97I

333 Dwellings
By Projected
Distribution

6'92
9.66
l+.6I

11.51
37.98
TA.L,2
5.76
5,2o

11.51
2.gg
6.gr

1}-2.96

PercentaEe of
Total 1966
Ivlunicipal
Expenditures

6. B6
8.39
I+.6I

11'51
37.98
9.87
5.76
5,23

11.51
2.88
6.gr

,.' 1.2 'EÊ

H
¡oo

rlb.39

¡

:d
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for about 13% of muni-cipal revenue and these are also assumed

to be related to the size of the populati-on.

Table Bq, page L22, outlines the impact on municípal

rerrenues of Case I and Case II. Total- munici-pal revenues are

0.6/o higher for Case I than Case TT.

i - :':
t-:::



TABLE g.g

BREAKDOüIN OF MUNTCTPAT REVENUflS BT PERCENTAGE¡
1966; CASE I; AND CASE rT

Sor.lrce
of

Revenue

Taxatíon on Propertya
and Improvementp

Governmeät Grantsb
ï,icençes and Permits
RentsÞ
Fines
Servíee Charges
Miscellaneous

l-966
2È5 DwellinEs

by 1966 censüs
EistrÍbutíon

Percentage of
Total 1966
lvlunicipal
Revenues

330 Dwellines
by 1966 Cenõu
DistrÍbution

figures.

the síze of

67.oo

20.00
l¡-.00
1.00
2.OO
2.00
lÞ.00

Fercentage of
Tötal 1966
Municipal
ReveRues

' lL¡'r

. : ': i 
tilrr ;¡

' ''''l¡ì!i'r'l

Source ; Table 2l*, page JI- .

asee Appendix rr, page rzg, for the derivation of these

brt i" assumed that all goverrunent grants are related tothe popul-ation.

I97L
333 Dwellings
by Projected
DÍstribution

77 .l+5

23 .2O
b,6r
1.15
2.34
2.30
l+.6I

100.00

Percentage
Total 196
MunÍclpal
Revenues

of

76.85

23 .2O
4,.6r
7.r5
2.34
2.30
l+.6I

rL5.62 I]-5.O2

H
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¡\)
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CHAPTER 9

SUMMART AND CONCLUSTONS

Introduction

The aim of thís study has been to examíne the two

t,]rpes of hou.sing which are predominant in Canada, with a

vÍew to comparing various cost differentÍals involved.

Cost differentials were established by developÍng a mod.el

population and fitting it into two different housing models.

Because different types of housíng have different requÍre-

ments for nunj-cipal services, and make different eontributions

to municÍpal revenlles, this area rras examined, Sj-nce single-
detached dwe1lings and apartment units represent quíte díf-
ferent modes of housing, consumer atti-tud.es and preferences,

and consrlmer demand for housing was also examined. Finally,
the information and analysis was applied to the Canadian

housing situation for the period 1966 to I97I.
By using average cost figtres in evolving the housing

models, and particularly by using residential- l-and of the

same value, it riras hoped Ëo isolate those cost differentials
attributable to structural differences in the two types of
housing.

r23,
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A summary of informatíon and concl_usions based on

the housing model-s evolved was presented on pp. 58-62.
A suinmary of consumer attitudes and. preferences was pre- 

,,:,,,.,ì;

sented on pp. 73-75, and a surûmary of factors j_nvolved

in consumer demand was presented on pp. 95-96.

The purpose of this section is to summarize and. draw 
:,,,,.,,:,

conclusions on material and analysi-s presented, in the .ì'''. ,,.iì

immed.Íate1y preceding sectíon. 
,:,.,,:,,,.¡.1,,

Conclusions

a) The impact on housing resources of the projected
distributíon of housing by structural type in 19?l compared 

l

to a 1966 distribution of the I97I dwelling stock.
1) The proportion of single-detached. dwel-Iines in the total

dwellinE stock wi1l d.ecline from 6Z.Zfo to-58.9%, a dropof 3 'áf": 
-- r ^- ^" -^^-- 

',-r^ -- ' 

* 
'. ' 

^:.., :, - -2) The proportÍon of apartment uqiis in the total dwellÍng
stock will increase-from 22.9fo to 27.b%, an increase oF
b.5/r. 

" '-t' 7 

1,,i,,.¡¡3'l D_uring the perÍod 1966 to I97t, a total of g5O,000 new ,

arygping units will- be added tó the þou.si-ng stóek : 38.6fo , ,, iwill be single-detached houses; 5L.61, ,ir't],l.-be apartment ,:'..:i.";'.:

i:nits.
b) Ease-d- costs derived frorn thg_housing rnodels evo,r-ved,/ m¡76.7% more dwelling units v¡"il1 be added for 7.0fi lesscapital investment i_n Case f I. 

,,..,.,,,,,"1.

5) Ihu ave^rage capilaI invested. per dwelling unit is ro.gf, r::;:'::rì :"ì

lower for Case IT"

6t The average expenditure per household for owni.ng or ""rrt-ing and operating a dwel]ing is l.z"o% lower for-case rr.
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¡) The irnpact on Municipal Finances of the projected

distribution of housing by structural type ín L97A compared

to a l-966 distributÍon of the I97I dwelling stock.

1) Based on a Lg66 distribution prevaillng in i97l-, municipal
expenditures woqld Íncrease by 15 .21+o/o and mur-ricipal re-
veñ.ues by 15.62%, yÍe]-ding a äurplus'of O, J8,4o.

2) Based on a projected f97f distîibution, munieipal ex-
penditure-s woulA rise by 1&,39/, and. municipal ievenues
by 15 .O2o/o, yielding a srrplus of 0.63t/o.

c) General Conclusions: The differences arisíng from

the analysis of municipal expenditures and revenues are of

such small-nuignitud-e that it is unlikely that differences in
the structural composition of the housing stock per se are

likely to affect them significantly, wÍthin the seope of
the change this composi-tion is likely,:to undergo between

:--966 and 1971r

The greater impact is likely to be felt on housing

resources, and if the trend. toward a greater proportion of
apartment units in new construction approximates the pro-

jection made in this study, the savi-ngs in eapital invested

in housing would be of the magnitude of $1.13 billion in the

1966-7I peri.od.
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1. Calculations for Sel-ected Items , Table j!,, page 103.

a) General Administrationr 6/, of total municipal ex-
penditures.

4.5/g is related. to population growuh
I.2% represen'i;s' assessment expendÍtu.res
7O7, of assessment expenditures are fö.r residenti-al areas
I.-O5/' varies with stiuctural composition or residenti-al
area

Assessment costs are 10 tímes as much per single-
detached house as per apartment urrít.

*:.::e*"{¡?.i¡,f i!.f !

19óÉ- nis!,ri¡gc,ion

n 8% single-detached houses
26.7% apariment units x 1 :mffi

x 10 : 733.O
26.7

?(o'7-1nÃ
I ././. I L.vJ

Case -f lllO uni.ts as a % of 285 units)
B5.O¡o1o. single-detachd,d houses x l-0 : 850.0
39--8%, apartment units x 1: 36.4rTt'lF Eãm-:r"22
Case _IT (lll units as a /' of 285 units)
$Q.luÍi single-detached houses x 10 : 80¿r-.0
a6.4t/o apartmentunitsxl: 36.1t1Ï6ã ffi
1966 Distribution: all other assessment and

eosts : l+.95f, of total municipal expenditure and.

to population grovrrLh (J-5.If")

fgTI (Cases I and II)
tþ.g5 x 1.15 = 5.70

1.16

administration

are related

126.

ii!,.ii:'.
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Total Annual General- Administratlon expenses:

7966: 1.Ol + l+.95 : 6.O0%
Case I: I.22 * 5.7O :6.92/o
Case II: 1.16 tþ 5.7O : 6.8:6%

b ) Public lrlorks itÏaintenance:
expend.it

r arí/ ì.
5.257e applies to residential areas
2.25% applies to industrial areas

Annual CosËs r ( sep page t+3)

Apartment Units $e.O8 per unit
Single-detached Houses $f7.ZJ per unit
1966 annual cost 8126,75I : 5.25%
Case I annual eost fi436r238 : 6.O7%
Case II annual eost #+tZrI:.5 : 5.8O/o

commercial- a4d industrial costs are related to population
grorrbh (l-5.L/rl

1966 annual cost : 2.25/q
I97L annual cost I Z.5g/,

Total Annga1 Public ïIorks Maintenanee costs:

1966: 5.25/" + 2.25%:7.5}lo
Case I: 6.07% + z.5$o : 8.66fo
Case fI: 5.8O/" + 2.59/': àJ'9%

c) Fire Srote.ction: 4.5ofo of total munici-pal expenditures

3.t5{, applies to resíd.ential areas and i-s related. tothe nurnber of dwellings to be proteeted.

7.5% of total municipal

135% applies to industrial and commercial areas andis related to popr,llation growbh.

Residential

L966t 3.I5/o
Case I: (l-5.8% increase
Case II: (t6.'q, Íncrease

Ín dwellings't 3.65in dwel-lings) 3.68
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Commer_c ial a_nd In_dgstrial

Case I and. Case TI: (l¿5.I% popu-lation increase) : I.55%

TgÞal Annual Fir,e Plotection Expend.itureg

19662 ).L5% + 1.3 5% : b.5O/"
Case I: 3.65{" + 1.55f, : 5.ZOfo
Case fI: 3.6t% -F 1,55/' : 5.23%
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CaleulaËj-ongfor Selected Items. Table ?.9. page 12?.

1. Municipal property and Improvements Taxationt 67% of
Total Munieipal Revonue.

Values are based on cost figures derived from hou.sing
models. (See Table ILt page 29l-

a) 1966 Resídential 3ax Base

Total Tax Base:

b) tgse I: Residential Tax Base

.,;.:, ,:,.,.:.. 
:.: ;

Single-detaehed (2091 Improvements. (x .75) : Z¡450r000 i::i{1:r:.: ':

Lañd (x 1.00) : 'TïZ,OOO

Apartrnents Q6I Improvements. (x .75) : 6611000
Land (x 1.00) : jg;ooo

3 .882.000 i,

I

i

Single-detached (Zt+Z) Improvements- (x .75) : 2r8l+0r000 
I

Land (x 1.oo) : '8+Z,ooo

Apartments (SS) Improvements. (x .75) : 766.OOO
Land (x 1.00) : ¿Þ5;000

Total Tax Base:

c ) 0ase II.: Residential Tax Base

Total Tax Base:

d) 70% of Property and. Inprovement TaxatÍon revefi;le is
forthcoming from the resid^ential area. (t+6.py'o out of 67.O%l

Single-detached, (229) fmprovements. (x .751 : 216801000 r::i:
Land (x 1.00) : -802,OOO

Apartments (101+) ftnprovements. (x .751 : 9061000
Land (x 1.00) : 5l+;0OO

ii..:;¡ir¡.::;:irr:::¡:.r
729.
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c) 1966 Tax Baser $¡ ,8821000 : l+6.90%,
Case I Tax Base: $lur49Qr000 : 54.4O"/g
Case fI Tax Base: $4rl+l+8r000 : 53.8O7o

d) The remainÍng 2O.I/o of such revenu.e comes froq ::.: : ',
',. -: .:l:,- l

commercial and industrial sources and ís assumed. to be re-

lated to population grol.'rbh,

]t966 Commercial and. Indr¡strial Tax Base: 20.1-0 ',-'-'. ,'.,,'Case I and. Oase II Com*ercial and Industrial 1,".-,'1.''1'',,',

Tax Basez 23.05 '' 
'

e) Total Tax Bases: ,..-;.'¡,11'¡;..;,
1.:'-,'-::: :'

1966: 46.90 + 20.10 : 67.oof9
Case I: 5l+.1+O + 23.05 - 77.h,57"
case ri r i;'.áo * ãi:oi : +'6-.éil'

':. .:..4!. ,..': .'
i.i:: -¡-.i...,
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