mrw Catalogue no. 11F0019MIE — No. 238
YA ISSN: 1205-9153
n ISBN: 0-662-39121-7

Analytical Studies Branch Research Paper Series

The Decline of the Immigrant Homeownership
Advantage: Life-Cycle, Declining Fortunes

and Changing Housing Careers in Montreal,
Toronto and Vancouver, 1981-2001

by Michael Haan

Business and Labour Market Analysis Division
24-F, R.H. Coats Building, Ottawa, K1A 0T6

Telephone: 1 800 263-1136

This paper represents the views of the author and does not necessarily reflect the opinions of Statistics Canada.

- - i+l
Bl S S Canada




The Decline of the Immigrant Homeowner ship Advantage:
Life-Cycle, Declining Fortunes and Changing Housing
Careersin Montreal, Toronto and Vancouver, 1981-2001

by Michael Haan

11F0019 No. 238
I SSN: 1205-9153
ISBN: 0-662-39121-7

Business and Labour Market Analysis Divison
24-F, R.H. Coats Building, Ottawa, ON K1A 0T6
Stetistics Canada

How to obtain moreinformation :
Nationa inquiriesline: 1800 263-1136
E-Mall inquiries infostats@statcan.ca

February 2005

This research was supported by the Statistics Canada Doctord Fellowship Program, which the author
held from September 2003 to May 2004. Many thanks to John Myles and Feng Hou for reading over
edtlier drafts.

This paper represents the views of the author and does not necessarily reflect the opinions of Statistics
Canada.

Published by authority of the Minister responsible for Statistics Canada
© Minister of Industry, 2005

All rights reserved. No part of this publication may be reproduced, stored in aretrieval system or transmitted in any
form or by any means, electronic, mechanical, photocopying, recording or otherwise without prior written permission
from Licence Services, Marketing Division, Statistics Canada, Ottawa, Ontario, Canada K1A 0T6.

Auss disponible en francais



Table of Contents

N 1 110 o (071 o USSP UP PSRRI 4
2. Housing careers and the median hOUSING CONSUMIES .........coiuirieieerieiiesie ceesteeee e esaesseeseeseesses e 5
2.1 Homeownership relevant changes in the Canadian population .............ccccooveeieeeiieenee e 6
3. Changesin the socioeconomic characterigtics of immigrants and the Canadiantborn.................... 7
R T8 [ o0 1 0= TSP PO PPPPPPPP 7
3.2 Changesin other labour market CharaCteristiCS......uvveiiiiiie i e e 8
3.3 Changesin educational ataiNMmENL............coooiiiiiiiie i e 9
4. Changesinfamily composition, 1981-2001.........ccceerirrieiiriieesiesieesieeree e see e sreesee e see e 10
5. ChangeSin immIQrat ‘TEOENCY ....veiveieereerieesieesteeteeseesseesseesseesseesseessesseeseesseesseesseesneesseensennes 11
6. Changesin loCatioNal ChOICES..........coiiiiiiee e e e e 11
7. HYPOINESES ...ttt bbb bbbt ae et ae b nre 12
7.1 The evolution Of hOUSING CAIrEErS OVEN tIME .......coiiiiiiiieiie et 13
8. Da@aand MELNOGS.......ccuiieiieeriiie ettt 13
ST R I - - O PRR 13
8.2 TREVATADIES. ..ottt et as 13
8.3 AnaAytiCal tECHNIQUE ......eeee i e e e e e s e nr e 15
0. REIUIES. ..ttt b e AR e e bR e e R e eeae e Rt ae e nEeeRe e R naeeneesre e 17
9.1 Arelocationa choices responsible for the declining immigrant advantage?............ccocveviveenee. 18

9.2 Towhat extent do changesin socioeconomic characteristics reverberatein
the NOUSING MEIKEL? ... et e e st e e e nnrae s 19
9.3 Theroleof differentid changesin family cOmMpoSItioN...........cceeivicviieiee i 20
9.4 Changesin immigrant recency have reduced the immigrant advantage ............cccccceeeeevivvnennn. 20
10. Hanging housing careers by time and family type.........ccocvevirieiie e 21
10.1 The evolving Canadian NOUSING CArEEY .........cceeeiiiiieeee e ciiier e e e eritre e e e et e e e e e s sarre e e e e s snnraeeee s 23
T B T E o B o TR 24
D @0 o 1 o o PSSR 25
S = (= 010 PSR 27

Analytical Studies— Research Paper Series -3- Statistics Canada Catal ogue No. 11F0019 No. 238



Abstract

In the past, working-age immigrant families in Canadd s large urban centres had higher homeownership
rates than the Canadian-born. Over the past twenty years however, this advantage has reversed, due
jointly to adrop in immigrant rates and arise in the popularity of homeownership among the Canadiant
born. This paper assesses the efficacy of standard consumer choice modes, which include indicators for
age, income, education, family type, plus severad immigrant characteridtics, to explain these changes. The
main findings are that the standard modd amost completely explains the immigrant homeownership
advantage in 1981, as wdl| as the rise over time among the Canadianborn, but even after accounting for
the wdl-known decline in immigrant economic fortunes, only about one-third of the 1981-2001
immigrant change in homeownership rates is explained. The implications of this inability are discussed
and severd suggestions for further research are made.

Keywords: Homeownership, Immigration, Housing Careers
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1. Introduction

Hidoricdly, immigrants in Canada’s 3 largest CMAs enjoyed higher homeownership rates than the
Canadian-born (Figure 1). According to the census, 52%, 65%, and 70% of al working-age immigrant
families living in Montredl, Toronto, and Vancouver owned their homes in 1981, each surpassng the
rates of their Canadian-born counterparts (46%, 55%, and 58%, respectively). By 2001, athough the
immigrant advantage dill existed in Vancouver (64% versus 55%), it had disgppeared in both Montredl
(42% versus 54%) and Toronto (61% versus 64%).

Figure 1. The decline of the immigrant homeownership
advantage among 25-54 year olds, Montreal,
Toronto and Vancouver, 1981-2001

20

10
5 M = —&— Montreal

—— Toronto

) . \rﬂ —A— Vancouver
1081 1991 2001

-10
-15

Percentage point
difference in ownership
rates

Census Year

Note: The unit of analysis is the economic family. Non-permanent residents, persons living in collective dwellings
and immigrants arriving in a Census year or the year immediately prior are deleted from file.
Source: 1981-2001 Census of Canadaeconomic family file created by author.

Homeownership plays a fundamentd role in determining the socid and economic well-beng of families
(Rosenbaum 1996), it isadimenson of socid dratification (Albaand Logan 1992), and a bellwether of
futureinequality (Charles and Hurst 2002)". It can therefore be broadly conceived as a sdient indicator
of an immigrant family’s life chances in their dedtination country, reflecting their ability to meet the
economic requirements of a large purchase, dl-the-while finding a neighbourhood, community, and
ultimately, country worth settling and investing in. Consequently, the recent immigrant decline may have
implications that extend beyond inequdity in the present.

1. SeeRohe, McCarthy and Van Zandt (2001) for acritical review of some of the benefits of homeownership.

Analytical Studies— Research Paper Series -5- Statistics Canada Catal ogue No. 11F0019 No. 238



The purpose of this paper is to identify the socioeconomic and demographic sources of this decline?
Using the 1981-2001 Census of Canada 20% sample economic family files® compositiond
characterigtics are found to explain some, but not al, of the declining advantage; for the Canadianborn,
the increase stems from changes in housing careers, most of the immigrant decline remains unexplained.
To provide a backdrop for understanding these trends, the pardld notions of ‘housing career’ and
‘median housing consumer’ are detailed below and illustrated with some descriptive datistics. Next,
severd reasons to suspect an evolution in housing career in recent history are provided, followed by
four hypotheses about how compostiona changes might have differentidly affected immigrant and
Canadian-born homeownership rates. These hypotheses are then tested, as is the prospect of
interactions with time, and the implications of both sets of findings are discussed.

2. Housing careers and themedian housing consumer

A good ded of housng research rdies on a microeconomic modd of consumer choice, where the
average person, or ‘median housing consumer’, makes decisons based on hisher needs and
preferences, contingent on financiad resources (Alba and Logan 1992; Flippen 2001). Since these
decisions are both sequentia and dependent on life circumstances, people have ‘housing careers’, much
like they have employment and family careers (Mulder 1993). Like these other careers, ‘housing career’
borrows heavily from the notion of the life-cycle, which cadts life as a series of changes in dates, each
affecting needs and dtering preferences. A basic ided-type housing career, paraphrased from Foote et
d. (1960), and reiterated in Murdie et a. (1999), might as a minimum contain the following phases: (1)
pre-child, (2) childbearing (3) child -rearing and launching, (4) post-child, and (5) later life*

People in their pre-child phase are typicdly younger, have few long-term investments, and must contend
with more precarious employment prospects. As a result, their spending habits are ‘prudent’, or
cautious in the face of future income uncertainty (Nagatani 1972). At this sage, individuds ether live
with thelr parents or in renta accommodations. As income and employment stabilizes, individuas—or
possibly, by now, families—begin to think more serioudy about their shelter as not only a consumption
good but dso an avenue for investment, making them more receptive to the idea of moving into an
owner-occupied dwdling. Families will shift their preferences severd times as they pass through their
housing career phases mentioned above, dthough they will likely not return to renting until later life,
when they must often forfeit their housing equity to gain access to congtant care.”

2. Throughout this paper, the change in the homeownership gap is referred to as an immigrant decline for style and
brevity, even though in readlity the change in relative positions stems as much from an increase among the
Canadian-born asit does to a decrease among immigrants.

3. Highest earners are selected to represent the entire economic family. Institutionalized residents and collective
dwelling residents, and those who immigrated either in the census year or the year before the census (since they
are unlikely to have received afull year’ sincome) are notincluded in this study.

4. In 1960, when Foote et a. introduced the median housing consumer, it consisted of a Canadian-born husband
and wife, married at age 23 and 20, respectively, with 2 or 3 children born when the husband was between 25-30
years old (Footeet al. 1960, p.97).

5. Thisisobviously a‘straw man’ version of the housing career, and has been criticized heavily for its blindnessto
the unique nature of housing as an investment good. It is presented here only as a baseline model of housing
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Although nat specificaly designed with an eye to describing the median immigrant housing consumer,
the logic can be gpplied in a fairly sraghtforward manner, once immigrants overcome the hurdles of
integrating into their new society. The housing career caricature above can therefore be conceived asthe
modd that immigrants ‘assmilate into’, and for immigrants as wel as the Canadian-born, the standard
demographic and socioeconomic characteridtics that determine where an individud is in their housing
career (age, family composition, childbearing, and labour market characteristics) are expected to be the
primary factors driving homeownership propengties. For immigrants, duration and attainment of charter
language ability will dso shape homeownership patterns.

2.1 Homeownership relevant changesin the Canadian population

As the description above suggests, in order for housing careers to proceed accordingly, the median
consumer needs to leave home, marry, have children, secure stable employment, and eventudly retirein
a part- or full-time care facility. Although these events 4ill occur for some Canadians, many today
congtruct much more diverse biographies, suggesting that overarching concepts like median housing
consumer and housing career have become somewhat limiting as conceptud ided-types, and are
decreasingly useful for understanding residentia experiences in contemporary Canadian society.

This divergfication sems from many sources. Fird, due to changes in the labour market, both
immigrants (Baker and Benjamin 1994; Frenette and Morissette 2003) and young adults (Heisz,
Jackson and Picot 2002; Picot and Myles 1996) have been experiencing depressed earnings and
poorer employment prospects in recent history; second, the decline of the ‘family-centered life
course' (Ravanera, Rgjulton and Burch 1998) has eroded the monopoly of marriage as a conjugd
endpoint and desrable socid inditution (Hughes 2003); third, snce eech CMA has its own peculiar
housing market, the adlocation of immigrants and the Canadian-born could dter relative homeownership
rates, findly, due to high immigration rates in the 1990s, there are presently more new arivas, and the
immigrant advantage could be due to changes in immigrant ‘ recency’.

In total, this new context appears to be hdpmg the [Table 1: Ownership rates, 1981-2001
Canadian-born buy homes but hurting immigrants (Teble Year CB Imm.
1). In 1981 immigrants surpassed the homeownership 1981 51.0% 62.9%
rates of the Canadian-born by a wide margin, but have 1991 52.3% 61.4%
been rgpidly losing their advantage since then, so that by 2001 58.6% 57.9%

2001 it became more accurate to talk about the immigrant  Source: 1981-2001 Censuses of Canada.
housng disadvantage. Table 1 shows that this change can be jointly attributed to an increase in
ownership rates among the Canadian-born operating alongside a decrease for immigrants. Below, the
four possible sources of change in housing careers mentioned above are described in grester detall,
each presented with an eye to identifying the sources of the immigrant housing decline.

consumption, and departures are expected. The argument here is that departures are becoming increasingly
common, and that ‘ median housing consumer’ is accurate for a decreasing portion of the population.
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3. Changesin the socioeconomic characteristics of immigrants and the Canadian-born

3.1 Income

Since homeownership is necessarily a function of income (Miron 1988), the ability of familiesto
continue buying homes at the rates of their predecessors depends heavily on comparable levels of
labour market success.

Table 2: Median family income by age and immigrant status, 1981-2001
Canadian-born Immigrant
Age 1981 1991 2001 1981 1991 2001

25-34 | $33,72 | $35,388 | $36,161 $30,880  $29,209 $28,208
9

35-44 | $34,60 | $37,609 | $39,054 $31,508  $32,119 $28,212
6

45-54 | $38,08 | $42,096 | $42,759 $35,201  $37,575 $34,161
3

45-54 - 25-34 year olds $4,354 $6,708 $6,598 $4,320 $8,366 $5,953

Note: Age refers to the highest earner in the economic family. All figures are Adult-equival ent-adjusted and deflated

to 2000 dollars.
Source; 1981-2001 Census of Canadaeconomic family files

Assuming income proxies labour market success, Table 2 above shows tha both immigrant and
Canadian-born young people have been doing progressvely worse compared to their older
counterparts. In 1981, both immigrant and the Canadian-born aged 25-34 earned about $4,300 less
(AEA-adjusted, in 2000 dollars) than 45-54 year olds. This gap increased in the 1980s, and shrunk
after that, so that by 2001 the income gap between 25-34 and 45-54 year olds was around $6,600 for
the Canadian-born and $6,000 for immigrants, a rdaive widening of goproximately $2,200 and
$1,600, respectively.

Given this growing divergence, we would expect to see a Smilar widening in homeownership raes.
Instead, there has been dmost no change (Table 3). In 1981, 45-54 year olds had an ownership rate
that was between 23 (Canadian-born) and 27 (immigrants) percentage points higher than their 25-34
year old counterparts. By 2001 the gap was virtudly identica implying that, despite income declines,
younger generations of homebuyersin the 3 CMAs have been able to keep pace with their elders.

Table 3: Homeownership rates by age and immigrant status, 1981-2001
Canadian-born Immigrant
Age 1981 1991 2001 1981 1991 2001
25-34 38.9% 40.6% 43.9% 47.8% 42.6% 42.6%
35-44 59.9% 58.4% 63.6% 67.3% 64.2% 56.5%
45-54 61.4% 64.3% 66.9% 74.9% 73.6% 69.5%

Note: Agerefersto the highest earner in the economic family. Differences are expressed in percentage points.
Source: 1981-2001 Census of Canadaeconomic family files

A different story emerges between immigrants and the Canadian-born. Like young people, each
successve wave of immigrants has been earning less than its predecessor, but unlike young people, their
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rdaive homeownership rates have aso been declining (Figure 2).° Already in 1981, immigrants were
earning nearly 10% less than the Canadian-born, but homeownership rates were much higher (see Ray
and Moore (1991) or Texera (1995) for a discusson of some of the reasons behind high
homeownership rates of some earlier immigrant groups). Over the next twenty years, not only did the
income gap grow, but the homeownership advantage also disappeared.

Figure 2: Median AEA family income and ownership
differences, immigrants and the Canadian-
born 1981-2001

30%

20%

0% T T  E—
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B Ownership
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Percent immigrant advantage
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Note: Incomeis AEA -adjusted. Immigrants who arrived in census year or the year before are excluded
Source: 1981-2001 Census of Canadaeconomic family file created by author where heads are age 25-54.

Given the trends in income and ownership shown above, in the multivariate andyss later is expected
that income will form alarge part of reason for the immigrant homeownership decline, dthough certainly
not dl, given that young people have aso experienced a decline in earnings without an accompanying
drop in homeownership.

3.2 Changesin other labour market characteristics

The &hility to meat downpayment requirements and to fulfill the necessary long-term obligations
associated with homeownership depends not only on present income, but also on the capacity to
maintain (or surpass) these earnings well into the future. These are difficult to assess with cross-sectiond
data, but at least one indicator, the number of full-time earnersin an economic family, doesdlow for an
assessment of earnings gability. In one earner households, financid security entirely rests on the vitdity
of one person, whereas a household with earnings ‘ spread out’ over severd people will be less reiant
on a sngle source, and might therefore be less likely to experience atotd loss of earnings, presumably
making them a smdller credit risk.

6. For a more detailed discussion of this, see Baker and Benjamin (1994), Frenette and Morissette (2003), or
McDonald and Worswick (1998).
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Table 4: Number of full-time earners, 1981-2001
Year] Canadian-born Immigrant
1981 1.30 1.49
1991 1.30 1.43
2001 1.36 1.37

Note: Refers only to economic families with more than one adult.
Source; 1981-2001 Census of Canada economic family files.

If we accept this to be the case, then immigrants held an advantage up to the 1990s (Table 4). Since
then, this has diminished, and by 2001 immigrant and Canadianborn households had reached earner
parity. These differences could partly stem from what has been described as the ‘ casudization’, or the
trend away from stable, full-time, employment (Vosko, Zukewich, and Cranford 2003), and has been
found dsewhere to disproportionatdy affect visble minorities and recent immigrants (Ibid.).
Consequently, the rise of casudization, defined as a drop in ncome and a relative decline in the
proportion of high earners working full-time is expected to negatively affect both immigrant confidence
in making a long-term financid commitment and a mortgage lender’ s willingness to provide the requisite
funds, thereby depressing immigrant homeownership rates.

3.3 Changesin educational attainment

Another socioeconomic shift in the Canadian population likely to dter housing careers is the further
consolidation of tertiary education into the life course (Table 5). In 1981, only 21% of the Canadian
born and 21% of dl immigrants aged 25- 34 had auniversity degree. These rates are even lower among
older cohorts, at 19% and 12%. Educational attainment levels steedily increased over the next twenty
years, S0 that by 2001 a third of young Canadian-born adults and 35% of dl young immigrant high
earners could clam abachelor’ s degree or higher.

Table 5: Educational attainment by age and immigrant status, 1981-2001
1981 1991 2001
Age CB FB Diff| cB FB Diff] CB FB Diff
25-34
No High school 20% 23% 3] 17% 21% 4 11% 14% 3
High school 16% 10% -6 14% 13% -1] 9% 10% 0
Post-secondary 43% 46% 2| 46% 44% -2| 47% 41% -6
B.A. or above 21% 21% o] 23% 229% -1] 33% 35% 2
35-44
No High school 29% 31% 1| 18% 22% 3] 14% 17% 3
High school 14% 7% -7| 15% 11% -4| 14% 12% -2
Post-secondary 38% 43% 4| 42% 42% 0] 46% 41% -5
B.A. or above 19% 19% 1| 24% 25% 1] 26% 30% 4
45-54
No High school 44% 42% -1 28% 29% 1] 16% 19% 3
High school 12% 7% 5| 15% 10% -6] 16% 12% -5
Post-secondary 32% 39% 6] 37% 40% 3] 41% 40% -1
B.A. or above 12% 12% o] 20% 22% 2l 27% 29% 2

Source; 1981-2001 Census of Canada economic family file created by author. Figures are for highest earner only.
Comparable datafor 1971 are not available.

Increases in educationd atainment will likely dter housing careersfor severa reasons. Firg, people will
be less likely to buy homes as long as they are in school, due to both mobility requirements and budget
condraints. Although this may not dter the rdaionship between education and income, it will likely
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change the age patterns of housing consumption. As young people continue the move towards higher
educationd attainment, an dmost inevitable result is the delay of a home purchase.

Once they complete their training, however, universty graduates have higher levels of human capita and
should have an easier time securing a mortgage, enabling arapid ‘catch-up’. As one of the most sdient
indicators of human capita, educationd atanment sgnds both future earnings potentid and income
gability, and once again we d expect this to increase homeownership rates. Assuming equa returns and
credentid vauation,” there is little resson to expect thet the increases in educationd attainment will

convey an advantage to either immigrants or the Canadian-born, since both groups have increased their
educationd atainment levelsin tandem.

4. Changesinfamily composition, 1981-2001

In addition to the labour market-related determinants of homeownership outlined above, another
important factor in the decline of the immigrant advantage is the evolution in the type, nature and
duration of conjugd redions in Canada. A centrd part of the housing career caricature presented
above is the family gtatus of the individud, and given that people are now much more likely to delay or
forego mariage (Statistics Canada 2003), live common law (Statistics Canada 2000), and/or
experience marital dissolution than they were in the past (Beaujot 1991), it islikely that housing careers
have aso changed due to shifts in the nature of conjugd relations.

Table 6: Family composition by year and immigrant status

Family type 1981 1991 2001

CB Imm. Diff.| CB Imm. Diff. ] CB Imm. Diff.
Married with children* 40% 55% -15.01 34% 48% -14.001 32% 45% -13.2
Married without children* | 22% 18% 4.0 23% 20% 3.0] 22% 20% 2.3
Lone-parent 9% 7% 2.0 9% 9% 0.0] 10% 12% -1.1
Unattached individuals 19% 13% 6.0 22% 12% 10.0] 24% 13% 11.4
Non-family member** 7% 5% 2.0l 9% 7% 2.0 7% 6% 1.2

* |ncludescommon law.

**|ncludes persons who do not belong to a census family but are part of an economic family, such as cousins,
grandparents, lodgers, roommates and employees.
Source; 1981-2001 Censuses of Canada economic family file created by author.

As Table 6 above suggests, the proportion of the population with the relationship patterns of a median
housng consumer has declined dramaticdly, particularly among the Canadian-born. Comparing
immigrants to the Canadian-born, in 1981 immigrants seem to more closaly approximate the median
housing consumer, with a far greeter proportion of households containing married adults with children
(the family type most likely to be in the ownership phase of the housing career). Since then, there have
been a number of changes. Firgt, among the Canadian-born, the proportion of unattached individuas
rose by five points, the number of families with children dropped by eight points, and the proportion of
lone parents rose by one point. These should dl reduce homeownership rates, as each sgnds a
departure from the characteristics of the median housing consumer.

7. This may not be a reasonable assumption, as credential recognition is an increasing problem for immigrants
(Reitz 2003).
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For immigrants, the prevaence of unattached adult households was steady, the percentage of lone-
parent families nearly doubled, and the proportion of families conssing of a married couple with
children declined by 10 points. Immigrants continue to resemble the median housing consumer more
cosdy, and it is therefore expected that, relative to the Canadian born, their family compostion shidds
them to some extent from an even greater decline due to declining labour market fortunes.

5. Changesinimmigrant ‘ recency’

As mogt contemporary accounts of immigrant incorporation acknowledge, new immigrants to Canada
are expected to encounter initid difficulties settling into Canadian society, due to culturd differences,
language barriers, and other difficulties. These hurdles should be temporary, however, and over time
immigrants should increasingly enjoy access to the benefits that the Canadian-born have. Asthis relates
to homeownership, immigrants will initialy experience low homeownership rates, but as other outcomes
improve with time, they should move towards owner-occupied accommodations. Consequently,
knowledge of a charter language and duration in Canada should both positively predict homeownership,
and if currently a greater proportion of immigrants are recent arivas then the dedlining immigrant
advantage could be traced to a net shift in immigrant ‘recency’.

Table 7: Distribution of immigrants by duration in Canada
Years in

Canada 1981 1991 2001
2to 5 8.5% 15.3% 15.8%
6to 10 21.3% 11.3% 20.7%,
11 to 15 23.1% 13.6% 17.0%
15to 20 11.8% 19.8% 9.2%
20+ 35.4% 40.0% 37.3%
Mean 16.6 18.0 17.3

Source: 1981-2001 Census of Canadaeconomic family files

Table 7 shows this to be the case. In 2001, over one-third of the foreign born in Canada s three big
CMAs had been in Canada for ten years or less. This is a greater share than in any other year, and
could therefore overemphasize the magnitude of the immigrant homeownership decline. The advantage
may therefore only be temporarily suspended, and as duration increases, there may be a resurgence of
the immigrant advantage.

6. Changesin locational choices

Since each CMA has its own housing market peculiarities (attitudes toward ownership and tenancy, as
well as housng age, qudity, and avalability), homeownership rates dso vary widely across CMAS.
Montred, for example, has a long history of being extremdy tenant-friendly (Choko 1987), and has
much lower homeownership rates than the other two CMAs (Table 8).
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Table 8: Homeownership rates by city, 1981-2001
1981 1991 2001
Montreal 47.0% 50.5% 52.1%
Toronto 59.8% 58.8% 63.2%
Vancouver 62.4% 56.6% 58.9%

Source; 1981-2001 Census of Canada economic family files created by author

Given these differences across CMAS, shifts in the locationd choices of immigrants and the Canadian
born over time will likely dter reative homeownership rates, and could account for some of the
dedlining advantage.

Table 9: Distribution of immigrants and the Canadian-born across cities, 1981-2001

1981 1991 2001
CB Imm. All CB Imm. All CB Imm. All
Montreal 49% 24% 40% 46% 21% 38% 45% 19% 36%
Toronto 33% 58% 42% 35% 61% 43% 36% 60% 44%
Vancouver 18% 18% 18% 19% 18% 19% 19% 21% 20%

Source: 1981-2001 Census of Canada economic family files created by author

As can be seen in Table 9 above, Montreal clams a decreasing share of the population of the three
CMAs over time, going from 40% in 1981 to only 36% in 2001, with Toronto and Vancouver equaly
daming the difference. The decline was amost the same for immigrants and the Canadianborn, with a
5 point drop for immigrants and a 4 point drop for the Canadiantborn. This movement away from
Montred is especidly pronounced among more recent
arivds (< 10 years), which is perhgps the least likey
group to have accumulated Canadian housing equity

Table 10: Digtribution of
Recent |mmigrants, 1981-2001

(Table 8). Although Toronto's net recipiency has [SMA 1981 1991 2001
remained relatively stable, with around 60% of the three Q"(;’r';tr:foa' o
CMAs recent arivds, Montred has declined, with |\/ancouverl 185  17.0 23.2

Vancouver largely claming the difference. Consequently,
like family changes, distribution across CMAs should further protect immigrants from a grester decline.

7. Hypotheses

Severd hypotheses about the immigrant homeownership decline can be drawvn from the discusson
above. Frg, it seems likdy that both diminishing immigrant labour market fortunes (Figure 2) and
changes in immigrant recency (Table 7) will push immigrant homeownership rates downward. These
two forces may be offset to some extent by other factors, such as an immigrant movement away from
tenant-friendly Montred (Tables 9 and 10) and a family structure that continues to more closdy
approximate that of the median housing consumer (Table 6). Drawing from the evidence presented thus
far, the fallowing four hypotheses emerge:

1. Changesinimmigrant and Canadianborn CMA choice, most notably an immigrant movement away
from Montred (especidly recent immigrants), will dampen an even grester immigrant decline.
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2. The declining economic resources (income, number of earners, full-time status and unemployment
prevaence) of recent immigrants hinder their ability to buy ahome.

3. Within the framework of the traditiond housing career, a greater proportion of immigrant families
should seek homeownership, since more of them are likely to be married with children than the
Canadian-born. Thisis expected to prevent an even gregter decline.

4. The increesng share of immigrants that are recent arivas in 2001 reduces immigrant
homeownership rates.

7.1 Theevolution of housing careers over time

The hypotheses above imply ahistoricity, or that compositiond characterigtics have the same impact on
homeownership rates over time. This is likely to prove a naive assumption, as the many culturd and
structurd changes that have swept across Canada from 1981-2001 probably aso adtered the incentive
sructures for buying homes. If this is true, then a person's socid, economic and demographic
‘repertoire will postion them differently for homeownership, both in terms of preference and
accesshility, a different points in time. The ‘potency’ of various factors could therefore be evolving,
implying that there may be interactions between time and the explanatory variable clusters above. To
test for this, key varigbles will be interacted with time and entered into a subsequent set of models.

8. Data and methods
81 Data

The remainder of this study uses a 20% extract of a pooled sample of data from the beginning (1981)
and end (2001) of the immigrant homeownership advantage dedine. The unit of andyss throughout is
the economic family, defined as either an unattached individua or a union of two or more persons living

in the same dwdlling and related by blood, marriage, common-law or adoption. The andysisisrestricted
to permanent Canadian resdents who have recently moved and are not living in inditutions, collective
dwdlings or military quarters, where the highest earner is age 25-54. For al analyses, the characterigtics
(year of arival, socio-demographic variables, etc) of the highest earner are used to represent family

characterigtics.

82 Thevariables

The modd's used to test the hypotheses above are fairly standard in microeconomic models of consumer
choice, and include life-cycle characteristics, CMA indicators, socioeconomic varigbles and immigration
characterigtics. Life-cycle indicators include demographic and household compostion information.
CMA indicators are expected to net out CMA -specific homeownership determinants, including
avalability, affordability, etc. Socioeconomic characteristics include measures of income, employment
datus, and severd contrals, like age and education, which are correlated with homeownership but not
hypotheszed to be important factors behind the immigrant homeownership dedline. Immigration
characteristics include an immigrant indicator, years snce migraion (YSM), YSM squared and
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knowledge of the locd languages (EnglisvFrench in Montredl, and English in Toronto and Vancouver).
YSM and its square are both mean-centered so that coefficients can be interpreted as the effect for
immigrants that have been in Canada the average length of time (about 17 years in both 1981 and
2001). The coding for most variables (al except interaction terms) is presented in Table 11 below.

Table 11: Regression variables and coding key
Demographic information Coding Mean
Age 25-34 Reference Category 0.32
Age 35-44 Dichotomous, 1=yes 0.37
Age 45-54 Dichotomous, 1=yes 0.31
Household composition
Married with children Reference Category 0.42
Married without children Dichotomous, 1=yes 0.21
Lone-parent Dichotomous, 1=yes 0.10
Unattached individual Dichotomous, 1=yes 0.18
Non-Census family member Dichotomous, 1=yes 0.06
Educational information
No High school Reference Category 0.21
High school Dichotomous, 1=yes 0.12
Post-secondary training Dichotomous, 1=yes 0.42
University degree Dichotomous, 1=yes 0.25
Currently in school (FT or PT) Dichotomous, 1=yes 0.11
Income and employment status
Number of full-time earners Continuous 1.41
Income under $10,000 Reference Category 0.09
$10,000-19,999 Dichotomous, 1=yes 0.13
$20,000-29,999 Dichotomous, 1=yes 0.19
$30,000-39,999 Dichotomous, 1=yes 0.19
$40,000-49,999 Dichotomous, 1=yes 0.14
$50,000+ Dichotomous, 1=yes 0.25
Immigration characteristics
Speaks English/French Dichotomous, 1=yes 0.98
Canadian-born Reference Category 0.50
Years since migration (centered) Continuous 0.00
Years since migration Squared Continuous 57.03
City indicators
Montreal Dichotomous, 1=yes 0.34
Toronto Reference Category 0.47
Vancouver Dichotomous, 1=yes 0.19
Time indicators
Census year Dichotomous, 1=2001 0.62
Dependent variable
Owner Dichotomous, 1=Owner 0.57

Note: In addition to these variables, a series of interaction terms are used in some models.
These terms are discussed more fully below.

Income is adjusted with an adult equivalence scde (Statistics Canada 1999), a useful modification
because it provides a better indication of how much money afamily actudly has for shdlter. The method
entalls dividing the tota economic family income by a weighted proportion of the number of people
assumed to live off thisincome. In this andlyss, the firgt person in the economic family is given aweight
of 1, and each additiona adult (age BB or older) has a weight of 0.4. Children are weighted at 0.3,
unless the family is a lone-parent family, in which case the firgt child is weighted at 0.4, and subsequent
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children are counted as 0.3 of a person. Thistaly is known as the adult equivaence factor, and the total
economic family income is divided by this number to yied adult equivaent adjusted (AEA) income. The
difference between this figure and regular tota income can be subgtantia, and to give an idea of the
difference, a family with two adults and two children age 18 or under has an AEA income that is exactly
haf of their regular income. Since unattached individuas have no dependents, no adjustment is made to
their income. AEA income is then further adjusted using the consumer price index so that it isin 2000
dollars, and then divided into $10,000 increments (collgpsing values for those with adjusted income of
less than $10,000 and over $50,000).

8.3 Analytical technique

To modd housing tenure, researchers typicaly use logit or pobit modes, the two most common
techniques for estimating binary outcomes. The advantage of these gpproaches is that predicted
probabilities are bounded by 0 (no probability of homeownership) and 1 (100% probability of
homeownership). The downfal is that the relationship between X and Y is non-linear, and on their own
the raw coefficients do not have any straightforward interpretive value. Depending on the god of the
andyds, this can encumber interpretation.

This paper seeks to identify the sources of a declining immigrant homeownership advantage over time,
or to explain the ‘difference in differences’, and to facilitate this, linear probability modes will instead be
used. Although OLS is generdly consdered unsuitable for estimating binary outcomes, resultswill often
be very close to non-linear functions when outcomes are evenly divided. In fact, Moffitt (1999) argues
that OLS may actudly be superior to norntlinear models when coefficient estimates are sought instead
of predicted vaues, as is the case here. To further diminate doubts about the accuracy of results,
however, OLS results have been compared with those derived from logit modes, and in al cases
edimates were within one percentage point of each other. Consequently, interpretability has been
greetly improved with very little loss of precison.

To assess the hypotheses stated earlier, immigrants and the Canadiantborn are modeled in the same
equation, a useful strategy because it illustrates what homeownership rates ‘should be, given observed
characterigtics, equal proportions, and the globa effects of predictors (Coulson 1999). The four
explanatory variable clusters used to assess hypotheses 1-4 (city indicators, socioeconomic indicators,
family characteridics and immigration variables) plus the interaction terms (city and educetion) are
incrementally introduced into the models. Because variables are likely to be corrdated with one another,
the order in which a varigble is entered partly determines the magnitude of its impact. It is therefore
possble to amplify the *effect’ of asingle indicator by putting it before other variables with which it co-
varies (entering age before income to magnify the ‘effect’ of age, for example). To further determine
whether effects are confounded, age and educetion, the two variables mogt likdly to be correated with
others® but not hypothesized to affect the immigrant advantage are entered independently to reduce
misinterpretation of results.

8. Age, for example, is likely to be correlated with income and years of migration, and education will co-vary with
income.
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Characterigtics which do not correspond directly with housng careers, like CMA indicators, are
entered fird, followed by socioeconomic characteristics, then family compostion and duraion
indicators. The ordering is dightly different from the earlier discusson, and was chosen for
methodological (as opposed to theoretical) reasons. Stated more formally, the models are estimated in
the following order:

Hit = at+ ?lit + dCit + p(lie * Cit) + et Q)
Hi: = Moddl 1+ 3CMA;; (2)
H: = Model 2 + Age 3)
Hi: = Modd 3 + Education Variables (4)
H;: = Mode 4 + Labour Force Variables (5
Hi: = Mode 5 + Family Characteristics (6)

Hi: = Modd 6 + Immigrant Characteristics (7)

Where: H = an owner/renter indicator

a = Intercept

I = Immigrant indicator

C = Census year

CMA = Census Metropolitan Areaindicators

Labour Force Variables = Income, Unemployed indicator, Full-time status
and number of earnersin economic family

Education Variables = A vector of educationa attainment indicators

Age = Age of highest earner

Family Characteristics = Family compostion characterigtics

Immigrant Characterigtics = Years Snce migration varigbles and

knowledge of EngligvFrench
e = Error term

In the above models, d refers to the unexplained increase from 1981 to 2001 in homeownership rates
(in percentage points) for Canadian-born households, ? equas the immigrant advantage in 1981, and

gdands for the change in the immigrant homeownership rate relative to the Canadianborn rate from

1981 to 2001. Tracking changesin ? across models will show how well the 1981 immigrant advantage
can be explained by the standard consumer choice modd, whereas d illustrates how well the models
explain the increase over time for the Canadian-born. Of centrd interest in thisanalys's, however, isthe
coefficient |, which indicates, by its magnitude, how well the models can explain the changing gap in

homeownership rates.

The interpretation o these coefficients does not change with the inclusion of other covariates, only now
it is the Size of the gap after contrals are introduced. In essence, d, ?, and [ can be interpreted as the
portion of the difference that are unexplained by other variables in the modd. To further illudtrate,
consder the model without covariates (Modd 1). Recal that the 1981 Canadian born homeownership
rate was 51.0% and the immigrant rate was 62.9% (Table 1), and by 2001 the rates were 58.6% and
57.9% respectively, sod for Mode 1 should equal around 7.6, ? should be 11.9, and p for modd 1
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should equa -12.7.° Modd 2 will net out any changes in Y due to changing CMA digtributions
(hypothesis 1), Model 3 controls for Age, Mode 4 for education differences, Modd 5 removes the
effects of economic resources (hypothesis 2), Modd 6 ceptures family compostion differences
(hypothesis 3), and Modd 7 removes the effects of changesin average immigrant ‘recency’ (hypothesis
4). In dl of these models, the god is to reduce [ to O, thereby explaining the reasons behind the decline
of theimmigrant advantage.

9. Results

Table 12a ligs the coefficients for dl ‘compostion” modes, with . highlighted in bold. In Modds 1-6,
variables are incrementally introduced without any consideration for changing effects over time (except
for a period man effect term and a period*immigrant interaction). From these modds it can be
determined how compositiond changes have differentialy affected the relative homeownership rates of
immigrants and the Canadiantborn. In Table 12b, the coefficients for Model 7 (reproduced for
comparison purposes from Table 12a) plus the terms from the ‘interaction’ models (models 8 13) are
shown, testing the prospect of changesin the effect of compositional characteristics over time.

9. d=586-510=7.6; ? = (62.9-51.0)=119; p=(51.0-629) - (586-57.9) = -12.7

Analytical Studies— Research Paper Series -18- Statistics Canada Catal ogue No. 11F0019 No. 238



Table 12a: Compositional determinants of the homeownership gap
1 2 3 4 5 6 7

Variable 3 R R R R K 3

Immigrant 0.1180| 0.0873| 0.0654| 0.0659| 0.0578] 0.0423] 0.0301
Period 0.0789| 0.0739] 0.0439] 0.0228| 0.0309] 0.0533] 0.0583
Period*Immigrant -0.1274] -0.1282] -0.1234] -0.1192] -0.0812] -0.0935] -0.0889
Toronto Ref. Ref. Ref. Ref. Ref. Ref.
Montreal -0.1192| -0.1241| -0.1186] -0.0635] -0.0614| -0.0660
Vancouver -0.0023| -0.0037| -0.0027 0.0371] 0.0363| 0.0330
Age 25-34 Ref. Ref. Ref. Ref. Ref.
Age 35-44 0.1868| 0.1861| 0.1702] 0.1351] 0.1259
Age 45-54 0.2511| 0.2518| 0.1989] 0.2151] 0.1847
No high school Ref. Ref. Ref. Ref.
High school 0.0476] 0.0111] 0.0117] 0.0204]
Post-secondary 0.0848] 0.0293] 0.0288] 0.0389
University degree 0.1256| 0.0312] 0.0135/ 0.0418
Currently In school -0.1110( -0.0592] -0.0331| -0.0236)
Income < $10,000 Ref. Ref. Ref.
Income $10,000-19,999 0.0501] 0.0158] 0.0152
Income $20,000-29,999 0.1523] 0.1242] 0.1125
Income $30,000-39,999 0.2183] 0.2087] 0.1856
Income $40,000-49,999 0.2446] 0.2573| 0.2294]
Income > $50,000 0.3084] 0.3472] 0.3091
Number of full-time workers 0.1351] 0.0383| 0.0365
Married with children Ref. Ref.
Married without children -0.1898| -0.1854
Lone-parent -0.2641| -0.2704
Unattached individual -0.4236| -0.4332
Non-Census fam. member -0.2740| -0.2690
English/French knowledge -0.1158]
YSM (mean-centered) 0.0200
YSM Squared -0.0003]
Intercept 0.5056] 0.5647| 0.4474] 0.3967| 0.0822] 0.3556] 0.4990
R squared 0.0057] 0.0175] 0.0608] 0.0713| 0.2051] 0.2740] 0.2858

Note: All coefficients but thosein italics are statistically significant at p<0.05 or higher.
Source: 1981 and 2001 Censuses of Canada Master 20% random economic family subsample file of even proportions
taken by author.

As expected, ?, d, and i in Modd 1 in Table 12a roughly correspond with the values derived shown
earlier, further illustrating how closdly the linear probakility models gpproximeate the descriptive results.

For al modes the incremental increase in fit was found to be satisticaly sgnificant with a sequentid
tes, indicating that each cluster of variables increases the ability to correctly predict the tenure status of
any given household. What is important for this paper is not how well these characteristics predict
homeownership, however, but how well they explain the differential changesin homeownership rates.
It is with this focus in mind that the results are presented below, with each hypothess separately
discussed under its own heading.

9.1 Arelocational choicesresponsiblefor the declining immigrant advantage?
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Hypothesis 1 posdits that part of the reason behind the change in relative homeownership rates is that
immigrants have increesingly chosen to locate in CMAs where conditions make homeownership
attainment more difficult. Modd 2 tests this by adding a vector of CMA variables to the basdine modd.

Prior to looking & |, it is worth noting the change in the immigrant main effect ? and the Canadianborn
period effect d. Comparing ? for Modd 2 with the baseline modd suggests that CMA choice did play a
role in the immigrant homeownership advantage of 1981, as ? goes from 11.8 percentage points in
Model 1 to only 8.7 points in Modd 2. The implication of this result is that the 1981 immigrant
homeownership advantage of 12 points would have been about 3 points smaler if everyonewaslivingin
the same CMA (or in different CMAs with amilar housng markets). CMA choice in 1981 was
therefore a substantial part of the reason behind the immigrant homeownership advantage. Part of this
can no doubt be linked to the rdatively smal proportion of immigrantsliving in Montred in 1981, which
asthe coefficientsin Modd 2 show, have much lower expected homeownership rates.

Although dlocation across CMAs impects initid homeownership differences, it does little to explain the
changes over time. For the Canadiantborn, d is reduced by only 0.5 points, and 1 shows alocation

across CMAs to have an even smdler effect for immigrants. This contradicts hypothesis 1, and shows
that changes in the digtribution of immigrants and the Canadian-born have had little effect on the changes
in homeownership rates over time.

9.2 To what extent do changes in socioeconomic characteristics reverberate in the housing
market?

The next possble clugter of characterigics behind homeownership dynamics are changes in the
socioeconomic characteristics of immigrants and the Canadian-born. Foremost among these isthe well-
known decline in immigrant labour market success. Since these variables are heavily intercorrdated with
other socioeconomic and demographic characteridtics, it is first necessary to control for characteristics
that covary with labour market characteristics and homeownership rates, but are not hypothesized to be
behind changes in homeownership rates. As expected, both age (Modd 3) and education (Modd 4)
bear a clear rdationship to homeownership, but neither seems to explain changes over time for
immigrants. Education aso explains a smdl portion of the immigrant decline, athough once again it is
vay little

Ealier in the paper (Figure 2), we saw that immigrants went from an 8% income disparity with the
Canadian-born in 1981 to amost 30% lessin 2001. Furthermore, not only was their income lower, but
they aso faced more precarious job prospects (Table 4 and Vosko, Zukewich and Cranford (2003)).
Hypothes's 2 pogits that these changes hurt the homeownership potentia of immigrants and, as an
extenson, ther ability to maintain a homeownership advantage.

The increase in R of 7.1 in Modd 3 to 20.5 in Mode 4 attests to the centrality of labour market
success in determining if afamily owns ahome or not. As expected, income and the number of full-time
eanes in a family increases the probability of homeownership by a large margin, and add more
predictive power than any other cluster of varidblesin thisanayss.
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What is more important for our purposes here, however, is how these variables affect . Taking income
and the number of full-time earners together, | is reduced from -11.9 points in Model 4 to -8.1in
Modd 5, areduction of nearly one-third. This strongly suggests that the relationship between declining
l[abour market success and homeownership rates are indeed related, supporting hypothesis 2 and
demondtrating that part of the reason immigrants have been unable to maintain their homeownership
advantage is their labour market misfortunes.

9.3 Theroleof differential changesin family composition

As illugtrated earlier, compared to the family patterns of the Canadianborn, immigrants have a family
sructure that should lead them to prefer ownership to tenancy. With the increesing proportion of the
Canadian-born living ether as unattached individuas or lone parents, deviation from the gandard
housng career is much greater, and this should negatively affect homeownership rates. The family
Sructure of immigrants should therefore protect them from grester homeownership declines.

We can see from Modd 6 that this is the case. Compared with Modd 5, 1 increasesfrom -8.1 points
to -9.4 when family characterigtics are indluded, implying that if the family structure of immigrants had
changed in identical fashion to the Canadianbornin the 1981-2001 period, the homeownership decline
would have been even greeter. Immigrant family structure therefore protected againgt this, and alook at
the coefficients reveds why thisis so. Of dl family types, married families with children (which we saw
from Table 6 contains 45% of immigrants and 32% of Canadian born familiesin 2001), are by far the
mogt likely to own their home. Married couples without children (20% of immigrants and 22% of the
Canadian-born) trall by 19 points, and unattached individuas, the group that grew fastest among the
Canadian-born, are a chasmic 42 percentage points behind the reference group. Lone parents, which

became a more frequent family type for both groups in this period, trail behind by about 26 percentage
points.”® These differences are quite consistent with the patterrs expected by the traditional housing

career discussad earlier, with rates declining sharply for family types that do not fdl into one of the five
phases discussed earlier. Consequently, as predicted in hypothesis 3, the family characteristics of
immigrants prevent an even greater homeownership decline.

9.4 Changes in immigrant recency havereduced the immigrant advantage

In 2001, about 37% of al immigrants to Canada arrived in the previous ten years, a Sgnificantly higher
proportion than in any other year in recent history, and much higher than the recent immigrant rate of
30% of 1981 (Table 7). Sinceit typicaly takes some time for immigrants to grow accustomed to lifein
their new country and accumulate the necessary resources to purchase a home, Eenure rates are
expected to be low for recent arrivas, and to rise with duration in Canada. Hypothesis 4 posits that the
aurge in the number of recent arrivas will partialy explan why the overdl immigrant homeownership
rate has falen in recent years. In Modd 7 the change in immigrant recency between 1981 and 2001
does explain some of the declining immigrant homeownership advantage, dthough very little. Oddly,
knowledge of English (Toronto and VVancouver) or EnglisVFrench (Montredl) is a negative predictor of

10. Since ‘census non-family members’ isaresidual category, they are not discussed inthis paper.

Analytical Studies— Research Paper Series -21- Statistics Canada Catal ogue No. 11F0019 No. 238



homeownership, and may have to do with the high homeownership rates of some 1960s arrivals that do
not know English or French.

Despite these adjustments, 1 — which, with the duration indicator added, now represents the change in
immigrant homeownership rates a mean duration in Canada (17 years)—dlill dands at -8.9 percentage
points, suggesting that the differences in the arriva times of immigrants in 2001 and 1981 explains a
smdl margin of the homeownership gap, providing only some support for hypothesis 4.

10. Changinghousing careers by time and family type

When dl the hypothesized main effects are included, roughly 8.9 points, of the homeownership gap

remains unexplained. Put differently, these modds suggest that accounting for the most sdient
characteristics of homeownership for the median housing consumer (age, education, labour market

outcomes, location and family type), roughly 2/3 of the change in the homeownership rates between

immigrants and the Canadiant born remain unexplained. Earlier it was suggested that the relaionship of

some of these characterigtics to homeownership may themselves be evolving over time, leading to a shift
in the behaviour of the median housing consumer, and a reduction in the ability of some of these
characteridtics to explain the changing gap. By interacting key variables in the modes with the year in

which they were observed, it is possble to determine whether part of the reason for the loss of the
immigrant housing advantage is a change in theimpact of certain characteristics over time.

Models 813 tegt this notion more explicitly, by re-esimating Modd 7 with incrementaly-introduced
interaction terms between census year (2001=1) and CMA, age, education, labour market variables,
family type and duration indicators. These interaction terms alow for an assessment of whether the
impact of compositiond characteristics has shifted over time, and how these changes have affected d, ?,

and especidly L.
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Table 12b: Determinants of the homeownership gap
7 8 9 10 11 12 13

Variable 3 3 K 3 3 3 3
Immigrant 0.0301| 0.0305] 0.0298] 0.0291] 0.0261] 0.0204] 0.0170
Period 0.0583| 0.0612] 0.0627| 0.0427] 0.0360| -0.0172| 0.0399
Period*Immigrant -0.0889] -0.0872] -0.0869| -0.0857| -0.0788| -0.0683| -0.0871
Toronto Ref. Ref. Ref. Ref. Ref. Ref. Ref.
Montreal -0.0660| -0.0683| -0.0685| -0.0679| -0.0714| -0.0708| -0.0713
Vancouver 0.0330| 0.0657] 0.0658] 0.0663| 0.0661] 0.0680] 0.0683
Age 25-34 Ref. Ref. Ref. Ref. Ref. Ref. Ref.
Age 35-44 0.1259| 0.0203] 0.1388] 0.1375] 0.1387| 0.1306] 0.1291
Age 45-54 0.1847] 0.0373] 0.1725] 0.1699] 0.1745] 0.1743] 0.1740
No high school Ref. Ref. Ref. Ref. Ref. Ref. Ref.
High school 0.0204| 0.0203] 0.0195| -0.0044| -0.0010| 0.0009| 0.0009
Post-secondary 0.0389| 0.0374] 0.0367] 0.0262] 0.0319] 0.0338] 0.0332
University degree 0.0418| 0.0404] 0.0394| 0.0313] 0.0433] 0.0451] 0.0458
Currently In school -0.0236| -0.0239] -0.0238| -0.0244| -0.0257| -0.0184 -0.0179
Income < $10,000 Ref. Ref. Ref. Ref. Ref. Ref. Ref.
Income $10,000-19,999 0.0152| 0.0128] 0.0128] 0.0127] 0.0220] 0.0128] 0.0128
Income $20,000-29,999 0.1125| 0.1094] 0.1093] 0.1091] 0.1179] 0.1058] 0.1047
Income $30,000-39,999 0.1856| 0.1829] 0.1828] 0.1828| 0.1756] 0.1658] 0.1638
Income $40,000-49,999 0.2294| 0.2259] 0.2259] 0.2260] 0.2031] 0.1974] 0.1948
Income > $50,000 0.3091] 0.3077] 0.3076] 0.3076] 0.2846] 0.2844] 0.2814
Number of full-time workers 0.0365| 0.0379] 0.0381] 0.0381] 0.0379] 0.0379] 0.0384
Married with children Ref. Ref. Ref. Ref. Ref. Ref. Ref.
Married without children -0.1854| -0.1871] -0.1871| -0.1871| -0.1860| -0.2238| -0.2230
Lone-parent -0.2704| -0.2775| -0.2774| -0.2774f -0.2761| -0.2939| -0.2940
Unattached individual -0.4332| -0.4303| -0.4300] -0.4298| -0.4290| -0.4990| -0.4985
Non-Census fam. member -0.2690| -0.2704| -0.2701|] -0.2701] -0.2692| -0.2909| -0.2891
English/French knowledge -0.1158] -0.1258| -0.1260| -0.1266| -0.1259| -0.1256| -0.0883
YSM (mean-centered) 0.0200| 0.0200{ 0.0201] 0.0201] 0.0201] 0.0201] 0.0254
YSM Squared -0.0003] -0.0003| -0.0003| -0.0003|] -0.0003|] -0.0003| -0.0004
Intercept 0.4990| 0.5045] 0.5045] 0.5149] 0.5172] 0.5479] 0.5124
Interactions

Montreal 0.0054| 0.0054| 0.0048]| 0.0109| 0.0085| 0.0093
Vancouver -0.0473] -0.0476] -0.0481| -0.0467| -0.0504| -0.0510
Age 35-44 -0.0188] 0.0428| 0.0379| 0.0362| 0.0366
Age 45-54 0.0179| 0.0214| 0.0126/ 0.0102] 0.0118
High school 0.0177] -0.0007| -0.0030| -0.0035
Post-secondary 0.0012] 0.0038]| -0.0062| -0.0071
University degree -0.0174{ -0.0190( -0.0072| -0.0056
Currently In school 0.0209| 0.0144] 0.0129]| 0.0126
Income $10,000-19,999 -0.0150| 0.0007| 0.0009
Income $20,000-29,999 -0.0159| 0.0036| 0.0058
Income $30,000-39,999 0.0120] 0.0287] 0.0323
Income $40,000-49,999 0.0386| 0.0503] 0.0543
Income > $50,000 0.0358| 0.0400f 0.0445
Married without children 0.0617 0.0605
Lone-parent 0.0312 0.0324
Unattached individual 0.1117| 0.1120
Non-Census fam. member 0.0362| 0.0347
English/French knowledge -0.0612
YSM (mean-centered) 0.0011
YSM Squared 0.0002
R squared 0.2858) 0.2893] 0.2895] 0.2896] 0.2900] 0.2916§) 0.2918

Note: All coefficients but thosein italics are statistically significant at p<0.05 or higher.
Source: 1981 and 2001 Censuses of Canada Master 20% economic family subsample file taken by author.
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10.1 Theevolving Canadian housing career

In Table 12a, Modd 2 tests to see whether changes in the dlocation of immigrants and the Canadiant
born across CMAs reduced the immigrant advantage. That model shows that dthough locationa choice
does explan some of the differences between immigrant and Canadian-born homeownership rates
(demongtrated through a reduction in the immigrant main effect term ?), changes in the dlocation of
immigrants across CMAs over time did little to change relative homeownership rates. Indeed, if
anything, CMA location helped immigrants stave off grester declines.

By accounting for the prospect of changing CMA effects over time, as is done in Mode 8, a dightly
different story emerges. Now, CMA - specific changes in homeownership propensities over time reduce
the unexplained homeownership gap, ard now play a minor role in explaning the immigrant
homeownership decline. In Table 12a, p went from -12.7 in Modd 1 to -12.8 in Modd 2, suggesting
that CMA choice acted as a dight buffer from a greater reduction. In Table 12b, however, this result
changes, and immigrant CMA choice (coupled with a change in the effects of CMA choice) now dightly
reduces the unexplained homeownership gap.

A close look a the CMA coefficients in Modd 8 illustrates why this is the case, and points to
Vancouver changes as the main source. From 1981-2001, adjusted Montread and Toronto
homeownership rates increased in tandem, but the growth rate in homeownership of Vancouver fell
behind Toronto’'s by nearly 5 points. Although Montred Hill has the lowest homeownership rates (as the
Montreal main effect shows), the betweenyear change reduced the sze of the benefit that
disproportionately moving to Vancouver had for immigrants. Although this is an interesting result, and
nicdy illustrates why accounting for changing impacts over time can dter interpretation, in this example
the effect on W is rather modest, at roughly 0.2 percentage points.

In Models 3 and 4, dthough age and education together explained some of the 1981 immigrant
advantage and a large part of the change for the Canadian-born, it reduced the unexplained immigrant
advantage (1) by only 1 point. By interacting these variables with period (Modds 9 ad 10), the
contribution remains rather modest in dl three regards. The largest change here is in explaining the
Canadian-born increase, which is reduced by 2 points. The immigrant advantage, and its decline over
time, both remain steady.

Consgent with the descriptive results in Table 3, 45-54 year olds advanced into homeownership
between 1981 and 2001 dightly faster than reference group 25-34 years olds, dthough in al moddsthe
differences were very smdl. For education, the biggest changes occurred for high school graduates and
those with postsecondary training other than university. Looking at the interaction terns for the income
variables, the effect of income only changed for those with high earnings. Homeownership rates rose
fastest for those with an AEA -adjusted income of over $40,000. This change has only a modest effect
on any three of the unexplained homeownership rates.

Perhaps the mogt driking result from the interaction terms in Table 12b is how homeownership
propensities changed across family types in the past 20 years (Modd 12). Between 1981 and 2001, the
interaction terms show that there was a * catch-up’ in homeownership rates for virtudly al family types.
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For married families without children, the 22 point deficit to married couples with children was closed
by dmost 7 points, and athough lone parents did not change rdlative to the reference gr oup, unattached
individuas closed what was a 50 percentage point gap in 1981 by 11 points.

Furthermore, this increase among other family types seems to be driving some of the decline of the
immigrant homeownership advantage. By incduding changing family effectsin Modd 12, p drops from -
7.9 to -6.8 percentage points. What is even more interesting is how, as with CMA location, the effect
reverses from that shown in Table 12a There, family compostion shidded immigrants dightly from a
greater decline in relaive homeownership rates, but once the prospect of changing effects is
acknowledged, family compaosition no longer helps immigrants. Furthermore, d is no longer atisticaly
sgnificant, indicating thet the growth in homeownership rates among the Canadian-born is now
explained in the modes. ? is now aso quite smal (about 2 points), indicating that the 1981 immigrant
advantage has largely been explained.

The unexplained portion of the change in reative immigrant homeownership rates remans large,
however, and only increases by interacting immigration characteristics with period. It seems that
athough the standard modd of consumer choice largely explains both 1981 homeownership rates and
the 1981-2001 change for the Canadian-born, it does a rather poor job at explaining the changes for
immigrants

11. Discussion

In this paper, it has been shown that over the past 20 years immigrants have logt their once large
homeownership advantage, and that some of the decline can be linked to homeownership-reevant shifts
in the compostiond characteridics of immigrants and the Canadian-born. Foremost among these
changes is the dramdtic decline in immigrant labour market success, dthough changes in age
composition, educationd atainment and immigrant recency dso play a more subtle role. Ther fal in
homeownership rates has been offset to some extent by ‘buffering’ factors, such as CMA choice and
family compostion. These buffers suggest that the decline would have been even greater if immigrants
resembled the Canadian-born in these regards.

Compostiona changes only seem to tell part of the story. Most of the important predictors are time-
sengdtive, and averaging their effects over time glosses over their dynamic nature. This was particularly
true for the relationship between family type and homeownership, and from 1981 to 2001 dl family

types made at least some headway in catching up to married families with children. For some, such as
unattached individuass, the changes were quite dramatic. These results start to complicate the theoretical
link between family type and dwelling type. Traditional housing careers, as described in the introduction,
are partidly motivated by the desire to build equity, but more importantly for ‘homestead building’, o
providing a good environment to raise a family. In the past twenty years, there seem to be changes
underway, as dl family types are now increasing their homeownership atainment rates. These changes
may stem from what has been referred to esewhere as the ‘individudization of the life course

(Shanahan 2000) and the ‘second demographic trangtion’ (Lesthaeghe 1995), but in red terms, it
points to an evolution in housng careers, with dl family types dosng the homeownership gep with
married couples with children.
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The centrd finding of this paper, however, is that immigrant and Canadian-born housing careers are not
smilarly evolving. In 1981, standard tenure models were able to explain homeownership quite well for
both immigrants and the Canadianborn, but by 2001, dthough these variables continued to explain the
trends in homeownership among the Canadian-born (with the dlowance of changing effects over time),
for immigrants there was a large change in homeownership rates between 1981-2001 that could not be
explained from within this framework.

12. Conclusion

This study illugtrates that there remains a lot to be learned about why immigrant homeownership rates
have fdlen in recent years. After controlling for dl the standard correlates of homeownership, nearly 2/3
of the 1981-2001 immigrant decline remains unexplained. Researchers studying other outcomes in
cognate fields have begun to suspect that deviations from standard scripts like conceptions d the
housing career is because there is something ‘new’ about recent arrivals to western countries (Boyd
2003; Logan 2003; Massey 1995). None of these researchers have systematicaly andyzed the
implications that this ‘newness may have for Canadian immigrant homeownership rates and patterns.
Thisdudy isafirg step in showing that there is quite a bit that is new about more recent arrivas.

Given the inability of the consumer choice modd to explain changes over time, future immigrant
homeownership research would do well to move beyond traditiond tenure models like the ones used in
this paper.™* It is possible that recent immigrants do not share the ‘housing appetites of some earlier
immigrant groups. Over the past thirty years, the source countries for immigrants to Canada have shifted
from Europe to the rest of the world, and it is possible that caricatures like *housing career’ and ‘median
housing consumer’ do not gpply as well to these new arivas. Alternatively, it is possble that housing
appetites have not changed, but that discrimination, both subtle and overt, plays a greater inhibitive role
on immigrant homeownership than it did in the past.

A second possible component of the decline that is unexplored in this paper is the impact of the
changing wedth pogtion d recent immigrants. Compared to earlier arrivals, Morissette, Zhang and
Drolet (2002) document a 25% drop in the median wedlth of recent immigrants (<10 years) from 1984
to 1999. Declines like these, which are not observed in the census, are no doubt aso affecting the ability
of immigrants to buy homes, and future research could determine more precisdly how heavily these
changes impact immigrant homeownership rates.

Perhaps the recent declineslie in the different attainment strategies of ‘old’ (largely white and European)
and ‘new’ (nonrwhite, nonEuropean) arivals. Already in 1981, immigrants earned less than the
Canadian-born, and may have faced discrimination in the housng market, but were often able to
achieve high ownership rates through less conventiond means, like accepting boarders or living in
multiple family dwellings to meet mortgage payments (Sturino, 1999) or by fixing up older houses in
poorer neighbourhoods then sdling them at a profit (Teixeira, 1995). Lastly, given the rapid ascent of
visble minority enclaves in mgor Canadian CMAs (Hou, 2004), it would be worthwhile to investigete

11 Several research projects by the author aim to do this.
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whether a dua housing market is emerging in Canada, and whether the immigrant homeownership
declineisaproduct of differentid changesin housing supply.
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