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Les Canadiens ont consacré plus de cent milliards de dollars au
logement depuis la Confédération. Toutefois, l'historique de ce processus

est trés peu connu. Dans Housing Canadians, nous avons tenté de ramasser

les meilleures données statistiques pour 1l'ensemble du pays, et de mettre
au point quelques nouvelles données pour certaines villes particuliéres.
Nous avons également abordé le processus de la construction domiciliaire,

a partir de la documentation historique et descriptive disponible, en
particulier dans les quatre principaux centres urbains du Canada. De plus,
nous faisons une bréve description des sources de financement depuis les
jours ou les intermédiaires financiers étaient relativement peu importants
jusqu'a aujourd'hui alors qu'avec l'Etat, ils fournissent plus de 80 % de
tout le financement des constructions domiciliaires. Enfin, nous retragons
le développement de la politique du logement depuis le moment oi les

gouvernements ont commencé A s'y intéresser avant la Premiére Guerre mondiale.

Les conclusions auxquelles méne ce qui n'est tout au plus
gu'une série d'essais ne sont ni sensationnelles ni méme nouvelles. Sauf
pour quelques reculs en période de croissance rapide ou de récession aigue,
le logement s'est continuellement amélioré au Canada depuis un siécle.
Par contre, durant ce temps, les familles & faible revenu ont rarement
réussi a accéder 3 la propriété de leur demeure, objectif pourtant tenu
pour trés important 3 peu prés partout au pays. Ce qui est vrai aujourd'hui
pour ceux qui ne disposent que d'un revenu modique ou méme moyen dans les
grands centres urbains a toujours été vrai, mais la situation s'est empirée
par suite de l'escalade spectaculaire des colits des terrains et du processus

de plus en plus complexe de la construction et de l'acquisition des maisons.
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Dans l'ensemble, sur le plan technique, 1'industrie de la
construction a toujours été en mesure de répondre 3 la demande. Le plus
souvent, les maisons ont été construites par de petites entreprises qui
les produisaient A contrat ou pour la vente. (Méme aujourd'hui, la
majorité des constructeurs de maisons ne produisent que de 25 3 50 unités
par année.) Occasionnellement, il y a eu pénurie de main-d'oeuvre spécia-
lisée et de certains matériaux de construction, et la plupart du temps,
le constructeur a été incapable d'exercer une influence sur 1'offre et le
colit de la main-d'oeuvre et des matériaux. Ce qui est encore plus important,
toutefois, il n'a pas toujours réussi a disposer des deux autres éléments
essentiels, le terrain et le financement. Au vingtidme sidcle, ces
derniers prenant de plus en plus d'importance, le constructeur de maisons
est devenu de moins en moins maitre de sa propre destinée. C'est sans
doute ce qui a donné lieu & la venue, aprés 1945, du constructeur-lotisseur,
qui fait l'acquisition de grands domaines et peut disposer des capitaux

nécessaires, tandis que 1'Etat créait son propre organisme de financement.

La politique publique du logement a été lente a apparaltre. Elle
ne visait d'abord que la réglementation de la construction et du zonage
afin de protéger la collectivité contre l'incendie et la maladie, et occa-
sionnellement la tranche supérieure de la classe moyenne contre 1'érosion
de son environnement par les habitations pour personnes a faible revenu.
Tous les échelons de gouvernement ont recherché la croissance absolue, et les
municipalités ont prodigué leur attention et leur aide aux nouvelles
industries, dans 1l'espoir que le marché pourrait répondre a la demande
de logements. Bien que la défaillance du marché soit devenue évidente dés

1914, trés peu d'initiatives ont été prises pour y remédier, et ce n'est
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que vers la fin de la dépression qu'une véritable politique publique a
commencé a prendre forme. Au début, 1'intervention de 1'Etat dans le
domaine du logement était percue 5implement comme un mécanisme générateur
d'emplois, mais les rudiments d'une politique sociale apparaissaient déja
en 1945. Trente ans plus tard, la politique du logement se traduit, pour
la plupart des Canadiens, par un mélange déconcertant de politique écono-
mique et sociale, et par la présence embarrassante et paradoxale de la
pauvreté du logement au sein d'une économie prospére; elle est aussi 3
leurs yeux un exemple de la complexité de la production moderne, les
analystes identifiant plus d'une centaine de maillons différents dans la
chaine d'interventions humaines qui relie l'acquisition du terrain 3 la

prise de possession de la maison.
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SUMMARY

Canadians have spent over one hundred billion dollars on housing since
Confederation., Yet remarkably little is known of the historical

process. In Housing Canadians we have attempted to bring together

the best statistical material for the nation as a whole, as well as
develop some new data for specific cities. We have also attempted

to examine the process of housing construction from such descriptive
historical literature as remains, particularly for Canada's four
major urban centres. Some effort also has been made to describe
sources of finance from the days when financial intermediaries were
relatively unimportant until the present when they and the state are
responsible for over 80 per cent of housing finance. Finally the
development of housing policy has been traced since governments first
became concerned before the first war.

The conclusions of what 1s at best a series of essays are neither
new or startling. With a few setbacks in times of rapid growth or
sharp recessions, Canadians have been continually better housed over
the past century. At the same time, however, the ownership of an
adequate home - which in most parts of Canada has always been an
important goal - has seldom been within the reach of low income earners.
What is true today for the bulk of those with low and even average
incomes in large urban centres has always been true, although the

problem became worse as land costs and the increasingly complex real



estate-house building process escalated costs dramatically.

On the whole the construction side of the housing industry has
always been able to meet demand in a technical sense. Generally the
house builder has been a small operator, building a few units annually
as a merchant builder or on contract. (Even today the majority of
residential builders construct between 25 and 50 units a year.) There
have occasionally been shortages of skilled labour and some construc-
tion materials, and the builder has often had very little control over
either the supply or the cost of labour and materials. More important,
however, he has lacked control over the two other essentials - the
supply of land and of money. As these became more important during
the twentieth century the house builder became less and less the master
of his own destiny. To some extent the response, if not the solution,
emerged after 1945 with the emergence of the developer-builder, who
acquired large land holdings and had access to capital, and the
appearance of the state as a financier.

Public policy on housing was slow to develop, contenting itself
with building and zoning regulations to protect the health and welfare
of the community against fire and disease and, occasionally, protecting
the upper middle class against the environmental ravages of low income
housing. All levels of government sought to maximize absolute growth,
and municipalities lavished attention and aid on new industries assu-
ming that the market would supply the housing. Although the evidence
of market failure was apparent before 1914, and there were a few

gestures towards remedial action, it was not until the end of the
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depression that public policy began seriously to develop. Initially,
state intervention in the housing field was seen simply as an
employment-generating mechanism, although by 1945 the beginnings of a
social policy could be seen. Thirty years later housing policy to
most Canadians remained a baffling mixture of economic and social
policy, an embarrassing and paradoxical presence of housing poverty
in the midst of economic plenty, and a case study in the complexity
of modern commodity production as analysts identified upwards of one
hundred human links in the chain which led from land acquisition to

the final purchase of a house.
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PREFACE

Housing Canadians: essays on the history of residential con-

struction in Canada is the third of a series of essays on the history
of construction in Canada, written as background studies for the

Economic Council's report Toward More Stable Growth in Construction.*

Ultimately the essays may be worked into a monograph, but they are
presented as discussion papers to benefit from informed criticism
while research and writing continue on the rest of the study. I have
taken a topical, rather than a thematic or chronological, approach

to the history of construction, and other discussion papers will

deal with the history of hydro-electricity, transportation, pulp

and paper, resource towns, the construction labour force, and the
organization of the industry. Each essay is more or less self-
contained, an organizational reflection of my conclusion that there
is really no such animal as the construction industry. There is
hydro construction, railway construction, and housing construction;
but there is no comparability between the decisions leading to house
building and the expansion of pulp and paper capacity, between iron
ore developments that create new towns in Quebec-Labrador and the
paving of roads on Vancouver Island. Nor do self-supporting saw-and-
hammer builders and big project contractors or major urban developers
possess even a common working vocabulary. Some conclusions will emerge
from the series of essays and some aspects of each are left for an
overall analysis, but for the moment each is published for comment as

a self-contained study.

*The first, One More River, has been released as Discussion Paper No. 20

The second, Across Mountain and Muskeg: Building the Canadian Transpor-
tation System, has been realeased as Discussion Paper no. 22.




INTRODUCTION

Canadians have invested one hundred billion dollars in housing
since Confederation, and are likely to spend well over another
hundred billion by 2000. Between 1970 and 1973 almost $22 billion
of the $67 billion construction bill was spent on housing. Yet
Canadian housing has been inadequately measured by the statistician,
deplored by the social worker, condemned by the architect, and

ignored by the historian. Where is Innis, The Problems of Housing

Production? Creighton, McTavish: The Young Housebuilder? Berton,

The National Scandal? or, despite its enormous potential, Hailey,

Apartment?

Housing is perhaps the most elusive of all construction
activities. Each home represents an individual decision, ultimately
unique. Those millions of decisions have in turn been influenced by
a host of private and public decisions concerning household formation,
migration and immigration, and industrial and transportation locations,
as well as changing social customs and consumer preferences, access
to finance, and, perhaps above all, the level of personal disposable
income. Moreover, access to housing may be dependent upon the
decisions of industry to build new towns, of developers and builders
to create new suburban communities, of municipal officials to pursue
a policy of downtown redevelopment or suburban expansion, or of senior

governments to encourage or discourage housing construction. The



construction industry responds to the demand by means ranging from
own-account building or the small self-employed builder, to the giant
developer who may at any time have thousands of single family and
multiple family dwellings under construction.

Throughout its history Canadian housing reveals the complexities
that seem to baffle contemporary policy makers. The immobility, dura-
bility and high initial cost of housing have meant that the problem
has been one not simply of the aggregate amount of housing stock in
existence, but its location and kind in relation to the movement,
growth, and composition of the population, levels of income, household
formation and family size;l/ Even farsighted planning on a national

level could not have completely anticipated the regional and

1/

—'There will be no attempt in this essay to discuss the literature on
short-term and long-term models of housing construction, whether
written by housing analysts who focus on the operations of the housing
market or economists more interested in investment or business cycles.
It is reasonable to state, however, that none of the Canadian authors
have yet approached the kind of analysis of long-term trends apparent
in the American literature. A good review of the earlier literature
is in Leo Grebler and S. J. Maisel, "Determinants of residential con-
struction: a review of present knowledge," Impacts of Monetary Policy,
Commission on Money and Credit, (New York 1963), 475-620. See also
Moses Abramovitz, Evidences of long swings in aggregate construction
since the Civil War, National Bureau of Economic Research, Occasional
Papers 90, (New York 1964), and Manuel Gottlieb, Estimates of
Residential Building, United States, 1840-1939, National Bureau of
Economic Research, Technical Paper 17, (New York 1964). The statis-—
tical and economic literature in Canada is dominated by the works
cited throughout this paper by Marion Steele, Lawrence Smith, Joseph
Chung, O. J. Firestone, and Kenneth Buckley. While studies of the
post-1945 period suggest a close relationship between short-term
swings and the flow of funds to residential construction, both earlier
short-term studies and analysis of long cycles do not. (See Grebler
and Maisel, '"Determinants of residential construction,' 490.) We
assume here that the variables are household formation, real income,
rent and cost of construction, credit, and consumer choice but make no
attempt to create even a qualitative or verbal model.




occupational pattern of Canadian economic and social development.
Private enterprise has found it impossible. Housing has seldom kept
pace with urban population growth, and low income groups have always
been inadequately housed in urban Canada. The house building industry
was too diffuse to predict demand or not to lag in supply. However,
the history of housing construction in Canada suggests there has been
no economic or technical obstacles in the long run on the supply side.
The Canadian record supports the conclusion reached by numerous
American studies '"'that real resources for residential construction, at
least in the long run, are potentially available in such volume that
their supply will meet effective demand at current prices, and that
there are consequently no significant economic problems other than
price problems associated with the supply side. The availability of
land, building materials, labour and contractors and other entre-
preneurs, as well as an effective market organization that allows all
these input factors to be brought together, is taken for granted."-g/
Public policy on housing has been very slow in developing. Until
very recently public policy - at all levels of government - was
directed towards maximizing the economic growth of nation, region, or
municipality. The state aided industrial development and encouraged
population growth, implicitly assuming that private enterprise would
provide the necessary housing, as it would the provision of other

goods and services for a rapidly growing state-aided urban and

2/

~'Grebler and Maisel, 'Determinants of Residential Construction," 479.




industrial society. Moreover, in refusing to control the allocation
and cost of land, or to interfere in the determination of incomes by
the marketplace, but insisting on ever higher standards of safety and
sanitation, the state also compounded the problem by helping to force
costs of legally adequate housing beyond the means of an increasingly
large number of Canadians. As a result, the history of Canadian
housing often reveals the paradox of housing poverty in the midst of
economic plenty, of hopeless overcrowding amid thousands of homes to

rent.

Statistical Overview

As economists who have worked in the housing field, even in the
period since 1945, know only too well there is a serious shortage of
accurate information on all aspects of housing. As Kenneth Buckley
observed in his introduction to the housing statistics section of

Historical Statistics of Canada: '"The problem of an accurate valuation

of dwelling units has been pointed out in the discussion of the
official estimates.... This is obviously a much more acute problem in
these historical estimates. What is needed is a city by city search

for firm data in historical records that must exist but which have not

né_/

been investigated.... The problems are many: constantly changing

3
—/M. C. Urquhart and K. A. H. Buckley, Historical Statistics of Canada,

(Toronto 1965), 501.




census definitions, either planned or accidental; questions posed by
divided jurisdictions - federal, provincial and municipal; motives

that lie behind the collection and analysis of data, whether it be
Central Mortgage and Housing, municipal assessment officers, or the
local building inspectors; and the very nature of residential con-
struction and conversion. For the historian there is one additional
but basic problem: the almost complete absence of any descriptive
historical records, of either the growth or the nature of construction.
House building and house builders may be part of the iceberg of
Canadian construction, but they have never been part of the tip.

Since 1871 the Canadian census has provided a decennial record of
Canadian housing stock, although the pattern changes from census to
census in such a way as to make the information unreliable. Until
1941 the basic problem lies in the definition used, and a justifiable
uncertainty as to how the definitions were actually applied by thou-
sands of enumerators. The Statistics Act defined a house or a
dwelling as a building. Regardless of the number of units contained
inside, a building was to be counted as one if there was only one
entrance, or principal entrance; '"but if there are two front or
principal doors leading into separate parts, the structure will be
counted as two houses.“é/

Yet there is some doubt whether this reasonably straightforward
instruction was followed. The introduction to the 1931 census pointed

4/

—'Cited in 1901 Census, Vol. I, "Instructions to Officers," xvii.




to the problem of definition and implementation, which if followed
would not have reflected the growth of apartments in the 1920s, and
observed that some enumerators were obviously counting each apartment
unit as a dwelling. The report reiterated that a dwelling is a
building or place where one or more people regularly sleep - whether
a boat, tent, room in a factory, house or an apartment building. The
1931 enumerators were instructed to count such buildings as one, but
to mark "Apartment Building" or "Flat" beside it if it contained more

5/

than one dwelling.=~ Presumably the detailed instructions asked the
enumerator to count the units for the final results enabled a clear
distinction to be made between units and houses.

To what extent earlier enumerators had counted one building as
one or one as many, and to what extent the 1931 enumerators obeyed

their instructions is unknown. But one result could be clearly seen

in Montreal.

Single Detached Semi-Detached Row or Terrace Apartments

1921 24,1 19.6 37.5 12.8

1931 10.7 6.9 27 149.2
Unaware of the changing census policy, the unwary might conclude that
the city had undertaken one of the most massive urban redevelopment
and slum clearance programmes in history. Changes in other major

¥

='Cited in 1931 Census Vol. X, "Instructions to Enumerators," xviii.

See also Harold F. Greenway, Housing in Canada. Census Monograph No.
8, (Ottawa 1941), 39.




centres were not as striking, because Montreal had a large number of

6/

non-owner occupied multiple family "dwelling houses.'=' Nevertheless
the census figures are worth something. Table I provides an approxi-
mate historical picture of population growth and occupied housing
stock over the past century.

Statistically, at least, Table II, giving the numerical increase

in population for each additional occupied dwelling unit recorded in

the census, suggests a gradual but uneven improvement in the quantity

TABLE II-Z/

Population Increase to Dwelling
Units: Census decades

1870s  1880s  1890s  1900s  1911-21 1920s 1930s 1940s 1950s 1960s

Canada 5. P 48 05 54 %E (B B AD
PLEGE. o) (decrease in population) Sl 1.4 4. 1.8
N.S. Gt "2 I 3.5 Wl & sy  da M
N.B. 4ad- 0. E AN 3.8 al wbh A% B i
P.qQ. g whe B8 e & B am YE T s
ont. 4 BF 08 %0 3.7 23 o o8 %y BI
‘an. Ll B g B o7 84 29 S22 48 g
Sask. ( 3.9 5.8 Gl B e 38 .05
Alta, GEEE st S 3. x4 @ah e
B.C. GEH EE &R 2. iy = wa aE  Bd

é-/The hopelessness of the Montreal data was seen at the time by Arthur
Saint-Pierre who observed that while the 1921 census "comptait 94,895
habitations, maisons ou logements a votre choix" the municipal statistics
recorded 38,500 maisons and 123,000 logements. As Saint-Pierre laconi-
cally commented: "En rendant aux mots leur signification réelle, leur
valeur logique, nous trouvons donc les recenseurs fédéraux ont attributé
a Montréal 56,395 maisons en trop, ou bien 28,105 logements en pas
assez." Le Probléme social: quelques &léments de solution. (Montreal
1926), 97. :

Z/The unreliability of the figures must be re-emphasized. The figures
for the 1870s are too unreliable to be used for the country, because of
the additions of three new provinces and the territories. If used they
would provide a national ratio of 1:2.6.




Province & census year

Canada
1867
1871
1881
1831
1500
1311
1921
1331
1941
1951
1961
1921

Kova Scotla

187
18381
1891
1301
191!
1921
1931
1941
1954
© 186}
1971

‘Quebec

1871
1881
18391
1901
1911
1321
1931
1541
1951
1961
9

Ranitoba

1871
1881
1891
1301
1811
1921
1931
1941
1951

1371

Atberta

1901
st
1928
1931
1941
1851
1961
9

Population

3,641,257
3,689,257
4,268,364
A, 234,272
8,323,957
7,191,624
8,775,319
10,362,833
14,489,713
13,622,913
18,238,247
21,568,311

387,800
440,572
450,396
459,574
492,338
523,837
512,846
577,962
642,584

37,007
88,960

2,360,665
2,874,255
3,331,882
4,055,681
$,259,211
6,027,764

25,228
62,260
152,506
255,211
A61,334
610,118
700,139
723,744
. 726,541

921,636

988,247

73,022
374,295
5§€8,454
131,605
756,1€3
939,501

$,331,904
1,627,824

TABLF 1

POPULATION CROWIH AND HOUSING STOCK

Persons
Occupled per
dwelllngs dwelling

(s$72,11) 6.1
PG5S 5.76
856,¢07 51453

1,018,018 $.23
I NgighEda SETT
1,764,212 .97
2,287 88 4.65
2,573,155 4,47
3,349,320 4.07
4,577,211 3.98
6,034,510 5557
62,501 6.2
74,154 5.94
79,102 5.69
85,313 5.39
93,784 §.25
102,807 §Jo
106,854 5.80
123,184 4,69
149,922 4,28
176,132 4.18

207,510 3.80
180,615 6.6
216,432 6.28
246,644 6.04
291,427 5.66
340,196 L8 )
358,257 518
536,333 5.36
644,529 s.17
852,599 4.70

Ll 255 4.39
1,604,785 3.76
12,803 4.86
30,730 §.95
49,734 5.13
85,710 5.38
117,541 S.19
145,577 4.81
163,655 4. 46
202,9:8 3.83
240,261 3.82
288,370 3.43
1h, 842 8.92
87,672 (1821
136,128 A3
171,679 4.26
193,246 812
2ssal 3573
351,433 3.78
«b4,b15 3.50

Province § census year

Prince Cdward lsland

1871
1881
1891
1901
1911
1321
1931
194
1951
1961
1871

Rew Brunswick

1871
1881
1831
1901
1311
1921
1931
1941
1951
1861
mn

Ontarlo

187
1881
1891
1801
1211
1921
193}
1941
1351
1961
1971

. Saskatchewan

1871
1681
1891
1901
1911
1921
1931
1941
1951
1961
1571

8ritish Columbla

167!
1€81
1891
1901
1911
1921
1331
ISLY
1951
1961
mwn

Population

94,021
108,691
109,078
103,259

93,728

88,615

88,038

95,047

98,429
104,629
111,641

285,594
321,233
321,263
331,120
351,839
387,876
408,219
57,401
515,697
597,936
634,557

48,000
56,446
98,967
91,279
492,432
757,510
921,785
695,992
831,728
925,181
926,242

36,247
43,499
93,173
178,657

392,483 -

524,482
694,263
817,861
1,165,210
1,629,082

2,184,621

Occupled
dwelllngs

17,724
18,389
18,830
18,237
18,428
18,215
20,073
22,517
zh,ogs
27,880

§3,579
51,166
54,718
53,226
60,930
70,428
79,976
91,831

114,353

133,353

157,635

286,018
359,233
406,343
443,310
223190
637,552
782,047
909,394
1,183,443
1,647,297
2,225,485

17,645
118,283
163,661
197,572
207,173
222,235
246,712
267,565

9,793
20,016
36,938
7,677

119,003
178,2¢6
220,014
339,537
463,067
667,543

Persons

per

dwelllng

3
5
03
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of housing available. The construction-population ratios indicate,
for example, that Quebec usually was above and Ontario below the
national ratio, and that, on the whole the ratio worsened in boom
times (1900-14 and the 1950s) and improved in slack periods (the
1890s and even nationally in the 1930s.)

Much of the early work on residential construction was done by
0. J. Firestone;g/ James Pickett and Marion Steele have since
provided decennial estimates and a new annual series for the 1872-
1921 period;g/ The growth of housing stock provided by the Census,
Firestone, Pickett and Steele is as follows:

TABLE III

Additions to Housing Stock

10/ 11/ 12/ 13/

Census—' Firestone— Pickett— Steele—

1871-80 243,000 237,000 152,000 162,500
1881-90 115,242 84,000 136,000 121,800
1891-00 161,408 164,000 99,000 131,600
1901-10 390,694 437,000 404,000 412,700
1911-20 355,323 434,000 480,000 375,400
1921-30 462,988 449,000

1931-40 346,155 335,000

1941-50 776,425

1951-60 1,127,731
1961-70 1,457,229

§/0. J. Firestone, Residential Real Estate in Canada, (Toronto 1951);

Canada's Economic Development 1867-1953, (London 1958).

-g/James Pickett, "Residential Capital Formation in Canada, 1871-1921,"

Canadian Journal of Economics and Political Science, XXIX, No. 1,

(February 1963), 40-58; Marion Steele, "Residential Construction in

Canada, 1867-1920," mimeo, 1974. ’
l-Q/Occupied dwellings only. The 1871-80 figures include 1867-70.
Manitoba, British Columbia and Prince Edward Island are included in the
1881 housing figures. Therefore we have subtracted one-half of the
western provinces' and one-twentieth of the Island's 1881 figure for

the purposes of estimating the growth in stock between 1871 and 1881.
ll/Firest:one, Residential Real Estate, 478. The 1871-80 figures include
those 1867-70.

lg/Pickett, "Residential Capital," Table II, 44. We have used his
estimates or permanent dwellings to make them consistent with Steele's.

lé/Steele, "Residential Construction," Table I, 5.
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More intriguing is the annual flow of new housing. The most
thorough and reliable data in existence has been prepared by Professor
Steele, initially for the 1920-1940 period and later for the half
century between 1867 and 1921. The following diagram is based on her
figures from 1867 to 1945, and official figures for starts there-
after.lﬁ/
CHART 1
Housing Starts 1867-1974
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14/

— In addition to her "Residential Construction," see also "Dwelling
Starts in Canada 1921-41," (PhD thesis: University of Toronto 1972),
and "Estimates of new residential construction 1941-50," mimeo, 1969.

I am deeply indebted to Professor Steele for the use of her unpublished

thesis and papers. Both sets of figures used for 1945,



ll.

Professor Steele has also identified eight residential building cycles,
(excluding the years from 1941 to 1965 during which time three or four
others would appear to exist) as shown in the following table:

TABLE IV-lé/

Characteristics of Residential Building Cycles,
1871-1941 and 1965-1973

Mean Annual

Length
Cycle Starts Starts per 000 peak to peak

Years
1874-92 LT 3149 18
1892-1905 22.9 4.4 13
1905-10 55.8 8.7 5
1910-22 43.6 Sard 2
1922-27 45.8 0.0 5
1927=41 36.9 3.4 14
1965-69 174.5 8.6 4
L969=73 230.6 2. 7 4

Steele's data shows that until the 1960s housing starts were the

highest in the first ten years of the century, when they averaged 7.6

-lé/Steele, "Residential Construction in Canada,'" Table 11. Buckley on

the other hand identified only four major urban building cycles between
Confederation and the recovery of the mid-thirties. While the turning
points differ slightly from Steele's, the major difference is Professor
Steele's identification of an additional residential cycle based on the
1895-96 trough, and another built around the modest dip in 1908, a dip
which Buckley acknowledged but did not see as constituting cause for
the identification of a new cycle. Buckley sees cycles running from
1871 P to 1880 T, 1889 P and 1896 T, 1912 P and 1918 T, to a peak in
1929. K. A. H. Buckley, Capital Formation in Canada 1896-1930,
(Toronto 1955), 40.
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per thousand. The 8.7 starts per thousand in the 1905-1910 cycle were

not exceeded until the heavily state-aided construction programme of

the early 1970s.

. - Housing has been consistently the largest single component of

total construction expenditure since Confederation, matched only by

railway construction during a few years of the railway construction

boom early in the twentieth century. Since 1896, when the first

reasonably reliable statistics begin, housing has averaged 33.6 per

cent of total construction. The annual figures have ranged widely,

as Chart II illustrates, from a low of 23.5 per cent in 1966 and

CHART II

New Residential Construction 1896-1970
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24.5 in 1943 to a high of 48 per cent between 1912 and 1914. As a
percentage of total construction housing has been declining since the
end of the second world war. Between 1896 and 1921 housing averaged

38 per cent of total construction, and despite depression and war
averaged 31.8 per cent between 1926 and 1945. From 1945 to 1970,
however, housing fell to 30.5 per cent of new construction. Between
1970 and 1973, residential construction rose to 33 per cent of all con-
struction, and in 1973 once again passed 35 per cent. Since 1926 new
residential construction has also varied widely as a percentage of
Gross National Expenditure, usually in tandem with variations in the

percentage of GNE represented by all new construction.

The Approach

Yet, housing is neither a stat<ns1:XMLFault xmlns:ns1="http://cxf.apache.org/bindings/xformat"><ns1:faultstring xmlns:ns1="http://cxf.apache.org/bindings/xformat">java.lang.OutOfMemoryError: Java heap space</ns1:faultstring></ns1:XMLFault>