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LAND AND URBAN DEVELOPMENT

PREFACE

This book is an investigation of broad trends in

land markets, land development and the public land assembly

activities in urban Canada. It brings together a large

quantity of data from disparite sources in an attempt to

provide a factual base for an accurate analysis in subject

areas where data is seriously deficient. The text is my

understanding of the data and my attempt to perform that

analysis from a national perspective — it has many short-

I believe the merit in this publication lies incomings.

the use that you, the reader, can find for it.

will extract and examine those parts of the data which concern

your own city, and find them useful in developing your own,

better understanding, of specific land problems.

This is not a study of current land problems in any

I hope you

city — it is an examination of the broad trends in land

markets which underlie current problems,

considers warrant emphasis:

The main issues it

pp 25-30 There is considerable variation in the

composition of, tenure in, and construction

rates in, the housing stock among Canadian

cities. Variations notwithstanding Canadian

metropolitan areas at least doubled their

residential stock during the 1950s and 1960s.
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This rapid growth is continuing.

Residential lot prices are caused by house

prices — the reverse is not true. It is

pp 21-33

incorrect to expect that housing values will

be reduced by any scheme directed to reduce

lot prices.

pp 71-75 A variety of factors contribute to causing

house prices — it is an incorrect simplification

to attribute causation to shortage in the

This misleading over-simplification

is often stated, possibly because the experts

land supply.

who propound it are primarily concerned with

assuring an adequate future supply of

serviced land.

pp 51-56 The value of undeveloped acreage zoned for

residential use is a residual of the income

anticipated from the sale of housing on

that site, less the cost of producing that

housing. This value may greatly exceed the

value of the land in agricultural use. The

difference between the agricultural and

residual values can become a capital gain.

in whole or in part, for any owner of the

land between the time it is farmland and

the time it is used as housing.
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In most Canadian metropolitan areas thepp 180-193

development of new land is becoming limited

to relatively few locales. This is a

logical outcome of urban planning at the

regional level, as it allows greater

efficiency in the spending,by all levels of

government, of the immense sums entailed in

providing the transportation, sewage,

education, water and other public facilities

which will be required by new residents.

Similarly, it is beneficial to future

residents and present tax payers, if the new

communities are compact, and are integrated

with commercial and industrial facilities.

Large specialist development firms havepp 240-244

assembled vast tracts of land at these, and

likely future growth locales. These have

been purchased at prices below their residual

values, and as the land becomes ready for

development, its appreciation is providing

a capital bas^ on which the owner firms are

growing rapidly.

Governments are also active urban landpp 244-361

developers, with land holdings and development

experience which parallels that of the

large private firms. The largest part of

XV



this book examines public land assembly

programs, their goals, activities and the

many issues which surround them. I hope that

readers will consider this section most

carefully, as it is the primary subject matter

of the entire report.

The preparation of this book was a personal investigation,

although it has entailed a close and complicated relationship

with Central Mortgage and Housing Corporation. Parts of the

research began when I was working, under contract, in CMHC's

Policy Planning Group during 1972-73. I went on with the

work on my own, trying to obtain an understanding in the

face of the myriad conflicting issues that concern land policy

in urban Canada of the 1970s. In August, 1974 I offered the

completed study to CMHC, it purchased the report and hired me.

Now, eighteen months later, it has returned the manuscript

The full responsibility for this study rests with me.to me.

it represents my views only, and should not be interpreted as

the views of Central Mortgage and Housing Corporation.

I would like to acknowledge and thank the many

people who have helped me at various times during this

research. I received invaluable assistance from staff members

throughout the CMHC organization, and particularly - Bob Adamson,

Roily Cooper, Dave Crenna, Norman Hallendy, Ian Maclennan,

Ted Mitchell, Sam Niedzviecki, Richard Peddie, Walter Rudnicki,

xvi



Glen Silliphant, Art Smith and Mike Wright,

people in bureaucracies, universities, land development

Hundreds of

and construction companies, real estate and consulting firmsI

shared their knowledge, opinions, research and critical advice

with me during the preparation of parts of this, and earlier

drafts, especially - Allison Black, Louise Clark,

Dr. Joseph Chung, Dr. Brock Fenton, Morley Greenberg,

David Greenwood, Dr. Stanley Hamilton, Elizabeth Hay,

Roman Herchak, Bruce Lawrence, Frank Lewinberg, Barry Lyon,

Dr. Larry Martin, Elaine McCoy, Missi Powell, Peter Puxley,

Ken Rovinelli, Bill Thoman and Bart Wassmansdorf. Very

special thanks to the people who typed and retyped these pages

and tedious tables and made my life happier in spite of

their work - Wary Gregoire, Melba Moore, Clara Wong, and

most of all, Dorothy Roy.

Any proceeds I receive from the sale of this hook

will be donated to the Multiple Sclerosis Society of Canada,

to assist the research on this baffling disease.

Peter Spurr

Ottawa

March 1976.
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1.0 THE LAND PROBLEMS' PROBLEM

In recent years, whenever Canadians discuss urban

affairs or housing, a prominent issue which is always raised

Once identified, the "problem" which

is then discussed is usually one of the following: high lot

prices; shortage in the land supply; government land banking;

activities of large development corporations; inadequate considerat

ion for earth's eco-systems in urban design; complexity in

standards for development and the development approval process;

redevelopment of residential neighbourhoods; weak municipal

finances; protection of farmland; taxation of capital gains

received from land sales; or foreign ownership of land. Each

of these topics certainly concerns land, and contains problems.

Moreover, it is apparent that the various topics, and problems

are inter-related and cannot be treated independently. Further,

it is clear that different individuals and groups have different

perceptions of what constitutes "the land problem" and seek

varying types of remedies. Finally, any attempt to examine

these topics, in detail, yields an understanding that precious

little is known about them, singularly or in total, and few

researchers are studying the subjects. Faced with this plethora

of topics, interests and informational inadequacies, the urban

policy-maker must "solve the land problem".

the land problem.IS

This report is an attempt to assist the policy-maker

and the various interested people by presenting some data and

- 1



analysis which, describes many of the component problems and

provides a context in which solutions may emerge. Specifically,

the purpose of this report is to present:

1) an assemblage of data concerning costs and

prices of urban residential land;

2) an examination of processes and trends in a

sample of urban land markets;

3} an examination of the urban land development

industry, in both the private and public

sectors;

4) an integration of the above analyses to

identify the context and broad parameters of

urban land policy, and to identify the general

implications of alternative policies;

5) a summary of observations and recommendations

concerning urban land policy and land research

which emerges from the level of investigation

undertaken in the report.

In general then, this is a data book intended to assist others

in their analysis rather than propounding any particular

conclusion or solution.

1.1 Methodology and Statistics Used.

This book was designed to present diverse statistical

and historical information about urban land in Canada,

in a form suitable for others to use. Its content

2



is multi-disciplinary, including material and techniques

drawn from many technical and academic fields by  a nvunber of

In general,

a literature review; two

large surveys, eleven case studies; an extensive compilation

of statistics concerning land and housing markets in Canada's

metropolitan areas; and a bibliography,

orientation is the main emphasis of the report, its

individuals of different professional backgrounds,

this content may be described as;

While a statistical

numerous

tables are accompanied by a descriptive analysis intended to

basic findings to an unspecialized reader.

Statistics are reported by at least city and year, with

variances, weaknesses and sources noted, to facilitate more

rigorous examination by other researchers.

communicate its

The analysis

herein is usually of an aggregate nature, describing the

dominant trends seen in most of the cities studied, then

synthesizing these to obtain the most general implications.

Data concerning urban land markets in Canada are notoriously

unsatisfactory due to their bulk, complexity and the

unsystematic manner in which most were generated  — this

report is an attempt to recognize the limitations in the data

as presented, sufficiently that the findings describe reality

rather than arithmetical aberrations.

For the most part, the report focusses on the land

markets of the twenty-two urban regions designated as Census

Metropolitan Areas by Statistics Canada. This focus was

3



selected^ because data could be obtained for these larger
2

places, they are located throughout Canada , and they

constitute a manageable number of sample areas,

the metropolitan areas contained 55% of Canada's population,

urban" population, 58% of the total stock of

dwelling units in Canada, and were the location of 65% of

In 1971,

76% of the

all new detached houses, 74% of semi-detached, duplex and

row housing units, and 80% of all new apartment units

boundaries of these metropolitan agglomerations are selected

on the basis of continuous urbanization and include but

The• «•

are not necessarily representative of,rural townships, villages.

towns and smaller cities. They tend to be the wealthiest

places, where people and institutions are most able, financially,

to cope with their problem.s, and thus the problems seen in

these biggest cities tend to be exacerbated, while occurring at

a lesser scale, in the smaller places. In general then, while

the metropolitan areas this report studies do not represent

all urban centres in Canada, they probably include most

conditions, and certainly include the land activities of the

majority of the Canadian population.

1. The most likely alternative which also used census regions
as the basic sample area, was the inclusion of the 18
Major Urban Areas, which are mostly cities in Ontario
and Quebec. This was rejected because, while it would
have increased the quantitative complexity of the study,
it did not appear to offer substantial qualitative
improvement.

2. Metropolitan areas are located in all provinces except
Prince Edward Island, Yukon and the Northwest Territories.

4
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Most of the report's data series are statistics

gathered by Central Mortgage and Housing Corporation, and

concern new dwellings financed under the National Housing Act.

CMHC collects basic information about all new residential

construction^and summarizes more detailed data concerning all

dwellings which were approved,for lending purposes under the

The use of these later statisticsNHA. concerning NHA

approved dwellings has several general limitations and

advantages to be noted here, while other qualifications are

described in the text accompanying individual tables,

one-third of all new dwellings in Canada receive NHA

financing, but this proportion varies with the type of

dwelling, the region concerned, the location of the dwelling

within that region, the availability of public and private

capital for the particular projects, and time,

general, NHA financing involves slightly lower rates but

About

Also, in

demands slightly higher standards and more complicated

inspection than other construction. It is difficult, therefore,

to determine any widespread biases entailed in the use of

NHA series to sample all new construction. Internally,

the NHA series should be reliable, as they are usually

compilations of the uniform information which successful

applicants for loans submitted expressly for the scrutiny of

1. This includes the date construction started, type of
dwelling, number of units, number of storeys, amount
and type of financing, and date of completion.

5



various expert analysts in private lending institutions and

Finally, the data have some merit by default, as they

are Canada's only large-scale continuous series on residential

CMHC.

construction.

Within this general NHA series, most of the statistics

extracted concern new single-detached dwellings, and particu

larly the lots on which these dwellings were erected. Table

A-1, in the Appendix, demonstrates the proportions of all

new residences which were detached houses, in the twenty-two

metropolitan areas, between 1961 and 1972, and shows the

proportion of these houses which received NHA financing.

Houses are known as the most desired form of residence, always

constitute a significant proportion of new construction, and

in many cities, still comprise the majority of new dwelling

units built each year. Houses are closely related to land,

as they use more of it than any other type of residential

unit, and consume most of the new land being brought into urban

Thus data on new house starts are indicative of theuse.

volumes of land coming into urban use. More detailed

statistics are collected about NHA financed houses, which were

historically, a large proportion of all new houses in most

There are some biases in these figures, as NHA

house loans could not exceed $30,000^ (which excludes

cities.

more expensive houses from NHA reports), debt service

and taxes cannot exceed 27% of a families gross income, and

1. This lending limit was raised several times after 1974 to
various city-specific limits. In the larges cities few
detached houses are now financed under the NHA.

6



the availability of loan funds varies across the country,

fiscally, and is often restricted within a region (loans are

usually denied at the unserviced fringes of cities, along

airport flight paths, etc.}. These regulations tend to limit

NHA lending to moderately priced houses, so NHA data, as a

sample of all new houses, are usually reflective of the

current "average” prices in lower-cost housing. The NHA

prices herein are usually arithmetic average house sales for

the respective cities, and internally, these averages are

generated from price distribution curves which are normally

sltewed to the left. In general, the statistical tables were

prepared to examine trends, so the data used are longitudinal

rather than cross-sectional. It focusses on change in housing

markets over time, with structural details added in the case

studies and in the text. As the development and sale of

new houses is the primary method by which urban areas consume

land, housing transactions are the dominant pricing mechanism

in the land market.

The money data in the NHA series are price, rather

than cost figures. As described above, they are average

house and lot price estimates made by applicants seeking NHA

loans, and therefore, reflect current market prices for the

product rather than production costs. While the division

of the total housing price into lot, and house price

7



components may have been arbitrary when performed by the

seller, this division was accepted by the purchaser and

lending institution and can, therefore, be considered

representative of the property's market price. The report

also contains cost figures obtained from various sample

sources as indicated in accompanying footnotes.

This brief introduction has disclosed that the

reports statistics are sufficiently aggregated and "impure"

that they can only serve as "indicators" of the behavior in

land markets. They do describe the volume of activity in

various sectors of the residential market and do describe

trends in production and prices, in the largest urban regions

across Canada. As such, they are demonstrative of the

general extent and type of activity, and the broad dimensions

of change in land markets. This level of aggregation

provides a basic understanding of individual markets,

national trends and variances, and within these factual

parameters analysts can undertake the detailed study

necessary to determine particular local circumstances and

appropriate policy alternatives.

1.2 The Land Problem Personal Biases

The land we live on and the houses we live in are

vitally important subjects about which most Canadians have

It is, therefore, desirable that a reportstrong opinions,

concerning these subjects state, as clearly as possible, the
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attitudes of their authors, as these attitudes are often

reputed to bias the form and contents of a researcher's

study.

I believe the relationship between Canadians and

urban land is essentially exploitative. Land is space on

the surface of this planet - Canadian urban land is that

space where the majority of Canadians now live out their

brief lives. In these cities, millions of people exist in

totally interdependent situations, yet most people forget

that the interdependence exists. Similarly, space has

become "owned" and the technique of "owning" part of the

surface of the planet has become a useful method for obtaining

relative financial gains — people are concerned about the

artificial, financial aspect of "land ownership" and forget

that, ultimately, land is space. Living in this abstration

where space is "owned", people try to secure the greatest

financial benefit available from its ownership, while using

it on a more fundamental level as space to live on. When

owners fundamental needs for space, or houses, change, the

homes go up for sale and buyers and sellers vie to secure

the best financial "deal" in trading ownership. 'Wins" and

are relative but it is apparent that m.ost sellerslosses

as housing prices have risen more quickly than prices

in general for at least two decades.

'win

While this trading is

a superficial manifestation of mutual exploitation the

9



essentially exploitive nature of our relationship with

space is apparent in the physical aspect of contemporary

urban Canada. The sizes of, densities in, and forms of

construction in these cities require that they consume

enormous and increasing volumes of finite types of energy

and other resources in building, maintaining and rebuilding.

Each decade, as urbanites continue to move to the larger

centres, over one-third of the residential space in these

places is newly-created, yet this tremendous effort is

expended to maintain essentially the same excessive machine.

Our activity, which is common in the western world, must be

recognized to be a horrendous, deliberate, short-term

exploitation of this planet. This "high-grading" is not

common to mankind - the majority of humans live on other

continents where they manage their lives without such wanton

destruction of other things on this planet. Canadians must

reject the "go west" mentality that leaves its problems

behind it, and accept that we're here, we're going to stay

here, and we should create the best qualitative environment

our magnificent technological understanding can create.

Regretfully, I do not know of any broad-based,

generic, or professional, ideological, political or special

interest group whose substantive acts generally reflect

similar biases.

The land problem, then, is the gap in understanding

between the numerous individuals who see the problem

10



primarily as prices and ownership, and the need for urban

society to redirect its energy into a more instinctive, less

exploitative relationship with this earth. As long as most

people require that the problem's solution include a large-

scale, short-term reduction in land prices we are structurally

separated from addressing the more fundamental problems in

our relationship with space. The research presented in

this report reflects both sides of this schism . The

statistics concern the popular land problems of ownership,

production, and price, yet in doing so, they describe the

structure of land markets, quantify the decreasing importance

of land ownership to urbanites, and demonstrate the

increasing paramountcy in urban land and particularly land

use change, of large public and private institutions. This

introductory delineation of the duality begins the disclosure

of a way to develop better cities,while describing the price

problems and attempting to locate their sources.

11



2.0 RESIDENTIAL LAND AND HOUSING IN I4ETROPOLITAN CANADA

Over the past decade people have become increasingly

aware of high prices, and rapid price increases, in the

residential land markets of urban Canada. Lot prices have

escalated sharply, as have housing costs generally,

conditions have helped push up all costs as all economic

activity requires space, and in particular, have aggravated

the housing problems of people receiving low or even average

Since people are continuing to migrate to the

largest cities, it has been necessary to build new accommodation

These

incomes.

unceasingly in these places, in spite of the high costs.

As this pattern of rising prices and consumers accepting

inflating prices has persisted,it appears to have become

self-perpetuating.

In the face of rising prices in housing, the

residential construction industry has rapidly shifted to less

land-intensive forms of dwellings. While the sale or more

frequently, leasing, of these apartments and townhouses

lessens the impact of high land costs on consumers, market

prices and rents of these dwellings have risen too, and the

predominance of these forms of construction has gradually

Most urbanites.changed the structure of the housing stock,

in most cities, are now tenants although ownership of a

detached house is still considered to be the ideal housing

form. Thus homeowners and builders who place houses on the

12



market can interact with, a numerically large demand for

ship housing, and can "high-grade

at top prices and to the upper income levels.

this demand by sellin

owner-

g

This situation has a range of implications for

housing production, urban form, and personal and national

economics generally. In a consumption-oriented society,

considerable pressure is exerted through the political

process for government intervention to lower prices so the

desired commodity, detached houses, will be more accessible.

A conflicting pressure emerges from national, urban and

ecological Cor absolute) economics, because the shift from

ownership-type, detached houses to higher urban densities is

usually financially efficient as it entails less energy

consumption in building, servicing and maintaining each

dwelling unit. The conflict between these divergent

pressures appears to be the central political problem in

urban policy for the next few decades. At present, industry

and government appear to be balancing, instinctively, between

these forces, planning for and creating a predominance of

denser populations, while continuing to build about 20% of

new units as detached houses. This compromised housing mix,

which is the indirect product of a host of decisions

diffused among local, regional, provincial and federal

governments, still entails the development of enormous

volumes of land over the next twenty years.
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The following section reports these developments

and trends in statistical form.

2.1 The Price Problem

The recent inflation of residential lot prices in

urban Canada has been extraordinary. Between-1968 and 1972

the average annual rate of increase in the average price of

detached lots^ was 10 3/8% in Canada's metropolitan areas,

10|% in major urban areas, and 9 5/8% in the entire country.

The average price inflation in lots in these metropolitan

regions, during these four periods of annual change, exceeded

7% in 52 periods. These pervasive, spiralling lot prices are

taking larger proportions of the total price of houses, and

house prices are also rising quickly,

the rise in lot prices numerically, geographically, and

This section quantifies

through time.

Table 2.0 contains average prices, and price increases,

of lots for detached houses financed under the National Housing

Act, in metropolitan Canada, between 1965 and 1972.

a sample which, as explained in Section 1, is probably a

consistent understatement of the prices of all lots and there

fore is descriptive of the average rate of their increase.

This is

This is the increase, averaged, in the average price of
the lots accompanying detached houses which were financed
under the National Housing Act in these areas, in each
year,

of all house lots sold.

As such, it tends to understate the average price

1.
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PERCESTAGE ISCREASES: AVERAGE PRICES OF RESIDEHTIAL LOTS 1965-1972, ALL
METROPOLITAH AREAS. (BASED OS ESTIMATES PRODUCED BY SHA LOAN APPLICAHTS)TABLE 2.0

t
-CMHC BRANCH AREA—^ ̂
-NHA BUNGALOW LOTS

METROPOLITAN

AREA

-CENSUS METROPOLITAN AREA.

JIHA SINGLE DETACHED LOTS-

PERCENTAGE

INCREASES
IN LOT

PRICES

IMPLIED

COMPOUND

INTEREST

RATEZ z z z z z z

Price Increase Increase Price Increase Price Increase Increase
1965 1965-66 1966-67 1966 1967-68 1969 1968-69 1969-70

Increase Increase Price

1970-71 1971-72 1972 1968-1972 1968-1972

S z z $ z $ z z z z % z z

7,629.

8,330.
4,723.
3,359.
5,250.
5,157.
5,203.
4,665.
4,644.
4,168.
3,616.
7,629.
3,695.
3,624.
4,160.
3,695.
3.350.
2,209.
3,038.
3,120.
2,292.

2,078.

Raw Prices 1965-1967 From CHS-1967 Table 77, p. 77
1966-1969 From CHS-1969 Table 82, p. 62
1970-1971 From CHS-1971 Table 87, p. 71
1972 From CHS-1972 Table 86, p. 70

(1) Over this eight year period, NHA bungalow lots were a relatively constant,
dominant proportion of NHA single-detached lots, nationally. Bungalow volumes
percentages of single detached volumes, for the succeslve years, were: 74.6Z, 71.9Z
76.9Z, 76.4Z, 72.8Z, 74.4Z, 68.7Z and 69.0Z.
detached prices were: 91.OZ, 88.7Z, 88.2Z, 89.4Z, 86.4Z, 87.6Z, 87.OZ and 88.7X. CHS-72 Table 85, p. 69

(2) CKA's are Census Metropolitan Areas; HUA's are Major Urban Areas (core cities having
at least 25,000 population, plus surrounding areas).

4,839.
5,777.

3,516.
2,585.
2,764.
3,006.

3,013.

3,541.
3,010.

3,071.
2,758.

2,018.
2,996.

2,471.
3,241.
2,978.
2,816.
2,424.

1,973.
1,998.
1,954.

2,455.

12.210.5

22.8

27.2 9,350.
9,667.
6,088.
4,398.
7,087.

6,134.
5,785.
5,307.
5,941.
4,925.
4,793.
4,273.
4,543.
4,947.
4.525.
4,675.
4,202.
2,897.
3,557.
3,965.
2,536.
1,976.

22.6 12.2 1.8 8.2 11,7
17.0 .3 16.1

28.9

10.0 15.5 -5
7.S 5.2 18.7

42.4

61.3

16.5 15.4

11.5

18.2
22.1 -25.3 30.9 32.4 27.0
9.2 7.9 35.0

18.9

11.2

-4.4 10.6 3.9
27.7 18.2 13.6

13.9

25.8

24.4

16.3

25.6

287.7

8.9 4.8 6.7
39.4 8.7 8.5 6.6 13.0
1.0 3.7 13.8

27.9

10.9 13.2 3.8
9.4 13.3 -2.9 8.0 5.4
8.1 8.0 18.2 5.4 13.1

10.7

14.3

17.1

8.1
.5 3.9 32.5 17.5 -.9
1.4 -3.7 -44.0 11.3 4.5
11.0 8.3 2.6 22.9 7.3 -.1

10.2

-4.5

10.5

4.9 26.9 36.5 -9.3 18.8 23.1

14.547.6 -8.9 8.8 1.3 -.3
1.9 10.1 26.5

25.4

31.1

17.1

27.1

10.6

-4.9

20.7 -8.9 -.4
8.9 2.9 6.2 1.3 14.7

23.6

27.8

15.2

6.5
2.3 4.8 -15.0

42.6

32.9

15.4 27.8
.1 7.9 -26.2 9.1

11.4 5.5 26.0 6.2
10.0 8.7 -1.8 -10.5

12.3

9.7 13.9
4.2 -13.0 -6.6 -.3 -.4

as

Bungalow prices as percentages of all single

Hamilton

Toronto

Vancouver

Sudbury
Victoria

Kitchener

Windsor

Edmonton

London

Calgary
Ottawa-Hull

Halifax

All CMA’s

All MUA's

Winnipeg
St. John's

CANADA

Saint John

Regina
Saskatoon

Quebec

Montreal

96.
11,507.
9.667.
8,240.
7,795.
7,467.
7,101.
6,913.
6,568.
6,320.
6,105.
5,677.
5.535
5,460.
5,190.
4,910.
4,885.
4,745.

3,309.
3,257.
2,753.
2,171.

54.62

38.13

104.67

145.31

48.47

44.79

36.47

48.18

41.42

51.63

68.83

-25.59

49.79

50.66

24.75

32.88

45.82

114.80

11-1/4
8-1/4
18-3/4
20-1/8
10-1/8
9-1/2
7-7/8

10-1/8
8-7/8
10-5/8
13-1/2

NIL

10-3/8
10-1/2
5-5/8
7-1/4
9-5/8
20

1-1/2
-7/8
4-5/8

-7/8

8.92

4.39

20.11

4.47

SOURCE:

NOTES:



The geographic area sampled decreases after 1966, and the

type of lot reported changes after 1967 (causing an increase

in the sample), but both aspects remain constant between

1968 and 1972. The extent and quality of lot services generally

improved over this period, so the changing prices apply to

a changing type of product. The series, then, provides a

reasonable indication of the rate of change in the prices of

lots in metropolitan areas, and a lesser indication of the middle

level of these prices.

Examination of the levels of lot prices in the

different centres discloses several groupings. In 1965, 1968

and 1969, average lot prices in most cities can be grouped in

quite narrow ranges. Toronto, Hamilton and later the cities

of British Columbia formed the high price range and the centres

in Quebec and Saskatchewan made up the lower level.^ By 1972,

after considerable price increases in all but the Quebec cities,

the high and low price groups remained the same while the range

of prices across the rest of Canada had widened considerably.

The upper end of this middle range occurs in southern Ontario,

although the Alberta cities were rapidly approaching similar

levels. Winnipeg and cities in the Maritimes formed the

lower end of the middle price range, at levels which were $1000 -

$2500 below prices in Ontario. The composition of these high

1. In Quebec, the lower prices reflect the exclusion of

lot services from the price as these are usually
provided on a "local improvements" basis.
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and low price groups and the locations which have stretched

the mid-price range upwards suggests that higher land prices

accompany concentrations of economic activity, generally.

Thus, while lot prices have risen in most places, the rises

are most pronounced in the economic metropoles, and are

most restrained in the economic hinterlands.^

The rates at which lot prices have risen in recent

years have been abnormally high,

federal government, and the Prices and Incomes Commission,

In the early 1970's, the

proposed that 7% was a maximum rate of price increase

2
to restrain inflation.allowable. Between 1968 and 1972,

annual increases in average lot prices consistently exceeded

The average increase for all

metropolitan centres during these years was 10 3/8%, only

this rate in most cities.

1. This is also indicated by the house price distribution
curves which underlie the averages generated for the
various cities. The curves in the hinterlands areas,
are usually bell-shaped or skewed towards higher prices,
while in the central regions the most frequent prices
occur at high levels. in other words, in the largest
cities of the economically poorer regions, the calcu
lation of average house prices tends to include a
predominance of houses in the lower price ranges, while
in the richer cities (central Canada, British Columbia
and Alberta), the average reflects a larger proportion
of the higher prices. See CMHC, Canadian Housing
Statistics - 1972, (Ottawa; CMHC"^ 1972) , Table 83 and
similar tables from, other years.

2. This guideline proposes that a lot, which sells for
$10,000 could sell a year later for $10,700 without
exceeding inflationary lim.its, and that prices can
double every ten years.
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Halifax, Winnipeg, and the cities of Quebec and Saskatchewan

averaged below the guideline, and extraordinary increases

were seen in Hamilton, Vancouver, Sudbury, Ottawa-Hull, and

Saint John. The hiqh rates have been consistent and pervasive

exceeding 7% in 52 of the 76 annual periods reported, and

There is.occurring at least once in every major city.

however, a trend to lower rates of increase discernible in

the series, and in 1974, the spiral in land prices levelled

off, although their rise continues.

Another approach to the significance of these

increasing land prices is seen in Table 2.1, an estimate of

the total value of land transactions which occurred in urban

Canada in 1970. It is estimated that over one and one-third

billion dollars was transacted in urban land markets in that

year, a figure which represented nearly 2% of the Gross

National Product, and indicates that land is a major economic

activity in Canada. As land prices are rising at 10-11% per

annum, the estimate suggests that the Canadian economy must

generate an additional $134-$147 million each year in order

to maintain the current volume of land transactions. Urban

land, then, is a large inflationary pressure in the economy.

Table 2.2 contains the changing proportion of the

total price of the average new house which goes to pay for

Between 1965 and 1972, the average percentage lot

price/total house price, in all metropolitan areas, rose

the lot.

18



TABLE: 2.1 ROUGH ESTIMATE OF THE TOTAL VALUE OF URBAN

LAND TRANSACTIONS IN CANADA - 1970

TYPE OF TRANSACTION AND ESTIMATION TECHNIQUE ESTIMATED VALUE

$ 235,637,720.(Volume X Price)

- 55,340 single and semi-detached, duplex^and row house units
completed in urban Canada (67Z singles)^2

- $4,258 average price of NHA detached lot

Lots with Existing Housing

Lots for New Housing

(Sales Volume 7 Land Factor) $ 652,722,000.

- $1,631,805,000 totaljMultlple Listing Service residential sales
volume in 60 cities. MLS sales are a minimum estimate of

all existing housing sales.

- Existing dwellings contain economic and function obsolescence,
and physical deterioration and have better locational

attributes than new houses. Therefore, the proportion of
their value attributable to land (or location) should be much

higher than^that for new houses. New houses averaged 19.7Z
land value. Estimate existing houses @ 40Z land value.

(Building Value x Land Factor),
- Industrial - Urban Industrial building permits $354,337,000.

Estimated land proportion of industrial property
value 15%

- Commercial - Urban commercial building permits $733,300,000
Estimate land proportion of commercial building
value 25%

- Government and Institutional - Total urban building permits for -
government and Institutional buildings $932,810,000.
Estimated land proportion 20% of total property value

Raw Acreage (Units started x units per acre x trading factor x acreage price) $
- Gross residential Ignd consumption, urban areas.

- single detachgd - 40,859 units @ 4 units per acre - 10,215 ac.
- semi-detaghed - 8,993 units @ 8 units per acre -
- row units - 15,359 units @ 19 units per acre-

Land for Non-Residential Buildings

$

$

1,124 ac.

808 ac.

62,505,046.

133,325,000.

233,202,500.

21,500,190.

- Total

- Trading factor - for every 100 acres developed, estimate 177 are sold
- Minimum acreage price for urbanizing land is $1000 per acre

12,147 ac.

$ 1,338,892,456.Total

CMHC, Canadian Housing Statistics, 1971, (Ottawa:

Table 9, p. 9.
Ibid.. Table 87, p. 71.

Canadian Real Estate Association, Research Department, quoted
in Toronto Real Estate Board, House Price Trends. January,

1971, p. 47.
Ibid. , Table 85, p. 70.
Statistics Canada, Building Permits, Catalogue Number 64-203.
Ibid.

Ibid.

CMHC, CHS, op cit.. Table 9, p. 9.

CMHC, 1972SOURCES: 1. )

2.

3.

4.

5.

6.

7.

8.
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TABLE: 2.2

LAND COSTS AS A PERCENTAGE OF TOTAL HOUSING COSTS

- NHA ESTIMATES - 1965-1973

1973

Average

1965 1966 1967 1968 1969 1970 1971 1972 1973 Housing
Cost

- Bungalows - All Single-Detached Houses

38,049

36,218

36,067

35,370

32,932

30,925

30,924

30,681

29,281

29,002

28,578

28,508

27,647

27,484

27,176

25,559

25,517

25,471

22,802

21,402

20,686

19,937

24Z 25J! 26%16% 16% 12% 17% 19% 23%SUDBURY

38 36 3729 31 33 33 34 35TORONTO

19 19 19 21 24 28 30 32 35VANCOUVER

27 28 36 37 38 39HAMILTON 27 31 33

14 26 27 27 30VICTORIA 14 16 23 25

16 19 20 22 23 21 22 24 27WINDSOR

21 20 23 23 23 23 26 25EDMONTON 19

18 20 22 25 26 27 28 28 30KITCHENER

18 21 23 24 25 26CALGARY 19 19 22

2620 20 21 24 25 24 25 25LONDON

1812 12 11 38 18 20 26 21HALIFAX

ST. JOHN’S

ALL MUA'S

16 18 23 25 22 21 2317 19

22 2016 16 16 19 19 21 23

22 22 22 1716 15 16 20 20OTTAWA-HULL

19 17 20 21 20 20 21 22 23WINNIPEG

1816 15 13 14 16 16 18SAINT JOHN 13

17 18 21 21 18CANADA

ALL CMA’S

17 17 18 19

2018 18 19 19 20 22 24 23

13 12 12 17 17 16 18 17 17REGINA

14 1413 14 14 14 14 13 13QUEBEC

14 12 1014 14 12 11 13 12MONTREAL

18SASKATOON 13 13 14 17 19 17 19 19

SOURCE: Calculations from CHS - 1965 to 1973 inclusive.
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from 18% to 23%. This is a pronounced shift in a

relationship which was previously quite stable,

central metropolises where average house prices are highest,

over one-third of the price of a house now goes to the lot.

As these proportions have risen in each metropolitan centre^

and average housing prices have also increased, it is

apparent that lot prices have escalated more rapidly than

have house or total housing prices.

In the

This introduces a central, "chicken or egg" question

in land policy what causes what, lot prices or house prices?

Most people wrongly consider that lot prices are independent

of house prices and thus high land prices are determinants

of high house prices. Certainly the cost of land and other

production costs constitute the minimum price a builder

2
would charge for a house,

prices are increasing quickly and the proportion of total

housing price which pays for the lot is also climbing, people

often conclude that the lot prices are pushing up the price

Moreover, as both house and lot

1. During this period neither house and lot prices nor
the lot price/housing price relationship has changed
significantly in the statistics concerning centres in
Quebec.
The distinction between cost and price is significant.
Lot cost is the cash value at some date of those

expenditures and liabilities incurred by a developer or
builder in producing a lot - lot price is the cash value
of the consideration paid for the lot by a buyer,
a builder buys a lot from a developer, the price paid
becomes a cost to the builder, and a further retail

price occurs when a consumer purchases the lot with a
house.

When

2.

21



of housing. Once this conceptual separation of the two

prices is made, it becomes logical to conclude that lot

producers (land developers) and the lot production process

(involving producers and many government bodies) can control

lot prices by direct manipulation and supply manipulation,

respectively. Thus this conceptual distinction is at the

heart of notions that lot prices can be controlled or

lowered by interventions in the production process.

As most urbanites experience with lot prices comes

when they are consumers buying houses, it is not suprising

that they consider lots to be independent commodities.

Two prices are usually quoted to the prospective purchaser -

Theoretically, the buyera house price and a lot price.

could purchase the lot alone, although this occurs infrequently

and is not allowed in many subdivisions. In the normal

situation, the builder has a house under construction or

completed on the lot, or offers a choice among several home

designs at different prices which can be constructed there.

From the viewpoint of the consumer, then, the house and lot

are separate commodities which are offered by the builder at

distinct prices.

How does the builder determine these prices, and

particularly, the lot price? Certainly an entrepreneur
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will attempt to obtain at least the property's market value^,

as at any lower price, the purchaser could resell the property

to obtain its full value. A succinct introduction to the

methods used to determine the market value of land is found

in the trairting manual prepared by the Appraisal Institute

There are four basicof Canada. The manual states:

methods of evaluating a site":

(1) "The market data or comparative method. This
method analyzes the recent action in the market
place and from this past record of sales of
similar properties a value is indicated for the
subject property.

(2) The abstraction method. This method allocates
a value to the building in a recent property
sale and by subtraction, reflects the land
value portion of that property price.

(3) The development method. This is really an
application of the cost approach to vacant
land by the projection of a lot subdivision
onto the site and estimating the worth of
the parcel by the profit resulting from this
hypothetical subdivision.

(4) The land residual technique. This is a
practical application of the principle of
Surplus Productivity, or the doctrine of the
Agents in Production by which the income
remaining to land from the projected highest
and best use indicates the value of that

vacant site."2

An appraiser might use one or all of these techniques to

1. Market value has number of definitions, which vary
slightly. The classic is:
in terms of money, which a property will bring if exposed
for sale in the open market allowing a reasonable time to
find a purchaser who buys with full knowledge of all the
uses to which it is adapted and for which it is capable of
being used". Quoted in Appraisal Institute of Canada, Real
Estate Appraising in Canada. (Winnipeg,: Saults and Pollard
Limited, 1970), p.

2. Appraisal Institute, op.cit♦,

The highest price, estimated

3.
79.P*
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evaluate a single property. This methodology was developed

by professional evaluators, has been accepted by the courts.

and is in widespread use by business, government and private

individuals. It is apparent that market value of the entire

property, as developed or hypothetically, is the key to the

land value. The market data method compares the subject

lot with other lots. The development method determines the

value of a site as a residual of the development and sale

of lots on the site. In each case the evaluator is not

determining lot price in an absolute sense, but is selecting

a price for the subject lot from a range of prices determined

for other lots. The abstraction method and land residual

technique both determine prices of lots without reference to

other lots and in both techniques, the land value depends on

the market value of the developed property,

while the value of a lot can be estimated by comparison with

the prices of other lots, ultimately, its

value is determined by the market value of developed property.

The lot price is a function of total housing price,

answer to the causation question must be remembered in all

policy questions concerning land price as it is apparent

that any policy which considers land to be independent of,

causative of housing prices is constructed on weak foundations.

The remainder of this report primarily concerns land in

context as an input in the process of producing residences,

and particularly, in relation to that market which now

In other words.

value and their

This

or
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consumes most new land, the market for detached houses.

The examination of the market for houses begins with

Table 2.3, which describes the size, tenure in, and recent

change in, the total housing stock and the stock of detached

houses, in metropolitan centres. This information gives a

broad profile of the structure of the housing stock in each

city, and some perspective on the significance of new

residential construction, or growth, relative to the entire

stock. The stock data comes from the census, so the series

contains a boundary shift in 1971 when the area reported

was expanded. Data concerning construction of detached

houses comes from CMHC. This series reports all construction

in the wide areas administered by the CMHC branch office in

each city until 1967, thereafter it conforms to the current

census boundaries.

The table demonstrates the enormous change which

is occurring in the size and structure of our largest cities.

In general, in metropolitan Canada, one dwelling unit in

three is less than ten years old.^

metropolitan areas, the dwelling stock has more than doubled

in twenty years and it is axiomatic that this residential

growth has been accompanied by commensurate growth in the

In other words, each of our major cities

In fifteen of the

other sectors.

While thishas been rebuilt during the last twenty years.

1. In Winnipeg and Saint John these relationships would be
one in six and one in five, respectively. See Table A-2,
in the Appendix for better detail on age structure in
the housing stock.
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is the product of a cximulative process, the significance of

this statement, and undertaking cannot be missed. In a

generation, this society and economy has expanded the effort,

and consumed the energy in building and rebuilding, to create

more than one-half of our present cities.

One aspect of the residential stock which changed

dramatically during the 1960's is the dominant form of

tenure. Until the sixties, most people in metropolitan

areas owned their residences, and detached houses usually

comprised 65-75% of the total dwelling stock. In the sixties,

in spite of the growth of condominium ownership and a boom

in ownership-type row house construction, owner-occupied

dwellings declined noticeably as a proportion of all

dwellings. By 1971, in most cities, only 55-60% of dwellings

were owner-occupied, and this proportion was declining,

indicating that roost urbanites were tenants.^ While in

absolute terms, the nximber of owner-occupied units also

doubled between 1951 and 1971, in relative terms ownership

In six cities. Saintof a residence has become less common.

John, Sudbury, St. Catharines -Niagara, Montreal, Quebec

and Chicoutimi-Jonqui§re, the proportion of ownership,

which is still lower than in most cities,^ has risen since

1. All residents of an owner-occupied dwelling do not hold
equity, and are not, therefore, owners. If they are
neither owners nor tenants in the technical definition
of that word, then they lack security of tenure and are,
technically, "tenants at will" of the landlord.

2. St. Catharines-Niagara is the only exception, as 72%
of its dwelling stock is owner-occupied and this pro
portion is still rising.
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1951 - in the rest of metropolitan Canada ownership is

declining.

While tenure is changing, the detached house is

still the largest single form of accommodation, comprising

50% or more of the housing stock in most centres.^

number of detached houses in a city approaches, and in the

majority of centres exceeds, the total number of owner-

occupied units - indicating that significant quantities of

houses are rented.

The

Like ownership, the proportion of

detached houses in the total housing stock is declining in

most centres. Increases are seen in Saint John, St. John’s,

Quebec, Montreal and Sudbury, and in each of these places the

proportions of houses in the stock are relatively low.

In svunmary, then, this introduction to the housing

stock has demonstrated the enormous effect when cumulated,

of current levels of construction in the larger cities, and

a major shift away from ownership-type property,

detached house is still the most common type of dwelling,

it is in relative decline and a minority of urban society

owns and occupies a house.

While the

1. In Ottawa-Hull, Toronto, Chicoutimi-JonquiSre and Saint
John about 45% of the dwelling stock is detached
houses. In Quebec and Montreal, these proportions
are 35% and 24%, respectively,
have large numbers of apartment buildings, while the
other cities have high proportions of lower-density,
multiple-unit, residential buildings.

Montreal and Toronto
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Further perspective on the housing market is

provided jn Table A“3, in the Appendix, which contains

population and population growth statistics for the various

metropolitan areas during the last twenty years, using

1971 census boundaries. Over three-quarters of Canada's

population growth occurs in these twenty-two cities, which

contained 55% of the nations population in 1971. Toronto,

Montreal and Vancouver attracted 45% of the country's

total growth during the 1960s, with a net increase of about

one and one-half million people. In absolute numbers and

as growth rates, metropolitan growth in that decade declined

from the "baby boom levels of the 1950s, however, these

places are receiving an increasing proportion of the total

population growth in Canada.^ Non-metropolitan urban

places are also expanding, adding 1,126,952 people during

the 1960s, although their growth rate is also declining.

Most metropolitan areas are growing at a rate of 20-30%

each decade while Vancouver, Saskatoon, and Ottawa-Hull

show higher rates and the Alberta cities. Kitchener and

Toronto are experiencing very rapid growth. Relatively low

rates are evident in Halifax, Saint John, Chicoutimi-JonquiSre,

St. Catharines-Niagara, Windsor, Thunder Bay and V7innipeg.

This data also demonstrates the continuance of rural

depopulation through the 1960s. Comparison of the
population growth in Canada with the growth in all
urban places, shows a net loss of non-urban
population of 380,331.

1.
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In general, those centres where growth is relatively slow

appear to have lower land prices than the high growth

cities (see Table 2.0). Notable exceptions are the cities

of Quebec and Saskatchewan, where prices are low although

growth is at average levels. The fast and persistent

growth rates across metropolitan Canada, and in urban areas,

indicates the inadvisability of any urban policy which

concentrates exclusively on the three largest cities, even

though, absolute terms, these places receive about one-half

of Canada's net population increase.

Table 2.4 contains statistics on the residential

construction activity which has occurred in Canada during

the 1960s to provide accommodation for these growing

populations. The annual construction has also doubled

during this period - a rate of increase that exceeds the

rate of population growth. By 1973, Canada was starting

over 250,000 new residences each year, a high rate of

construction for a population which is increasing by about

3.3 million in ten years. About 40% of this construction

is financed under (but not necessarily by) the National

Housing Act. Through the 1960s, the proportion of NHA

financed dwellings which were detached houses declined

-  30



RESIDENTIAL STARTS, CANADA, BY TYPE AND FINANCING

1961 - 1973

TABLE: 2.4

19731971 1972197019691967 1968196619651964196319621961

TOTAL UNITS
STARTED

- AS % OF

1961 TOTAL

' t FINANCED

249,914 268,529190,528 233,653210,415196,878164,123134,474166,565165,658148,624130,095125,577

199.0 213.8186.1151.7167.6156.8130.7107.1132.6131.9118.4103.6100.0

38.955.7 53.556.437.1 39.839.238.633.435.2 33.838.448.5NHA

HHA FINANCED
SINGLE-DETACHED

AS % OF ALL NHA

OTHER FINANCED
SINGLE-CETACHED

AS % OF ALL

OTHER FINANCED

36.6 29.033.328.732.033.146.763.558.372.7 62.172.167.1

56.547.0 51.9 61.739.940.441.644.638.138.139.947.254.3

NHA excludes VLA, Farm Credit Act, and
Other

CHS 1972, Table 13, p. 13.
Urban Military Housing Loans, and Direct Government Housing,
financing includes conventional lenders, and other, non-institutional
funds.

SOURCE:



steadily from about 70% to approximately 30%.

financing sources began the decade with about one-half of

their funding going to detached houses, declining quickly

to about 40% and then rising as the 1970s began through to

The combination of the rise in construction

volumes with the shift, by both types of financial sources,

in the form of residential unit built, begins the explanation

of the decreasing proportions of detached houses in the

housing stock.^

Other

60% by 1973.

The shift in new construction is more visible in

Table 2.5, a summary of building permits issued, by type

of structure, in metropolitan centres, during recent years.

This data concerns incorporated municipalities (usually

central cities) which differ from the total metropolitan

areas reported in other tables. In 1966, in most of these

cities, building permits were split quite evenly between

low density houses (and duplexes) and apartments,

the dominant proportion of building permits authorized

apartments in most cities, although in St. John's, Saint John

By 1969,

and Sudbury, the majority of new residences were still

1. The cost of the average unit in a multiple building
structure is 55-60% of the cost of the average detached
house. Accordingly, a financer could obtain 70-80%
more units for a given expenditure by funding multiples
instead of singles. See Canadian Housing Statistics,
Tables 33 and 34.
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TABLE: 2.5 NUMBER OF BUILDING PERMITS ISSUED, BY CATEGORY, SELECTED CITIES, 1966-1972 (UNITS)

19721969

CONVER

SIONS

1966

TOTALSTOTAL LOW APART

MENTS

CONVER

SIONS

APART

MENTS

CONVER

SIONS

TOTAL LOW

DENSITY
METROPOLITAN- LOW

REGIONS DENS

APART

MENTS DENSITYITY

8,597
9,091
3,692
5,452
2,245
3,866
4,161
22,158
5,509
7,198
1,516

5,001
3,904

3,094
5,754
2,375
4,208
2,928
3,217
2,498

17,596
8,977
5,483

3 8,098
9,660
2,820
7,458
4,244
5,468
4,006
25,632
10,525
8,432
1,475
1,118

10 3,155
4,044

3,316
2,594

5,265
6,480
2,904
3,626
1,491
2,224
2,816

16,610
3,356
5,541

16941Calgary
Edmonton

Halifax
Hamilton

Hull

Kitchener
London

Montreal

Ottawa

Quebec
Regina
Saint John

St. Johns

Saskatoon

Sudbury
Toronto

Vancouver

Victoria
Windsor

Winnipeg

2,204
2,252 225 171,767

17 436 98 604 771201 395

3,241
1,288
2,241
1,506
7,857
1,527
2,556
1,182

94,246 1,802 2492,189 2,048
28567 683 7181 31455
101,626

1,296
5,223
2,131
1,441

1616 2,726
1,877
24,429
3,316
3,327

1,296 1,414
24918994 865

17932539012,035
1,558
2,002

12,004
1,742
1,185

212216

393216140

802 293714

60214 124 31 369 288 77056 20 316240

387 92 37 516 443 239 47 729467 272 35 774

15 1,780
1,597
29,197
18,091
3,810
2,467
8,413

773 76 2 851794 971

1,591
36,580
13,299
4,266
2,271
8,782

1,005
7,464
5,113

575 17 591 988 12119 4 420297

11,551
5,511
1,543

24,963
7,757
2,679
1,299
5,106

6628,147
9,572
1,264
2,927

93,288

21,674
12,849
2,867
1,3651
5,908'

599,199
4,393

18,874
5,076

74

31129103

39 4424 904632 608

44 94 2 3019 1,058
2,486

1,550
42,771

1,358
49,549 19 3,673 3968

BUILDING PERMITS BY CATEGORY, AS PERCENTAGE OF ALL PERMITS ISSUED IN THAT CITY, IN THAT YEAR

Calgary
Edmonton

Halifax

Hamilton

Hull

Kitchener

London

Montreal

Ottawa

Quebec
Regina
Saint John

St. Johns

Saskatoon

Sudbury
Toronto

Vancouver

Victoria
Windsor

Winnipeg

70% 30% 1% 39% 61% 1% 62% 38% 1%

56 44 1 29 71 1 40 60 1

33 65 1 21 79 1 15 84 1
52 48 1 33 67 1 43 56 1

1480 5 30 66 3 30 69 1

52 148 42 58 1 41 59 1

53 46 1 31 68 1 38 62 1

49 49 2 24 75 1 31 69 1

47 53 1 39 61 1 15 85 1

66 36 4 20 77 3 30 65 5

47 53 0 80 20 fi
76 18 6 58 34 26 69 5
60 35 5 75 18 7 61 33 6

45 55 1 91 9 1

71 28 1 63 36 1 37 62 1

33 67 1 26 74 1 32 68 1

46 53 1 28 71 1 41 58 1

48 2 24 75 1 3650 63 1

53 46 1 43 55 2 41 57 1

146 53 30 70 1 42 58 1

Low Density is singles and doubles.
Apartments are all buildings having three units or more.
Statistics Canada, Building Permits Catalogue No. 64-203, Ottawa:
Information Canada, 19677 1970 and 1973, Tables 5 (for 1966 and 1969 data)
and 4 (for 1972 da-ta) .

NOTE:

SOURCES:



In 1972, Calgary and the Saskatchewan cities^ had

also returned to primarily low density construction, but

in the other cities, over 60% of new units were apartments.

A small, consistent proportion of permits in each city has

authorized conversions, mainly of houses to apartments.

This data, and similar information concerning all starts

in Table A-1, demonstrate that residential construction

increased in volume and changed to multiple unit forms

This shift has occurred to provide

accommodation for the continuing high population growth in

metropolitan areas, and has caused the changed structure

of the housing stock and tenure patterns.

houses.

through the 1960s.

Table 2.6 is a report of the volume of detached

housing construction in metropolitan areas since the mid-

In most cities, the volume has fluctuated while

rising, with a general increase occurring between 1970 and

Annual house starts more than doubled between 1965

1960s.

1971.

and 1973 in Vancouver, Calgary, Ottawa-Hull, St. John's and

Halifax, and in the latter three places, all starts doubled.

Other large increases in house starts occurred in Edmonton,

Regina, London, Saint John, Victoria, Winnipeg and Sudbury,

and the latter three also had large overall increases.

1. It is notable that Regina and Saskatoon build a large
proportion of detached houses and showed relatively
low land prices, average to high growth rates, housing
stocks comprising mainly detached houses.
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The centres in Saskatchewan and the above twelve cities

(with the exception of Ottawa-Hull and Halifax) are building

large proportions of new houses each year,

it appears that the above cities where house construction

has increased slowly also build lower proportions of their

new construction in the form of houses.

In general then,

The combination of Tables 2.1 to 2.6 discloses

several general patterns which form the broad parameters of

the contemporary housing market. In the face of rapidly

rising metropolitan populations, the residential construction

industry has shifted, to building multiple-unit, rental-type

accommodation. By 1973, only Edmonton, Calgary, Regina,

Saskatoon, Saint John and St. John's were building most of

their new units as houses. This shift has altered the structure

of the housing stock to the degree that most urbanites

As homeowners are a minority and new construction

is predominantly of a rental type, it is possible to see the

outlines of a major inbalance between the number of potential

buyers of new houses and annual house construction.

are

now tenants.

This

general pattern in the housing stock is a condition which

at least supports, if not causes, a consequence like the

general increase in house prices which is now evident in

As this situation involves a relatively high

demand for houses, it requires a commensurately high demand

As this stock condition exists, it

is futile to expect any short-term policies favouring house

urban Canada.

for residential land.
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construction or ownership^ to have significant effects on

the level of house (or land) prices.

Within this general pattern there are three major

regional variants. East of Ontario, metropolitan growth

has been slower, lot prices lower, and the increases in lot

prices have been slower than the Canadian average. In

Montreal, Quebec, Chicoutimi-JonquiSre, and Saint John most

residences are not houses and are rented, while the stock of

houses, and tenure follow the general pattern in the other

New construction is increasing at a high rate in

Halifax and St. Johns, and the entire east is building large

centres.

proportions of houses. In Ontario, growth rates and land

prices are generally high, and the decline in house owner

ship is m.ost evident. Windsor and St. Catharines-Niagara

have sub-average growth and the house proportion of all

construction is high but declining in the former, and average

In Ottawa-Hull, Hamilton,but declining in the latter.

Kitchener and Sudbury construction is booming but the pro

portion of new houses built is declining.

Hull have low proportions of houses in their housing stocks,

and are experiencing very high population growth,

of the various series, longitudinally, seems to indicate that

southern Ontario sets the national trends, as conditions

Toronto and Ottawa

Examinatio

-

n

In this sense, short-term would mean policies directed
to effect anything short of a massive shift in the
housing stock.

1.
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which emerge in these markets usually appear, later, across

the country. The western cities are characterized by high

growth rates, booming construction overall and in the house

category, low proportions of renters, and high proportions

of houses in the new stock. This is accompanied by high

and quickly rising land prices, except in Winnipeg where

growth is slower and house construction is declining, and

in Regina and Saskatoon. In general, it appears the west

is still building extensive suburbs of detached houses, the

central region has shifted to higher density developments

and the eastern region builds houses although its stock is

predominantly rented.

This sketch of the broad parameters of the housing

markets in metropolitan Canada gives some perspective on

the pressures in the stock and production process which

underlie rising house, and therefore land, prices. Within

these generalized dimensions of supply and demand are

numerous structural elements which defy the obvious

solutions,^ and constrain rigorous analysis,

the numerical difference between the tenant population and

current house production levels (Tables 2.3 and 2.5) is so

large that it is not feasible to consider building enough

The size of

1. A typical, obvious solution which is often pronounced
by pundits, is "build more houses".

Table A-4 shows, in 19 metropolitan centres and between
1965 and 1972, in over 90% of cases where annual lot
production increased significantly, no significant
price decrease occurred.

The analysis in
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detached houses to accommodate the entire population.^

while many urbanites prefer the convenience of renting

residences, many don't, and consumer preferences require

Also

an enormus mix of housing types. Refined analyses using

age groups, family formation and size, incomes and current

accommodation are necessary and are used to simulate the

ideal mix, and thereby locate particular pressure points in

the current stock and production. Kowever, changing tastes,

lifestyles, and locational needs within urban populations

have such differentiated, and volatile temporal effects in

any locale that this generalized mix and hypothetical variance

can only be aggregated descriptions of the actual market.

Table 2.7 provides more detail on the annual

aggregate market for houses in each of the metropolitan

The first five columns on the left side allowcentres.

comparison between the stock of houses and annual house

sales in 1971. In the first column, owner-occupied dwellings

are used as a surrogate for the stock of detached houses,

2
thereby under-estimating the size of the stock. The second

column uses all detached starts to represent all new house

Impossible because this would require an increase by
orders of magnitude, in house production, which for
financial reasons would probably entail .a areater
decrease in the construction of multiples,
the number of houses would rise, total dwelling unit
production would probably decline, and in the face of
continuing population growth, aggregate housing per
capita would decline.
The actual stocks of detached houses, which usually out
number owner-occupied dwellings, were given in Table 2.3.

Thus while

1.

2.
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sales, on the assumption that the number of houses built

through the winter or carried-over from the previous season

Existing house sales,

in column three, are houses sold through the Multiple Listing

Service as reported by the Canadian Association of Real Estate

is minimal and effectively constant.

Boards, and are unquestionably underestimates of the actual

number of existing houses sold in each area.^

is the sxim of the relatively accurate new house sales and

the underestimate of existing house sales, and is, therefore,

an underestimate of all sales. Column five gives the

percentages represented by the house sales underestimates

of the slightly understated house stocks, and describes,

therefore, slightly low turnover rates.

Colximn four

This sales volume data demonstrates that, in

each city, a very low proportion of the stock of houses is

built, or sold, each year,

from a high of about 5% in Quebec, Sudbury, Calgary and

Saint John to about 1.5% in Thunder Bay, Windsor, Toronto,

New house construction varies

Montreal, Halifax and St. John's,with most cities annual

1. MLS house sales underestimate all existing house sales
as they do not include realtor-sold exclusive listings,
non-MLS realtor's sales or private sales, and may
exclude parts of a metropolitan area. While the
representativeness of MLS sales varies, a reasonable
estimate of it's coverage is 60%. As non-detached
houses are occasionally reported as house sales by
MLS statistics, the entire table uses owner-occupied
dwellings as a stock indication which is more compatible
with the sales data.
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construction at about 3% of their ownership stock,

cities, the underestimate of existing house sales significantly

exceeds the number of new houses built,^ and while varying

as well, represents 4-6% of the housing stock,

indicates that the average house is resold every 15-25 years.

When new and existing sales are combined, it appears that 7-8%

of a city's houses are sold in the market each year, with a

These very low proportions of

sales, or turnover rates, demonstrate that few owners sell

In most

This

range from about 4% to 12%.

their homes every year, yet those that do place more houses

on the market than are offered by builders. The corollary,

which adds significant perspective on the market, is that

in any year, the preponderance of house owners do not sell

their houses.

The rest of Table 2.7 reports average prices of

new, and existing houses in each city, in 1965 and 1972,

annual changes in each price, and the total price increases

over this period. As annual average prices of NHA financed

detached houses are used to represent new houses, and these

houses are a relatively constant sample of new medium-priced

houses, this should be a good indicator of price changes.

1. In Toronto, Ottawa-Hull, Hamilton, London, Windsor,
Thunder Bay, Winnipeg, Regina, Saskatoon and Victoria,
these low estimates of existing house sales were about
double the volume of new houses built.
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Average annual MLS house prices (total dollar sales of MLS

houses T number of sales) are a less satisfactory indicator

of existing house prices as the composition of this sample

is relatively unknown. MLS sales reflect the mid-price

ranges among house sales, as more expensive houses usually

receive exclusive listings and less expensive houses are often

sold privately. MLS average prices slightly exceed the

price of the average house sold through MLS, as the price

distribution curves have been somewhat skewed towards lower

prices in recent years.^ In general then, while these

statistics have limitations as absolute indicators of

existing house prices, they both appear to be reasonable

indicators of price change.

Elxamination of the change in prices of new and

existing houses shows sustained rapid increases in most

cities, particularly high escalation between 1967 and 1969,

and in general, that prices of existing houses are rising •

In the high price citiesmore quickly than new house prices.

of Ontario, Alberta and British Columbia, prices of new and

existing houses nearly doubled through constant increases

between 1965 and 1972. Both prices increased at average

rates of 7-8% per annum. A broad pattern of high inflation

is seen beginning in existing house prices in 1967 and 1968

This statem.ent is made after examination of the price
distributions from Edmonton, Toronto and Ottawa, since 1969.
Table A-5, a summary of the 1971 Census Sample of the value
of all detached dwellings, exhibits a similar skew, with
lower median prices.

1.
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and spreading to new house sales in 1968 and 1969. In

general, lower price rises occurred in the Maritimes, while

the lowest increases were in Quebec, Saskatchewan and

Manitoba. While the increase in the price of existing

houses generally exceeded the rate for new houses in the high

price areas as well as in Quebec, Saskatchewan and Manitoba,

new houses led the increase in the Maritimes, The average

prices seldom declined, and most declines were in the

Maritimes, Saskatchewan, Quebec and Sudbury, in 1970 and

1971, and in new house prices. The rates of increase of

both new and existing prices appear to be slowing, although

they still exceeded normal interest (or inflation) rates in

the majority of cities in 1972, and when they were high

they usually exceeded 15%.

Table 2.8 is further examination of the total

house price increases between 1965 and 1972, which uses the

Spearman Rank Correlation Test as a rudimentary indication

of causation in the change of prices of new and existing

houses. The cities were ranked under each category of houses,

in descending order of absolute prices in 1965 and 1972,

absolute price increases, and rates of increase. The

rankings of these various price elements were then tested

for correlation.^ While this usage, and methodology does

not produce a conclusive result, a high correlation co-

efficient (approaching 1.0) would indicate a general (among

1. For a description of the Spearman Test see Blalock, Hubert
M., Social Statistics, (Toronto: McGraw-Hill, 1960), p.317.
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SPEAMIM nStS ON KVtMGB FKICBS, KEH AND BXISTINC BOUSS SALES - 16 CITIES
TASLEi 2.S

SPBAMAN HAflX CORRELATION TEST, RAHR OIPFERBHaS AND CO-EFFICIENTS
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all cities) interdependence between two rankings. The

variables which demonstrate interdependence are then

examined for indications of causation. As miaht be

expected, the highest correlations occur within the same

category of houses, between the absolute price increases

and the rates of increase (.932, and .929 for new and

existing house prices, respectively). Also, prices in 1972

related to the absolute increases between 1965 and 1972

(.882 and .835 for existing and new, respectively). Existing

house prices in 1972 showed some relationship to 1972 new

house prices (.782), the rate of increase of existing house

prices (.744) and a lesser relation to 1965 prices in this

category. New house prices in 1972 were related with:

the absolute increase in the price of existing houses (.865);

and to a lesser extent, with absolute increases in the price

of new houses (.835); existing house prices in 1972 (.782);

the rate of increase of existing house prices (.782); new

house prices in 1965 (.747); and finally, with the rate of

increase in new house prices (.659) . As the most obvious

relationships did produce high correlation co-efficients,

and prices of existing houses in 1972 related strongly with

the absolute and relative increases in existing house prices,

the test seems a useful indication of interrelatedness

between price factors. It is, therefore, very interesting

that the co-efficient showed that current prices of new

houses were more closely related to the increase (and
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increase rate) of existing house prices than to the increase

(and increase rate) of new house prices. This perspective

on price behavior in the market for houses supports the

indications seen in the general patterns of sales, in trends

in the stock, and in property appraisal techniques - existing

houses are the dominant force in the housing market.

This section, then, has observed the high levels of

land prices and land price increases in metropolitan Canada

during recent years, and has disclosed several causes,

prices are, ultimately, a residual of house prices so these

land price problems are actually derivatives of house price

Lot

problems. The highest absolute prices, and rates of price

increase occur in those cities where this nation's economic

activity is concentrated - the metropolitan areas of Ontario,

Alberta and British Columbia. Population growth has followed

this economic activity as people follow jobs. To accommodate

the larger populations, the construction industry in the

central metropolae have built increasing proportions of

rental housing, with the consequence that home ownership has

declined to the degree that owner-occupied houses are a

As home-ownership is widelyminority in the housing stock,

desired, this indicates a high latent demand for houses.

However, a very small proportion of the stock of existing

houses are sold each year, (say 5%) and these sales are often

double the number of new houses built, so the market for
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houses is dominated by existing houses- The examination of

changes in average prices of new and existing houses

indicated that prices of existing houses have increased

more, and more quickly, than new house prices,

increasing prices charged by the relatively small proportion

of home-owners who sell each year, drives up the market

value of all houses, new and existing,

the market value of houses, the value of residential lots

(houses less the cost of building a house and profit),

increases commensurately.

Thus, the

With this rise in

Table 2.9 illustrates the effect of sustained lot

price increases at current levels, by using current rates of

increase to project 1972 lot prices to 1985. Two average lot

prices are reported for most metropolitan areas in 1972 - the

average price of lots for new NHA-financed detached houses,

and average lot prices as reported in various local news-

As NHA average prices tend to be low, and newspaper

reports tend to over-state average prices,^

provide a useful range of base prices.

papers.

the two numbers

The base prices for

each city are projected to 1985 using the rate that lot

prices escalated between 1968 and 1972 in the respective

cities. The resulting prices exaggerate the gap between

1. Newspapers often report, as average prices, small
surveys undertaken by a reporter on the telephone in
one day.
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RATES OF INCREASE, LOT AND HOUSING PRICES, METROPOLITAN CANADATABLE ; 2 . 9

T Projected Lot Price -1985
(Using current rate of Increase)

Increase in

Average Price of
NHA Houses, 1965-
1972 As Coir^jound
Interest Rate"^

Average Lot Prices
NHA Increase1972

(Other^ 1968-1972

As Compound ^
Interest Rate'*’

NHA ,

Series'*" Reports) Other

Reports
NHA

Series

8 1/8
7 1/8
7 3/8

10 3/4
5 7/8
6 5/8

$48,941
32,915
99,349
99,039
28,149
24,955
19,382
24,964
20,310
24,280
33,362

($ 82,978)
(  62,929)
{ 143,879)
( 120,194)
(  39,722)
(  32,083)

11 1/4
8 1/4

18 3/4
20 1/8
10 1/8
9 1/2
7 7/8

10 1/8
8 7/8

10 5/8
13 1/2

Hamilton

Toronto

Vancouver

Sudbury
Victoria

Kitchener

Windsor

Edmonton

London

Calgary
Ottawa-Hull;

Halifax !
All CMA'S

All MUA’s

Winnipeg
St. John's

Canada

Saint John

Regina
Saskatoon

Quebec
Montreal

$11,796 (20,000)
11,507 (22,000)
9,667 (14,000)
8,240 (10,000)
7,795 (11,000)
7,467 ( 9,600)
7,101
6,913 ( 9,300)
6,568
6,320 ( 7,000)
6,105 (12,000)
5,677 ( 7,200)
5,535
5,460
5,190 ( 7,100)
4,910
4,885
4,745
3,309 ( 5,000)
3,257
2,753
2,171

7 !
(  33,583)7 3/8

8 1/8
6 3/4
6 1/4
7 3/4

(  26,889)
(  65,576)

Nil

20,615
20,652
10,571
12,392
16,581
56,552
4,015
3,647
4,955
2,431

10 3/8
10 1/2
5 5/8
7 1/4
9 5/8

(  14,461)4 5/8
3 1/4

I

7 1/4
3 3/8
2 1/4
4 1/4
1 1/4

20 j

(  6,067)1 1/2
7/8

4 5/8
7/8

SOURCES; 1. Table: 2.0

2. Various newspaper articles. See Table: 2.11.
3. Table: 2.7. These are rates of increase in total housing price,

including land and buildings.



prices in the central areas ($25,000 - $100,000 per NHA lot.

$30,000 - $140,000 per other reports)

Saskatchewan, Manitoba, Quebec and the Maritimes^ ($2,500 -

$16,500) .

and prices in

Assuming that lot prices reach the projected

levels,even if they absorbed a greatly increased proportion

of house prices it is apparent that few people could buy

houses in the central metropolae, while widespread home

ownership would be possible in the hinterland cities,

dramatises two potential consequences of a continued

escalation in housing prices - in the biggest cities,

detached houses would become the exclusive housing form of

the rich, and most people w’ho wanted this housing form

would have to emigrate to smaller places,

potential consequences of high prices would be reinforced

by the trend away from construction of detached houses.

While these projections and these consequences may appear

extreme, they are reasonable extrapolations from present

trends, and illustrate the drastic result of a sustained

and rapid inflation on a high priced product.

Thi

Both of these

s

1. A higher price is projected for Saint John because
it's lot prices escalated very quickly during the early
1970s. This high rate partially reflects the increasing
extent of prepaid services in lot prices, and distorts
the projection.
If such an immigration occurred, and jobs were created
in the hinterland areas to employ large populations,
the attendant higher demand for houses would undoubtedly
cause rapid price inflation, while the out-migration
would slacken demand and deflate prices in the central
areas.

2.
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2.2 RELATED PPOBLEMS; PRICE EFFECTS, COSTS AND SUPPLY

With the perspective provided by this discussion

of house prices, it is possible to examine some of the other

elements of land policy related to rising lot prices. These

related problems include raw land prices and speculation,

servicing costs, and land supply. High lot prices are

often attributed to deficiencies in one or more of these

related areas.

Table 2.10 is a rough illustration of the residual

pricing mechanism that inter-relates raw acreage prices to

The table, moving from left to right,

contains estimates of all non-land cost elements associated

house prices.

with building and selling a house in each of the 19

metropolitan areas, in 1971. Generally costs are over

stated in an attempt to counterbalance the omission from this

simplified approximation, of some variable cost elements

such as sales expense and overhead. The total house

construction, servicing, and capital cost, with profit is

then subtracted from the average sale price of a house, to

obtain the amount of money an average builder could have

paid for each unit, or lot, of unsubdivided land.  A profit

component is then removea from this amount, leaving the

residual value of the lot, which is then converted (at

five lots per acre) to a value for raw land. This acreage

value is the highest price a builder/developer could pay,

in 1971, for land suitable for immediate subdivision.
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servicing and construction of houses, with expenses and

profits as given, to be able to sell the houses at the

stated average prices.

The acreage values produced by these calculations

generally parallel the lot and house prices in the respective

In Quebec and Saskatchewan where house prices arecities.

relatively low, the cost figures in the table exceeded

average selling prices, indicating very low acreage values.

A similar situation occurred in Sudbury where servicing

The Maritimes were the next lowestcosts are very high,

price range, from $2040 in Saint John to $5521 in St. John's,

while progressively higher acreage prices were calculated for

Manitoba, Alberta, British Columbia and Ontario,

reinforces the earlier finding that land values follow demand

(indicated by population growth and economic activity), but

does not explain the low prices in Saskatchewan and Quebec.

This

Several basic mechanisms in the land market are

illustrated by the method of calculation in Table 2.10.

is apparent that when house prices rise more quickly than

It

construction, servicing, or capital costs, the value of raw

^  If a large number of sellers were competing.acreage rises.

This relationship should be noted when considering
proposals, such as Planned Unit Densities, which use
smaller lots to obtain more houses per acre,
would increase the dollar yield per acre, and while
decreasing lot costs in the short run, would increase
acreage prices (and thus lot costs) after a brief period
of adjustment.

This

1.
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this might depress market value, and land developers or

builders could obtain the variance between the depressed

If only a few sellers existed.value and the residual value.

and they forced prices above the residual value, then

developers and builders would have to cut other costs or

receive net losses as their production costs would exceed

market prices for houses,

and prices are inter-related, any proposal to intervene at

one stage, or in isolated components of this production

process/pricing mechanism, must be cognisant of its

immediate and longer-run effects through the entire

mechanism.

As all of these values, costs

The large appreciation in land value in the pre

development process of urbanization is also illustrated by

the figures in Table 2.10. The most common pre-urban use of

land is agriculture, as slow contours, good drainage, and

the absence of rock are prerequisites for economical farming

and cheap urban development. The value of agricultural land

is also a residual function, basically the capital value of

the net income produced by a farm, prorated on a per-acre

While this varies across Canada it seldom exceedsbasis.

$500 per acre, and is usually about $300 per acre. As

these values are greatly exceeded by the residual values of

acreage suitable for urban use, a parcel of urbanizing land

appreciates through a wide range of values. People who buy

5 4-



and sell land during this period of rapid price appreciation

are often known as speculators. In practice, there are

relatively few pure speculators as many farmers do not sell

their land until development is imminent, and many developers

buy acreage in likely growth locations far in advance of

need.^ The two columns at the right side of Table 2.0

discount the 1971 land values for five years and ten years,

using a 7i% annual borrowing rate and allowing 2% per year

for taxes. These discounted values are the highest prices

a developer could pay, in 1966 and 1961 respectively, for

acreage to be held in inventory under the given financial

conditions, and still have a book value equal to market

value in 1971. These demonstrate that in all of the higher

price areas a builder can pay well above agricultural values

for farmland, hold the land for ten years, and recoup all

expenses when the developed acreage is sold. Alternatively,

1. Table A-6 in the Appendix illustrates the various
factors that determine the relative suitability of
all land around a city, for development purposes.
Urbanizing pressures occur differentially, and only
to that limited area of developable land where the
relative proximity to development infrastructure
begins to rank the land supply. As farmland moves
into this ranking, the farmer begins to receive
pressure, in the form of rising taxes, changing milieu
and offers to buy. As land banking developers are
becoming more prevalent, and farmers are becoming more
financially sophisticated, there is less room for pure
speculators in this land supply process. As speculators
attempt to buy low and sell high, they may be outbid
by developers, or the farmer may decide to hold the
land, perhaps entering a joint venture with a developer.
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if the developer buys at agricultural prices, or the farmer

holds the land, the accrued appreciation in the value of

this land inventory gives the owner borrowing power to

finance its development.

Table 2.11 is focussed on this appreciation in

the value of urbanizing agricultural land,

typical servicing costs and a profit of 10% are subtracted

from the average sale price of a developed acre, and the result is

In this table,

In six of thecompared with estimates of agricultural values,

nine areas in the table, separate estimates of revenue per

acre in 1972-73 are shown, based on CMHC data and newspaper

reports of average lot prices. Agricultural values are

increased by 40% to account for that land in a development

which does not produce revenue, and carrying costs and taxes

are charged for 10 years to simulate the expense of holding

this farmland. The difference between the cost of the held

farmland, and the amount that sales revenue exceeds develop

ment costs, is identified as a return due to scarcity, and

is shown as a percentage of total revenue,

the table indicates the proportion of the selling price of

a developed acre which is appreciation of land value above the

In other words.

estimated agricultural value. Using the lower, NHA revenue

estimates, these proportions vary from 10-20% in Halifax,

Saint John, Saskatoon, Calgary and Edmonton to 37% in Ottawa

and over 50% in Toronto and Vancouver. When the higher
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revenue estimates are employed, in the latter three cities,

returns to scarcity exceed 60% of the cost of a lot. The

builder or developer who sells the lot does not necessarily

obtain this entire return to scarcity as parts of it might

have been realized by the original farm-owner, and any

interim owners. However, in those increasingly common

situations when developers buy land directly from farmers

long before development, and hold it in banks for future use.

it is likely that large proportions of the eventual selling

price of their lots are returns to scarcity. This appreciation

of land value or return to scarcity is often described as the

social increment in land value, as the added value is created

by the local society or economy, rather than the landowner.

It is this social increment in the value of urbanizing land,

and in the increase of the market value of developed property,

that is usually the object of proposals to increase taxation

on land.^

The cost of providing services for new residential

lots is another area which is said to be responsible for

increasing land prices. Table 2.12 illustrates the distribution

of total servicing costs among the various component services

in recent projects sampled in seven metropolitan areas .

indicated by the three projects where land costs are also given.

As

This is discussed further in Section 5.1.3.
A much better, more-current examination of this subject is
Derkowski, Andrzej, Costs in the Land Development Process,
(Toronto: Housing and Urban Development Association of
Canada, 1976)

1.
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COSTS 0? INDIVIDtAL LOT SERVICES AS PROPORTIONS OF TOTAL SERVICING COSTS SEVEN CITIESTABLE : 2.12

WINNIPEG (PER FRONT FOOT) TORONTOLONDON

(Per

Lot)

OTTAWA

(Per

Lot)

SERVICING COMPONENTS CALGARY SASKATOON

(Pet
(Lot) (Front Ft.) Front Ft.)

EDMONTON

(») (b)
(a) (b) (c) (d)

3.612.11 3.7Z 4.0ZSurvey and Planning

Pro. Feea and Bonding 3.2Z

20.6Z
11.8

13.1

10.2

9.6 9.6 11.3Municipal Imposts
Sanitary Sewers
Storm Sewers

Water

House Connections

Underground Hires

Street Lights
Walks

Lanes

Catch Basins

Curbs

Sidewalks

Bough Grade
Roadway
Supervision
Financing
Miscellaneous

7.9Z
14.6

14.1

14.6Z6.6 11.9 7.9 13.2

11.3

13.2

10.3

17.92 22.82
22.1

6.1

24.6

19.6

25.8 19.313.8 27.0 25.9

9.8 14.1 8.513.7 5.7 6.8

9.2 3.5 7.610.1
8.2 7.73.1 3.5 1.0 .7

1.6 1.4 1.33.3 1.9 2.2 1.6 1.0

10.0 8.212.7

4.3 4.2 3.04.1

2.0

6.8 6.6

7.3 8.4 16.8 1.6 2.4 0.7 2.6 8.7

10.7

11.3

2.2 3.5 15.6

21.7 22.1 19.2 43.0 30.2 31.6 38.7 19.2 21.2

2.5

3.4 7.9

1.4 3.5 3.7 2.8 21.8

100.0

4161.

2200.

100.0

85.59

45.00

100.0

41.75

100.0

39.90

100.0

40.18

100.0

65.89

100.0

47.20

100.0

6980.

2020.

100.0 100.0

3881.
Total Services - Z 100.0

- »
- $Land

Sources: Individual subdivisions in :

-Calgary and Ottawa .from CMHC surveys.
-Edmonton from McFaden, S. M. and C.T.L. Janssen,  A Research Desiim for the Mill Woods Impact Study. Edmonton: June 1973, pp.139 and 140.
-Saskatoon from Parsons, K. C. and H.L. Budke, Canadian Municipal Land Acquisition and Development Control. Miniographed manuscript, undated, p.35.
-Winnipeg from Dubois, R. The Impact of Public Investments on Urban Land ValuesJ^aatera Thesis, Winnipeg: University of Manitoba, October 1972,
pp. 123-130.

-London reported by sifton Properties Ltd. official at housing seminar University of Guelph, June 1973.
-Toronto in Eederal/provincial records, Malvern project, calculated January 1973,



servicing costs constitute less than two-thirds of the total

cost of a project or lot. Of the total servicing cost, roads

require 20-30%, storm and sanitary sewers take another 25-35%,

and the remainder is spread among a number of smaller expenses.

The table demonstrates a considerable variance in both total

servicing costs and the costs of individual services, across

Canada and within the same cities. It appears, then, that

a large increase in the cost of an individual lot servicing

component may be a small increase in total servicing cost.

While the total servicing cost is a large proportion of the

total lot cost, lot costs can vary considerably within the

Finally, lot prices in the

respective cities are considerably higher than their lot costs,

so it is unlikely that costs are pushing prices.

same market, and among markets.

Two studies provide some understanding of the

variation in lot servicing costs. Norman Pearson examined

subdivision services in British Columbia in the mid-1960s.

and determined that their marginal cost declined with

lot depth, and the number of services.^increasing lot size.

Thus if land costs could be minimized, as lot sizes increased

more services could be obtained for progressively declining

increments of cost. However, to absolutely reduce servicing

1. Pearson, Norman, What Price Suburbia,
Lower Mainland Regional Planning Board, November 1967),
passim.

(New Westminister:

60 -



costs it is necessary to c3ecrease the range of services

provided as well as lot sizes, and particularly depth.

Joseph Chung examined the variation in servicing costs across

Canada.^ He used CMHC data in a regression analysis with

land cost, labour cost and the cost of construction material

as independent variables, and found these factors explained

about three-quarters of the regional cost variance,

cities of southern Ontario had both the highest unit

servicing costs, the widest deviation from national average

Nationally,

materials costs were significant factors due to widely differing

The

costs, and the most expensive mixture of services.

qualities and amounts of materials used, but labour costs

did not relate strongly to the total cost variation,

significantly, the analysis showed each dollar of increase in

land price led

Most

to an increase of $3.00 in servicing cost

Ci.e., the elasticity of servicing cost in respect of land

price is 1.14). Expensive land seems to require expensive

servicing, probably because municipalities demand higher

standards of servicing in areas where land prices are highest.

Unfortunately, the logical conclusion which emerges from the

two studies is that servicing costs can be minimized by

decreasing lot sizes. As described previously, smaller lots

Chung, Joseph H., Land and Low Income Housing, background
study for the Task Force on Low Income Housing at CMHC,
unpublished, 1971, pp. 38-44 and Tables XV, XX, and
Chart 111.
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increase the net dollar yield per developed acre which is

clearly an inflationary pressure on raw land prices.

Table 2.13 demonstrates the changing methods of

financing and constructing services during the 1960s which

This table shows totalhas also affected lot costs.

national expenditures, and expenditures by several government

and industrial categories, for the construction of different

types of services, every third year from 1957 to 1972.

Total expenditures for each type of services increased

irregularly through the 1960s with a particular jump occurring

Until the early 1960s, federal,

provincial and municipal governments, and their utility

companies, constructed most storm and sanitary sewers and

Thereafter, only 20-30% of expenditures for

between 1969 and 1972.

water systems.

storm sewers and 10-20% of the water system expenditures

were borne by governments.^

beginning in Ontario, municipalities began transferring the

responsibility for construction of subdivision services to

This shift occurred because.

land developers, while retaining the responsibility for

treatment plants, trunk services, and operations and

maintenance throughout the system. By 1972 Quebec was the

only region in Canada which installed lot services primarily

on a local improvements basis - elsewhere it had become

1. A smiliar shift occurred with sanitary sewers, which is
obscurred in these figures because of rising government
expenditures for sanitary plant, and the manner in which
these statistics were gathered.
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SELKCTID COHSTRUCTKW EXPENDITURES, CANADA 1957-1972 (DATA IS CURRENT IK1LLION8)
EXPENDITURES BY GOVERJWENTS, OR INDUSTRY CATEGOTY, BY YEAR

TABLE: 2.13

TYPE OP WORK PERPORMED
FED PBOV KUN FIN UTIL TOTAL • FED PROV HUH FIN

I  I r??ir1557
UTIL TOTAL * FED PROV MUN urn. TOTAL*FIN

I5?3"
534.3

74.9

TOTAL CONSTRUCTION

- BUILDING CONSTRUCTION - TOTAL

RESIDENTIAL - TOTAL

- LOW DENSITY

367.4

225.9

573.1 330.6

44.0

444.3

412.3

1,744.9
133.9

7,023.(
3,B86.'
1,813.0

)76.5

>05.5

679.6

57.6

441.4 534.9

509.1

1,343.0
150.1

6886.2

4051.1

1913.1

678.1

55.0

541.0

526.0

7716.0

4692.3

2257.4

274.3

147.6

1391.5

130.954.4 50.7

INDUSTRIAL - TOTAL

COIHERCIAL - TOTAL

INSTITUTIONAL - TOTAL

- EDUCATION

- ENCINEERING CONSTRUCTION TTL

- ROADS, HIGHWAYS 4 AEROPORTS
- WATERWORKS AMD SEWAGE SYSTEMS

- STORH

- HATER

- SANITARY

29.0 2.8 3.5 7.8 40.6 610.7
656.2

519.2

285.0

3,136.5
708.J

200.1

23.6

27.1 2.9 2.2 9.7 43.4

53.8

40.0

47.7

535.6

736.9

856.6

577.6

3023.7

846.1

266.3

451.6
738.1

615.2

346.6

2835.1

830.4

232.8

21.1

78.3

113.4

15.8

54.5

17.4

11.9

509.895.3 17.4 23.6 401.2 50.7 66.8 34.8 24.2

14.2
494.9 25.6

19.4

51.1
30.9

17.1

141.5

67.3

24.8 11.5 2.9 .3 29.3
15.7

17.6 2.7 .1 8.8 1.1
.3 .1 8.7 .2

518.7

410.0

286.6

166.0

32.0

10.1

L.611.1 L7I.0

69.3
621.9

484.2

390.8

214.6
25.7 .192.8

10.5

91.4

126.7

40.9

623.1

471.7

459.4

236.6

15.0 1260.7

24.9

75.8

9.9 7.0 4.9
4.1 77.1 2.6 1.9

8.8 10.4 1.6 .01 1.2 1.2 16.8 .6 .1 .8 2.9 .7 .1 25.2

91.12.6 .4 .8 66.1 76.f 3.9 .2 1.3 66.5 2.7 .6 .5 63.7
3.2 76.2 1.7 3.4 88.1 2.6 97.4 .7 9.2 1.6 .7 126.8 .6 .3 132.3

19691
824.8( 836.0
99.5 814.4

1966

793.4

749.4

1972<

1208.9 1279.0

180.9 1187.7

TOTAL CONSTRUCTION

- BUILDING CONSTRUCTION - TOTAL

RBSIOENTIAl - TOTAL

350.8

186.5

313.6 604.0

110.4
1,743.7
130.9

9,667.9
5,905.6
2,751.5

>67.9

>17.7

1120.7

116.4
2072.2

214.1

13207.4

8055.5

4227.9

534.8

294.5

1507.4

187.1

2819.8

219.5

17027.5

10106.0

5760.4

95.1

LOW DENSITY

INDUSTRIAL - TOTAL

COMMERCIAL - TOTAL

INSTITUTIONAL - TOTAL

- EDUCATION

- ENGINEERING CCWSTRUCTION TTL

- ROADS, HIGHWAYS AND AEROPORTS
- WATERWORKS AND SEWAGE SYSTEMS

- STORM

- HATER

- SANITARY

18.9

69.2

49.4

19.1 36.1 775.5

1,015.1
1,019.3
671.7

3,962,3
1.067.(
361.:

18.3

.08.5
21.2

783.4

41.2

63.8

869.1

1151.8

1334.5

961.5

5151.9

1255.3

397.8

12,3 51.2

1125.1

28.1

69.6

898.2

1602.6

1303.1

844.0

6921.5

1617.7

712.3

157.1

198.9

313.2

51.2

19.0
59.0 714.4 54.2 52.5 53.2

35.1 23.0
59.4

87.6

143.0

48.1

17.9

240.3

76.2

116.9
19.1 .6 .01 42.5 7.7 .03 34.2 3.8 .2

13.4 .001 16.2

•50.1

50.8

.oo:
164.2

32.8

118.5

>59.2

493.5

251.6

44.0 :,612.8 1004.

774.4

725.3

325.4

21.6 1858.0 1320.3

1026.4

1027.9

389.6

486.8

91.3 2600.3
6.9 31.9 6.6 8.9 35.9 5.9
6.0 125.4 4.6 10.3 1.437.7

1.2 6.8 1.1 ■ .2 31.2 .7 13.9 2.1 .01 1.3 28.8 21.8 .05
3.2 .9 2.5 97.2 131.4

163.3

8.1 2.0 1.1 4.7 8.1 38.8 6.8 .97iii.e

208.61.4 3.1 151.8 2.3 .08 3.4 .3 277.4 1.5 3.6 .1010.6 19.5 7.9

Soure** end notes

Stetlstlce Canede. CONSTRUCTION IN CANADA Ceteloeue No. 64-201, Ottava:

* Totala are actual totala and not the lua of rows.
1. Until 1969 municipal apendlng on vatar vorks vaa reported under utilitiaa.
2. All data are actual expenditures except 1972, which are preliminary figures

Information Canada, 1959, 1963, 1965, 1967, 1969, 1971 and 1973 editions.



usual for services to be prepaid as part of the price of a

lot.^ While this shift removed considerable annual expenditure

from municipalities, developers were forced to pick up the

added expense, and absolute lot prices were boosted across

Canada through the 1960s as consxuners were forced to begin

paying for services in a lump sum. As pre-payment for

services is also becoming more common in larger subdivisions

in Quebec, this condition may be expected to elevate that

region's average lot prices through the 1970s. Outside

Quebec, the current relevance of this aspect of land policy

and land prices is minimal, as it is largely historical. It

appears then, that the actual costs of lot services do not

usually affect lot values, although the method used to pay

for services can alter lot prices and there are significant

general relationships between services and land value.

Some relationships between services and land values

may be misinterpreted as price effects caused by servicing

As was mentioned in relation to Table A-6, thecosts.

in terms of location and time, of a site to trunkproximity.

services is one of the factors which ranks the supply of

In this ranking, or range of land values.development land,

the highest values occur at those sites which have the

In most places this occurs because the developer installs
the services, however, in some cities and particularly
in the west and in public land assembly projects,
municipalities still service land but now require complete
or partial "lump-sum” payment for the facilities.

1.
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greatest relative quantity of services.^

of this effect which is particularly relevant to contemporary

urban policy is the situation when a site receives an

improvement in transportation, such as a rapid transit

station, which significantly increases its accessibility to

work or recreational concentrations.

One illustration

As this improved access

increases the intensity with which the site can be used, its

capacity to generate revenue increases and accordingly, its

value rises both absolutely and in relation to less accessible

Land values also appreciate in proximity to major

roadway networks, the set of trunk development infrastructure

(including roads, sewer and water lines as a group), schools,

shopping and recreational facilities,

this appreciation in land value occurs because public

money was expended to build facilities which increased its

useability, but because the land is usually in private

ownership, individuals realize the increased value.

Regardless of the equitability of this distribution, the

main point here is that while the presence of trunk services

allows land values to increase, the extent of the increase

is not determined by the cost of the services.

sites.

It is notable that

1. This occurs because the residual value, described
earlier, of a fully serviced developable site is both
higher, and can be established with more certainty
(less risk) than a site which lacks trunk services.
This is the process, or mechanism which produces the
social increment in land value, described previously.

2.
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Land value is also related to the relative levels of

If a subdivision includes someservices provided at a site,

desirable service, its

lots in an otherwise similar project which lacks the service,

although the price differential will not necessarily reflect

lots will bring a higher price than

the cost of the service. This market effect occurs with

virtually any subdivision feature, from hardware items like

underground wiring, street lights, and sidewalks to "softer”

facilities like parks, playgrounds, walking paths and day-care

centres, although it is difficult to quantify the relation

ship.^ Because services have values in the market place,it

is possible to increase or decrease the total market value

of a lot by providing greater or lesser quantities of

services, but the utility of this technique to lessen or

control lot prices is obviously slight.

At higher levels of aggregation, a different magnitude

of values enters the consideration of servicing cost. In

an urban region, or perhaps a single municipality, the unit

cost of a given service or mix of services can vary

considerably with the form of service provided and can entail

vastly different consumptions of energy, labour, and

replaceable and non-replaceable resources in both the local

The quantification problem arises because it is seldom
possible to find two lots which are identical in all
other respects so the value differential associated
with a single varying service can be isolated.

1.
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jurisdiction, and much larger communities. The most obvious

example is transportation services, although similar cases

are being demonstrated concerning heating, waste creation

and use, forms and uses of buildings, and the form of

cities themselves. The urban highway alternative now in

use requires extensive rights-of-way and massive structures

which carry large numbers of short-lived gobblers of non-

replaceable materials that emit noxious fumes. The mass

transit alternatives employ renewable energy sources to

repeatedly move a few compact carriers over small roadbeds.

As data is emerging which quantifies for all rational

minds, the excessiveness of this nation's consumption of

earth's undeniably finite resources, and prices of the

resources rise in response, the self-destructive nature of

the economics that underlies each decision to build another

road, or to purchase another $50,000 detached house, will

become obvious. To date, the limited research undertaken

in the area of unit costs of trunk services and different

urban forms is inconclusive,^ although the existence of

1. A recent study in the United States reviewed previous
examinations and concluded;

beliefs about the effect of urban form on the costs of

urban services have been greatly affected by ideology”.
Since World War II most planners have believed that
unit servicing costs diminish with increasing density,
although some research demonstrates the contrary, and
all of this research was generally unsatisfactory
because of it's exclusions. See Kain, John F., Urban
Form and the Costs of Urban Services, (Boston: M.I.T. -
Harvard Joint Centre for Urban Studies Program on
Regional and Urban Economics, 1967), pp 95-96 and passim.

Research and prevailing
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scale economies# such as those shown in Appendix B# is

Pure research in this vital, futures areaunquestionable.

of social, economic, urban and industrial policy lacks short

term payoff, is really needed, is virtually nonexistent, and

is particularly absent from the Canadian academic scene.

It would certainly make more sense to pursue this larger

understanding of servicing costs than any continuation of the

current crude deception that attempts to relate rising lot

values to rising costs of lot services.

Finally, across metropolitan Canada in recent

years there have been widespread, persistent and increasing

claims that there is a shortage of serviceable residential

land and that this shortage is driving up lot and housing

These claims seem to have been accepted withoutprices.

question as reference to the "land shortage" is a standard

component of housing and economic analyses by academics,

real estate and housing industry spokesmen, politicians and

other pundits. However, the shortage has not been documented,

its relevance to the increasing market values of houses has

not been demonstrated and there are good indications that

the shortage does not exist.

It is interesting to postulate the existence of a

short supply of raw land in light of existing conditions in

metropolitan housing markets, to determine the theoretical

relationship between the short supply and house prices.

The data in Tables 2.3 to 2.8 disclosed that in most cities,
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while a bare majority of all residences are houses, most

new residences built are not houses and both residential

construction and house construction are booming in urban

Annual house construction comprises about 3% of

the existing stock of houses,

construction is increasing in spite of the postulated land

shortage, the shortage cannot be a decrease in the supply,

but instead a constraint on the acceleration of this

increase, that is holding the new house supply below current

demand levels and thus prices are pulled upwards,

this is inconsistent with the finding that prices occurring

in the more numerous sales of existing houses are increasing

at faster rates than new house prices,

postulated shortage did exist and was corrected to the

extent that vastly increased numbers of new houses were

constructed, there would be an accompanying, numerically -

greater decrease in the number of multiple units constructed.

As a result, the total stock of housing units would not

keep up with current urban population growth and the over

all demand for residences would increase, pulling up housing

prices in general and apartment prices in particular.

Canada.

As the volume of house

However,

Moreover, if the

It

seems clear from this theoretical examination that the

postulated land shortage cannot be a shortfall in absolute

supply, but could be one of a number of factors which

maintains the equilibrium between high and low density

residential development and consequent prices.
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There are a number of empirical indications that

the land shortage does not exist. Detached houses require

separate lots, lots are produced from raw land, and Table

2.6 showed that the volume of detached'starts in each

metropolitan area has sporadically risen through the eight

years reported, so the land shortage is not evident. The

city case studies which follow in Section 3, and the

examination of land developers in Sections 4.1 and 4.2 do not

indicate land shortages. Recent reports by the building

and development industry which refer to the shortage

usually concern the future supply, rather than a current

problem.^ As such, they may be more indicative of the

industry's need for government input into their advance

planning and budgeting than a concern with the current land

supply.

Finally, another data series maintained by CMHC

indicates large numbers of lots remain unbuilt at the end

of each production season - a finding which is in direct

opposition to the notion of a supply shortage. Each winter

CMHC offices inventorize the unbuilt lots (including

a small proportion of unserviced lots) in subdivisions which

have been accepted for NHA lending purposes - this inventory

1. Examples include: Urban Development Institute  - Ontario
Land Inventory Survey - Zone 1 of the Toronto-Centred
Region, Toronto: the Institute, 1973. Home Builder¥
Association of Metropolitan Ottawa, Brief to the Regional
Municipality of Ottawa - Carleton on the Draft Official
Plan, Ottawa: the Association, 1974.
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is presented in Table 2.14, and Table 2.15 shows the

relationship between this lot carry-over and the total

detached starts which occurred in the following year.

Although many subdivisions do not receive acceptance for

NHA lending and thus this winter inventory understates the

actual vacant lot carry-over, it demonstrates that a large

carry-over has been consistent in every city reported

during the entire study period. Although these proportions

vary among cities and by year, this winter inventory usually

constitutes between 25% to 150% of the total detached starts

which occur in the following year, indicating a widespread

an over-supply of lots.^potential for, if not existence of.

These strong indications that the land supply is not short,

but instead, relatively strong, are wildly divergent from

contemporary conventional wisdom in land and housing circles.

It is likely that nature of expertise in land

markets explains the variance between continual claims

concerning a land shortage, and the apparent adequacy of the

land supply as described in this section. Land and house

prices are rising quickly, and the most common cause of

increasing prices is inadequate supply. It would require

complex time-consuming, expensive econometric research to

Sarnia and Victoria are exceptions with relatively low
winter inventories.

1.
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TABLE: 2.15 WINTER LOT INVENTORY IN NHA - APPROVED PROJECTS
AS % OF ALL DETACHED STARTS IN THE FOLLOWING YEARS

1965 1966 1967 , 1968 1969 1970 1971 1972 1973

HALIFAX 207% 473% -% 276% 176% 260% ; 120% 33% 151%

MONCTON 154 68 266 71 48 83 103

ST. JOHN 134 368 177 117 136 113 37 23
>

ST. JOHNS 96 101 58 22 43 31 3
I

QUEBEC

MONTREAL*

202 228 105 103I 127

I

197 235 193 25I

I

IHULL 390 318 204 165I 88 61
i

OTTAWA 157 73 49 125 69 25 20

KINGSTON 47 49 109 114 106 851

146PETERBOROUGH
I

193 139 145 87 147 99 17 99

OSHAWA 128 63 100 106 59 63 90

TORONTO 43 42 108 57 19 33I

HAMILTON 29 61 56 22 52 25 57 29

46KITCHENER 67 74 100 65 78 67 75 39
1

LONDON 142 110 192 109 89

SARNIA* 342 6 26 10 5

WINDSOR 39 23 64 40 142 37 150 107t

SUDBURY 81 74 40 61 31 41 46

67 90THUNDER BAY 89 62 123 67 50 30

150WINNIPEG 144 167 185 104 151 74 57

SASKATOON 101 312 734 348 203 54

106REGINA 83 336 252 149 259 155 55 85

EDMONTON 92 50 106 44 60 22

69CALGARY 67 35 65 60 92 67 100 62

VICTORIA* 2 2 2

VANCOUVER* 105 120 131 136 94

* Small Samples.

SOURCES: Winter Lot Inventory from TABLE: 2.15
Detached Starts from TABLE: 2.6

73



determine exactly what causes these price increases because

the general inflation and other factors undoubtedly

contribute, but the answer would necessarily involve some

element of supply/demand imbalance. Land supply is a

complicated subject, known primarily on a project by project

basis by individual developers, local planners and real

estate professionals. These experts work with daily

problems in land development, have vital and often competing

concerns about the future supply and location of land and

services for urban growth, and are generally too busy to

seriously address causation factors behind short-term

concerns like the current level of land or house prices.

The real message behind the claim which originates from

these experts, that "the land shortage" causes current

house or land prices, is "never mind the prices, the problem

is the future land supply". As land prices are consequences

of house prices, and house prices are dominated by the

hundreds of thousands of homeowners who sell their houses

Risingat sky-high prices each year, they have a point,

land prices pose a real problem for low income families and a

budgeting and prediction problem for other people and

organizations in the market place,

problem requires the attention of governments, and the

second problem requires improved information, the prices

themselves are small wounds which this consumption-oriented

society inflicts upon itself, at tremendous expense to the

But while this first
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entire economy. It is logical, therefore, that the experts

concern themselves with assuring a future land supply so

this merry game can continue.

Table 2.16 contains an estimation of the residential

acreage needed by each metropolitan area for the period

In each area, projections prepared by CMHC

of net new household requirements during this period were

employed to calculate acreage needs under two alternative

density mixes, and a preferred estimate was selected. The

basic density calculations used were five residential units

1971 to 1986.

per acre for detached houses, and 25 units per acre for all

multiple housing forms. The latter is lower than average

current densities for multiple units, and is selected in

anticipation of a continuing decline in high rise apartments

in favour of row housing forms. The alternative density

mixes used, 75% multiples and 75% detached houses, are

probably the most polar extremes that could emerge in new

construction over such a brief period. This produces an

estimated range in total residential land consxamption in

metropolitan Canada for 15 years, of from 204,400 acres

to 408,800 acres. In every city except St. John’s, Saint

John, Quebec, Regina and Saskatoon, a predominance of multiple

construction is anticipated, so the preferred total estimate

While this is a very large area, nearly

350 square miles, when examined city by city and as a

is 214,900 acres.
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yearly consximption, the magnitude becomes less awesome and

the problem of locating this immense supply is more

manageable. The central questions posed by these estimates.

are the same issues which concern the land shortage"

proponents - what specific locations in each urban region

will be used to provide this acreage, what type of develop

ment will be permitted in each, when will each designated

location be provided with the services necessary for it's

development, and who will own this land supply? Section 3

will provide some further perspective on these questions,

through case studies which examine historical and

contemporary trends in urban growth and land development

in several of these sites.

2.3 THE PRICE SYNDROME

This examination of aggregate data concerning

residential construction and land markets has provided some

detail on the circumstances related to recent increases in

metropolitan land prices. As homeowners and builders have

charged progressively higher prices when selling their in

creasingly desirable product, the value of all urban detached

housing has appreciated steadily, raising the related value

of residential land. As these appreciated raw land values

become higher production costs in succeeding years’ land
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development, each increase in the level of house prices is

as a base for future prices.^

in receipt of higher incomes, continue to buy in the face

of the rising prices it appears they expect the inflation

to persist, and this further inflames the market. While

then "locked in As consumers.

the housing stock is still dominated by detached houses,

the majority of residents do not live in their own house,

and the trend in new construction indicates that home owner

ship is in continuing decline in metropolitan areas. These

structural conditions in the stock and production, combined

with continued population growth and family formation in

metropolitan areas, indicate this scenario cannot change

quickly. The residential construction industry and its

underlying financial structure demonstrated their capacity

for change through the 1960s, however, it would require a

dramatic consumer-led shift in tastes to return owned.

detached houses to primacy in the housing stock,

shift in popular tastes is probably also constrained,as it

appears to entail increased per capita consumption of

resources, from the building materials and energy needed

to create and service many dispersed small dwellings, to

the fuel necessary to provide economical, but individualized.

Such a

1. This refers to the "rachet" effect described in Smith,
Wallace, Housing. Berkeley: University of California
Press, 197y;
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heating and transportation. It appears then, that high

house and land prices, though exacerbated by inflation, are

the consequence of a variety of deep-rooted factors in the

structure of modern urban life which are not likely to

change.

There are two broad variations within this general

pattern. The level of housing prices is highest, and

increases most quickly, in the central metropolae of Ontario,

British Columbia and Alberta. As the large cities on the

prairies, particularly in Alberta, still have and build a

predominance of detached houses, the level of house values

should become more moderate in these places, relative to

levels in other quickly growing cities. • In Quebec and the

Maritimes stock and starts conditions mirror the norm, but

as money is generally tighter, the rise in prices is more

gradual.

Faced with this scenario, the major actors on the

urban scene must provide housing for increasing numbers of

urbanites while resolving the conflicting demand for large

numbers of detached houses. The current response to this

inherent conflict has been, essentially, to hold to a slowly-

rising level of house production while providing multiples

to house the growing urban populations. The maintenance of

this solution would require governments, at the local and

regional levels, to designate substantial acreages and sums for
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infrastructure over the next few years, to provide land for

future development. The alternative, which would require

a deeper change in the political culture, would redirect

the immense effort now expended on new construction into a

more comprehensive, compact, efficient urban environment.

Urban Canada is at a break-point - urban settlement has

changed to the extent that one-half of the society is living

in a compact, increasingly integrated situation, and one-half

symbolically apes self-sufficiency in miniature farmhouses.

Meanwhile workplaces and transportation systems are altering as

quickly and completely as the culture will allow, to

efficiency-oriented modes of integrated and mass utility.

For most people this observation may seem theoretical and

irrelevant as it does not appear to affect their immediate

situation. For urbanists, the entire situation constitutes

a real, substantive decision which each individual will make-

explicitly or implicitly. The urbanist can, in his daily

work, keep "inventing the wheel" and thereby maintain a

comfortable existence while holding the form of cities on

this threshold, whatever the cost. Alternatively, urban

experts can provide a substantive choice to this society,

by defining, in dollars, forms and personal actions, the

expenses and benefits entailed in maintaining the current

urban environment or adopting forms of habitation which are

designed for social and ecological efficiency. At current

rates of construction we are rebuilding our cities each

generation - it is apparent that the urban future is now.

80



3.0 METROPOLITAN LAND DEVELOPMENT

SIX REGIONAL STUDIES

This section contains brief case studies which

describe trends in the land development and spatial growth

of six metropolitan regions in Canada. The regions include

three rapid growth centres of different sizes in Ontario, fast

and slower growth centres on the prairies, and Vancouver.

The studies are informal examinations, based on available

data and analysis, which describe broad patterns in the form

and process of spatial growth in the respective regions,

emphasizing the designation of growth zones and land holding

in these designated areas. The integration of the various

studies yields some understanding of the dynamics, at the

regional scale, of the production processes and urban change

which were outlined in the statistics of the previous

section. The case studies are presented east to west.

In the Ottawa study, regional growth planning can

be isolated, conceptually, because the existing central

area is surrounded by a well-established, publicly-owned

greenbelt, and new development has been focussed at those

locations where roads and other services extend through

this greenbelt. Private firms have responded by assembling

huge tracts for development at these exit points, and the

firm'.s production schedules and regional population growth

forecasts and allocations are quite congruent. As vacant

sites within the greenbelt are gradually filling, this
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design is producing a limited, structured, inter-firm or

inter-Uodal competition in the growth dynamics of the region.

While the Toronto m.arket is considerably more

complicated, the same general patterns are evident.

Governments are consciously controlling Toronto's expansion,

by application of growth-limiting regulations in some areas,

and placing development designations and infrastructure in

other places, with the result that enormous growth

concentrations have emerged on parts of the urban periphery.

Again, relatively few specialist firms have assembled huge

tracts in the growth zones for development as integrated

communities in support of regional planning. This sustained

concentrated activity generates growth momentums which

tend to make the nodal development pattern self-perpetuating.

The development approval process, designed to ensure expert

review of, and high standards in, the complex new environ

ments being created by developers, have become constraints

on the pace of the region’s expan'sion - and in the clamor

for growth, concerns about this process have begun to

obscure the need for the content of development regulations.

The continued expansion of this "mature" growth centre has

forced major improvements in the transportation system -

in response land uses and values have changed dramatically

at access points along the improved corridors. These varied

relationships, which are particularly visible in the

sustained expansion of Toronto are emerging more gradually
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in other growing cities, and provide a preview of the

consequences of many policies under development in these

other places.

Kitchener and Winnipeg are examples of smaller

metropolae which, under different growth conditions,

demonstrate increasing similarity to the larger centres in

the pattern of their land development. Kitchener-Waterloo

is a medium size region which is expanding rapidly in the

economic heartland of southern Ontario. Regional land

development is becoming focussed at limited locations where

servicing can proceed readily, and the larger developers

have responded by acquiring substantial land inventories in

the path of growth.

Winnipeg region, several suburban municipalities are

While growth has slowed in the entire

expanding rapidly, and major developers own significant

proportions of the total stock of vacant land in these

In both regions, while the short-term land supplyplaces.

appears adequate (given appropriate servicing conditions)

the same concentration evident in ownership of the land

supply in larger centres, is emerging

The case study of Edmonton traces the cyclical,

heavy involvement of government in the region's spatial

expansion from the late 19th century to the present.

Through this period the city has promoted growth by various

means, including low-price land sales to subsidize new

projects while leaving actual development substantially in
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private hands. As the region's growth accelerated following

World War II, diminishing stocks of low-priced, developable

land available in private ownership led to increasing

public involvement culminating in the provincial government's

purchase,in the late 1960s, of a nine square mile tract which

is now emerging as a new town,

competition between the pxiblic sector and the few large

corporate projects which had become Edmonton's land supply.

Thus, while the growth locales in this land market exhibit

the same concentrated ownership seen in the other cities,

this prosperous region has introduced a new public owner

into the oligopoly structure.

This will institutionalize

A different type of public initiative has affected

land development on Vancouver's expanding periphery,

this region, expansion land is owned by a large number of

small investors and ex-urbanites and the market is relatively

active, but the stock of agricultural land which feeds

British Columbians is running low.

Government established the Land Commission to halt the

In

In 1973 the Provincial

expansion of cities on arable land. While this action is

seen as a unique constraint on Vancouver's long-term land

supply, in effect, it is the same policy which is manifest

in the regional plans which are limiting growth in other

provinces. This combination of private and public factors

results in a land development scenario in Vancouver which
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is more competitive and less volatile than those in roost

metropolitan areas, although land and housing prices in

this region approach the levels in southern Ontario.

Finally, the Vancouver case study is particularly useful

as it is based on the most thorough land research which

has been undertaken in any Canadian city, and it examines

the high prices in an existing, competitive market, while

competitive conditions are the goal of most current land

policy proposals elsewhere.

These case studies are not proposed as definitive

examinations of the land markets of the respective cities,

but are syntheses of research material which highlight

major trends in land development. They are included to

indicate the nature of change which is occurring in the

contemporary growth of Canadian cities, and do not describe

its qualitative aspects. As the availability of data

varies from city to city, the case studies offer little

capacity for comparative analysis. They do, however,

disclose sufficient detail about each region, and

similarity in detail among regions, that they yield a

basic insight on urbanization patterns in Canada, and

their evolution.
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3.1 Ottawa-Hull

The recent history of land development in the

Ottawa-Hull region includes massive pviblic intervention in

land markets/ growing concentration in the ownership of

developable land, and,currently, a rapid escalation in land

prices. Public planning agencies have effectively channeled

growth to several manageable locales on the urban fringe and

land ownership has become concentrated at these locations.

This experience demonstrates the power contained in contem

porary regional planning, and by default, the necessity to

provide for entrepreneurial reaction when implementing

public land~use plans.

While the roots of the region's spatial growth

extend back to the canal-building period, since 1950 several

major planning events can be identified which determined the

land development configuration for years to come,

early 1950's the masterful planning consultant, Jacques Griber

of Paris, completed an integrated plan of the region for the

federal government.^

In the

This included the consolidation of a

1. Gr§ber, Jacques, Plan for the National Capital, Ottawa:
National Capital Planning Service, 1950. While there are
a multiplicity of planning agencies in the region, the
federal government is particularly powerful. It is the
regions largest employer and the major land-owner and by
right of the National Capital Act, has the legal authority
to undertake planning schemes. This power is institutionalized
in the National Capital Commission, a federal agency with
considerable planning, design and construction expertise,
backed by financial resources which are not available to
most mxinicipalities.
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central Hull-Ottawa urban area, delineated by the Gatineau

Hills to the north, and publicly zoned or owned greenbelts

surrounding cominunities on all other sides. This delineation

would be strongest in Ontario where the dominant growth

pressures lay, as the urban core was to be encircled by the

greenbelt system and the Ottawa River. Single regional

sewage and water treatment plants were also placed within the

greenbelts and a variety of transportation improvements were

proposed to assure a high quality environment within the

enclosed city. When the population became too large for this

central urban place, new growth was to be contained in

1satellite nodal areas.

While Greber's plan was generally supported by the

Ottawa Planning Area Board, and tabled in Parliament, the

suburban townships of Nepean and Gloucester, in Ontario, were

unwilling to implement the greenbelts in their jurisdictions

by zoning. In the later 1950's the federal government

created a new agency, the National Capital Commission to...

"prepare plans for and assist in the development, conservation

and improvement of the National Capital Region.”^

1958 and 1962, the new federal agency acquired, partially by

direct purchase and partially by expropriation, approximately

Between

1. See, generally GrSber, op. cif., pp, 191-204
Coleman, Alice, The Planning Challeng
Ottawa: Queen's Printer, 1969, p.26.
R.S.C. 1958, Chapter N-3, National Capital Act, p. 5129

e of the Ottawa Ar2. ea

3.
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41,390 acres to form a single greenbelt to surround Ottawa,

at a total cost of about $40 million.^ Regional sewage and

water facilities were constructed in the interior area.

Also, interior rail and industrial facilities were relocated,

including the replacement of the crosstown railway tracks

with a major trans-urban expressway. A regional planning

study undertaken in 1958 concluded that new developments

would occur outside the Greenbelt along major approach

2
roads. By the early 1960's, the regional population

approached the 500,000 level GrSber forecast for the year

3  4
2000, and while vacant land remained within the Greenbelt,

5
its price was escalating rapidly.

The current land scenario in the Ontario portion

of the region emerged from this background over the next five

The east-west expressway had terminated at the

Greenbelt*s interior edge but it seemed clear that it would

extend to leave the Greenbelt near the March-Goulbourn

years.

boundary to the west, and at the Orleans area to the east.

Accordingly, developers began assembling large tracts at these

exit points and along the highways immediately south of the

Coleman, op.cit., p. 45.
National Capital Commission, Statistical Review with
Explanatory Notes - National Capital Re<^on
the Commission^ 1964, p. 7"!
Larry Smith and Company, Economic Prospects of the
National Capital Region, Ottawa, Canada, Toronto:
firm, 1963, p. 28.
Ibid.,
Coleman, op.cit., pp. 56-62.

, Ottawa:

t

24.P*

1.

2.

3.
he

4.

5.
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Greenbelt near Manotick on the Rideau River.^

second planning study showed large scale future growth at the

In 1963 a

eastern, southern, and particularly the western Greenbelt

2
limits. In 1964,the National Capital Commission produced a

population projection which located 65,000, 120,000, and

180,000 people in these respective nodes by the year 2001.^

A year later, the regional transportation plan gave top budgetary

priority to the Queensway extensions, predicatedon extensive

4
immediate growth of the east and west nodes,

with this planning activity, developers had continued to

assemble land at the three nodes and by 1965 the major firms

had about 20 years supply in hand.^

Co-incident

Development began in the satellite nodes through

the later 1960's and the private land assemblies proceeded.

The western node in the March-Goulbourn area, now known as

Kanata and Glen Cairn received some water and sewage treatment

facilities and by June 1970 Kanata contained 1,017 housing

units.® New trunk facilities also were permitted to cross the

1. Coleman, op.
Larry Smith, op.cit.,
NCC, Statistical Review, op.cit., pp. 9-15. At the time,
the nodes contained 8000, 7060 and 6000 people, respectively.
DeLeuw Cather & Company of Canada et al, Ottawa Hull Area
Transportation Study Ottawa: the firm, 1965, pp. 60,
Appendix 4.
Coleman, op.cit., pp. 44-60. It is noteworthy that most
of this land was assembled at $500 to $1800 per acre, with
very few prices above $3000 per acre.
Campeau Corporation, Kanata, Ottawa: the Corporation,
undated brochure, eleventK“page.

.^t., pp. 44,58.
pp. 22-24.2.

3.

4.

5.

6.
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southwestern Greenbelt to the proposed Barrhaven subdivision,^

and the Queenswood project was opened up at Orleans, the

eastern node. While land values in the growth areas were

rising rapidly, evidence that they were not excessive is seen

in Campeau Corporation's option, in 1969, of 1300 acres

adjoining the Greenbelt at Orleans, at a price of $1900 per

^  Other large assemblies occurred in the southeast

sector of the region, where a new highway was intended to

acre.

emerge from the Greenbelt. By 1971, the CMHC survey

summarized in Table 3.0 found eight private tracts exceeding

one square mile among over 17,000 acres held by twenty-two

firms, primarily in the growth nodes.

Tables 3.1 and 3.2 summarize the changing regional

population growth, and construction activity through the

To relate these tables to the preceeding description,

urban core" and parts of Nepean and Gloucester Townships

lie within the Greenbelt, the western node is in March and

Goulbourn, and the eastern node is primarily in Gloucester.

The population data shows a declining growth rate in the

central areas through the period, accompanied by massive

suburban expansion focussed on Nepean and Gloucester Townships.

As the satellite growth began appearing in the late 1960s

1960s.

the

Coleman, op.cit., p. 67.
This land was acquired by Richard Costain (Canada) Ltd.
in early 1970 for about $2500 per acre and is now
known as Convent Glen.

1.

2.
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TABU: 3.0 EXCBZDIWG 200 ACHZS. IW OTTAWA RWIWBU8IMB8S-OWMED TRACTSJ.

Nam of FlrB

(Abbieviatad)
ACREAGE BBU) S¥ LOCATION

Inalda Oraanbait—^ ̂ Outs
TOTAL

Acraagaide Greanbalt*

WEST

March Cou

EAST

Ottawa

Hast

East South

Hepaaa lbourn Gloucastar Cvaabarland

Kanata Davelopsants Ltd.

Voungsborough Davt. Ltd.

Canpaau Corporation

Rlohacd Costaln Ltd.

Tinas Square Invaststants

Jockvala Raalty

Hapean-Carlaton Davt.

Queanswood Land assoe.

Hlnto Construction Ltd.

Connolly Davalopmants

McDonald Cooatruction

Hn. Taron Ltd. A R. Shankaan

Wacu Ltd.

Jack Aron

Clyf Holdings

Bronson-somraat Davt.

Swaatnan

Relocation Homes

TV<pa8 c. Assaly Corp.

Simpson Homes Ltd.

Arterial Invastaant

Liaabank Holding Ce>

Hyman Soloway, O.C.
(In Trust)
TOTALS (22)

37

37

3000 3000

2000

1971

1400

1100

1000

1000

1000

2000

213 160 61 ISOO

1400

1100

1000

1000

1000

758

600 600

600 600

600 600

400400

300 300

300 300

235 235

235 235

SO 164 214

200 200

700 200

200 200

200 200

263 824 2200 3900390n 2631 3000 17,513

Note: (1) Kanata Oavalopmnts and Hillian Taron are associated with Canpaau Corporation, and Jockvale Raalty is
ssociatad with H. Shanknan.

CKHC Survey, 1971.Source:



TABLE: 3.1 POPOLATIOH AMD POBUIATIOH GROWTH

CITY or OTTAWA AND OTTAWA OBBAW BBGIOH (OMTAAIO OW.YI 1B61-H71

Population drov^
1961-1966

Numerical As Rate

Population
1966

Proportion of Regional Total
Population Growth Population
1966-1971 1971

1966-1971

Huaerical As Rate

19711961

294,845 317,256 326,956 22,411 7.6% 9,700 3.1% 17.7 72.1URBAN CORE

-OTTAWA,VAHIER,
6 ROOCCLIPPE 294,845

49,369
39,753

317,256
81,131
43,919

326,956
126,324
64,606

22,411
31,762
24,166

7.6 9,700
45,193
20,687

3.1 17.7

82.3

37.7

72.1

27.9

14.3

64.3

122.3

55.7

47.1
FRINGE

-NEPEAN

-KASCS, GOdBOURHB

RICKHOND 6

STITTSVXLLE

-GLOUCESTER

-CUMSERLAMD

REGIONAL TOTAL

7,761
23,222
6,229

398,387

15,279
37,145
9,294

453,280

1,924
4,921

33.0

26.9

13.7

15.7

7,518
13,923
3,065

54,893

96.9

59.9

49.2

13.8

13.7
25.4

3.45,837
18,301
5,478

344,214

8.2

2.1751 5.6

54,173 100.0 100.0

Statistics Canada, Census of Canada. 1961 and 1971.SOURCES:

WELLING STARTS BY TYPE 1961-1972
£JTY OF OTTAWA AND OTTAWA URBAN REGION (ONTARIO OWLYI

TABLE 3.2

DWELLING UNITS STARTED PROPORTION OF REGIONAL TOTAL

1961-1965

Density I
LOW High

^  1966-1971
Density

Total ' Low High

1966-1971

Density
1972

Detached

Single Semi  ' Total

1961-1965

Density
1972

Detached I
Single. Semi RowElghHigh Total T,ow Total 3*t. TotalROW ^t. TotalLO«

70.5 ; 7.418725 2517 18259 20776 294 36 473 6542 7345 25.4 43.2 53.3 60.76734 11991 2.7; 0.3 4.4 60.S 68.0JMM CORE

■OITNtA, VAHIER,
6 ROCKCLIFFE

rRiwa
■NEPEAN
•HARCa, GOUL60URNB

RICHMOND t
STITTSVILLE

-GLOUCX8TBR
'COnBELAMC
UGIOMAL TOTAL

70.5 : 7.4 53.3
29.5 25.1 I 14.2
24.7 11.4 9.9

6542
1124

7345
3463
1322

25.4
17.8
15.3

45.2
11.6

60.7
39.3
21.3

6734-11991
4740' 3089
4063 2500

18725. 2517
7829> 8609
6563 3912

18259
4850
3391

20776
13458

7303

294 36 473 0.3 4.4
1.0 8.0
0.1 4.1

60.5
10.4

2.7 68.0
32.0
12.2

1363 110 866 12.6
6 448 485 9.4363 3.5 4.5

a/A N/A N/A
677 589 1266
H/A H/A N/A

11474 15080 26554

H/A N/A N/A 119 38 70 6 227 1.1 0.4 0.6
0.3 3.2
0.3 '
1.4 '12.4

2.1
348 16524696 1459 6155

N/A
34234

631 34 639 2.5 2.2 4.B 13.7 ; 4.3 18.0 5.8 5.9 15.3
H/A 4 * 262N/A 230 32 2.1 2.4

15.3!10808 43.2 32.5 I 67.511125 23109 1657 146 1339 7666 56.8 100.0 100.0 70.9 100.0

i

SOUROSi cmc Statiatice DiTielcs).



the western townships doubled their population while

Gloucester increased by 60%. In the later period, three-

quarters of the region's low density residential construction

went to the fringe municipalities, and by 1972 much of this

Vacant land has become

scarce in the inner areas^ and higher density construction

has steadily increased,

in the region was constructed as apartments, none of which

In general, the data indicates

2
the production of low density, land consumptive housing

was located outside the Greenbelt.

By 1972, 70.9% of all new housing

were outside the Greenbelt.

shifted out beyond the Greenbelt through the 1960s,

although some large developments continue in the inner areas.

Table 3.3 is indicative of the increasing

concentration which has emerged in the production of lots

for low-density housing,

of current subdivisions accepted for NHA lending has

Since the mid-1960s the number

declined from about 20 to about 5, indicative that the

emergence of new subdivisions has diminished to a trickle.

Co-incident with this concentration of "on stream" land.

prices have risen sharply. Smaller land developers faced

with high-priced raw land, a development approval process

1. About 5,855 acres of vacant land suitable for residential
use remain within the Greenbelt, primarily along the

southern edge of the developed area. Planning Department,
Regional Municipality of Ottawa - Carleton, Official
Plan - Summary of Technical Reports, Ottawa: the
Department 1972, p. 16.

2. It is estimated that the region consumes about 400 acres
of raw land annually, to supply low-density housing.
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TABLE: 3.3 LOT PRICE RANOES. 8ERV1CEO SINGLE DETACHED LOTS IN NHA - ACCEPTED 8UBDIVI8I0HS-
OTTAHA REGION (ONTARIO) - 1965-1973
(All Prlc«a IB Tbouunds of Dollars)

cnriiAL

OTTANA

8(B6 PRICES

WEST

NARCB-GOULB'N
SUBS PRICES

BAST

CUMBERLAND

SUBS PRICES

REGION

PRICE

RANGE

NEPEAN

SUBS PRICES

NEST SUBTOTAL

SUBS PRICES

GLOUCESTER

SUBS PRICES
CAST

SUSS

SUBTOTAL AVBRAI

PRICES PRIC]

SUBS

1965

1966

1967

1968

1969

1970

1971
1972
1973

6 5 -6.1

'6.6

-6.9

-6.9

-6.9

6 4.3-S.S
4.0-7.0
4.0-6.5

4.0-S.B
4.8-6.0
7.5-8.0

6.5-7.5

1 4. 7 4  -5.5

4.0-7.0

4.0-6.5

4.0-5.8

4.e-6.i

6.4-8.0

4.5-7.5
5.0-7.0
7.5-7.8

1 2.5-2.8

2.5-2.8

2.5-5.1
2.5-2.5

2 2.5-2.8 83,355
2.5-2.8

2.5-5.1
2.5-6.5

4.0-6.5

4.2-7.0

4.4-7.5
4.4-7.5

9.3-9.6

3,259
3,535
3,505
6,660
7,316
7,349
8,400

2.5-6.1
2.5-7.0

2.5-6.9

2.5-6.9

4.0-6.9

4.2-8.9

4.4-7.5

4.4-7.5

7.5-9.6

15
10 (6)
8 (2)
4 <1)

5 6 (3)
7 (1)

5 (1)
8 (3)
2 (2)
3 (2)

1 4.1 7 (3)
8 (1)
6 (1)
9 (31
4  (3)
4 (3)

* 2 2 19 (9)
21 (3)
17 14)
21 (4)
10 (7)
9 (6)
5 (2)
4 (1)

5 1 4.0 3 2.5-5.1

5 (*) 2.5-6.5
6 (1) 5.0-6.5

6.3-7.0

4 (3) 4.4-7.5
2 (1) 4.4-7.5
2 (1) 9.3-9.6

2

2 9
S 1 4.5 2 7 (2)

8 <1)
4 (2)
5  (3)

3 (1)
2 (1)

5 5 1 6.1 2 4.0
2 (2) 7 -8.9 2 (11 6.4-7.0

1 (11 4.5
2 (21 4.2-4.7
1 5.5

1 (1) 5.I ,1 7.0 1 5.0 2 1 6.5
1 7.8 1 7.5 2 4

(1) CBS - 1965-72, fi^urai for 1965-69 aro bungalcwi, othera ara alnola oatacnea.
(2) RTSbar in brackata ia now aubdlvialona.

SOURS: CMBC Surroy.



requiring at least 18 months and sometimes 3 years, and the

trend to large-scale projects, have progressively been forced

out of this market. Suburban development and higher prices

tended to be in the west until recently when the overall land

supply diminished and a larger proportion of development

shifted to the eastern node. As the number of new subdivisions

declined, lot prices have both escalated, and have become

more uniform across the region.

•Further public measures are entrenching the

concentration of growth and land ownership in the ex-Greenbelt

A regional water and sewage study completed in 1970

recommended an essentially sequential servicing program to

nodes.

provide sewer and water trunks to the western, then the

eastern nodes.^ In the summer of 1971, the Ontario Housing

Corporation began assembling approximately 4500 acres south

east of the Greenbelt to form the heart of a new public

growth node thereby assuring a measure of inter-nod^l

competition. Through 1972 and 1973, the planning department

of the new Regional Municipality of Ottawa-Carleton has been

developing a regional official plan - current proposals step

back only slightly from, the earlier, high growth approach.

James F. MacLaren Limited and J. L'l Richards & Associates
Limited, Report and Technical Discussion on Master Plan
of Water Works and Waste Water Control for the Regional
Municipality of Ottawa - Carleton"^ Ottawa: Regional
Municipality of Ottawa-Carleton, 1970.

1.
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The draft plan would develop all vacant land inside the

Greenbelt in addition to the eastern and western nodes, then

growth would move to the publicly-owned node and in the

third stage, would expand the southern growth area.^

Institutionalized concentration of ownership is evident:

in the western node where Campeau Corporation's
"Kanata" plan would house 65,000 people on 3,200
acres,2 the regional goal is to accommodate
1000,000;^

in the eastern node where Richard Costain (Canada)
Ltd.’s "Convent Glen" is to house 30,000 on 790
acres,4 the regional target is 35,000;^

the southeastern and southwestern nodes would each

contain 100,000 people® - the former is 4,500 acres
owned by the Ontario Housing Corporation while the
latter is primarily owned by the Campeau Corporation
and Jockvale Reality.

It is interesting to note the public objectives

which underlie this growth plan. Paraphrased, these are:

to protect agricultural, recreational, conservation
and existing developed areas, and the environment
generally;

to provide choice in living accommodation;

to provide public services economically;

to given each area municipality an adequate tax base;

and to reflect citizens' views as expressed to date.^

Regional Municipality of Ottawa-Carleton, Official Plan
for the Ottawa-Carleton Planning Area - Draft, Ottawa:
the Region, August 1973. Part 4-7.
Kanata, op.cit., p. 4.
Draft Official Plan, op.cit., p. 4-7.
Richard Costain (Canada) Ltd., Costain in the New Town
of Orleans, Ottawa: the firm, 1971, p. 10.
Draft Official Plan, op.cit., p. 4-7
Log.cit.

Ibid., p. 4.2.1.

1.

2.

3.

4.

5.

6.

7.
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As,-with the exception of the "choice" goal, each objective

substantively limits the extent and type of land which is

considered suitable for development, it is not surprising

that quite limited growth designations emerge. The plan then

provides for competition between the few private corporations

which own the "first stage" land, a similar situation in the

node, and finally, the introduction of a publicsouthern

monoply in the "southeast" node. The general philosophy is

a cautious approach to large scale public development in a

context of increasing growth limitation and public control.

However, the first priority in the increasingly constrained

system is the development of existing private land banks.

This summary of land development in the Ottawa region

has described the central role occupied by public planning

The public sector indicated the growth zones, privatemeasures.

firms assembled the land, then governments encouraged their

development and have constrained growth elsewhere. As prices

rose and competition declined, policy makers began to recognize

the complex situation created by concentrating a region's

growth in a few large projects,

the advance acquisition of a large new growth zone to be

To date, the response has been

developed with public capital, hopefully under local control.

As similar situations are emerging across Canada with the

strengthening of urban regional planning, Ottawa's experience

provides an advance example of problems that can accompany

concentrating land development.
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3.2 Toronto

The Toronto metropolitan region, contains the

highest absolute land prices, and perhaps the most complex

land market, in urban Canada. Numerous reports have described

some of its aspects, but due to the limited nature of the

research, and the multiplicity of actors, rapidly changing

character, and sheer size of this market, there is no integrated

This section combines a brief descriptionanalysis of the region,

of some land use change analysis undertaken in the developed

parts of the area, with some detail on land development,

public policy, and pricing factors, to form a broad overview

of the residential land market in Canada's dominating

metropolis.

The forces of urbanization reach out from central

Toronto over a wide area, creating many types of essentially

inter-related markets for land.^ At the extrem.ities,

individuals and families go out and live in rural areas while

maintaining a basically urban income and existence by their

Closer to the city, but beyond the

immediate developing fringe, land ownerships, prices, and uses

become crazy mixes due to increasing numbers of these ex

urbanites along with minor speculators, some land-banking

rural developers, and some odd industrial, educational and

work and social behavior.

For a discussion of characteristics and boundaries in these
complex fields see Russwurm,Lorne H. The Urban Fringe in
Canada, - Problems, Research Needs, Policy Implications'^"

Ministry of State for Urban Affairs, 1973.Ottawa:

1.
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recreational functions, combined with a declining farm

The immediate fringe is more polarized as owners

are quite aware of their spatial/temporal proximity to

development and the accompanying rise of land values, and tend

to become active supporters or opponents of "growth",

planning covers this fringe, and land development companies

own large tracts selected for their growth potential.

Finally within the developed area urbanization focusses on

population.

Urban

scattered parcels of vacant land, and creates pressure to

redevelop existing properties at locations where higher

densities would produce net profits. The complexity of these

markets is increased as they cross political jurisdictions,

and demands rise, fall and change across the markets and

through time.

Toronto's commutershed extends from at least

Burlington to Barrie to Oshawa, with commuters concentrating

in towns and near transportation routes to the central city.^

In this vast outer area, case studies have shown ex-urbanites

are the largest single class of landowners and buyers, and

1. The boundaries selected for the Toronto-Central Region
Plan, and research undertaken by Found and Morley,
indicate most land owned by Torontonians or by people
who work in Toronto, is within about 100 miles of central
Toronto. See Found, W. C., and C..D. Morley, A Conceptual
Approach to Rural Land Use-Transportation Modelling in
the Toronto Region. Toronto; University of Toronto/
York University Joint Program in Transportation, Research
Paper No. 8, 1972.
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now hold about 20% of all acreage.^

in Caledon and King Townships, most prices paid for acreage

2
crossed the breakpoint for purely agricultural use

4
mid-1950s. Found and Morley's research in Albion Township,

and Martin's data from the North Pickering/Uxbridge area,^

indicate these areas were dominated by non-farm buyers by

the early, and mid 1960s, respectively. Green examined

prices paid for acreage in 1968-69 within 1.75 miles of

highways north of the boundary of Metropolitan Toronto, and

found only occasional sales at farmland prices within 40

miles along Highway 400, and a few farm prices before 20

miles along Highway 48.^

In Punter's study areas

in the

While most of these studies were

Excellent studies of land use change, ownership, price
and other behavior in this commutershed are: Punter,
John V., The Impact of Exurban Development on Land and
Landscape in the Toronto-Centered Region

University of Toronto^
forthcoming; and Martin,

Dynamics on the Toronto Urban
University of Waterloo Schoolof

UrbarT and Regional Planning, 1973, forthcoming.
Top prices for farmland would not exceed $350 per acre,
See Biggs, E. The Challenge of Abundance, Toronto:
Report of the Special Committee on Farm Incomes in
Ontario, 1969, pp. 24-26.
Punter, op.cit., Chapter 5, page 27.
Found and Morley, op.cit., p. 62.
Martin, op.cit.,

en, W. W., The Effects of Metropolitan Access Routes
Adjacent Rural Land Values in the Metropolitan Toronto

Region, B. A. Thesis, Toronto; York University Department
of Geography, 1970, p. 37.

(1554-1971), Ph.D

dissertation/ Toronto:
Department of Geography, 1973,
Larry R. G. Land Use
Fringe. Kitchener:

p. 36.

on

1.

.

2.

3.

4.

5.

6.
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concentrated on land within 50 miles of Metro, the ownership

data Found and Morley obtained indicates the Toronto ex-urban

land market may extend twice this distance, covering perhaps

15,000 square miles.

The next zone, the inner edge of ex-urbia, is

receiving some semi-formal designation to limit the extent

The Metropolitan Toronto Planning

Board's area (1966) and the Census Metropolitan Area of

Toronto (1966) cover 720 and 799 square miles,^ respectively,

of its development.

including most land which is receiving direct pressures of

2
urbanization. Harper's comparison of present land use in

this fringe, with the planned ultimate use, found only one-third

of residential land, and one-fifth of industrial land was in

its final use, while the quota for commercial area was reached

about 1968, and excesses over planned use were in the open

institutional, transportation and farmland categories.^

If consumption follows existing trends, agricultural land will

space.

decline to its planned minimum by 1976, and residential use

While the MTPB plan iswill rise to its maximum by 1982.

1. Harper, Peter P. Alternative Land Use Futures for
Metropolitan Toronto, Toronto! University of Toronto
Centre for Urban and Community Studies, Research Paper
No. 50, 1971, p. 4. Metropolitan Toronto covers 240
square miles within these areas.

2. These also roughly coincide with Zone 1, (the urban
area) of the Toronto-Centred Region Plan, indicating
the Ontario governments intended limits for Toronto.

3. Harper, op.cit., pp. 32-33. MTPB is the Metropolitan
Toronto Planning Board. Seventy-eight per cent of
the land area was classified agricultural in 1968.
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not a binding limitation on the development of this mid

fringe area, it is illustrative of a plethora of official

documents^ that indicate public authorities intend that the

sprawling expansion of Toronto will not reach these lands.

There may be considerable changes in ownership and intensity

of use within this fringe, but in effect, it is to be the

"zone of containment" marking the outer limits of the purely

"urban" land market.

The next fringe, which is the inner part of the

area described above, surrounds the developed city and is

the effective land supply for the Toronto region.

Development Institute (York Region Committee) reports this

area contained about 40,000 acres of vacant land designated

for residential development in 1963, which declined to

24,000 acres by 1968.^

The Urba

Less than one-half of the vacant

n

supply in 1968 was inside Metropolitan Toronto, and 9,430 acres

of it was located in Mississauga. In 1973 the Ontario Chapter

of the Institute reported 40 member firms held 41,693 acres in

the entire region intended for residential development, although

Most notable is the Ontario government's Toronto Centred
Region Plan. Others include the early MTARTS plans,
the new regional government structures in the area, and
numerous local and regional sewage and water,
transportation and land use plans.
Fenco Ltd. Brief to the Regional Municipality of York
on "Design for Deveiopment", Toronto; Urban Development
Institute, York Region Committee, 1972, Figure 2.

1.

2.
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11,421 acres were In conflict with the Toronto Centred Region

Plan.^ Over 17,000 acres of this total holding was in

Mississauga. As this report is said to include 85-90% of

the vacant, developable land within the urban zone of the

TCR Plan, it appears the total residential expansion supply
2

for Toronto is in the range from 33,600 acres to 49,000 acres.

While this rough definition of the immediate

develojMnent fringe^ is particularly imprecise, it describes

a sufficiently clear place, conceptually, to observe the

outlines of Toronto's land policy. As the region consumes
4

about 2500 acres of new residential land each year,

densities increase or housing construction declines it appears

Toronto will use up the total supply of land allocated for

its residential expansion, between 1986 and 1992. In other

unless

1. Urban Development Institute - Ontario, Land Inventory
Survey - Zone 1 of the Toronto Centred Region, Toronto;
The Institute, 197y. Tables 1 and 2.

2. Calculations of 100% assuming a low of 85% “ {41,693 -
11,421 acres), and a high of 90% “ 41,693 acres. It is
notable that this constitutes only 11 - 16% of the total
area of the "fringe", or 14 - 20% of it's undeveloped
lands, as defined by MTPB (1966). See Doucet, M. J.,
Trends in Metropolitan Land Use and Land Consumption;
Metropolitan Toronto, 1963-68, Toronto; University of
Toronto Centre for Urban and Community Studies, Research
Paper No. 35, 1970, p. 12.

3. This place is usually described as the speculative fringe,
however, given the particular attributes of the Toronto
case, immediate or future development zone seem more
appropriate descriptions.

4. See Fenco, op.cit., p. 11 and UDI - Ontario, op.cit.,
Table 1.
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words, there is now a substantive public policy that the

sprawling growth of metropolitan Toronto will be halted

The lands where this last stage of

spatial expension will be allowed are, for the most part,

designated and in the ownership of about forty development

firms.^

within a generation.

Before further examining Toronto's development

area, it is useful to complete the spatial-structural over

view of the entire region by looking at its

of primarily developed land - the Municipality of Metropolitan

In 1968, the proportions of this total area in

2
various land uses were as follows;

153,640 acres

Toronto.

Residential

Industrial

Institutional

Commercial

39.2%

8.1%

5.1%

3.6%

Undeveloped
(Agricultural & Vacant)

Open Space
Transportation &
Utilities

22.1%

13.9%

8.0%

While one-fifth of the municipality is still undeveloped,

residential land occupies 50% of the developed area and 92%

of the residential land is in the form of single-family

housing.^

This is not a static structure, and most land use

change within this area does not occur on undeveloped land.

1. In addition, the government of Ontario is assembling a
20,000 acre townsite within the zone (8 years supply at
current consumption rates), which slightly modifies,
but does not substantively alter this analysis.
These are gross land uses (adjoining streets are included
with each parcel). Data from Doucet, op.cit., p. 5.

3. Doucet, loc.cit.

2.
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Bourne and Doucet's major study of the growth of

Metropolitan Toronto during the 1950s and 1960s revealed

that over 1% of it's developed land is physically redeveloped

each year,^ with three major redevelopment patterns or
2  3

concentrations evident - nucleation , growth along

4  5
infrastructure networks , and core expansion,

redevelopment occurs on residential land in approximate

proportion to the residential share of total land uses.^

Bourne found that 33.9% of all properties redeveloped in

Toronto between 1951 and 1966 were single family homes, 0.5%

were apartments and 10.9% were other residential types.

Most

1. Bourne, L. S.
Implications for Urban Form”, pp. 80-91 in The Canadian
Realtor, Volume 16, Nvunber 2, May, 1970, p. 82.

2. Bourne, L. S. and M. J. Doucet. Dimensions of
Metropolitan Physical Growth; Land Use Chani^e,
Metropolitan Toronto 1963-1968. Toronto: University of
Toronto Centre for Urban and Community Studies, Research
Report No. 38, 1970, pp. 6-30.

3. In these nodes of redevelopment, 10% to 30% of  a small
area was observed changing use within 5 years. Bourne
and Doucet, loc.cit.

4. The most olsvious examples are the subway alignments,
where densities have increased rapidly as Toronto's
subways come into use, and adjacent land values have
escalated to 3 to 7 times their pre-subway levels. See
Willoughby, B. E.
on Real Estate", pp. 65-69 in Montreal Real Estate and
Business Review, Montreal: Montreal Real Estate Board,

1965.

5. While core expansion is a very visible form of growth
which often involves the city's larger buildings, it also
occurs at high densities and accordingly, is a less
important redevelopment area in terms of the space it
occupies. Bourne and Doucet, op.cit.,
On this "share of total land use" basis, redevelopment took
overproportionate amounts of vacant land, proportionate
amounts of residences, and less than proportionate amounts
of commercial, industrial, transportation and institutional
land.

Trend in Urban Redevelopment - The

The Toronto Subway and Its Effect

p. 29.
6.
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Vacant lots provided 33.7% of the redevelopment stock (and

many of these were formerly houses}, offices contributed

1.8%, industrial property yielded .3% and all other uses

gave 6.3%.^ While most redevelopment occurs on ownership-

type, family residential land, the product which emeraes

from this process is usually income-producing property

(land supporting improvements constructed for rental).

1963, three-quarters of Metropolitan Toronto's land area

used as garages, gas stations and car lots was on land which

had been redeveloped since 1952, as was one-half of the

parking lots, 40% of apartment buildings, over 25% of offices

In

and warehouses, and over 10% of industrial, hotel and

2
general commercial buildings. ^ analysis also

generated probabilities, on the assumption that a given

Bourne* s

parcel would be redeveloped, for each of the possible post

redevelopment uses. The following table contains these

probabilities, and beside each, shows the former uses which

have, historically, proceeded the new use in most cases.

1. Bourne, "Trend in
then, that residential land contributes over 50% of
redevelopment space.
Bourne, op.cit., p. 85.
Bourne, L. S. Dimensions of Metropolitan Land Use -
Cross Sectional Structure and Stability^ Toronto:
University of Toronto Centre for Urban and Community
Studies, Research Paper No. 31, 1970. Subsequent research
(Bourne and Doucet, Dimensions...op.cit.) disclosed that
significant proportions~of the changes in the three
commercial and industrial and warehousing categories, were
due to reclassification of unchanged properties.

, op.cit., p. 87. It is likely,

2.

3.
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NEW LAND USE PERCENTAGE DOMINANT FORMER LAND USE

PROBABILITY

Low Density Residential Vacant, Low Density
Residential

High Density Residential,
Low Density Residential,
Transportation

High Density Residential
General Commercial,

Warehousing
General Commercial,
Warehousing

Auto Commercial, Parking,
Transportation

Parking, Transportation,
General Commercial, Low
Density Residential

Warehousing, Vacant,
Industrial

Industrial, Warehousing,
Vacant

Transportation

5.3%

High Density Residential 11.9

9.2Vacant

Office Commercial 11.3

General Commercial 8.0

Auto Commercial 11.7

Parking 19.9

Warehousing 10.7

Industrial 10.9

Transportation 1.1

The residential category is the most- frequent former use, and

this land is redeveloped mainly for apartments, vacant lots

and parking lots. As the latter two are typically interim

uses which in turn give way to further redevelopment, it becomes

apparent that residential land is the location of much of

Toronto's densification.^ It is notable that, between 1951

and 1961, within the Toronto metropolitan area, while the

1. Two types of residential property were infrequently re
developed. These were high-income-, inner-city residential
districts and older working-class neighbourhoods located
at some distance from the core.
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total housing stock increased by about 184,600 units, the

owner-occupied proportion of this stock declined from 71%

to 67%, and by 1961 single detached houses comprised only

56% of the total stock.^ Between 1961 and 1971 the stock

increased by about 291,500 units, while owner-occupied

dwellings fell to 55%, and single detached houses dropped to

46% of the total. The combination of redevelopment

demolishing existing houses with the dominance of high

density forms in new construction has rapidly changed the

structure of the housing stock. As a result, most Torontonians

do not, now, own a detached house, and as other studies have

determined that home ownership is a continuing ideal in Toronto.^

the magnitude of potential demand for detached housing is

apparent.

Table 3.4, a summary of all recent detached house

starts and all house sales in nine municipalities in the

region, provides a profile of Toronto's home ownership market.

Total sales {of new and existing houses) have consistently

outnumbered new houses started, by at least 4 to 1, with an

average of 6 to 1 between 1967 and 1972.

(less than 5% of total starts) are being built in the City

Few new houses

1. See Table 2.3
2. Michaelson, William, Environmental Change - The Physical

Environment as Attraction and Determinant; Social

Effects in Housing. Toronto: University of Toronto
Centre for Urban and Community Studies, 1973, pp. 7,
11, 12, 64, 65.
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ALL HOUSE SALES.^ AVERAGE PRICES^ AHD NEW HOUSE
STARTS’’. NINE MUNICIPALITIES - TORO^^^O RECIOM

TABLE: 3.4

YEAR REPORTED

1969 1970 1971196S 1972 1966-72 X CHANGE

1966-1972

PUCE 1967

CENTRAL*
Toronto

-All Sales

-All Starts

-Average Price

East York

-All Sales

-All Starts

-Average Price
York

-All Sales

-All Starts

-Average Price

11,977 10,432 9,093 7,224 7,270 58,846 - 43*

t 71*
4 15*

12,850
830108 110 133 123 171 185

$26,800 $17,700 $28,000 $29,100 $28,800 $30,900

15,120 4 333*1,607 2,833 1,293 1,362 1,041 6,964
61 35 13 23 32 196 0*32

$23,400 $30,100 $24,300 $27,000 $26,300 $33,300 4 42*

2,237 1,495 12,865 - 27*

- 24*

4 24*

3,148 1,513 2,168 2,304

82 70 74 36 52 62 376

$23,900 $27,300 $26,700 $28,300 $37,900 $29,700

PRIMGE

North York

-All Sales

-All Starts

-Average Price
Etobicoke

-All Sales

-All Starts

-Average Price

Scerborough
-All Sales

-All Starts

-Average Price
Markham^
-All Sales

-All Starts

-Average Price

RictBBond Hill

-All Sales

-All Starts

-Average Price
Vaughan^
-All Sales

-All Starts

-Average Price

7,456
1,400

$45,300

5,297

2,214

$33,400

6,178
1,308

$35,900

5,385
2,480

$35,400

1,493

1,958
$29,000

34,349

11,090

- 83*

4 13*
- 14*

8,540
1,730

$33,900

5,022 6,326 3,793 3,931 3,091 4,396 27,059
2,778

3*

212 649 308 - 5U

4  3*
625 479 505

$30,500 $31,900 $33,000 $34,200 $32,900 $31,400

4 22*

4  2*
4 51*

4,475

2,003
$37,200

5,220

1,719

$29,300

5,669 4,029

1,719
$32,100

6,946

2,073
$37,100

32,042
10,316

5,703

2,034

$24,600
768

$29,100

4 24*

4 51*
4 34*

1,465
1,467

$39,900

6,321

4,507
1,178 1,706 920 253 799

970 439 315 454 862

$29,743 $30,878 $32,157 $37,450 $38,200

68 2,393 - 10*

4 2167*

4 30*

548 409 403 474 491

IS 32 18 16 59 340 460

$24,300 $26,400 $24,400 $30,600 $29,100 $31,600

534 245 230 1,636 - 28*

- 10*

4 53*

318 102 207

79 87 121 55 44 71 457

$29,000 $40,700 $31,400 $33,200 $34,700 $44,500

SUBTOTALS

Sales -All 4 50*
- 46*

38,914

21,309

37,249

22,419
29,640
15,878

26,824
16,201

23,745

13,985
32,059
15,521

190,631
104,639-Fringe

-* Fringe 60* 53* 56* 48* 55*55* 59*

Starts

4 26*

4 14*

4 14*
4 33*

4 65*

-Central

-Fringe
-All

222 241 242 172 246 279 1,402

29.627

31,029
13,557
53,924

5,453

5,675
-Hleeissauga 2,565
-Metro® 8,856

-All Starts * All

Sale

-Average Price
-Central

-Fringe

15*

$25,992

$30,053

4,440
4,681
1,776

7,300

4,892

5,134
2,083
8,317

2,797

2,969
1,152

5,111

5,828
6,074
2,577
9,755

6,217
6,496
3,404
14,585

16*13* 17* 10* 26* 20*

$ 5,758
$ 4,664

4 22*
4 16*

$20,730

$35,301
$27,478
$31,648

$28,767

$34,853
$26,423

$35,030
$31,750

$34,717

NOTES AND SOURCES:

1. Sales are all house sales registered In this nunlclpallty or group of nunlclpallties,
In the year preceedlng Hay of the year reported, as recorded by Teela Market Surveys,
and ctaplled by the Research Departsent of The Toronto Real Estate Board In TREB,
House Price Trends. 1971 and 1973 editions, Sections 1, Parcs 8.
Prices are averages for this aunlclpallty or group of municipalities, calculated
from TREB, loc.clt.

3. Starts are all

municipality or group of munlclpallcl
4. Central areas were selected by their relative lacking in current low-density

constructlon,

Markham and Vaughan Include both the towns and townships bearing these nanes.
Census Metropolitan Area of Toronto-

2.

single and semi-deCached, and duplex units started In thle

in this calendar year, frcn CMHC data.

5.

6.
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of Toronto, East York and York, although about 50% of all

sales occur in these central municipalities. Also, while

the outer six municipalities produce virtually all of the

regions new houses, in each year sales of existing houses in

these suburbs also outnumber new houses started.^

the period, new house starts declined in the central city

and Etobicoke, while rising in the outer areas, particularly

in Mississauga, North York and Scarborough, resulting in a

general rise in starts in the region. Mississauga warrants

particular note as this high growth area has consistently

provided more than 20% of the regions new houses. Sales of

existing houses have generally declined, particularly in the

central areas. When the 1971 sales data is compared with

1971 Census data in the various municipalities, low turnover

rates for detached housing are produced,^ indicating the

market is becoming very tight. Accompanying these falling

sales volumes are rising prices, and while the central areas

exhibit lower prices than the suburbs, the rise in central

prices exceeds the suburban rise. Sales of older houses in

Over

Exceptions are seen in North York 1972, Markham 1967,
1970, 1971, 1972, and Richmond Hill 1972.
Mississauga's growth rate between 1966 and 1971 averaged
10.5% per annum, Chinguacousy (also in the west)
experienced annual growth of 13.7%, Markham (to the east)
grew by 10% each year while Metropolitan Toronto's rate
was only 3.0%. From UDI - Ontario, Land Inventory..
op.cit.
Turnover rates (the average number of sales per 100 houses)
were:

Toronto

East York

York

Central Average 14%

• t

North York 9% Richmond Hill 7%

Etobicoke

14%

6% 4% Vaughan
Scarborough 7% Fringe Average 6%
Markham

5%

7%

10% Overall Average 8%

1.

2.

3.
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the central areas dominate the market for houses, numerically.

while leading market prices upwards through their increases.

and the less-plentiful new and n4wer-used houses in the

suburbs have higher absolute prices, which rise more slowly.

As the aggregate data on the housing stock revealed the high

potential demand for detached houses, and the market profile

demonstrates the supply of detached houses is dominated by

existing houses which are sold infrequently, in diminishing

numbers, at quickly rising prices, the existence of an

enormous demand pressure for new houses, and thus residential

land, becomes apparent.

On Toronto's fringes, the supply of land which is

suitable for, and designated for, residential development is

limited in both extent and ownership. The limitation of

residential development designation by provincial,regional

and local authorities to about 40,000 acres was mentioned

above, as was the Urban Development Institute's report that

40 member firms held 41,693 acres intended for residential

use. Table 3.5,a summary, by subregion, of total land holdings

of developers as found in the Development Corporation Survey,^

(including 36,472

Fifty per cent of the

locates 41,188 acres held by 23 firms,

acres held by 14 UDl memhers).

developers land is in the western fringe, 20% is north of

Development Corporations Survey is described in Section 4.1.
It is likely that the UDI report is a more accurate
description of residential lands.

]..
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TABLE: 3.5 DEVELOPMENT CORPOBAIIONS SURVEY

CORPORATE LAND HOLDINGS - TORONTO REGION

T

FIRM NAME

(ABBREVIATED)
HOLDINGS BY SUBREGION

EAST NORMETRO TORONTO

ACRES % OF

TOTAL

TH WEST

ACRES % OF ACRES Z OF ACRES % OF TOTAL

ACRES

Z OF
TOTAL TOTAL TOTAL TOTAL

*Revenue

Canadian Equity
Bramalea

Markborough
Runneymede
McLaughlin
Caledon Mt. Ests.

Great Northern

Alliance

Monarch

Pinetree

North American

Trans-Nation

Costain

Wimpey
Cadillac

Western

Consolidated

Hambros

Orlando

Marathon

Kaufman & Broad

Campeau

24 .06 1,100 2.64 6,600 15.84 7,724
6,878
4,931
4,898
4,100
3,440
2,100
1,233
1,180

18.54

16.51

11.84

11.76

9.84

8.25

5.04

2.96

2.83

2.25

1.95

1.32

1.14

*! 200 .48 6,678
3,261
3,900

16.03

7.83

9.36

* 229 .55 745 1.79 696 1.67

2.06

J

* 140 .34 858
A 140 .34 3,960 9.50
A 14 .03 3,426

2,100
1,038

8.22

5.04
A

34 .08 161 .39 2.49
A 230 .55 950 2.28
A 433 1.04

1.95

1.32

505 1.21 I
938

812 812
550 550(

160 .38 317 .76 477
A 396 .95 396 .95

396 .95 396 .95
* ■

170 .41 90 .22 260 .63
A

260 .63 260 .63 I

.53 i

.26

.24 ■

.22

A
100 .24 120 .29 220
62 .15 45 .11 107

I 100 .24 100
92 .22 92
82 .20 82 .20

* 1 14 .03 14 .03

TOTALS (23) 4,334 10.41 6,789 16.29 8,990 21,58 21,075 50.59 ! 41,188 98.87

EAST is Ajax and Pickering.
NORTH is Markham, UxJjridge, Richmond Hill and Unionville.
WEST is Brampton, Caledon Hills, Georgetown, Mississauga, Oakville, Port Credit, Streetsvllle.

* indicates UDI member. UDI total - 14 firms, 36,472 acres.



Eighty-seven

per cent of the total developer acreage (about 35,800 acres)

Toronto, and 16% is on the eastern fringe.

is held by nine firms, primarily in seven large projects,

each of which exceeds one square mile.^ Another giant

project, of 20,000 acres, is being assembled at North

Pickering by the provincial government. It seems that most

development now planned on the fringe is in the form of

integrated projects on large single-owner holdings.

2
there rs still acreage in diverse ownership.

Whi

the existe

le

nce

of the huge tracts owned by the largest development firms

new town” type projects,^and intended for integrated

severely limits the ability of smaller developers and land-

4
holders to enter the land supply. It appears, then, that

the land which will be used to provide housing during this

terminal phase of Toronto's spatial expansion now rests.

1. These are Century City, Erin Mills, Bramalea, Meadowvale,
Runneym.ede's South Pickering, Mississauga City, and
Glen Abbey.
Tables A-7 and A-8 in the Appendix contain examples of
widely held, but essentially speculative parcels.
These immense undertakings are well described in Vito,
Virginia W. The Toronto Region's Privately Developed
New Communities’! Toronto: Bureau of Municipal Research,
1973 .

This limitation can be seen as risk, or cost. Although
the small project is intended to compete with the large
one, everyone - financial institutions, governments (who
must approve and supply services to either or both),
builders, and ultimately buyers will tend to favour the
large project as it produces "more bang for the buck".
Accordingly, risk is higher on the small project, and
all costs are higher, placing it at a competitive
dis advantage.

2.

3.

4.
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primarily, in the hands of relatively few specialist

development firms. The public sector has made the supply

finite, and the private corporations have responded,

logically, by assembling the scarce commodity. There is no

question of long-term supply - the Toronto-Centred Region

Plan (like Bill 42 in British Columbia, and many official

plans elsewhere) has defined the limits to Toronto growth.

Within this basic framework for development there

are particular problems in the short-term supply. Land

development is a complicated process at the best of times.

After interviewing 20 Toronto developers, Chamberlain

identified four general stages in the process, including:

site acquisition (with eleven necessary sub-stages in the

developers decision to buy, and eight categories of additional

participants); site preparation (involving eleven categories

of participants); production (with seven participating

groups); and marketing (with six groups of actors)

Governments are vitally involved in the second stage, site

preparation, as this usually includes the creation and

approval of a detailed plan of subdivision with all related

services, and often requires a zoning by-law and the amendment

1. Chamberlain, Simon B. Aspects of Developer Behavior
in the Land Development Process. Toronto: University
of Toronto Centre for Urban and Community Studies,
Research Paper No. 56, 1972, pp. 38-39.
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of an official plan.^
2  3

is not standardized, criteria for approval also vary,

and the process may involve upwards of 70 separate stages

4
and over 30 different agencies,

period, assuming trunk services are available, is one to

two years, while official plan ammendments add an average

of 4 to 6 months, and a contested zoning change (most are)

requires at least four months.^

The subdivision approval process

The average plan approva

These characteristics

l

constitute severe problems in that: small firms have

difficulty raising and carrying capital for the extended

period required to move land through to approval; innovative

design is discouraged as "status quo” projects may clear

the process more quickly; and the uncertainty associated

with this complicated system precludes even the largest

developers from maintaining the team of specialized labour

and equipment necessary for sustained, efficient, high-

volume production.

The Community Planning Branch of the Ontario Department
of Treasury Economics and Intergovernmental Affairs
receives about 1000 subdivision applications each year
from the entire province, and approves about 450 plans
of subdivision. This volume is down from about 1600
applications and about 800 approvals, in 1960. See
Comay Planning Consultants Ltd. et-al. Subject to
Approval - A Review of Municipal Planning in Ontario,
Toronto: Ontario Economic Council, 1973, p, 67.
See, generally, Ontario Housing Advisory Committee,
The Housing Production Process in Ontario, Toronto:
Ontario Advisory Task Force on Housing, 1973. Especially
pp. 9-28.
Comay et al. Subject to , op.cit., p. 71.

1.

2.

3.

See Derkowski, A., Residential Land Development in
Ontario, Toronto: Urban Development Institute, 1972,
pp. 19-33, 63-67.
Comay et al. Subject to...., op.cit., p. 65.

4.

5.
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since 1950, subdivision approvals in the Toronto

region have occurred on progressively larger tracts in

increasingly fewer places , and lately, have been located

primarily, on the western fringe. Table 3.6 is a report of

the acreage approved for subdivision in the various town

ships of the region, grouped into three sub-regions, during

the periods 1950-1959, and 1960-1968. Subdivisions within

two miles of existing towns are shown separately from rural

As most of Toronto's new lots are created by

subdivision,^ this data shows some of the volume of land

moving through an essential stage of the development process.

Nearly 40 per cent of the acreage approved during the 1950s

was north of Toronto, near towns on either side of Yonge

Street, although significant rural acreages were subdivided

in this subregion in Markham and King Townships.

half of the regions total approvals was split between the

approvals.

The other

eastern and western sectors, and was mostly around towns.

In the 1960s, the concentration of activity on a single

sub-region increased, the area subdivided dropped sharply

and the focus shifted from the north to the west. While

over one-half of all subdivision occurred in the west.

In York County, the northern part of the region, 70%
of new lots registered between 1965 and 1970 were
created by subdivision plan while 30%, primarily in rural
areas, were created by municipal consents. Paterson
Planning and Research Limited, Report on Planning
Organization in the Region of York. Toronto: the
1970, p. 21.

firm.

1.
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SUBDIVISION ACTIVITY IN THE TORONTO REGION 1950-1968TABLE: 3.g

PERCENTAGE OF TOTAL ACRES SUBDIVIDED
-  1950-1959

TOWNS RURAL

1960-1968

TOWNS RURAL

ACREAGE SUBDIVIDED

1960-19681950-1959LOCATION

(Township) AROUND TWNS IN RURAL AREASIN RURAL AREASAROUND TOWNS

%%% %ACRES

277.7
ACRES

250.5

1821.8

88.3

278.4

40.7

2479.7

ACRES

12.8

146.8

ACRES

238.9

585.9

561.2

753.7

271.5

2411.2

WEST
4.6 5.1.12.1CALEDON

CHINGUACOUSY

ESQUESING
MISSISSAUGA

OTHERS

SUBTOTAL

33.25.1 1.3

1.64.9

0.5 5.16.554.4

119.7

333.7

1.40.72.4 1.075.2

352.9 6.445.120.9 2.9

NORTH

yONGE SECTOR

KING

MARKHAM

VAUGHAN

WHITCHURCH

OTHERS

SUBTOTAL

3.318.0183.3

40.4

115.2

108.7
158.7

239.7

846.0

2076.6

516.8

392.3

454.7

631.3

112.0

4183.7

I

0.13.2 0.74.57.4374.0

371.0 5.02.13.4 3.2274.0
2.03.9

1.4 2.95.5160.3

347.5

1252.8

0.44.41.0 3.019.3

300.7 15.4 5.510.836.2

EAST
8.65.94.4 3.5474.2325.6

40.2

657.6

16.4

1039.8

405.7

73.5
509.2

681.0

1693.2

PICKERING

WHITBY

WHITBY EAST

OTHERS

SUBTOTAL

0.75.9 0.6

12.014.7
0.10.30.12.30.06.8

18.9 8.725.0 4.1476.5479.22890.2

20.682.1 17.9 79.41130.04365.62065.79485.2TOTAL

Hodge, G. "Subdivision Activity in the Periphery of the Toronto Urban Field
221-228 in Bourne, L.S., R.D. MacKinnon and J. W. Simmons, eds., The

Form of Cities in Central Canada, Toronto: University of Toronto Press,
pp.

SOURCE:

1975, pp. 224 and 226.



most of this western activity was focussed on the existing

centres in Chinguacousy and Mississauga Townships. Marked

decreases occurred in both town and rural subdivisions in the

This data indicates that Toronto's

western suburbs have become the dominant supply of new land

in the region.

other sub-regions.

Finally, the short-term development problems in

Toronto have spatial-temporal dimensions associated with

designation of specific sites, and provision of trunk services.

Land development cannot occur in a district without considerable

major transportation routes; large-volume

sanitary sewers and treatment facilities; water purification

expenditure on:

and distribution plant; electricity and gas distribution

equipment; property protection and maintenance services; areal

drainage collection; and educational and other public service

facilities,^ Municipal financial weakness, including divided

jurisdictions which affect many of these programs slows the

provision of these major services, and tends to favour larger

public projects where expenditures on development infrastructure

can achieve economies of scale. Also, as there is considerable

inter-dependence between preparation and approval of district

plans, planning and placem.ent of services, and local zoning

or other development designations, and as each of these is

While each component of this total package may require
public expenditures of millions of dollars, overall, the
highest costs are always in educational facilities which
usually involve more than 50% of the total.

1.

118



necessary to land development, these elements become refined

determinants of the short term, land supply. Thus another

dimension of Toronto's land supply is visible in sewerage

the giant $130 million South Peel Scheme was

established in 1968-1969 and is providing trunk services to

the western fringe; a similar major scheme in South Pickering

schemes:

is now establishing plant,to service the eastern/northeastern

fringe in the late 1970s,^ and some excess capacity now

exists in trunk services near Steeles Avenue which Metropolitan

Toronto is making available to the northern municipalities.

The survey of member firms in Toronto undertaken by

the Ontario Chapter of the Urban Development Institute

quantifies the current supply more specifically,

is a compilation of the acreage in each sub-regional area,

whose development is impeded by various specific problems.

Table 3.7

Most problems are seen in the west where 18,217 acres are tied

up, primarily in Mississauga and Oakville. Within Mississauga

the absence of concrete highway, parkway, airport, hydro and

general growth decisions sterilizes vast acreages. Oakville's

reluctance to permit growth on its eastern boundary holds up

Some sewer and water lackings affect land in1,500 acres.

the western area, but this appears to be a less severe

constraint than other problems.

1. Vito, op.cit., pp. 19, 24-25.
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TABLE: 3.7 DEVELOPER’S RESIDENTIAL ACREAGE HOLDINGS WHERE DEVELOPMENT IS DELAYED.
BY SUBREGION AND CAUSE OF DELAY, METROPOLITAN TORONTO. 1973.

DEVELOPMENT

HALTED BY

ACREAGE DELAYED

NORTH ! NORTH EAST

METRO ■ !

14
METRO WEST TOTAL MUNICIPALITY WHERE MAJOR DELAY IS LOCATED

1
1771 :MUNICIPALITY 222 1242 2509 5744

1589

4901

1. Oakville delays

2. Pickering

3. Mississauga

4, Mississauga

5. Mississauga

6. Pickering

7. Pickering

8. Pickering r

1559 ac.

1069 ac.

4270 ac.

1791 ac.

2480 ac.

3794 ac.

2
REGIONAL GOVT. 132 1361 96

3
HIGHWAY 95 81 ' 105 4620 I

4
HYDRO 1791

2632

3214

1791j

5
GROWTH 2902

6
495SEWER 1369 225 6597

3239' :

1

7  ;
11930

STORM 495 1369 2202 7305 2866 ac.
8

WATER 168 530 4429 1016 7143 2738 ac.

SUBTOTAL

9
TCR 3663 97 5588 2073 11421 9. Border decision delays

10. Mississauga

11. Unionvllle

12. Mississauga

13. Milton

14. Total is not the sum of each row

15. Total delayed is not column total

3663 ac.

If
5096 ac.

1691 ac.

3595 ac.

275 ac.

ff

10I

PARKWAY 1167 5226 6393

11
ENVIRONMENT 28 2720 ■ 275 3023

12
231PROV. & FED. 857 3595 4679

13
CONSERVATION 82 275 357

SUBTOTAL

15
TOTAL DELAYED 883 4025 290 8307 18217 31722

SOURCE: Urban Development Institute (Ontario), Land Inventory Survey:
Zone 1 of the TCR Plan. Toronto: UDI, 1973.



East of Toronto, particularly in Pickering Township,

the potential for an alternative to the emerging concentration

of growth in the west is blocked by the absence of growth

infrastructure. About 8,300 acres await development when the

eastern region receives more trunk services (say 1975-1977).

Over 6,500 acres in the east now lack sanitary sewers. Nearly

5,600 acres are affected by the unclear boundaries of the

Toronto-Centred Region plan, and other government approvals

delay 1,200 - 2,500 acres. Major development cannot occur in

the eastern region for 2 to 4 years.

There is limited acreage held for development in the

northern region, however, south of highway 407, in the northern

Metro fringe, 4,025 acres could develop if the TCR boundary

and parkway decisions were clarified and sewers provided.

This development could be accelerated as sewer capacity is

available south of Steeles Avenue if political blockages

concerning Metro Toronto's expansion were cleared away.

Table 3.8 shows the projected activity of the 40

developers, assuming current restrictions remain, for the next

five years. The time period itself warrants attention - these

40 firms can describe acreage development plans with a 5 year

time horizon. The public sector does not appear to project

as definitely. The developers report their acreage production

will drop from 2,554 acres in 1973 down to under 2,000 acres

in 1975, then collapse to about 1,100 acres in the fourth and

fifth years. Similarly, their production capacity will decline
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TABLE: 3.8 PROJECTED LAND DEVELOPMENT - 40 UDI FIRMS,
TORONTO URBAN REGION, 1973-1977

TYPE OF DEVELOPMENT

(Projected by Year)
LOCATION OF DEVELOPMENT

METROPOLITAN

TORONTO

FRINGE AREAS

EAST NORTH |WEST
TOTAL PERCENTAGE

IN WEST

Single Family Units-1973
-1974

-1975

-1976

-1977

1003 1551

1025

110 2211

2205

1698

1105

1135

4875

3716

2898

1604

1640

45%
413 73 59%
454 746 59%
194 305 69%
210 295 69%

All Dwelling Units -1973
-1974

-1975

-1976

-1977

3417

3019

1493

2791

2152

1857

268 6505

6686

5597

3760

3621

12981

12030

8942

5211

5325

50%
173 55%

63%
545 906 72%
509 1195 68%

Percentage S/F
Units

-1973

-1974

-1975

-1976

-1977

29% 55% 41% 34% 37%
13 47 42 33 30
30 40 30 32
35 33 29 30
41 29 31 30

Acres Required -1973

-1974

-1975

-1976

-1977

683 479 70 1322

1297

1162

2554

2442

1799

1084

1092

52%
533 432 180 53%
241 396 65%
111 196 777 72%
107 206 779 71%

Av. Units Per Acre -1973

-1974

-1975
-1976

-1977

5.0 5.8 3.8 4.9 5.1

5.8 5.0 1.0 5.1 4.9
6.2 4.7 4.8 5.0
4.9 4.6 4.8 4.8

4.8 5.8 4.6 4.8

SOURCE: Urban Development Institute - Ontario, Land Inventory
Survey - Zone 1 of the Toronto Centred ^gion, Toronto:
the Institute, 1973. ^

122



from a low 13,000 units in 1973 to 9,000 in 1975, then rest

Most of this production would occur inat about 5,000.

fringe areas, particularly in the west (where growth is

already concentrating) and the proportion of detached housing

would decline through the period to about 30% of annual volume.

In summary. Table 3.8 shows that while developers can

maintain current production levels in the fringe areas of

Toronto through 1973, thereafter production will fall off

drastically to about one-third of present levels. Inside

Metro, their production in 1973 will only supply about 25% of

recent levels in both total and detached starts, and following

1974 the firms anticipate little production there. The firms

are not indicating increasing densities in their developments

over time, although the proportion of detached housing started

would decline slightly.

In general UDI's data clearly locates problems in the

region's land supply, and points to both their solution and

Development can't occur in the east forfuture problems.

several years as major sewage works must be constructed.

Supply must come frojn northern fringe, and the west,

limited holding north of Toronto indicates that, even if some

supply is released in this area, most of Toronto's new develop

ment will occur in the west for at least five years,

heightened concentration will place enormous demands on public

and private facilities in the western region, and the few

The

This

123



firms wh.o control development there will be "the only game

in town" in Toronto. Moreover, it will be difficult, very

costly, and perhaps unlikely, for development which emerges

in the east to compete with the awesome momentum of growth

which has built up, and will swell, in the west. Again, this

demonstrates the public sector's ability to create monopoly

conditions for a few land developers.

A brief summary of the situation on Toronto's develop

ment fringe highlights the more fundamental questions it poses.

Current public policy is directed to halting the urban spatial

growth in this region so that, if people continue to move to

Toronto, in the long term the region will expand upwards

through co-ordinated redevelopment, rather than sprawling

outwards. In the interim, most spatial growth on the fringe

will occur in big, comprehensively planned nodes which can

economically provide a lot of necessary services to large

populations. Major private (and public) developers have now

assembled huge tracts of fringe land, on which integrated

"new community" plans are emerging in drawings, budgets and

concrete. The region's land development, and particularly low

density construction, is already concentrating in these projects,

primarily in the "new towns" west of Metropolitan Toronto.

While the number of projects will grow som.ewhat when the

northern and eastern sub-regions receive trunk services, it

appears that the concentration of development on  a few owner's

land will increase. This monopoly structure could imply that.
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in new developments, innovation in design will decline, the

consumers choice in housing will lessen, and the price of

Also, as these lands were assembled athousing will rise,

relatively low prices, are highly leveraged, and held at

relatively low carrying costs, if housing prices (and therefore

lot prices) continue to escalate, the few developers who own

these sites will receive large returns from their land

operations. If these become substantive effects of the

current efforts to contain Toronto's growth, the efforts

would obviously be deficient. The central question is, then.

'will they occur?

There are reasons to anticipate that these possible

disadvantages will not become problems in Toronto,

the monopolist developers is a large public corporation, with

shares in reasonably diverse hands,

motivation, if not an absolute requirement, that the firm's

seek consistent, long-run profits rather than maximizing

While the sales and starts data in

Each of

This creates a structual

short-term gains.

Table 3.4 demonstrated that a few fringe developers can dominate

the supply of new houses, it also showed that, unless

construction within the developed area is stopped, they cannot

Also, the fringedominate the total supply of new dwellings,

builders have a locational disadvantage relative to in-city

Finally, as the supply of new houses in Toronto ishousing,

outnumbered, by about 6 to 1, by sales of existing houses,

and house sales represent only about 8% of the total stock.
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it appears impossible for new sales to dominate the market

Innovation in design, and choice of

housing types should continue to be assured by redevelopment

and rehabilitation in the inner areas, inter-developer

competition, intra-project sub-development by proposal call,

and smaller developers activities on the boundaries of the

major projects,

land supply does not appear to justify claims that the

for detached houses.

In general then, the examination of Toronto's

structure of this supply will cause qualitatively inferior

housing. However, it is apparent from this structure that,

if housing prices continue to rise, the consequent appreciation

in the value of these monopolist firm's banked, low-cost

will produce enormous gains.^land. While this appreciation

is partially the product of a shrewd investment decision by

the firm's management, it is due, primarily, to the urban

societies collective decision to allow development on these.

rather than other, sites. Accordingly, it would be more

equitable if these gains went back to the local society,

either indirectly through taxation or directly, by having the

2
public sector in the position of monopolist developer.

It is unlikely that these gross gains would be reflected
as net profits, as they would usually be internalized
in other elements of the firms operations,
discussed further in the Section 4.1.
The public monopolist could use the profits to finance
other projects, provide better facilities within projects,
or to offset general expenditures and thus reduce the
need for revenues from taxes.

This is

1.

2.
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However, as private firms have already assembled  a long-term

land supply in large tracts at relatively low prices, the

public monopolist alternative seems unlikely in this market

for some time.

The evolution of the inter-connected land markets

of the Toronto region presents a range of problems, or

policy issues, which are both local concerns, and informative

for other urban regions.

Canada’s markets, although many conditions similar to those

in Toronto are emerging in other cities,

congested roads, heavy consumption of natural resources

and energy, elimination of farmland, and a dissatisfaction

with the aesthetics and social life of extensive suburbs

Toronto's land markets are not

The high costs.

leads individuals and governments to seek other living

environments. This movement of urbanites out of the city

increases the pressure on the diminishing stocks of close-in

agricultural land, and creates demands for expanded and

On the othermore-varied services in these rural areas.

hand, the governments actions to halt urbanization increases

the pressure to redevelop existing neighbourhoods, and

necessarily limits the supply of expansion land,

governments move to replace energy-consumptive private cars

with more efficient mass transportation modes, densification

follows the increased traffic volumes on these alignments.

As Toronto’s governments and industry move to replace sprawling

As Toronto's
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subdivisions with more economical integrated communities,

the effective supply of raw land becomes concentrated in

relatively few owners. Through these changing conditions,

the buying and selling interactions of thousands of

individuals and firms which constitutes the land market.

though ill understood, acts as an equilibrator balancing

the various phenomena. The publicly caused spatial/temporal

concentrations in land development and redevelopment create

increased land values, which results in some land-owners

realizing large gains. At present, both homeowners and

professional developers are largely exempted from taxation

on this gain, so the socially-created value goes to the

individual. While there are a range of other issues in

land markets, urban Toronto provides one of Canada’sits

clearest examples of the inequity of unredistributed

appreciation of land value.

3.3 Kitchener ̂

Land development prospects in the City of Kitchener •

illustrate a typical and increasing concentration of urban

growth on relatively few, corporate projects.

A medixam size city of about 110,000 people.

Kitchener is the core and contains one-half of the

1. A similar analysis is Etherington, F. and Marilyn Anderson,
"Kitchener-Waterloo: Locking Up Housing Land
in City Magazine, Volume I, Summer 1974.

pp. 16-20
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population of th.e Kitchener-Waterloo urban region.^

3.9 shows Kitchener receives one-half of the regions

Table

growth, while the adjacent city, Waterloo, accounts for

another 20% of the regional total. Waterloo Township,

which surrounds the two cities, receives less than 2% of

regional growth and its five year growth rate, at 6% is far

below the 23% and 31% recorded for Kitchener and Waterloo,

respectively.

Table 3.10 shows the residential construction

activity in Kitchener, Waterloo and the region, which has

provided physical facilities for these population increases.

Over one-half of the region's starts occur in Kitchener,

although this predominance has declined since the early

Kitchener starts in 1972 were split at about 5:81960s.

between low and high density forms, and have maintained

approximately this relationship for the last decade. The

City of Waterloo receives larger proportions of row and

apartment buildings while the rest of the region repeats the

Kitchener pattern. The proportion of Kitchener's housing

stock which is owner-occupied, is among Canada's highest.

Regional planning was recently formalized in
Kitchener-Waterloo by the installation of a two-tier
regional government structure. Although the City of
Kitchener is slightly under represented, it has
35% of the seats on the regional council.

1.
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1961-1971POPULATION AND POPULATION GROWTHTABLE s 3.9

CITY OF KITCHENER AND KITCHENER-WATERLOO URBAN REGION

Population Growth
1961-66

Numerical As Rate

Population
1961

Population Growth
1966-71

Numerical As Rate

Proportion of
Population Growth
1966 - 1971

Regional
Populatior
In 1971

1966 1971

-126,554
94,446
29,997
2,111

65,721
8,269

52,593
4,859

192,275

150,856

111,804
36,677
2,375
75,990
8,733
61,963
5,294

226,846

24,302
17,358
6,680

19.2%

23.3

31.3

12.5

15.6

70.3

50.2

19.3

66.5

49.3

16.2

JRBAN CORE

KITCHENER

WATERLOO

BRIDGEPORT

19,961
8 ,631

26.8%

40.4

74,485
21,366

264 0.7 1.0

10,269 29.7 33.5FRINGE

464 5.6 1.3 3.9WATERLOO TWP

CAMBRIDGE*

OTHERS

lEGIONAL TOTAL

39,407** 13 ,186 33.5 9,370 17.8 27.1 27.3

435 8.9 1.2 2.3

34,571 18.0 100.0 100.0

Statistics Canada, Census of Canada, 1966 and 1971
* includes Galt/Preston and Heapeler
** excludes Hespeler

Sources:

Notes:

DWELLING 'STARTS BY TYPE

CITY OF KITCHENER AND KITCHENER-WATERLOO URBAN REGION

1961-1972TABLE: 3.10

DWELLING UNITS STARTED

1961-1965

Density
1966-7

r
PROPORTION OF REGIONAL TOTALS

11966-71
I Density

Tot Low Hi frot

1961-65

Density
1

Density
Tot. Low Hi Tot. Pet S/D

1972

Row Apt Tot. Low Hi
I

1972

Hi S/D Apt iTotLow Pet Row

KITCHENER

WATERLOO

OTHERS

REGION

2720

105:

1023

479:

10252 855

4611 407

5091 510

19954 1772

232 260 1506 2853

1318

1178

5349

27.2

10.5

10.2

47.9

33.8

17.2

61.0

27.7

11.2

99.9

3385

1722

6105

2773

1124

10002

4679 5574

1850 2761

2343 2747
8872 11082

23.4 27.9

13.8

13.8

55.5

51.4

23.1

25.5

99 .9

16.0 4.3 4.8 28.1

15.1

53.3

24.6

22.0

99.9

8062 103 9.3 7.6 0.0 1.9

469103 128 71 1.0 11.7

44.4

9.5 2.4 1.3 8.8

362 434 2781 52.05210 33.1 6.8 8.1 52.0

SOURCE: CMHC Statistics Division



Low density housing seems well accepted in Kitchener, and

appears likely to persist as a strong housing form, provided

land supply and price are adequate.

Land consumption is a function of the type and

quantity of housing started. Kitchener started 1087

detached and semi-detached houses in 1972, and low density

starts were increasing at about 11% per annum. At an average

density of 5 units per gross acre, this would require about

220 acres a year, currently, or about 5600 acres by 1986.

Higher densities require little land, and are often built

within the existing city, so these would not contribute

significantly to Kitchener's acreage needs.

The City of Kitchener's 1973 registration map

indicates approximately 8,000 acres held for development.

In an examination of this acreage, planning board officials

indicated that lands west of the built-up city were more

favourable to residential development for three reasons:

favourable drainage patterns in the west; availability of

services in the west; and the need for forced mains in the

east if extensive development were to go in that direction.^

1. The relative cost of gravity or forced mains varies
with soil conditions, sizing and fiscal needs. It
is not assumed that either transmission method is more
costly.
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Th.e registrattoji map reflects this emphasis as all land

designated for proposed or possible registration in 1973

and 1974 is located west of the built-up area,

that the momentum or path of growth must be in the west for

This combination of public and private plans,

terrain and historical growth pattern should ensure that a

significant proportion of the regions growth occurs in the

west of Kitchener for some time.

This suggests

several years.

Table 3.11 provides data on the ownership and staging

of development of approximately 6400 acres of the land on the

registration map, with a focus on the western sector. Corp

orate ownership of this vacant residential land is spread

among 29 firms, the City of Kitchener and Ontario Housing

Corporation (the latter hold 2% and 4% of the Table Total,

respectively.) Five or six major corporations own substantial

acreage, most of which is to the west of the city.

12 1 2include Buildevco ' , Dutchman , Major Holdings

Paul Tuerr, and H. Freure Ltd.^

These firm

, Costain,

s

Further discussions with planning department personnel

indicated that if the city were to grow in the familiar

Buildevco is jointly owned by H. Freure Ltd. and Dutchman
Homes Ltd.

under the Buildevco name.

It is also noted that Buildevco Ltd. and Major Holdings
Ltd. have large holdings adjoining the western and
northern sections of the Waterloo developed area.

Much of H. Freure's land holdings are registe
1.

red

2.
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TABLE: 3.11

LARGE CORPORATE LAND HOLDINGS

CITY OF kitchener

ACRES HELD

DEVELOPER

TOTALS
NAME OF FIRM

(ABBREVIATED) SO.EASTNO.EASTNO.WEST SO.WEST

114H. FRUERE

C.STOLTZ

TRADERS DEV.

VOISIN

BVILDSVCO

COLLINS

KROPP

F.COSTAIN LTD

DUTCHMEN HOMES

ALPINE INVESTMENTS

BECKER

ONT. HOUS. CORP.

KAISER INVEST.LTD.

HIPP INVESTMENTS

P. TUEHH

BUDD PLANT

BIG SPRINGS FARMS

BRESLAU FARMS

CITY OP KITCHENER

MAJOH HOLDINGS LTD

STEINBURG

TOP DEVS LTD.

114

105105

100(100)

(161)

fee)(7e)2io

161

4741?0

112112

118IIB

126(IS8)

(liS) (78) 105 679351

265265

125125

287(287)

240240

185(185}

(281) 451170

125125

280280

100100

139139

435(100)335

112112

93(93)

110110L. CROTH

110110K. BUTLER

PARKWOOD DEVELOPMT

A. LACKNER

R. HIPPLE

CALGAR HOLD. LTD.

A.B. & W. CHRIS

400(200)200

117 229112

123123

280280

106106

127 127CARL C. HAGLEY

102102HARLOCK

PROPOSED AND POSSIBLE

1973/74 REGISTRATION ( ) (339) (885 (-0-) (-0-) (684)

TOTAL CONCEPT STAGE

1974 and POST 74 ( ) (-0-) (1276)(568) (293)(417)

4,5137328251,8021,154BALANCE

6,4157321,1181,910 2,655LTOTALS IN ACRES

SOURCE: 1973 Registration Map.City of Kitclianer. Where figures not stated
an estimate of acreage was made. This is representative of the new
city boundaries conprising a total land mass of 33,780 acres.



concentric rings that 55 to 60% of all developable land

would be held by 5 or 6 developers within 10 years,

this was qualified as a ball park figure and the firms not

mentioned/ the registration map gives support to this opinion

and suggests that the firms mentioned earlier would be

likely candidates.

While

While land development in Kitchener appears to be

concentrating on a few corporate land holdings, the current

land supply appears to be satisfactory, and perhaps

increasing. Proposed registrations exceed the estimated

consumption. Another indicator is seen in Table 3.12, the

inventory of vacant lots in Kitchener in January 1973.

TABLE: 3.12 PROPOSED STAGING OF LAND DEVELOPMENT

CITY OF KITCHENER, 1973.

Semi-Detached

or Duplex
Townhouse Aparts. TriplexSingle

Family

Regu Spec,
lar Dev.

Vacant In

Registered
Subdivisions

(January 31, 1973)

326 105 152 1,155 8,415 42

Proposed Regis
tration in

1973 1,114 218 158 640 634

Possible

Registration
in 1974 1,500 1,750 400-500 300-400 up to 2,000

City of Kitchener, Staging of Development Report 1973, p.l5Source:
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This inventory greatly exceeds 1972 starts in the row house

and apartment categories^ suggesting at least four years

supply. As well, about one-half years supply were on hand

in the detached and semi-detached categories, before the 1973

production season began. While this data does not prove an

adequate land supply it does indicate a short supply is

unlikely.

Regardless of the adequacy, or inadequacy of land

supply, many people are concerned about land price. While

average NHA lot prices in the Kitchener region, at $7,467

C1972) are the fifth highest in metropolitan Canada, this

relationship has persisted for a decade, and Kitchener’s lot

price increases, while high, are not unlike those seen in

other large, well-to-do cities. Lot prices are closely

related to the total price of new housing - in Kitchener more

existing houses sell, each year, than new houses, and average

existing house prices and price increases are higher than

those in new house prices. This suggests that in aggregate

terms, the owners who sell existing houses are leading the

increase in Kitchener's housing, and thus land, prices.

Two tentative conclusions are made. Demand, not

The growingsupply is increasing Kitchener's lot prices.

concentration of land development on a few holdings

warrants examination by the public authorities who

are creating and can change this situation.
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3.4 Winnipeg

In the Winnipeg region, urban growth also appears

to be concentrating at relatively few locales, where large

corporate holdings await it.

As Table 3.13 demonstrates, recent growth in this

region is suburban. The City of Winnipeg declined from

50.5% of the regional population in 1966, to 45.1% in 1971,

and lost 4.2% of its 1966 residents during the period. At

the same time the outer municipalities of Assiniboine Park,

St. James-Assiniboia and East Kildonan grew by 56.7%, 20.5%

and 17.5%, respectively, and provided for nearly 80% of the

regions overall population increase.

The residential construction which accompanied

these population shifts is reported in Table 3.14. Total

construction rose from nearly 20,000 units in the early

1960s, (over one-half of which were detached and semi-detached

houses), to over 34,000 units between 1966 and 1971 (over

63% of which were multiples). Low density housing and all

construction has begun to increase again in the past few

years. While most of Winnipeg's starts are now apartment

units, detached housing is the dominant form of construction

in the outer municipalities, and nearly 60% of the regions

total dwelling stock is still owner occupied.

Five municipalities which contained 31% of the
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TABLE: 3.13

POPULATION AND POPULATION GROWTH -1961-1971

CITY OP WINNIPEG AND WINNIPEG URBAN REGION

POPULATION POPULATION GROWTH PROPORTION OF REGIONAL

POPULATION POPULATION GROWTH

1966-71

17.8

-34.1

11.1

10.9

22.6 :

1971

74,0

45.6

8.6

6.1

8.9

1961-66
1961 1966 I 1971 NUMERICAL AS RATE

394130 (399731

265429* 257005*1246246 -8424 -3.2
37600 43214 ' 46714* 5614 14,9Z

29528*' 32963*1
'  27305* 40751*' 47865 13446 49.2
,  20077* 23632 • 25943 3555 17.7

114629 '140531

9853 15438

59255 • 71431

45521 53662

508759 540262 X

1966-71

NUMERICAL AS RATE

5601 1.49

-10759 -4,2

3500 8,1

3435 11,6

7114 17.5

2311 9,8

25902 22.6

5585 56,7

12176 20,5

8141 17.9

31503 6.2

SOURCES:

URBAN CORE

WINNIPEG

ST. BONIFACE

ST, VITAL

EAST KILDOSANJ
WEST KILDONAN

'FRINGE

ASSINIBOINE PARK

ST. JAMES-ASSINIBOIA

OTHERS

REGIONAL TOTAL

3

TABLE: 3.13 STATISTICS CANADA,
Census of Canada, 1966 and

1971

TABLE: 3.14 CMHC STATISTICS DIVISION

4.8 7.3

26.0 62.2 BOTH TABLES

*Boundary Change
FParclal figure

1.Includes North Kildonan

2.Includes Old Kildonan

3.Includes Charlesvood and Tuxedo

Notes:

2.9 17.7

13.2 36.6

25.8

100.0

9.9

100,0

TABLE: 3.14

DWELLING STARTS BY TYPE —1961-1972

CITY OF WINNIPEG AND WINNIPEG URBAN REGION

DWELLING UNITS STARTED

1966-71

DENSITY

LOW HIGH "TOTAL ! LOW iHIGH | TOTAL DETACHED' S/DET ROW (APT TOTAL LOW
3403# j 6712#'10115#' 3340 13435 '16775 1765 • 401 42 3316:5524 17.3

'  725 ; 5020 ■ 5745 \ 420 6932 ' 7352 220 20 - 1398 1638
: 1496 551 ■ 2047 990 1704 j 2694 244 ' 16 - 619 879
:  665 ' 664 ' 1329 : 590 3003 3593 565 62 17 333 977 1 3,4
476# 477#' 953#' 783< 1550#; 2333# 434 203 25 552 1214 : 2.4
41# - #• 41# 557# 246#, 803#' 302 100 ' - 414 816  i .2

7790# 1745 9535 . 9177 8412 ,17589 1 1160 387 194 1869 3610 39.7
326# : 25 ■ 351# 2014# 225#| 2239#' 320
3688 852 ' 4540 2571 2122 ! 4693 ! 299
3776 868 ' 4644 ' 4592 ' 6065 10657 541

11123 8457 19650 12517 21847 , 34364 2925

P
1961-1965

DENSITY

1972

ROPORTIONS OF REGIONAL

1961-1965

DENSITY . ,

HIGH TOTAi|lOW iHIGHiTOTAL DET S/D ROW
34,1 51.4| 9.7j39.1 48.8 19.3 4.4 :5

3.7 25.5 29.2, 1.2120.2 21.4 2.4 .3 -

7.6 2.8 10.4! 2.9] 5.0 7.8 2.7 .2 -
3.4 6.8 1.7 8.7 10.5 6.2 .7 .2
2.4] 4,8' 2.3 4.5 6.8 4.7 2.2 ,3
-  : .2i 1.6 ,7 2.3 3.3 1.0 -
8.9! 48.6 26.7 24.5 51.2 12.7 4.2 2.1

140 : 53 351 864 | 1.7; .I; 1.8 5.9 .7 6.5 3.5 1.5 .6
,  123 51, 231 704 118.8' 4.3! 23.1 7,5 6.2 13.7 3.3 1.3 .5
'  124 ! 90 1287 2042 19.2, 4.4' 23.6 13.3 17.6 31.0 5.9 1.3 1.0
1.188 236 5185 9134 57.0 43.0 . lOO.Q A9.6 I IDO,  0 h2. Q 8.6.2.6

TOTA

1966-1971

DENSITY

LS

1972

APT TOTAL'

36.3 60.5;
15.3 17.9

URBAN CORE

I  WINNIPEG
I  ST. BONIFACE
I  ST VITAL

EAST KILDONAir

I  WEST KILDONAir
;FRINGE

i  ASSINIBOINE PARI^
ST. JAMES-ASSINIBOIA

OTHERS

JtEGIOHAL TOTAL

6.8 9.6-

3.7( 10,7

6.0; 13.3-
4.5! 9.0
20.5( 39.5
3.9 9.5'

2.5' 7.7
14.1' 22.3



region’s population in 1971 provided 52% of its total

housing starts in 1972, including nearly two-thirds of its

detached houses. These were: St. Boniface - 260 (low

density units); St. Vital - 627 units; East Kildonan 637

units; West Kildonan - 402 units; and Assiniboine Park

460 units. These proportions and production figures have

increased significantly from the late 1960s, so it appears

growth momentum is established in these municipalities.

Table 3.15 summarizes a survey of vacant land

ownership in these five municipalities conducted in 1971

by Raymond Dubois of the Federal/Provincial Task force on

Low-Income Housing,

notably BACM Industries Ltd., Ladco Co. Ltd., and Qualico

Limited, own from 10% to 44% of all acreage in plots of two

acres or more, in these municipalities.

It demonstrates that a few firms,

This is not intended

to suggest that these firms control the regional land supply -

the presence of the firms large holdings in these growth

locations does indicate that they can continue to be major

land developers for some time.

It is estimated that, at current construction

levels and housing mix, this region requires about 600 acres

or about 9,000 acres by 1986.^of residential land each year.

This is considerably higher estimate than the estimate
in Table 2.16, of 3000 acres, indicating the low house
hold formation projected for this region in the base
figures underlying the latter table.

1.
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TABLE; 3.15

CORPORATE LAND HOLDINGS, AND ALL LAND HOLDINGS

OF TWO ACRES OR MORE

SELECTED MUNICIPALITIES, WINNIPEG URBAN REGION - 1971

LAND HOLDINGS OF TWO ACRES OR MORE

PUBLIC

ACRES PLOTS

% OPRIVATE

ACRES PLOTS

MUNICIPALITY AND OWNERSHIP

(FIRM NAMES ABBREVIATED) F MUN.TOTAL

ACRES PLOTS

ST.BONIFACE

LADCO

TWIN CITIES (LADCO)
PROV. OF MANITOBA

MUNICIPALITY

SUBTOTAL,CORPORATE
ALL OTHER PRIVATE

9.212.9

12.5

429.5

416.6

7
14.511

3.93 5.8194.5

164.8 23.7

23.7

48.7

18 4.9

25.4

63.8

18846.1

2128.0 37

ST. VITAL (INCOMPLETE)
PROV. OF MANITOBA

PREFERRED DAIRIES

CHRISTIE-DAVIS

MUNICIPALITY

NOVOTNY BROS.

METROPOLITAN HOMES

SUBTOTAL,CORPORATE

N/AN/A N/AN/A 1714.8
N/AN/AN/A543.6

366.0 N/AN/AN/A
N/AN/A N/AN/A 274.2
N/AN/AN/A214.7

54.0

1178.3

N/AN/AN/A
N/AN/AN/A

NORTH KILDONAN

BACM

LAND DEVELOPMENT CO.

MUNICIPALITY

QUALITY CONSTRUCTION
SUBTOTAL,CORPORATE

ALL OTHER PRIVATE

20.0

19.4

10.6531.4

516.5

22

1.94

5.3163.1 11 6.1

4.9 3.4130.9

1178.8

1317.6

7

15.9

78.8

44.3

49.6

33

164

OLD KILDONAN

BACM

MANITOBA HYDRO

SUBTOTAL,CORPORATE
ALL OTHER PRIVATE

12.520.426773.0
1.94.34161.7

12.5

85.6

20.4

75.3

26773.0

2857.1 178

CHARLESWOOD

METROPOLITAN WINNIPEG

BACM

MC CREARY INV. LTD.

MONICO
MUNICIPALITY

QUALITY CONSTRUCTION

SUBTOTAL,CORPORATE
ALL OTHER PRIVATE

4 8.2 1.41176.6

4.65.1727.5

376.8

286.3

13

0.72^62

2.0 1.13
9 1.0 3.2147.4

2.16 0.7102.8

1493.4

11524.9

10.4

80.4

8.524

86.8244

SOURCE: DUBOIS,R. THE IMPACT OF PUBLIC INVESTMENTS ON UI^AN LMJD VALUES.
Thesis, Winnipeg; University of Manitoba, 1972
pp 167-8
Background study for the Task Force on Low-Income
Housing at CMHC, August 1971, Tables 6-10 inclusive.

and
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If the five municipalities in Table 3.15 continue to

receive 80% of the regions growth and most of this growth

occurs on the corporate holdings, it appears they will be

running low on land supplies by the early 1980s.

Land prices in Winnipeg are neither high, nor

increasing rapidly, relative to other large cities in Canada.

Housing prices, a determinant of lot prices, have fluctuated

while rising slowly over the last seven years at an average

Twice as many existing houses sell as new

houses, and their price rise has been slightly more rapid.

rate of 4 5/8%.

although average new house prices exceed existing house

prices by about 20%. Although new housing starts declined

in the mid-1960s, the number has risen each year since

1967, and seems to keep abreast of population growth. It

appears, then, that Winnipeg does not have the degree of

land problems seen in other large Canadian cities, although

land ownership in the growth areas is concentrating and

the land supply may become tight in the early 1980s.^

3.5 Edmonton

Edmonton is the largest of the Canadian cities

which have developed through extensive government involve

ment in land markets. During this century the land

policies of the City of Edmonton have varied from indirect

Since 1973 Manitoba Housing and Renewal Corporation has
assembled over 5000 acres of land in over 20 parcels
across the Winnipeg expansion area.

1.
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activity to facilitate private development to widespread

direct aquisition, production and sale of industrial and

residential land, through, periods of depression and rapid

expansion. This experience shows that large cities can

directly intervene in their land markets and create a

desired environment with beneficial effects for the private

sector generally, and the entire society.

As the twentieth century began, Edmonton's

municipal government was vigorously promoting private

development.^

railroads to the city? purchased, subdivided and sold at

Between 1885 and 1915 it attracted four

cost at least 350 acres of land for industrial use;

purchased and enlarged the hydro, telephone, water and

2
transit companies to improve service; conducted a

concerted compaign to promote immigration by people and

industry; provided tax deferrals, cheap land and services

to new industry; extended its jurisdiction to cover 41

square miles of which only 5.5 square miles were developed.

1. This historical section is based on Dale, Edmund

H. The Role of Successive Town and City Councils
in the Evolution of Edmonton, Alberta, 1892
Phd. dissertation, Edmonton: University of Alberta,
Department of Geography, 1969.

2. See Table 3.16.

to 1966.
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TABLE: 3.16 CITY OF EDMONTON, OPERATIONS OF PUBLIC UTILITIES
1B92-1966 AVERAGE ANNUAL FIGURES BY PERIODj.

AVERAGE ANNUAL OPERATIONS DURING PERIOD
1892-1914 1915-1945 1946-1966 PERCENTAGE INCREASES

1892/1914 1915/1945 j
to 1915/1945 to 1946/1966 ^i

(ALL DATA IN THOUSANDS)
72.5(1914) 111.0(1

«

945) 381.2(1966) 54.2%

151.7

622.2

48.1

20.3

285.6%
293.1

436.4

573.6

2642.5

POPULATION

Av. Assessment

-Taxes

i  -Bldg. Permits-No.
-Value

$31,490 79,280
3,900

1025 permits
2,420

311,650
20,920

6905.15 permits
66,370

540

692 peirmits
$ 2,010

UTILITIES

Expenditures
-All

-Light &. Power (1902-14)
-Water(1902-1914)
-Telephone(1904-1914)
-Street Railway(1909-1914)

REVENUES

-All

-Light & Pcwer(1902-14)
-Water(1902-1914)
-Telephone(1904-1914)
-Street Railway(1909-1914)

GROSS PROFITS(LOSSES)
-All

-Light- & Power(1902-14)
-Water(1902-1914)
-Telephone(1904-1914)
-Street Railway(1909-1914)

GROSS PROFIT AS % OF

EXPENDITURE

-All

-Light i Power(1902-14)
-Water(1902-1914)
-Telephone(1904-1914)
-Street Railway(1909-1914)

17,547.38
8,278.19
1,915.21
4,047.94
3,306.04

180.7%
358.4

385.0

369.5

50.5

553.7%

850.3

246.1

390.2

288.5

$ 956.15

189.99

114.06

87.06

565.04

2,683.99
871.1
553.24

408.76

850.89

252.5%
391.0

471.9

577.1

77.4

546.7%

649.0

433.7

827.9

316.5

867.19

212.43

113.27

81.17

460.32

3,057.38
1,043.2
647.85

549.62

816.71

19,774.37
7,813.57
3,458.16
5,100.28
3,402.36

$2,780.51
1,110.52

749.97

1,052.8
(132.78)

1162.3%

798.4

2343.6

753.7

($68.80)
24.6

(  3.36)
(  3.56)
( 86.48)

$239.18
123.6

32.0

123.31

(39.73)

402.4%

77%8.9%

14.1

15.8%

13.4

39.1

26.0

9.3%12.9%

585%5.7

30.1

4

SOURCE: Dale, Edmund Herbert. The Role of Successive Town and City Councils in the Evolution
of Edmonton, Alberta, 1892-1966. PhS. Sissertation. Edmonton: University of Alberta
Department of Geography, 1969. Appendices 4, 7, 9, 11, 13.



and ran municipal services out into adjacent municipalities

to foster their growth. This active public role facilitated

private land development, which, in combination with the

prairie wheat boom led, in 1912, to the emergence of

Edmonton's great land rush.

The land binge lasted into the war years, but by

1918 the market had collapsed, building permits plummeted

from over $10 million to under $500,000 and tax arrears began

During the

peak of the boom in 1913-14 the city's net assessment was

inflated to nearly $200 million, a level that was not

to accumulate as speculators cut their losses.

reached again, despite continual population growth and rising

land values, until 1954, So much subdivision occurred that

the city was still re-plotting these areas forty years later.

When the boom collapsed, 70,000 lots went into municipal

ownership after tax sales between 1918 and 1920, and through

the twenties 43% of the city's buildable area^ was forfeited.

During this period, while the city inadvertantly

became a major land owner through tax defaults, it deliberately

altered other aspects of its land policy to limit further

excesses of speculative development. Site value taxation was

dropped in 1918 in favour of a land and improvement tax, as

the single tax proved difficult to administer equitably during

the speculative period and could not raise adequate revenue

when land values collapsed. In 1923 and 1925 zoning by-laws

Buildable area is total area less streets, roads and lanes.1.
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were passed which required set backs, side and rear yards,

and segregated noxious uses from residential districts.

Council began exercising these powers and existing provincial

laws, notably the 1906 Land Titles Act and the 1913 Planning

Act. The provincial acts set out procedures for subdivision

approval, and required standard road allowances and lanes,

parkland dedications and school imposts. In 1929,  a new

Alberta Planning Act permitted a municipality to replot land

with the consent of the owners of 60% of the value and area

of a scheme. Lastly, between 1920 and 1929 the municipality

re-sold 9% of the forfeited land, amounting to 4% of the

buildable area.

Tax forfeits, city purchases and resales continued

through the Depression and the Second World War.^

this period, it is possible to see the council's policies

During

as an attempt to transfer private debt to the public sector.

Through the Depression municipal debenture debt held at about

2
$15 millions , tax levies declined from over $4,0 millions in

the early thirties to $3.6 millions before the war, and the

proportion of the tax levy actually collected fell below 75%.

During the mid-thirties the council temporarily relaxed its

foreclosure policy in respect to residential property thereby

1. See Table 3.17.

Edmonton’s debenture debt held at about $10 million until
the mid-1920's when heavy land expenditure moved it to
the $15 million level,
until the mid-1940's.

It did not decline from that leve

2,

l
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TABLE: 3.17 CITY OP EDMONTON, MUNICIPAL LAND OPERATIONS AS PROPORTIONS OP
TOTAL MUNICIPAL AREA AND HOUSING DATA 1916-1966.

1916-20 1921-25 1926-30 1931-35 1936-40 1946-50 1951-551941-45 1956-60 1961-66

Percentag* of: Total Tax Levy
Collected'^ 62.4% 79.8% 86.8% 76.4% 82.2% 91.2%

Land acquired by the City after
tax forfeit;

- as % of the total buildable area

of the City (1945)

- and resold by the City during
this period, as % of the total
tax forfeit land acquired by the
city

- and exchanged by the City during
this period, as % of the total
tax forfeit land acquired by the
city

2 3 4
43% 13% 7%

2 4 53
9% 37% 24% 20%

2 3 5%^3% 7%

V76
Detached Houses Constructed 3949.0 3134.0 17,861.0 30,886.0

Total Stock-detached Houses within

1951 Developed Area 7 7 7 27.799.0’ 7
9084.0 12,643.0 14,487.0 27,079.0

T S 5SAverage Site. New Lots (Sq. Feet) 5394.0 5808.0 6,092.0 6,328.0

1. yie Role of Successive Town and City Councils in the Evolution of Edmonton, Alberta.
Phd. Dissertation, Edmonton: University of Alberta, Department of Geography, 1969. P. 159.

Period is 1920-1929.

Period is 1930-1945.

Period is 1946-1954.

Period is 1955-1966.
6. McCann, Lawrence D. Changing Morphology of Residential Areas in Transition.

University of Alberta, Department of Geography, 1972, p. 25.
7. McCann, op.cit., p. 28, Census years.
8. McCann, op.cit., p. 23, Periods are 1920-29, 1930-39, 1940-49, after 1949.

Dale, Edmund H.
1892 to 1966.
Dale, op.cit., p. 168.
Dale, op.cit., p. 169.
Dale, op.cit., p. 170.
Dale, op.cit., p. 171.

2.

3.

4.

5.

.  Phd. Dissertation, Edmonton;
Periods are 1922-31, 1932-41, 1942-51, and 1952-61.



bringing the tax arrears debt directly onto the municipal

However, the overall policy was clearly to

acquire defaulting property^ and while acquisitions slowed

corporation.

during the 1930's, by 1945 about 56% of the city's buildable

area had come under public ownership. The council's exemption

came after the worst of the Depression, as by 1935 the decline

in building permits had reversed, and the city's resales of

tax lands were increasing. Between 1930 and 1945 the city

re-sold 46% of all land it had acquired after tax arrears,

and exchanged an additional 10% of such property. As these

sales occurred at relatively low prices, they allowed some

people to replace their tax-defaulted homes, while raising

revenue and encouraging the city's growth. When the "go

west" movement emerged after the war, and oil was discovered

nearby, Edmonton experienced a second land rush.

The second building boom has not stopped yet, but

has become accepted as "normal" growth.

1951, over 17,000 homes (mainly single-family frame bungalows

and li storey houses) were built, almost doubling the cities

housing stock to about 35,000 houses and 2000 apartment units.

Between 1951 and 1961 the stock nearly doubled again, as

30,900 houses and 7,000 apartment units were added.

Between 1941 and

Most of

1. While this appears callous, particularly in retrospect,
it is notable that, in aggregate, the policy used public
debt capacity to re-circulate some buying power to
defaulting property owners in a depressed period, without
raising taxes. The unanswered social policy questions
would concern treatment of non-defaulting property owners,
and non-owners.
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this new construction occurred on city-sold, low cost lots

re-plotted on the tax-defaulted sxabdivisions of the previous

boom^,

in excess of 6000 square feet.

and growth was at low densities with average lot sizes

By 1954 the city had sold

70% of the tax land, and private developers were producing

subdivisions across the urban periphery. The city bought

and developed additional blocks of 473 and 485 acres,

the municipal boundary expanded slightly, and by the late

1950's, 40% of the regions growth was occurring in outer

^  where annual growth rates often exceeded 25%. The

sprawling region was absorbing up to 2200 acres each year,

and many of the new developments lacked adequate services.

towns

As the city's direct role in land was declining

with the exhaustion of the tax lands, its indirect

facilitative role increased. To restore orderly growth the

Alberta Planning Act of 1957 required that local municipalities

adhere to the regional plan prepared by the Edmonton Regional

Planning Commission.^ This barred septic tank subdivisions.

During this period the city re-plotted many of the old
grid-type subdivisions on a school-centered, neighbourhood
unit basis, often withdrawing 35% of the re-plot area for
public uses.
Among the high growth municipalities were Beverly, Jasper
Place, St. Albert, Sherwood Park, Strathcona and Sturgeon.
Considerable re-development occurred in parts of the City
of Edmonton, as the detached housing stock declined 3% between
1951 and 1961, and 9.1% of the, 1951 stock was converted to
other uses.

Until 1957 the Commission was an advisory body and
compliance with it's policies was voluntary.

1.

2.

3.

J
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set up "greenbelts" of land zoned in agricultural use, and

initiated growth-staging. A series of incorporations and

annexations between 1957 and 1966 expanded the city boundaries

on all sides, so the city was responsible for servicing much

of the region's development land. By 1966 the tax lands were

depleted, only a few industrial parcels and the parks system

remained in public ownership, and the city's functions in

land markets were limited to zoning, subdivision approval;

and the provision of trunk and local services. Seventy-six

per cent of the metropolitan population was located within

five miles of the city core, and increasing redevelopment,

primarily apartment construction, had become a major concern

within the city proper.

As land development shifted to the private sector

and local government became more involved in growth planning,

land and housing prices began to rise sharply.

1960's, the increase was attributed to improvements in lot

In the early

services and house amenities but through the latter part of

the decade, although the service package became relatively

standard, lot prices rose more than 10% per annum and took

nearly one-quarter of the total house price. Conflicting

theories were proposed to explain the high prices. Builders

claimed the city was not servicing adequate volumes of land,

and detached dwelling starts did decline during the late

However, as inventories of unsold lots equal to at1960's.

least 40% of annual sales were found in quarterly surveys
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throughout the period, it does not appear that any lot

shortage existed from the viewpoint of buyers. During the

winters of 1968 and 1970 enough lots were carried over in

NHA-accepted subdivisions alone, to meet 90% of the following

years starts, yet average lot prices rose 13.9%, and 13.2%

in the respective following years. Alternatively, some claim

the land market came under oligopoly control, with the major

developers setting high prices. Land development did become

concentrated in relatively few large firms during the 1960's,

and the regions "growth staging” plans which made the

provision of trunk services more efficient, heightened this

concentration in temporal terms. By 1968 it was estimated

land absorption had dropped to 810 acres per annum, nearly

one-third the consumption rate observed a decade earlier.

However, a general inflation was also emerging in the late

1960's, and prices of existing houses (which constitute over

one-half of all house sales) were rising at a faster rate

than the increase in new house prices.

Against this background of conflicting claims and

market pressures, in 1969 the Alberta Housing and Urban

Renewal Commission decisively acted to restore a direct

public role in land development. During the summer of 1969

agents working for a law firm, in trust for AHURC, quietly

assembled 4864 acres held by about 38 owners, in the south

eastern section of the Edmonton region. As this site had

been designated for industrial use and was off the path of
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and years away from development, the land was purchased

relatively cheaply - prices averaged $2094 per acre. In the

fall of 1969 AHURC advised city council of the project,

secured financing under Section 42 of the National Housing

Act, and formal planning began for a municipal/provincial/

federal "new town" of Mill Woods to house 120,000 people,

commerce and industry over 20 years. While regional lot

prices declined by about $1000 at the time of the Mill Woods

announcement, the project was not a permanent force in

the market until 1973, when regular production began

Interim servicing was used to marketon the site.

about 700 lots before 1973, and about 1600 lots in 1973, at

prices from $1000 to $2000 below comparable private sales.^

The Mill Woods project is a clear statement that the public

sector has decided to return to a direct role in Edmonton's

land market for the foreseeable future.

The market conditions which Mill Woods faces are

similar to those which evolved in the large Ontario cities

during the 1960's. Market segmentation has become pronounced,

as increasing concentration is seen in both temporal and

spatial terms, in land holding, development and re-development

Table 3:18 shows the continuedactivity, of various types.

1. This data indicates the twin-pronged nature of public
land policy in Edmonton. As the region now sells about
4000 lots per annum, a production level near 2000 lots
at Mill Woods increases supply by about 50%, while the
low prices force private developers to price-compete.

150



TABLE! 3.18 POPULATION AND POPULATION GROWTH

CITT OF EDMONTON AND EDMONTON URBAN REGION

1961-1971

PROPORTION OF REGIONAL TOTW
'POPULATION

GROWTH

1966-1971

POPULATION

1971

POPULATION

(nunterical)
'  1966

POPULATION GROWTH

1966-1971

Nujnerical As %

1961-1P66

Numerical' As %1961 1971

URBAN CORE

EDMONTON

STURGEON CO.N.

STRATHCONA CO.S.

FRINGE

FORT SASK.

ST. AIBERT

OTHERS

REGIONAL TOTAL

390,810
281,027 . 381,846

2,266
6,698 '
34,560
4,176
9,736
20,648

425,370

4,059

454,751
438,152

2,077
14,522
40,951
5,726

11,800
23,425

495,702

63941

56306

16.4%

14.7

-8.3

116.8

18.5

37.1

21.2

13.4

16.5

90.9

80.0

91.7

88.4100,819 35.9

189 0.4
7824

6391

1550

2064

2777

70332

11.1 2.9

9.1 8.3

2.2 1.2
5,677 139.9 2.9 2.4

3.9 4.7

100.0 100.0

SOURCES: Statistics Canada, Census of Canada. 1966 and 1971.

TABLE 3.19 DWELLING STARTS BY TYPE
CITY OF EDMONTON AND EDMONTON URBAN REGION

1961-1972

EWELUNG UNITS STARTED

1966-1971

Density

1
1

PROPORTIONS OP REGIONAL TOTALS

1966-1971

Density i
Hi.; Tot.Tow lai. ' Tot.

1972

Low Den.

Det. S/D
High

1961-1965

Density
Low Hi. Tot. Low

972

Low Den .High Den.i
Hi. , Tot. Det, S/^ ROW Apt.i Tot.Low

1961-1965

Density |  Den.
Row Apt. Total

84.724.0'65.5i 89.5
2.7 6.3, 1.2; 7.4
3.9 1.8: l.a 3.0

EDMONTON

STRATHCONA

ST. ALBERT

PORT SASK.

REGIONAL

TOTAL

11969 8167 28136 11126 30317(1443: 135(295:1464 36496764 50.4 34.4
614 17 631 2901 545 3446 147-

921 12 933 823 556 1379: n/a
n/a n/a n/a n/a n/s n/a' 87( 26 ! 73

15124 8636 23760 14865 3141816283: 395!

1474 2.6 0.1
n/a : n/a n/a; n/a 3.9 0.1

8 983

337 11545:3663)500 63.7 36.3

14.3

15.5

3.1 15.4 38.4 71.2

15.5

9.2 0.3 0.8 0.1 10.3

100.0100.032.1'67.9100.0 41,6 3.5 16.3 38.6

SOURCE: CMHC Statistics Division.



population growth, in the region through the decade, with

disproportionately high growth rates in suburban counties

and municipalities. The residential construction data in

Table 3.19 indicates new housing within Edmonton has shifted

to the high-density, row and apartment categories, while the

suburbs build mostly detached housing. The high-rise boom

of the late 1960's held up Edmonton's proportion of total

construction in the region, but this proportion is now

falling as the suburban volume increases.

Nearly 44,000 of the 45,000 high density units

built in the region between 1961 and 1972 were located in

Edmonton proper. Most of these units (98% of high rises,

74% of walk-ups) were built on redeveloped land,^ at the

expense of nearly 1800 houses or 7% of the city's housing

2
McCann studied the redevelopment that constructed

22,500 of these apartment units, concentrated in five districts,

all of which had good access to the university or core area.

Within these typically low density residential areas,

developers first chose large land parcels, having older

houses of poorer construction. As redevelopment proceeded,

prices rose and developers bought smaller, better quality

and newer properties. McCann's examination of family income

stock.

1. Changing Morphology of Residential
Phd. dissertation, Edmonton:

McCann, Lawrence D.
Areas in Transition,
University of Alberta, Department of Geography, 1972,
pp. 28 and 35.
Ibid., p. 34.2.
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and rent levels indicated high rise developers seek out the

better housing stock, in higher rent and income districts

as these possess social prestige. However, they avoided

such areas when a large proportion of the houses had been

converted to function as income property. About one re

developed property in five had been owned for less than three

^ indicating that most sellers are longer-term residentsyears.

and while pure speculation occurred, it was clearly not a

dominant force in redevelopment.

Table 3. 20 shows a summary of vacant lots in developing

areas inventoried quarterly by the City Planning Department, and

indicates a growing concentration in lot production. In the

western sector, a few lots remain in several subdivisions

but new development is limited to the Springfield area. In

the southwest where staged growth was introduced in the early

1960'S, the current areas are Duggan and Brander Gardens.

The current north and northeastern areas are Castle Downs,

Dickinsfield and Steele Heights. Mill Woods in the southeast

is the only other major development area within the city

boundaries. These seven inner areas accounted for about one-

third of the regions detached starts in 1972. Sixty-five

percent of starts occurred in the five satellite communities

land^.which contain "on stream and most of this is in the

Ibid., p. 180.
St. Albert, Spruce Grove, Leduc, Fort Saskatchewan
and Sherwood Park.

1.

2.
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form of large corporate projects. Predominant among

these are BACM Ltd's Castle Downs development and

Sherwood Park in the County of Strathcona^ where

Great Northern Capital Ltd., Melton Real Estate Ltd.,

Carma Developers Ltd., and Qualico Ltd., may house

30,000 additional people by the year 2000. This situation

appears to parallel the evolution which occurred in eastern

cities during the past decade, as the supply of land designated

for suburban development became increasingly concentrated in

large blocks, owned by the largest firms. As most of Edmonton's

private land banks were assembled in the 1960's at prices below

$4000 per acre, and held at relatively low interest rates,

their production costs are greatly exceeded by current prices.

This relationship between costs and prices translates, in the

view of other actors in land (such as financial institutions,

governments and sub-contractors) as relatively low risk, so

the land-bank owners obtain a self-perpetuating competitive

advantage over other developers. In other words, concentration

in land markets leads to further concentration at the expense

of competition and particularly, the entry of new, smaller

developers. •

1. As Strathcona is essentially a dormitory suburb lacking
community services, it's residents must obtain these in
the nearby city, at the expense of the Edmonton taxpayer.
Attempts by the city to annex the area have been resisted,
largely because residents are satisfied by the availability
of Edmonton's services, and enjoy relatively low taxes due
to the presence of several oil refineries in their area.

155



Table 3.2 1, a summary of new house sales & Multiple

Listing Service sales between 1969 and 1971, indicates that

the new subdivisions do not control the housing market.

The volume of new house sales is about equal to the MLS volume

over the period, although many existing houses are not sold

through the MLS system. While average new house prices are

higher than average existing house prices, the rate of

increase is higher with the latter. Most new houses in

Edmonton receive NHA-approved financing (over 80%) and

these tend to be grouped in the same price range, while

existing house sales include more high and low prices. The

sales volume of both house types fluctuated during the period

and declined in the lower price ranges while rising in the

higher ranges, indicating integration within the housing

market, rather than a domination by any particular seller or

sellers. This points to the interaction between all buyers

and sellers as the source of rising prices,

in the land development function on the supply side, and the

associated low cost characteristics, allows these producers

to capitalize on the cost/price inbalance, but does not mean

The concentration

they create it.

The renewed public land development activity is

intended to directly intervene in this integrated market to

hold prices down while creating an improved environment.

Land uses would be integrated to provide the Mill Woods

communities with a wide range of public and commercial services.

156



TABLE! 3.2 1 EDMONTON RESIDENTIAL SALES 1969-1971

MLS SALES AND NHA-FINAHCED HEW HOUSES BYJ PRICE RANGE.

lEAR ;

RANGES

HOUSE]

Â D PRICE

(EXISTING
EXISTING HOUSES SOLD BY MULTIPLE LISTING SERVICE

PRIMARILY MATURE AREAS

ZONES 1-7 ZONES 3-13

PRIMARILY EXPANSION AREAS

ZONES 14-19 ZONES 20-25

NEW HOUSES, ALL SALES AND ALL NHA -

FINANCE!? SALES AND PRICE RANGES
NHA _ SALES I ALL NEW
TOTAL 'T AS %' HOUSE SALES

NEW HOUSE

REGIONAL TOTAL

TOTAL AS %  PRICE

RANGES (NHA
FINANCED)

I
1969

-under $10,000
-$10,000-$20,000
-$20,000-330,000
-over $30,000
-ALL SALES

-AVERAGE PRICE
1

1969

10 53 163 7%77 23

98 274 -under $21,000
-$21,000-$31,000
-over $31,000
-ALL SALES

-AVERAGE PRICE

385 214 971 44

254 96 278 262 890 40

47 98 26 18817

733 251 613 615 2212

$20,376
99% 1649

$22,897
2368

$21,998$17,821 $23,518 $19,970

1970

-under $10,000
-$10,000-$20,000
-$20,000-330,000
-over $30,000
-ALL SALES

-AVERAGE PRICE
1

1970

41 22 22 41 126 5%

378 100 245 235 958 40 271 16% -under $21,000
-$21,000-$31,000
-over $31,000
-ALL SALES

-AVERAGE PRICE

329 93 314 288 1024 44 1312 79%

29 61 124 25238 11 80 5%

777 276 705 602 2360

$21,742
100% 1663

$25,161
100% 1920

$18,560 $22,314 $22,430 $19,936

1971

-under $10,000
-$10,000-320,000
-320,000-330,000
-over $30,000
-ALL SALES

-AVERAGE PRICE
1

1971

54 17 27 1066 4%

325' 12%
2070! 79%

225, 9%
2620[100%

$25,7091

416 90 221 241 968 34 -under $21,000
-$21,000-331,000
-over $31,000
-ALL SALES

-AVERAGE PRICE

423 126 404 460 1413 50

40 88 154 64 346 12

933 321 787 792 2833

$22,554
100% 3154

$24,562 $23,316 $21,125$19,056

1. MLS zone average prices are averages of averages.



with employment, a diversified tax base, an integrated social

structure including all incomes and age groups, and distinctive

neighbourhoods. Planning is advanced in seven communities

now, and five of these are occupied or on stream  - Lee Ridge

(128 lots sold in one morning of April 1973),Richfield (325

lots sold in 1972 after 1000 prospective buyers applied),

Tweedle Place, Kameyosek and Michaels Park (in the three 600

lots sold to builders in August 1973).^ As the new, $12
million storm sewer allows further production in 1974, Mill

Woods should at least maintain the 1600 lot production level

it reached in 1973, and phasing of the entire project may be

accelerated from a 15-20 year schedule to completion in the

early 1980’s.

The public sales policy is changing as the project

Production costs are in the order of $2200 for

2
land, and $4200 (or $83 per front foot) for full services.

Sales prices have risen from about $5500 in the early sales

develops.

in Richfield to $6000-$8500 in Lee Ridge in the spring of 1973

and on to $6000-$10,000 in Tweedle Place later that year,

early sales generated profit while under-cutting the market

price for comparable lots by about $2000, while in 1973 higher

volumes of sales have occurred at about $1000 below market

The

1. Meyonuhk and Tepaskan should be active by late 1975.
2. Lee Ridge neighbourhood, quoted in McFadyen, Stuart

M. and Christian T. L. Janssen, A Research Design for
the Mill Woods Impact Study. Edmonton: University of
Alberta, Department of Economics, 1973, p. 139.
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Current sales policy chooses buyers by lottery.prices.

and most lots are now being sold, in groups of 5 to 12,

to builders on the stipulation that construction occurs

quickly. Builder sales have been encouraged as many of the

earlier homeowner purchases failed because buyers were

unable to arrange for adequate construction. Economic

consultants have been engaged to examine alternative pricing

policies,^ and it appears likely that a high volume,

slight discount policy will emerge.

Mill Woods is the beginning of a new era in the

evolution of public land policy in Edmonton. Over the past

eighty years the city has promoted private land development

continuously, yet three times circumstance has required

that the public sector assume a more direct role. With Mill

Woods government has again decided to function as  a major

developer, acting in the land market in reaction to

rising prices for the benefit of the entire society. It

is possible that this experience will cool the market

sufficiently that the city can step back to a facilitative

role as Mill Woods becomes depleated. It seems more likely,

though, that the market forces which created the need for

Mill Woods will remain, and that the project will demonstrate

the utility of a permanent public role in land development.

1. McFadyen and Janssen, op.cit.
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3.6 Vancouver

The Vancouver urban region exhibits significantly

different market conditions in both the private and public

sectors*than those found in most Canadian cities. Developable

land appears to be in smaller holdings and its ownership

more dispersed than is typical elsewhere. Public land policy

in Vancouver recently underwent a significant shift in the

direction of increased public control, although the substance

of current provincial and municipal activity in land is not

markedly different than the acts of many western and Ontario

cities. Finally, as aspects of this market have been studied

by academics specializing in land,^

has received considerably more thorough examination than any

the Vancouver situation

other major Canadian city,

in this quickly growing urban region appear to have removed

some volatility from its

Although the special conditions

land market, the typical concen

tration in land development, abrupt price swings and a

current rapid price escalation are evident.

Hamilton, Stanley W. Price Movements in Urban Properties
Facing Development: A Study of West Vancouver, .
Phd. aissertation, Berkley: University of California, 1769.

Ratcliff, Richard u. and Stanley W. Hamilton, Suburban
Land Development, Vancouver: Union of British Columbia
Municipalities, 1972.

White, Philip H. and Stanley W. Hamilton, The Real Property
Tax in British Columbia, Vancouver B. C. School Trustees

Association, 1?7J.

1.

Hamilton, Stanley W. and Ronald Roberts, Condominiums;
Development and Ownership Vancouver:
Real Estate Board, 19^3.

Greater Vancouver
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Table 3.22 contains statistics on the remarkable

population growth, which has occurred in the Vancouver region

through ^he last two decades. While the region's population

has increased by over 15% in each five year period (about

3% per annum) the entire fringe grew by nearly one-half

between 1966 and 1971 and the suburban municipalities of

Coquitlam, Richmond and Surrey continually attracted

disproportion shares of this growth,

boomed during the 1950's, growth slowed in the early 1960s,

and has increased again since 1966.

In general the region

Currently, rising growth

rates are evident in Richmond and Surrey, while the

expansion of the others, and particularly Vancouver and West

Vancouver, is slowing. The companion Table 3.23 summarizes

the residential construction activity which has accommodated

this rising population. Over the period low density, single

and semi-detached construction has declined as a proportion

of all new housing, with a major drop seen during the general

decrease in starts of the early 1960s. Large volumes of high-

density construction in the City of Vancouver coincided with

the regional drop in low density starts, while the suburban

municipalities did not shift to apartment types until the

The four suburban municipalities included in the

table have consistently provided over one-third of the region's

detached starts, as they have built over 40,000 low density

units to accommodate a population increase exceeding 167,000

late 1960s.

people, over twenty years.

161



MPULATION MID P<»PU1AT10H GROVTH

CITy or VAItCOUVBR AP VAWCOPygH UBfcAW mCIOM
TABLE: 3.22

19S1-197I

'DlOPOR^IOtl OF SE&l&MAL fOfXL
POEQIATICW GftCHTB POPULATION

1966-1971 1971

POPULATION GBOIfTR

1961-66
POPULATION

(nuB^riCBl)

1961

1956-61

NUK5K1CAL1A5 %
1966-71

numerical: as %i numerical^ as %
,  1951-56

1971 I NtKSAlCAL1951 1956 1966 AS %

I 69823«863
109,228

410,375
31,987
50.460
81,826
40,916

317,527
933,091

102,256
4 7.OC 5

15,881
4,453
11,661
16.775

12,157

12 66jUWAM COM
|PK1MCE^
j Vancouver
I Meet Vancouver
I Riehnond
I Surrey
I Co^uitlea
I All Othara

IMCXOHAL TOTAL

926,119
156,233 I
426,256
36,440
62,121
98,601
53,073

405,861
1,082,352

31 1443
25,853
6,533
7,137

10,988
11,857
80,558

142,926

5 4 11 39344,833

13,990
19,186
33,670
15,697
134,584
561,960

365,644

19,197
25,978
49,366

20,800
183,832
665,017 790,165

384,522

25,454
43,323
70,638
29,059

236,969

21,011
5,207
6,792
15,696

5,103
49,248

103,057

6 18,678
6,257

17,345
21,472

8,259
53,137
125,148

33 26 14 3 337
835 67 16 23 6

43 11 947 16 21
40 41 8 533 30«

3? 29 34 88,334 28 59 37
19 18 149,261 16 10018 100

Statiatice Canada, Cenaua of Canada, 196$ and 1971. Definitions of Core (1} and Prince <2) by Statiatiee Canada.SOURCES:

TABLE: 3*23 DWELLING STARTS BY TYPE

CITY OF VANCOUVER AND VANCOUVER URBMT REGION 1951-1972

pROPORTioEi 6f nSldtaAL fotJdT
1956-601951-55

DWELLING UNITS STAJtnD

1952-55 1956 I  1966-71
• LOW

Density Starts 'Density Starts

1961-65

I All AllLOW

-60 1972

LOW Density
DSt. S/D

Low fAll

Startej Density Starts
1961-65 1966-71 1972

Low Density
Det. ' S/D

All All High Density; All
I Apt.RCPW

LOW LOW AllLOW [All
Density ' Starts
Low Low All High Density;All

Bow I Apt. staDensity Starts Density Starts Density Starts Density Start) rts

TVAJKODVER I
■TEST VANCOC7VER '
EXOMONO
SURREY
COQUITLAN
ALL OTHERS
MClOMAL TOTAL

5,997
1.230
1,698

9,762
1,320
1,698

4,298
1,516
4,535
7,606
2,450

11,370
31,775

5,814
1,672
4,581
7,761
2,462

20,183
42,473 i 19,064

4,082
1,142
1,987 2,072
2,078
2.560
7,215

22,737
2,778

2,402
2,712

13,690

3,103
1,188
3.133
4,669
2,394

17,635
32,122

23,849
2,565
6,321
7,789
5,067

39,813
85,404

57? 24 518 1,418
N/A 183

2,537 22 36 10 14 9 49 4 28 4 4 10 18
137 2 322 5 5 4 4 2 6 2 3 1 H/A 1 2
630 217 779 1,714

2,490
6 6 11 11 4 4 4 7 4 1 2 6 12

N/A

46,391

1,032 38 130 1,290N/A N/A N/A 18 18 4 5 7  ‘ 05 9 1 9 18
1,074

11,738 13,042
21.737 26,900

1,078 316 34 40 515 905j 4 4 6 6 6 6 3 6 2 4 6P2,969
5,661

146 6401 2,373
1,545: 6,558

6,128
14,096] 44 48 27 48 15 29 21 47 21 1 5 17 43

332 81 100 10075 41 ,  100
i

38 100 40 2 11 47 100

OttC Statistics Division.SOURCE:



The market analysis in Vancouver has focussed

on land for low density housing in these four municipalities

since 1954, In West Vancouver, data was examined concerning

742 of the 2048 separate taxable units of undeveloped land

which appeared on the municipalities assessment rolls in

1968. In the suburban land development study, sections of

land which were undergoing substantial growth were selected

in Richmond, Surrey and Coquitlam, and respective samples

of 1787, 746 and 422 properties were examined. In each case,

the transactional history of the parcel was analyzed, and

the later study considered changes in parcel characteristics

such as size, development, zoning and extent of servicing.

Table 3.24 is a summary of the lot sales and sales prices

found in these studies, with prices deflated to indicate

pure gain or loss in sales values,^

1, Prices were deflated to 1954 values, using a mortage
interest deflator to remove the "costs of capital"
associated with land holding. As this produces a
greater deflation than the Consumer Price Index, it
accounts for more than general inflation, and should
produce values indicative of the pure profit or loss
associated with holding lots during this period,
(i.e.: A lot purchased in Richmond in 1957, and resold
before 1962, probably produced net profits, but would
have created losses if it was resold between 1962 and
1965) .
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LOT PRICES AND VOLUMES SOLD, IN A SAMPLE OF VANCOUVER, WEST VANCOUVER,
RICHMOND AND SURREY PROPERTIES (IN CONSTANT 1954 DOLLARS)

TABLE: 3.24

PERCENTAGE CHANGE PROM PREVIOUS YEAR

WEST VANCOUVER RICHMOND

SALES PRICE SALES PRICE

SURREY

SALES

DEFLATED LOT

WEST VANCOUVER

YEAR NO. OF PRICE

SALES

pyiCE AND SA^S DATA
RICHMOND'^
NO. OF

SALES

'S

LOT PRICE jOTHER DEFLATED LAND PRICES
DEFLATOR^ 'AVERAGE i 3 YEAR MOVING AVERAGE

.  NHA - LOT, ]ACREAGE PRICE IB
VANCOUVER"* ! 3 SAMPLED AREAS

2
URREY

PRICE NO. OF

SALES

PRICEPRICE

% « % % « %

$2,980
3,375
4,014

4,376
4,400

4,175
4,694

4,310

4,870

4,171
3,962

4,263
4,040

4,313

12 11,550'
1,564'
2,110-

2,459:
2,640

2,643
2,651:
2,615-
2,115-
2,048i
2,314‘
2,383|
2,5711
2,724-
2,6621
2,660!
2,4081

27 $2,500
2,417
2,245

2,459
2,240

2,492
2,086
2,185
1,866
1,755

1,074

1,450
1,140

1954 . 158

1955 . 150
1956 109

1957 ^ 108
1958 133

1959 , 131

1960
1961

1962

1963
1964 55

1965

1966 61

1967 50

1968

1969

1970

41

27

29

29

46

1.0 $2,651
2,538
2,695
3,718
4,704
5,026
4,808
4,265

3,693
3,125
2,865
2,547
2,387
2,260

2,139
2,239

2,789

21 42 -5 13 75 1 56 -3 .948
.898

.848

.800

.755

.707

.662

.622

.585

.551

.518

.485

.454

.416

.380

.344

32 29 -27 19 52 35 -31 -7

30 21 -1 9 -6 17 -28 9

218 47 23 1 627 7 124 -8 $2,184
2,199
2,251

2,371
2,222
1,974
1,881
1,821
1, 833
1,806
1,965
2,313
2,440

-2192 26 -5 -12 1 -4 5 11 I
38 23 -69 13 -80 -12 -17
31 15 -34 -6 -18 -1 -35 5

25 1238 7 23 -20 67 -14

22 -14 -13 -1233 -3 -7

21 23 90 -5 -36 13 5 -39
34 23 -16 a 62 3 * 35

2429 33 -5 -15 4 -21

840! -182540 7 6 4 -2638

894;28 30 -30 -2 20 6

18 11 8931 -36 -1 -63

7 2 1,1701 -61 31-9 -82

1. From Hamilton, S. W. Laml Price Movements in West Vancouver, 1949-1967. Phd. dissertation. Berkley;
University of California, 1970. pp. 4-10 and 4-21.

2. From Hamilton, S. W. and Richard V. Ratcliff, Suburban Land Development, Vancouver: Union of British
Columbia Municipalities, 1972. Sales from p. 21, prices extrapolated from Chart 9, and expanded to a
constant, 10,000 square foot lot.

3. Deflators are the reciprocals of an index (1954al00) of con^unded mortgage interest rates used for
NHA - insured loans during the period.

4. CMHC loan applicants estimates.
5. Hamilton and Ratcliff, op.cit., Table 21. Sarnie areas were Richmond, Surrey and Coquitlam.



The highly deflated price data in Table 3.24 is

indicative of many influences which produce change in land

Before deflation, the data used were four series ofmarkets.

increasing prices, with slight declines in all sample areas

during the construction lag of the early 1960s,

were recorded in Surrey in the late 1950s, and again in the

late 1960s, as this market has been somewhat unstable since

Other declines

However, the seriesits- speculative binge of 1950-1955.

indicate relative stability in the sampled markets as the

deflated prices both increase and decrease over time while the

series ultimately rise. As this deflator removed the varying

costs of money from land prices, changes in the deflated values

demonstrate, on average, whether investments in land made or

lost money. In West Vancouver land: made money through

1958 as the new Second Narrows bridge was opening the area for

development; lost briefly around the recession of 1960; then

began a year to year fluctuation,

rose steadily until 1960, lost until 1964, rose as building

picked up in the mid-1960s, then declined slightly after 1967.

Surrey experienced a fluctuating decline throughout the period

The

In Richmond average values

with the market turning up in 1970 as the study ended,

deflated, average price of lots for new detached houses

financed under the National Housing Act rose until 1961,

declined somewhat until 1968, then began increasing again as

low density construction picked up. Acreage prices in the

composite series which included Surrey, Richmond and Coquitlam
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samples rose from $2651 in 1954 to a peak, of about $5000 in

1959, then, in the 1960 recession, began a decline which

continued until 1969. Although acreage prices picked up in

the last two years reported to about $2800 in 1970, it is

interesting to note that this deflated price is only $400

above the deflated prices of serviced lots, indicating that

the cost of raw land, as an input into lot production, has

remained relatively low. In general then, the sampled land

prices in the Vancouver region have increased gradually for

nearly twenty years indicative of the ultimate profitability

of investment in land, while adequate conditions for short

term gains and losses are seen in the occasional sharp rises

or falls.

The combinatioti of the sales volume and price data

in Table 3.24 with the starts data Table 3.23 provides

understanding of the price movements in Vancouver's land

an

In general, the number of sales in the sample declinedmarket.

through the period and prices rose. While this behavior

roughly resembles the traditional economic relationship between

supply and price, in some years supply and price declined

together, and relative increases in supply were sometimes

accompanied by price increases.^ While it is possible that

1. These non-economic movements are seen in West Vancouver
in four of the 14 years studied, in Richmond in 10 of
17 years, and in Surrey in 5 of 17 years.
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this behavior reflects inadequacy in the sample data, it

seems more likely that it points to changes in the relative

demand for lots as the explanation of the increasing price.

Table 3.23 demonstrated that, while the number of low density

starts, and all starts, increased in the region over the

period studied, lower density units decreased in proportion

to about 40% of all new housing,

more people obtained new housing a lesser proportion of this

As this means that while

housing was in the form of detached units, and as lots for

detached houses rose in price, it seems likely that the

demand for house lots exceeded supply.

Dr. Hamilton's analysis augments this superficial

observation of the Vancouver market with considerable detail

In the total Vancouver sample,^and insight,

observed 528 lots and 480 parcels of 2965 acres (average 6.2

the researchers

acres per parcel) located in growth areas in 1949, change

to 1921 lots and 1034 parcels of 1701 acres (average 1.6

Within the sample, then, was considerableacres) in 1970.

subdivision of acreage producing lots and smaller parcels.

Between 1954 and 1970, 1716 of these lots were sold, dominantly

2
arms length" transactions.in regular. Non "arms length

1. Ratcliff and Hamilton, op.cit. This is the composite of
the Richmond, Surrey and Coquitlam Samples.

2. Eighty-six per cent of all sales were deemed to be "arms
length" or normal market transactions. The most frequent
non "arms length" sales occurred between associated
companies, and from builders to buyers conditional on
the builder being contracted to construct a home.

167



sales increased through the period, rising to 25% of total

lot sales in 1966 and reaching 78% in 1970. As lot sales

exceeded lot development in each year, the lot supply appears

adequate. Longitudinal study of individual lots found 60%

were developed, 15% were resold and 24% did not change within

two years of sale, and the ratio of sales to development

declined over the period. In 95% of the cases where developers

purchased lots, the lots were developed within one year. Most

development occurred in subdivisions, and this proportion

increased during the period. Sixty-seven per cent of sub

divided lots were developed within two years of their

subdivision. The high proportions of development after sale,

and after subdivision, indicated there was little, and

decreasing, speculation in lots but the increasing inter

corporate sales reflects declining competitiveness in this

market.

There was a similar increase in non-market

trading of raw acreage holdings between 1954 and 1970,

although the supply remained adequate and land holding became

Eight hundred and sixty-seven of the 1263more dispersed.

acreage sales were "arms length" transactions but over 25%

of sales in each year after 1958 were not, nor were over one-

Turnover remained quitehalf of the 1969 and 1970 sales.

high, averaging 15% per year and on average 177 acres sold for

every 100 acres which developed. These demonstrate an active
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market in raw land, and, as 89% of parcels sold were sub

divided within two years (66% within one year) the market does

not seem particularly speculative. The rapid turnover, and

development, and the fact that these behaviors did not vary

with parcel size, demonstrate an absence of private land banking

which is atypical in metropolitan Canada,

increasing nximber of parcels, and the small and declining

average parcel size, demonstrate dispersed ownership of raw

2
land which is also atypical.

The integration of the acreage and lot information,

and starts data, indicates that lot prices are not "pushed up"

by rising acreage prices. Between 1956 and 1959, as starts

boomed acreage prices rose quickly and lot prices rose slowly.

Starts were relatively low between 1962 and 1967 and acreage

prices fell but lot prices began rising quickly. The researchers

conclusion warrants particular note:

"The evidence indicated that the price of lots
placed on the market was not artificially influenced
by the behavior of prices in undeveloped parcels of
land. In fact, the evidence clearly indicated the
causation to be from lot price to acreage prices,
not visa versa, allowing for the slow readjustment
of acreage prices once the period of rapid increase
is over."

1
The large and

Jack Poole, President of Dawson Developments, Ltd.
estimates 90% of undeveloped land in the Vancouver
region is held by small investors, not realtors.
Vancouver Sun, 7 July 1973, p. 43.
A clear contrast is seen in Table 3.15, the survey of
raw land holdings in the Winnipeg region.
Ratcliff and Hamilton, op.cit., p. 43.

1.

2.

3.
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West Vancouver^ study yields

As it

examined 776 lots which remained undeveloped for 18 years,

The earlier,

further insight into the causes of lot prices.

prices in this sample received minimal "value added

distortion. High turnover is seen between 1953 and 1957,

indicative of the heightened market created by the announce

ment, construction and completion of the Second Narrows bridge.

However, average annual price increases of 18.5% proceeded

the increase in turnover by two years, and declined two years

before the sales rate dropped, suggesting the presence of

2
knowledgeable investors in this market,

skill and/or "insider" status may influence the market,

Hamilton's regression analysis pointed to causation by

Price increases related most strongly

to population growth and rising per capita income,^
4

clearly with rising housing starts and mortgage interest rates.

While investment

demand-oriented factors.

and less

He concluded ...the evidence strongly suggests landowners

takers.^act as price -

1. It is notable that in this municipality of 24,447 acres,
Hamilton reports British Pacific Properties Ltd. has been
the dominant landowner and developer since 1931, holding
2800 acres including 1286 immediately developable acres
in 1968. Hamilton, op.cit., pp. 4-2, 4-3, Al-2.

2. Hamilton, op.cit., p. 4-23.
3. Ibid. ,p.
4. Ibid.,pp. 5-24 and 5-25.
5. ibid., p. 6-5. Thus the price of residential acreage is

ultimately a function of the demand for houses, as each
house must have a lot. More particularly in a competitive
market, as the price of house lots is a residual of house
price, and as acreage price is a residual of lot price,
acreage price is a function of the demand for houses.
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The burden of this research is, then that Vancouver

has had a competitive, active land market although there are

indications that this situation is changing. While acreage

ownership is dispersed and in small parcels. Table 4.7 of the

Development Corporations Survey reports 5,435 acres held by

9 developers, including the British Pacific Properties

holdings.^ Several of these firms only recently arrived n

the Vancouver market and there are indications that larger

2
size land banks.firms are looking for

"arms length" transactions increased dramatically in the

sample areas over the period studied, indicating less

competitive trading. Finally, while detached starts have

remained quite high, lot prices have skyrocketed in Vancouver

between 1968 and 1973 - a certain indication of imbalance

new town Non

in the land market.

The recent actions of the public sector in British

Columbia land markets are often, but inaccurately described

as the most stringent public controls on land in Canada.

The province certainly needs strong controls. Urban British

Columbia is experiencing very high and continuing population

growth. The mountainous province has serious, absolute land

1. The smallest holding found in the survey was 54 acres.
Western Realty announced this intention in 1971
{Vancouver Sun, 1 May 1971) .

2.
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problems as its urban centres are located on and expanding

on an already small stock of vital agricultural land. This

Malthusian problem is compounded on the Lower Mainland, by a

direct physical threat as short-term development pressures

have moved to large expanses of floodplain.^

these real problems, the provincial government has gradually,

but increasingly, acted to protect farmland and is now

developing companion measures to assure a supply of land for

urban use. These parallel programs are emerging in legislation

which is similar in substance to other provincial programs

although the form, particularly of the Land Commission, is

somewhat different.

In the face of

British Columbia's controls on land markets include

the usual range of instruments found across urban Canada.

Vancouver was one of the first municipalities in Canada to use

2
zoning and adopt an official plan, and by 1973 about 80% of

British Colvunbians, including most urbanites, lived on zoned

^  Between 1965 and 1968, 14 regional districts were

incorporated through the urbanized parts of the province to

land.

consolidate growth planning at the regional level,

the Greater Vancouver Regional District's growth plan

In 1966

1. The British Columbia Community Planning Association
reported "...urban settlement on the flood plain could
be wiped out at a tremendous cost in one of our 100-
year floods.
While this may not be a regular occurrence, once is
too much.

2. Vancouver's first official plan was developed between
1926 and 1929.

3. Toronto Globe and Mail, 28 June 1973, p. 47.

(Montreal Gazette, 6 January 1973, p. 6)
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designated 60,000 vacant acres in the "urban one" and "urban

two" categories, for future expansion, in the face of a

consumption rate of about 2000 acres per annum.^ On the

floodplain south of Vancouver, the minimum plot size allowed

without a subdivision plan is 10 acres, while a 5 acre minimxim

2
is employed in other parts of Surrey. It appears, then, that

typical measures to control urban growth have been in place

in Vancouver for some time. However, as the British Colxombia

Federation of Agriculture estimated, in 1972, that 3,000 acres

of Fraser Valley farmland were still being lost to developers

each year,^

applied adequately.

it appears these basic controls were not being

It is not suprising that municipalities in the

Vancouver region have had a "laisser-faire" attitude towards

This is a young, prosperous growing region

and it has been natural not to interfere with a "good thing."

land development.

As landholding remained dispersed, and land prices were

relatively low, there was little public concern about land

development. Municipalities in British Columbia, relative to

those in other provinces, were extra-ordinarily dependent on

the property tax, as it provided up to three-quarters of

1. Vancouver Province, 7 June 1973, p. 6.
^ncouver Sun,'"8~December 1972, p. 57.
Vancouver Sun, 19 December 1972, p. 13.

2.

3.
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their revenue.^ This gave them a financial incentive to allow

development, as it expands their tax base and borrowing power -

the latter being particularly important as most lot services

are provided on a local improvements basis. Also, as the

courts disallowed attempts by municipalities to extract cash

imposts from developers, the tax base and transfer payments

from other governments remained the only sources of municipal

revenue.

Against this background of extant controls, rising

prices, agricultural needs, growth pressures, and municipal

finances, the provincial government acted in late 1972 to

An Order in Council under therationalize land development.

Environment and Land Use Act halted all subdivision and

applications to subdivide agricultural land as of 21

December 1972.

of the governments intention concerning farmers incomes,^
and definition of agricultural land^, respectively.

Farmers and developers demanded clarifica

On

tion

January 16, 1973 the provincial Minister of Aariculture

announced the freeze applied to all land classified, 1, 2, 3,

^ and on 224 and orchard under the Canada Land Inventory,

February 1973, Bill 42, the Land Commission Act, was introduced

It proposed the establishment of agricultural.in the legislature.

White and Hamilton, op.cit., p. 2.
Vancouver Sun, 19 December 1972, p. 13.
Financial P^t, 13 January 1973, p.
Vancouver Province, 17 January 1973, p.

13.

1.

2.

3.
9.4.
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parklands, greenbelt and landbank reserves in the province's

urban regions retroactive to the freeze, under the adminis

tration of a commission having a budget of $25 million for

land acquisition. A month later, the government ammended

Bill 42; to specify that the Commission could designate

only agricultural lands; to provide for advice from the

2
regional districts in determining these reserves;

that no compensation was to be paid to owners because of the

agricultural zoning; and to allow limited building to occur

on farm land. The commission was authorized to purchase

to ensure

land for park, greenbelt and land bank use.

Bill received final reading on April 16, 1973, and a month

The ammended

later the commissioners, chaired by a lawyer and land

specialist, were announced.'^ By late June the Commission

was prepared to consult with the regions, with maps covering

4.5 million acres of the main agricultural land, prepared

by the provincial Department of Agriculture. On 4 July, 1973

an Order in Council activated that section of Bill 42 which

required the regional districts to prepare land use plans

4
for their jurisdictions within 90 days. In less than one

1. 21 March 1973.

The regional districts were required to hold public
hearings and present a plan within -90 days . This device
also established an avenue for appeal by any landowners
affected by the designations.
The Commission appears to have an urban, but not
necessarily pro-development, orientation in its comoosition.
Other members include a planner, a business man, an
ecologist, and a farmer.
Vancouver Province, 6 July 1973, p. 10.

2.

3.

4.
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year a strong system of zoning to protect British Columbia's

diminishing agricultural land was in place.

The Land Commission is inaccurately regarded as

a unique coercive instrument which interferes with landowner's

rights to develop property. Zoning, by definition is the

society's determination of the way in which an owner may use

land. In general, there is no question of compensation -

the society has traditionally had this right of determination.

In urban Canada strong and specific zoning is commonplace,

is increasing,^ particularlywhile its use in rural areas

in counties near urban centers. Bill 42 is unique, however,

in the provisions for local and citizen input in the

designation process and the location of the ultimate land use

decision in a quasi-judicial board at the provincial level.

While this process gives a voice to local interests at the

time of the original designation of agricultural land, there

after the ability to change this zoning is removed from the

local or provincial political arena - hopefully to a safe

1. In most rural areas, while there is still little zoning
of a form that specifies land use, there is a conceptually
more absolute form of public control over individuals
property. This is in the form of requirements that
building permits or severances must be obtained from the
municipal council before land can change use. These can
be granted, or withheld, quite arbitrarily, while some
type of zoning at least codifies "the rules of the game".
Rural zoning or reference to a municipal "plan" are
rapidly increasing as criteria for use in granting
municipal consent to applications to change land use.
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repository which will conserve farmland to assure  a future

for British Colvunbians. While agricultural zoning occurs

across Canada, no other government has acted this disinterestedly

in attempting to remove a long-term resource from short-term

needs and greeds.^

At the same time Bill 42 is sealing urban British

Columbia from the surrounding fertile soils, con^onion

measures are evolving to assure that cities have adequate

Before Bill 42 was tabled,thesupplies of land for their growth.

Municipal Affairs Minister, James Lorimer, announced the

provincial government intended to spend over $5 million to

acquire development land in 1973, primarily in Vancouver and

2
Victoria. In March, 1973 this progreun announcement was

expanded to $8.8 million in the Greater Vancouver region, and

$25 million in the entire province, of which $15 million was

to be provided by the province.^

had appointed Lome Nicholson to be Canada's first cabinet

minister solely responsible for housing, and this ministry had

acquired 150 acres and was negotiating for another 350 acres,
4

to begin a public land bank,

essentially an ad hoc program, with a budget of about $10

million under the British Columbia Incentive Fund Act.

By July, 1973, the province

This activity is still.

1. Optimistically, it is noted that A1 Larson, President of
the Alberta Real Estate Association predicts this principle
will be copied across Canada. Toronto Globe and Mail,
26 May 1973, p. B-2.

2. Vancouver Province, 31 January 1973, p. 6.
3. Vancouver Province. 6 March 1973, p. 9. $10 million was to

be obtained from the federal government.
4. Toronto Star, 7 July 1973, p. 19.
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The housing minister has also announced the government is

considering land developments to be marketed on a leasehold

basis, on the 1700 acre University of British Colxunbia

Endowment Lands, the 650 acre former Blair Rifle Range in

and a 200 acre tract on Burnaby Mountain.^

Although the province's land banking program is not clearly

defined yet, it appears to be departing from the previous

North Vancouver,

municipal practice in British Columbia, which was to use public

2,3
These current andland development to generate revenue,

proposed assemblies are generally larger projects with longer

terms than those undertaken by Vancouver's private sector.

and as the government is moving rapidly in this program area.

it seems the underlying public policy is to move the market

Finally, at thetowards more comprehensive development forms,

same time it is strengthening the public role in land, the

In mid-1973, theregovernment is promoting private development,

were 29,000 acres of undeveloped land zoned for urban use

within the Greater Vancouver Regional District, with provision

to develop 6,700 acres as 40,000 single family houses, and
4

1,450 acres as 60,000 multiple units, before 1980.

the government is gearing to support a boom in private develop

ment and construction, with increasing public involvement in

In effect

the former as the growth proceeds.

1. Vancouver Sun, 12 July 1973, pp. 1 and 2.
2. One example is Vancouver's massive Champlain Heights subdivision.
3. HUDAC reported several municipalities on the Lower Mainland

made over one million dollars each, from land assemblies,
in recent years. (Calgary Herald, 25 August 1972, p. 26.)

4. Vancouver Sun, 5 July 1973, p. 18.
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while the Vancouver urban region faces real

limitations due to its geographical location and the

necessity to protect farmland, its land market seems to be

among the most competitive in Canada. Undeveloped land is

in small parcels under diverse ownership, and where large

block holdings are emerging,.they are owned by the various

levels of government in the region,

land prices rose and fell, while gradually advancing at a

rate slightly above the rising costs of capital,

in the past few years a rapid, demand oriented increase in

land prices is evident, although behavior in the market

seems to indicate the supply is adequate and competitive.

Development plans announced by governments indicate that

this adequacy will continue for several years, that they

are acquiring a public supply for future use, and that

agricultural land will be protected,

market conditions and public policies, land development in

Vancouver is proceeding with less difficulty and volatility,

and more restraint than is characteristic of high growth

centres elsewhere.

Until the late 1960s

However,

As a result of these
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3.7 Metropolitan Land Development - On Overview

These case studies have demonstrated a number of

recurrent patterns in urban development which add the

dynamics of growth to the stock and basic market data of

The form and process of a region's land develop

ment allows new housing stock to be placed on the market,

determines the nature of the urban environment, and contains

Section 2.

its own constraints on the manner and extent of short-term

change which can occur in that region.

In the regions studied, the development of new

land is becoming increasingly concentrated in terms of the

distribution of all low-density housing, the number and

size of growth locations, and land ownership in these

locations.^ Regional planning is focussing growth at
2

relatively few manageable locales to protect farmland

while providing the widest range of public and commercial

services at the lowest unit cost to the people who will

inhabit the new developments.

These types of concentration were not as evident in
Vancouver.

A recent thesis examined causation in the pattern of
spatial growth in London, Ontario between 1875 and 1970.
Until 1950, the region expanded contiguously, maintaining
the same shape through increasing sizes. After 1950, the
negative controls of planning halted expansion in some
directions, and where growth occurred, it was usually
contiguous. See Millward, Hugh A. Simulation of Urban
Spatial Growth, with reference to London, Canada and
West Nottinghamshire, England. Masters Thesis, London:
University of Western Ontario, Department of Geography,
1972.

1.

2.
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Large scale projects are encouraged at these locations, as

both market forces and planning tendencies favour compact

integrated communities with industrial, commercial and

recreational facilities accompanying new residences,

recognition of the financial implications of this expansion

form, large specialist land development firms have formed

and assembled tracts in the designated or likely growth areas..

This mixture of concentrative forces tends to limit

In

competition from smaller, dispersed sites where entrepreneurs

and governments cannot achieve comparable scale economies

in development. While it is apparent this structure does

not promote competition, the Vancouver example illustrated

that competition alone does not produce low land prices, so

policy proposals that would break up the concentration with

the expectation of consequent price declines appear

inadequate. Concentration in regional land development is

a fact, but at this stage of analysis the fact has not been

shown to be a problem.^

The case studies showed growing tendency for the

public sector to enter this concentrated system with it's

In Ottawa and Toronto large

public tracts were recently assembled for development.

own stocks of residential land.

Edmonton and Vancouver have begun marketing public lots and

It is noted that widespread publicity has been given to
claims that concentration, in itself, is the problem.

1.
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a large publicly owned land bank was purchased near Kitchener

and has received a partial growth designation.^

Finally, the case studies showed a tendency for

land market phenomena which emerge in southern Ontario to

Planning at the level of

the urban region spread across Ontario from the south in

the late 1950s, and grew in Winnipeg and Edmonton during

Toronto's private integrated "new towns"

began nearly 20 years ago while Ottawa's emerged with the

Greenbelt in the late 1950s and Edmonton's are now emerging

occur, later, in other cities.

the mid-1960s.

Thisfrom assemblies undertaken in the mid-1960s,

spreading pattern can be useful to the smaller metropolae

as they can draw on the experience of the central cities

when preparing themselves for change, and design more

comprehensively than their predecessors.

It is sometimes claimed that substantial acquisition
by governments removes land from the market and drives
up the price of the remaining raw acreage in private
hands - this effect is not evident.

1.
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4.0 LAND DEVELOPERS - PRIVATE AND PUBLIC

Two types of developers own, hold, develop and

market the new land on which Canadian cities expand,

are private firms, usually large, specialized public stock

corporations, and the various government departments and

agencies which undertake public land assembly projects.

The former are widely reputed to be the cause of current

These

levels of house and land prices, while the latter are often

proposed as the solution to high prices. This section is

an examination of the activities of both developer-types,

directed to determining the nature and extent of their

respective activities, and any significant differences

between the two.

The purpose of this examination is to complete

the presentation of data concerning land markets, by

describing major structural and operating characteristics

of the land development industry,

preceeding sections, superficial,as it is directed to

determining concise, salient highlights of developers'

diverse activities, and depth of detail is foregone in this

The overview which emerges from this type of

analysis provides useful insight for the development of

policy at macro levels (nation, industry, region) and for

the medium to long term, but is not particularly useful to

policy making at a municipal level or for short-term

This research is, like

process.
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The diversity of this subject matter is complicatedpurposes.

by the relative absence of research concerning the entire

This overview, and five other

assemblages of information^ comprise the Canadian effort in

land development industry.

this field to date.

The nature of land development has been changing

during the last twenty years as this activity is undertaken

by progressively few, increasingly large, specialist groups.

A number of sources indicate a growing concentration in the

Table 4.0, a summary fromproduction of residential lots,

the Winter Lot Inventory described previously, indicates

that subdivisions have become larger in each city reported.

While this is a very roughthrough the study period,

its relationship to all land developments is notsample as

determined, it does illustrate a widespread trend to larger

Barker, Graham, Jennifer Penney and Wally
Kitchener: Dumont

These are:

Seccombe, Highrise and Superprofits,
Press Graphix^ 1973.

1.

Aspects of Developer
Toronto:

Chamberlain, Simon B.
Behavior in the Land Development Process,
University of Toronto Centre for Urban and Community
Studies Research Paper No. 56, 1972.

Lewinberg, Frank Robert.
Economy of Urban Land and Housing;
Masters Thesis, Boston: Massachusetts Institute of
Technology, 1973.

Towards a Political

The Canadian Situation.

Lorrimer, James. A Citizens Guide to City
Politics, Toronto, James Lewis and Samuel, 1972^

Roberts, C.J.B. A Survey of the Canadian
Homebuilding Industry, Background Study for the Task
Force on Low Income Housing, Ottawa: CMHC, unpublished
1971.
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TABLE: 4.0 AVERAGE NUMBER OF LOTS PER SUBDIVISION

FOUND IN WINTER INVENTORY- NHA

ACCEPTED SUBDIVISIONS - VARIOUS CITIES

AVERAGE NUMBER OF LOTS PER SUBDIVISION

19711969 19701967 1968

URBAN REGION

197319721965 1966

50.7

96.8

101.8

129.0

153.1

45.0 306.3

143.9

58.0

122.3

140.9

11.1

116.0

77.9

50.2

136.5

94.2

33.1

93.1 I 77.5

52.2Halifax

Hull

Ottawa

I Peterborough

Toronto

Kitchener

Winnipeg

Edmonton

Calgary

AVERAGE LOTS t’ER SUBDIVISION [(ARITHMETICAL)
27.3 ; 28.3 ! 65.0

58.4 20.4

85.4

55.1 71.7 58.0

94.3

67.8

41.0

92.3

92.9

57.4

267.1

114.7

35.8
\I

90.6

68.2

26.0

117.8

55.9 123.5

22.7 41.0

124 .'8 I 184.7

69.3

125.6

73.3 ! 98.8

92.2

132.470.5

94.9 i 92.4 I 98.3

198.6 183.1

156.4 ! 189.6

129.1

222.6

 ' 168.7 I 226.0

89.1 ' 45,7 113.5 | 139.7 I 165.2

123.394.6 88.7 : 104.975.1

SOURCE: Calculated from data in Table 2.14



similar indications were seen in Tables 3.3/ 3.6projects.

and 3.20/ which, described subdivisions in Ottawa, Toronto

and Edmonton, respectively. Table 4.1 is a report on all

building firms that received direct loans under the National

Housing Act between 1961 and 1972.

financed units are built by direct builder loans, and about

As about 35% of all NHA

50% of all starts are currently financed under the National

Housing Act, this table is a sample of approximately 15%

of all residential construction in Canada. In this sample.

the nximber of builders stayed relatively constant from 1961

to 1973, while the number of small builders declined

slightly, and the number of medium and large building firms

The production of units by medium-sized

firms stayed relatively constant, despite their increased

increased slightly.

numbers, while small firms' production dropped by about

one-third, and large firms production more than doubled.

In 1973, over 40% of all new residences surveyed were

produced by the 4.3% of building firms which construct over

Table 4.2 reports another survey.100 units per annum,

undertaken by questionnaire in 1971, which produced a

similar indication of concentrated production. It found

that, in 1970, the 20% of all builders who construct over

100 units, produced 80% of all new housing units, 87% of

large" firms also develop land, and 39% of them

consider land development a most important aspect of their

these
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lABLE: 4.1 STimCTUHE OF BUILDERS RECEIVING DIRECT HHA LOANS CAWAPA. 1961-1973

2TEAR RESIDENTIAL UNITS STARTED

BY ALL BY DIRECT

Z OF

NHA UNITS

BY DIRECT

BUILDER

LOANS

BUILDERS

RECEIVING

DIRECT

NHA LOANS'^

Z CHANGE FROM

PREVIOUS YEAR

DIRECT

BUILDERS

DI

PROPORTIONS OF DIRECT NHA ACTIVITY BY BUILDER SIZE

SHALL FIRMS

(UNDER 26 UNITS P.A.)

Z OF FIRMS

MEDIUM FIRMS

(26-100 UNITS P.A.)
LA

BUILDER

LOANS'^

RGE FIRMS

(OVER 100 UNITS P.A)
Z OF UNITS Z OF FIRMS Z OF UNITS Z OF FIRMS Z OF UNITS

HRA RECT

UNITS
1

LOANS

1961 59,870

48,003

SO 267

55,349

54,842

51,529

63.208

72,242

82,061

106,553

129,244

132,972

132,969

51.1Z

57.9Z

67.4Z

55.4Z

54.9Z

50.7Z

41.2Z

33.8Z

22. IZ

40.2Z

40.6Z

39.3Z

34.4Z

30,559

27.858

33.852

30,647

30,163

26,114

26,134

24.402

18,146

42,803

52,554

52,229

38,537

2415 88.6Z

89.2Z

88.6Z

87.5Z

88. OZ

40.2Z

41.9Z

35.7Z

35. IZ

37.4Z

41. OZ

42.3Z

34.IZ

30.2Z

24.4Z

27.7Z

25.IZ

21.8Z

9.7Z 35.7Z

36.7Z

33.8Z

35.02

38. OZ

36. OZ

34.4Z

36.6Z

32.7Z

27.7Z

35.2Z

34. OZ

34.9Z

1.7Z

1.5Z

1.8Z

24.IZ

21.3Z

30.4Z

29.9Z

24.7Z

22.9Z

1962 2264 -6.3 -8.9 9.3Z

1963 2481 9.5 21.5 9.5Z

1964 2226 -10.3 -9.5 10.3Z

10.IZ

9.3Z

10.IZ

2.2Z

1965 2334 4.8 -1.6 1.8Z

1.4Z1966 2158 -7.6 -13.5 89.2Z

89. IZ

88.2Z

86.3Z

84.2Z

83.2Z

80.9Z

81.IZ

1967 2206 2.2 NIL 1.4Z

1.9Z

3.0Z

4.1Z

3.7Z

23.IZ

29.2Z

37.OZ

47.7Z

37.IZ

40.9Z

43.2Z

1968 1763 -20.1 -6.7 9.8Z

1969 1154 -34.6 -25.7

135.8

10.7Z

11.7Z

14.9Z

14.7Z

14.6Z

1970 2151 86.3

1971 2623 21.9

-7.8

-24.9

22.7

1972 2419

1816

-6.2

-26.2

4.3Z

4.3Z1973

SOURCE: 1. CHS - 1973. Table 14, p. 14, Includea NHA loane, aids to low Incooe groups and other loans under Section 58-59.
2. CHS - 1965. Table 83, p. 71, for 1961 to 1965 data.

CHS - 1973. Table 108, p. 87, for 1966 to 1973 data.
Proportion totals Inexact due to rounding.



PROJECTED STRUCTURE OF RESIDENTIAL BUILDING AND DEVELOPMENT

INDUSTRIES FROM HUDAC SAMPLE - 1970

TABLE: 4.2

DEVELOPMENT INDUSTRYBUILDING INDUSTRY

INDICATED

NUMBER OF

FIRMS* BUILDER/DEVELOPERS

% OF % OF

BUILDERS THAT

DEVELOP LAND**

INDICATED

NUMBER OF

DEVELOPERS**

% OF

ALL UNITS ALL

BUILT*

SIZE OF FIRM

Small

(1-25 units
per annxun) 42% 48511554.5% 55%

Medium

(26-100 units
per annum) 37872%52525%14.5%

t

Large

(over 100 units
per annum) 87% 36542020%81%

1228.100% 2100100%

*Firm size definitions and corresponding percentages extrapolated from Figure 4.1b
and 4.1c in Charney, op.cit., October 1971 draft.

**Numbers calculated on the assumption that there are 2100 builder/developers in Canada.

SOURCE:



operations

operators and developers summarized in the taxation

statistics in Table 4.3 shows the same pattern of concentra

Finally, the asset structure of real estate

tion. If the largest 94 firms {0.8% of all firms) each held

the minimum $5,000,000 in assets in 1970, their holding

would about equal the maximum holdings of the 4592 firms

(41.3% of all firms) which form the "small" category. This

body of data, albeit inconclusive, strongly indicates the

progressive concentration of land development in the largest

development firms.

Table 4.4 provides some indication of the variance

in the structure of the building industry across Canada and

during the last decade,

data as Table 4.1, builders receiving direct NHA loans, by

city, every third year from 1961 to 1973 inclusive.

The table reports the same type o

The

f

In 1971 Melvin Charney, an architect contracted to the
Task Force on Low Income Housing at CMHC, in cooperation
with the executive of the Housing and Urban Development
Association of Canada, mailed a questionnaire to the
entire HUDAC membership of 3,245 firms. He received
431 responses of which 81 arrived too late for analysis,
so his study reports 10.7% of the HUDAC organization.
From the questionnaire he concluded that HUDACs 1700
builder/developers produced 67% of Canada's housing
starts in 1970, with the remainder produced by
individuals and about 400 other firms. Table 4.2 uses
this total figure of 2100 firms as representative of
the entire building/developing industry in 1970, which
receives some corroboration in the data in Table 4.1.

Charney, Melvin et al. The Adequacy and Production of
Low Income Housing, Background study for the Task Force
on Low Income Housing at Central Mortgage and Housing
Corporation, unpublished draft, July 1971.

1.
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TAXABLE INCOME OF REAL ESTATE OPERATORS AND DEVELOPERS
REPORTING POSITIVE TAXABLE INCOME BY ASSET SIZE - 1969 AND 1970

TABLE; 4.3

% OF

TAXABLE INCOME

TOTAL TAXABLE

INCOME

% OF

FIRMS

NUMBERTOTAL ASSETS OF

FIRMS

AVERAGE

TAXABLE

INCOME

OF

FIRMS

1969

15.2%$26,641,000.4,587 41.5%$5,807.93$100,000.Under

21.1%37,045,000.28.1%3,106$11,926.91$249,999.$100,000

31.2%55,004,000.2,694 24.3%$20 ,417.22$999,999.$250,000 -

16.4%28,849,000.550 4.9%$52,452.73$1,000,000 - $4,999,999.

16.1%28,021,000.1.2%90$311,344.44plus$5,000,000 -

100.0175,560,000.100.011,027$ 15,920.92Total

1970

14.8%$25,800,00041.3%4592$5,683.79$100,000.Under

21.1%$36,800,000.28.6%3174$11,594.20$249,999.$100,000.-

30.4%$52,900,000.23.8%2650$19,920.75$999,999.$250,000.-
18.5%$32,200,000.5.5%602$53,521.59$1,000,000.- $4,999,999.

plus$5,000,000.-
15.2%$26,200,000..8%94$278,723.40

100.0%$173,800,000.100.0%11112$ 15,641.65Total

SOURCES: Statistics Canada Corporation Taxation
Catalogue Number 61-208 Annual^ 1965and 1970,Table 7.



TABLE 4.4 STRUCTURE OF BUILDERS RECEIVING, AND HOUSING UNITS PRODUCED BY, DIRECT
LENDING UNDER THE NATIONAL HOUSING ACT. BY SIZE OF FIRM, 1961-1973

SMALL BUILDERS (1-25 UNITS PRODUCED ANNUALLY)
PERCENTAGE OF ALL
UNITS PRODUCED
1961 1964 1967 1970 1973

PERCENTAGE OF
ALL BUILDERS
1961 1964 1967 1970 1973

LARGE BUILDERS (MORE THAN 100 UNITS PRODUCED ANNUALLY)
' PERCENTAGE OF ALL
UNITS PRODUCED

1961 1964 1967 1970 1973

PERCENTAGE OF ALL

BUILDERS
1961 1964 1967 1970 1973

CMHC OFFICE

HALIFAX

ST. JOHN'S

FREDERICTON
CHICOUTIMI
QUEBEC
MONTREAL

91X 94% 98% 98% 93%
100 100 90 87 83
82 92 94 87 75
100 100 100 94 92

96 95 95 88 97
79 82 82 70 75
N/A 81 85 68 74

63% 62% 85% 45% 32%

100 100 40 48 37
32 42 55 39 27
100 100 100 73 72

63 70 63 33 79
34 36 40 18 19

1% 3% 0% 50% 49%

0 0
0 0

0 0 0 0
0  0 0 4 41
1 3 1 7 4 14 20 17 51 31

HULL

70 73
N/A 25 42 7 7 N/A 3 10 13 N/A 27 69 78

78 74
OTTAUA

PETERBOROUGH

TORONTO
HAMILTON

KITCHENER

ST.CATHARINES
LONDON

WINDSOR

SUDBURY

THUNDER BAY
WINNIPEG

REGINA

SASKATOON
CALGARY

ED^«NTON

VANCOUVER

VICTORIA

74 82 83 11 22 20 7 7 11 4 5 14 10 72 38 49
100 100 97 96 88 100 100 84 86 69 0 0 0 0 0
84 58 69 49 19 44 10 15 5 3 2 9  12 21 57 17 54 61 79 87

55 48

23 16

■87 90 83 75 71 78 55 49 14 20 1 1 6 9 10
96 94 87 89 83 76 55 38 43 30 1 3 2 1 21 260
96 96 94 8193 81 78 72 67 34 0 0 0 0 0 0
94 88 89 88 88 65 51 53 41 49 0 0 0 0 0
92 80 80 86 64 44 13 49 39 7 7 0 4 58 31

100 94 95 79 83 100 75 76 29 28 0 0 0 0 0 0
70 61 81 69 60 27 20 21 11 8 7 0 8  20 33 27 58
90 85 85 85 79

85 96 88 87
66 80 73 72
81 76 62 73
92 86 84 91

34 28 26 19 12 4 3 6 8 8 46 45 48 63 59
65 16 36 64 41 26 0 0 20 0 39
69 21 21 31 35 17 6 3 2 0 5 24 20 20

75 63
37

85 16 13 11 12 18 7  n 9  13 7 65 65 46
88 40 50 47

59 40 47
100 100 40

30 39 3 1 25 29 16 0  46 33
94 94 93 78 24 12 1 2 2 3 7 28 34 38

0  31
55 48

100 100 93 85 91 24 50 0 0 1 3 0 23 0

AVERAGES (24) 85 87 88 82 78 54 50 49 33 29 1.5 2.3 1.8 4.5 6.2 12 19 15 32 29

SOURCES: CMHC, Canadian Housing Statistics, 1973:
1970:
1967:
1964:
1961:

Table 108, p. 87.
Table 105, p. 84.
Table 87, p. 82.
Tables 78, 79, pp. 68, 69.
Tables 72, 73, pp. 46, 47.



table contains "proportion of total" data for large firms,

whose total annual production exceeds 100 housing units,

and small firms producing up to 25 units per annum - figures

for medium-sized firms may be interpolated.

In most cities, this data indicates over 90% of all

builders are small firms but they produce less than 30% of

all new housing, and both of these proportions have declined

In Fredericton, Montreal, Hull,during the last decade.

Ottawa, Hamilton,' Thunder Bay, Saskatoon and Calgary, about

three-quarters of all firms are small firms, and they account

Large firms comprise 5-10%for 10-20% of total production,

of all firms in Ottawa, Hamilton, Winnipeg and Vancouver, and

produce between 50% and 80% of all new housing,

and the smaller m.etropolae under 5% of firms are large, and

their production ranges between 30% and 60% of the total.

In Toronto, nearly 60% of all builders are now large, and

they produce nearly 90% of all production, as the numbers of

small and medium-sized firms have declined sharply.

Fredericton, St. John's, Chicoutimi, Peterborough, St.

Catharines, London and Sudbury do not have large builders

yet, but the proportions of their new housing built by small

firms is declining in favour of medium-sized builders,

sample demonstrates, then, that while the small builder

dominates the building industry numerically, in terms of

production most new housing is built at large scale by the

bigger operators, and this situation is common across Canada and

In Montreal

This

192



is increasing.

Several conditions which emerged in the land

development milieu of the last two decades have facilitated

and encouraged this change towards a concentrated structure.

The introduction of government-insured mortgages removed

considerable risk from housing production, with the intended

effect of attracting investment capital during the post-war

period when many young families needed houses. However, as

large scale and organized investment usually locates with

experienced management and bigger, more inclusive projects,

this government initiative facilitated the capitalization

of the larger firms. During the 1950s, governments

assembled unprecedented large tracts of land for future

development in several centres, providing an example which

the private sector quickly followed. The pressure on

municipal finances caused by rapid suburbanization during

the 1950s led municipalities to shift responsibility for

subdivision services forward to developers, creating a

formidable financial obstacle for the small producer. At

the same time, the economics of production were working for

the bigger firm.s, as they incurred lower unit costs through

volume production, and began structural integration to

The strengthening of localfurther reduce their expenses,

and regional planning and the requirement for better services,

and commercial and industrial facilities in new developments

have accelerated this process as only larger firms have been
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able to hold substantial land inventories which can mesh with

advance growth planning. Finally, the snynergy of these

various factors attracted "big" capital into land development

during the 1950s and 1960s^ and the consequence is an

industry with a deep-seated concentrated structure.

As this data has indicated that most new residential

lots in metropolitan Canada are now produced by the larger

developers, the remainder of this examination focuses on

these major public and private enterprizes.

then, is on the majority of land development rather than the

majority of developers.

This emphasis

4.1 Land Development - The Private Sector

This; overview of private development focuses on

about sixty firms which produce most of the new residential

land in metropolitan Canada. It examines their position in

the development industry, their characteristics and activities.

a survey of their assets, and a sample of their operations.

It shows private development corporations are well organized,

diversified, vertically and horizontally integrated, long

term producers who have and can hold a major share of the

land markets in metropolitan areas.

A survey of 100 of Canada's largest development corpora
tions found 8 firm^s were incorporated or active before
1940, 4 firms entered the industry during the 1940s, 31
firms entered during the 1950s and 57 entered during the
1960s.

p. 17.
See Clark, Penney and Seccorabe, op. cit., Table B

1.

.

194



It is estimated that the land development industry

now comprises 1300 firms^ about 400 of which operate in

metropolitan areas. The Housing and Urban Development

Association of Canada, which consists primarily of builders,

had 1305 members in metropolitan Canada in 1973, from a

total of 4000 member firms and individuals.^ If this

membership parallels the structure found in Charney's
2

sample, about 400 HUDAC members, including 120 large

firms, develop land in metropolitan areas.

Development Institute includes only developers, and has 140

member firms, all of which are located in metropolitan

, and one-half of which have head offices in Toronto.^

The association of the largest developers, the Canadian

Institute of Public Real Estate Companies is also

The Urban

areas

metropolitan based and has 23 members. It appears, then.

that about 30% of the total land development industry

operates in metropolitan areas, including nearly all of the

There are probably 120 to 140 of these large firmslarge firms,

active in metropolitan Canada, and while they comprise

about 30% of metropolitan producers, they probably account

for over three-quarters of metropolitan lot production.

1. Calculated from the membership list in The Canadian
Real Estate Annual, 1973 edition, Toronto: Maclean-

Hunter, 1973, pp. M-34 to M47.
Table 4.2.

Canadian Real Estate Annual, 1973, op. cit., pp. M-65
2.

3.

to M-68.
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4.1.1. Major Assets of Private Developers

This examination is focused on about sixty of the

largest metropolitan developers. The size and composition

of this sample primarily reflect the availability of data -

although it is likely that it includes all of the major

developers in Canada. Data was obtained from a variety of

sources - the firms themselves, their annual reports and

investment prospectuses, trade magazines, planning studies.

and newspaper reports. Most of the data was assembled as

part of the Development Corporations Survey , an assemblage

of information concerning the assets, operating locales,

and ownerships of sixty firms,

is summarized in Table A-9.

This survey and its sources

The survey is not exclusive -

it reports those assets described in the sources listed.

but the completeness of this coverage varies from firm to

firm. This section describes the assets, and particularly

the land held by the firms, comments on their significance,

then integrates this data into an overview of the metro

politan private development industry.

Table 4.5 lists the major assets found in the

survey,owned by sixty development firms in twenty-four

different metropolitan areas. Forty-seven firms hold 119,192

acres (186 square miles) of land, including 34 firms which each

own more than one square mile. Forty-five firms own 50%

or more of 272 subsidiary companies, and 21 of them have

lesser proportions of ownership in 103 affiliated firms.
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Forty-two firms hold 95,174 apartment units, including 13

firms with 123 apartment buildings.

223 office and other commercial buildings, while 23 firms

have nearly 26,000,000 square feet of commercial space.

While these commercial and apartment figures may appear

large, the survey is particularly incomplete in these areas.^

Finally, twenty-seven firms have 185 shopping centres and

sixteen firms own 38 hotels.

Twenty-nine firms have

Despite its incompleteness.

this summary demonstrates that Canada's largest developers

have immense holdings of real property, with considerable

diversity in the largest firm's portfolios and marked

specialization in the assets of a few firms.

A few examples provide perspective on the

significance of these holdings, as their relevance is easily

lost in a numerical aggregation like Table 4.5. In the

"Acreage Held" column. Headway Corporation has 1252 acres in

seven cities. This includes 1190 acres in Thunder Bay, a

holding which, according to one analyst's report, is:

giving it a virtual monoply on land

1. The Cemp Investments portfolio illustrates the under
statement contained in the commercial assets as reported
in the survey. While the survey found about 26,000,000
square feet of commercial space, and 223 buildings, with
only 14 buildings held by Cemp Fairview, this company
holds over 10,000,000 square feet of space, including
about 6,000,000 in 10 of its office structures. See
Ludwick, A.M. and K.W. Simpson "The Case of the Missing
Property, OR, When Does 50% - J?" pp. 17-29 in Canadian
Chartered Accountant, April 1973.
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sales''.^ Minto Construction owns about 8000 apartment units,

most of which are located in surburban Nepean Township, which

2
had a total of 5775 occupied rental dwellings in 1971. The

data on commercial buildings and space underscore the giant

towers with which firms like Campeau, Trizec, Olympia and

York, Marathon and Cemp have catalyzed the rebuilding of the

cores of first Montreal and Toronto, then Vancouver, Calgary,

Edmonton, Winnipeg, Ottawa and Halifax, during the last

decade. Finally, the 185 shopping centres surveyed include

most of the huge suburban regional centres which drastically

changed Canadian shopping patterns during the last generation.

The real impact of the large developers operations on urban

life, from city form to living, shopping, working and

recreational activities is not quantifiable but lies below

the surface of the large numbers in Table 4.5.

Table 4.6 gives some perspective on the size and

operations of these major developers,

the total value of assets, gross revenue and source of profit.

Twenty-six of

these firms are included in the Development Corporations

Survey, and, as all the firms in this table have assets valued

in excess of $18 million, all are members of the top 0.8%

It is a summary of

of thirty of Canada's largest developers.

1. Reported in Canadian Council on Social Development,
Housing and People, Volume 2, Number 1, Ottawa 1971, p. 7.

2. Statistics Canada. 1971 Census of Canada-Housing,
Catalogue No. 93-727, Volume 2, Part 3, p. 6-17,
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category of real estate operators and developers in Canada,

The firms have a total assetas defined in Table 4.3.

holding which is valued, conservatively, at $2.3 billion,

and generate gross annual revenues exceeding one-half

billion dollars. The source of these revenues varies among

firms, between two main operating functions - property sales

and income property. In general, the firms having the

largest gross .-evenues and the most valuable asset

inventories are income property operators like Trizec,

Campeau, Bramalea, Allarco and Cadillac,

operators, Trizec, MEPC, Y & R, Halifax and Canadian Allied,

A few of these

have specialized to the exclusion of sales, but most of them,

and developers generally, operate in both revenue property

and sales functions. The selling firms are also the

suburban land developers, and the largest of these, Western,

McLaughlin, and Markborough have assets and multiple

operations at a scale slightly smaller than the larger

The medium-sized selling firms - Costain,

Headway, Nu-West, Dawson, Paragon and Consolidated, are

essentially builders who had gross annual revenues exceeding

one-half of the total value of their assets, an indication

income operators.

of the rapid pace and growth of their operations,

growth force within this industry is also indicated, as the

average gross revenue of these thirty firms was $15.5 million

in 1970 and from their average tax payments it appears the

firms circulate about 150 times as much money as they pay

The
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in taxes.^

Table 4,7 shows the distribution of the assets

found in the Development Corporations Survey, by firm, among

24 cities including 17 metropolitan areas, with a further

breakout of the holdings in the Toronto region. After the

holdings of individual firms, the last row in each city

section summarizes all holdings found in that city. The

table demonstrates other aspects of the structure and

diversification within this industry, as the largest firms

operate both in various fields of real estate and across

the country, while a few firms are major regional actors,

and others operate primarily in one city,

land and shopping centre holdings of the surveyed firms are

evident, particularly in Montreal, Ottawa-Hull, Kitchener-

The extensive

Waterloo, Edmonton, Calgary and Toronto.

The considerable regional importance of some of

these firms is exemplified by five of the surveyed companies

whose holdings appear modest relative to the largest national

In 1972, if all businesses in British Columbiadevelopers.

are ranked in terms of gross revenue, Dawson Developments

Ltd. ranks 26th, Block Brothers Industries Ltd. ranks 30th,

Western Realty Projects Ltd. ranks 31st, and Wall  & Redekop

In terms of profitability, the ratio of earningsranks 36th.

Table 4.3 showed that in 1970, the average taxable income
of firms having over $5 million in assets was $279,000.
If an average of 35% of this income went to taxes, each
of these firms would have paid about $100,000 in taxes
in 1970.

1.
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DETBLOraeMT COKPORATIOMS SDtVgtT4M.E! 4.7

SOMMAET or gOLDIHCS, »T CITY

PAGE 1 OF 4

ASSETS HELD !■ IBIS CITT
ACRES APARTMENTS

BLOCS. OHITS BLDGS. SO. FT.
COMMERCIAL

NAME OP FIRM
(ABBREVIATED)

CUT
SBOPPINC
CENTRES

HOTELS

2147,100
154,000

826 24Trliee
Ballltx
Cltptoa
North Aatrlcon
ManufaetuTOTo LKa

Halifax -
DartBOuth 1306 5

1,100970
2342

1 S5
2301.100

380,000

177 2,521(5) 970

12Trlxac
Cadillac
COBCordla
North ABcrlcan
Croat Northera
laadvap
Gcr. Tock Croup

Quebec
2

1

1 45
1

7861
2
4380,000

5,480,650
351,513

3831 20 2(7)
214Montreal Trlaec
2267 3146 2Caapeau
49CeBp/Palrvlew

365Branalea
14,000 1Cl dlaiCi

935Monarch
Marathon
North Aserlc.
Metro Structurea

St. Lawrence
Revenue
Great Northern
Naagfactutera Life

(13)

12

4151
200,000 14,000 5300

1,435
886,000

1305
1,137
9,819

2
106,918,163 2343,486 5

15102TrlaecOttawa -
21,676,500 22,773 46,945 11Hull Caapeau

Cadillac
Braaalea
Coataln
Hlato
North Aaerlcaa
St. Lawrenca

(Great Northern
Manufacturera Lite

24884 2
11

353826 3
8,000758

7282
1

261
1 108

397George Hlnpep
Alliance
Caabrldgc
Clt; Parking
Ctr. York Croup
Oljapla 1 York
Aaaaly

394
3

1
1

3
214 1

1013,354 7 1,676,500

35,000
12,510

39,416 21(17)

11Elngaton Trlaec
11Caapeau
1Orlaado
167634 1Headway

(4) 47,510 1 3676 234 1

1 IPeterborough Marathon
Headway 6

10 0(2) 6 0 0 0

21 83,414Oabawa Caapeau
Cadillac
North Aaarlcan
Orlando
Caabrldge

20
1471

1
1

83,414147 1(5) 20 1

241 175Cadillac
Canadian Equity
Caap/Palrviaw
Braealea
Monarch
Craat Mortbern
Manufaeturere Life
Caabrldge
Ctr. York Group

1Hanllt
130
1
176

145,448 1128 2

454
1 280

1
1

145,448 72 583 2 1(9) 601

Braaalea
Stfton

242Cuelpb
8«0 1120

0 1(2) 362 0 800 0 0



TABLE: 7 DEVELOPHBST CORPORAIIOBS SURVEY

SUKMARY or HOLDINGS BY CITY

PAGE 2 OP 4

CUT NAME OP FIKH

(ABBREVIATED)
ASSETS HELD IB TBIS CITY'
ACRES APARTHENTS

BLDGS. DMITS
COHHERCIAL

BLDGS. SO. FT
HOTELS SHOPPING

CENTRES

Kitchener

Uatecli
CsBpeau

Cenp/Palrvlew
Brnnalea

Coacaln

Major

Buildevco
Monarch

George Wlnpey
Alliance

Canbridge
(10)

Ceap/Palrvlev
Coataic

Canbridge

1 5,7*2

1
10

366

2,600 5*4 4 270,900 3
474

1
262

65

20 502 1

1
3,799 0 1,046 5  2,766,642 0 7

St.Catherlnea
1

116

1
(3) 116 0 0 0 0 0 2

Londi C. ipeau

lea
1

Br. 1

Slfton

Monarch

Orlando

Alliance

1,000
1

400 1

1

1
(6) 1,401 0 0 1 0 0 4

Sarnia North Anerican

Orlando

Cambridge

1

1

1
(3) 0 0 0 0 0 0 3

Hind. Canpe
George Ulnpep
Cambridge

1
270

6
(3) 270 0 0 0 0 0 7

Thunder Bay Canpe

Cadillac

Headvay
Gtr. York Group

1

1
1,190 6 307 1 3

1(4) 1,190 6 307 0 0 1 6
tfl Ipeg Cenp/Pai lew

1BACH Ltd. 2,032
North Anerican
Great Northern

Hanufacturere
Headway
Ladco

2
i 203

Life 1 240
22 1 40

1,426
3,480(7) 3 463 0 0 0 3

Brandon Trlzec

Trlzec

Campeau
Weete

Corporate
Markborough
North Anerlc.

1
Regl

1 1
2 32,096

151,000
1

39 1 107 2

2
2 1

2
(6) 39 1 107 8 163,096 2 4

Saekati Trlzec
1Great Northern 234

(2) 234 0 0 0 0 0 1

EdiDonti Trlzec

Cemp/Palrvlew
Nu-Ueat

Branalea

Weecern

Dawsi

Paragon
MacLab
BACH Ltd.

Corporate
Marathon

Great Norther

Allarco

Block

Melt

5 798,205

1
156

44

3,923 3 1,246 3 162,000 1 4
56

1 37,000 1
911 2,623 6

1,500

1 40,000
220 1

2,807
8,803

1 133 1

4,600
192,106

4.683 14 1,233,013
4591,815

20,019(15) 4 1 14



DETBLOPMBMT CQgPOlLATIOBS SBRTETTABLE: 4.7

STOWABT OP BOLPmcS. BT CITT

PACE 3 OF 4

ABSITS BBLD IB TUB CITT
ACRES APARTHERTS

BLBCS. umtS BLDC8. SO. Ft

COMMERCIAL

BAXB OF FIRM

(ABBREVIATED)
CITT

BOTELS SBOPFING

CEBIREl

1330 12 1,626,400

66,209

11CAlgAry Trlcce

137Caapcau

Catip/Pa irv li
Nu-Vaa t

1

1,759
211Bramalaa

169,000 31,454 42,063
1,400

4Uaatarn

Dava'

Paragi
Qualleo

Corporata

Marattaen

Graat Rotcharo

ifaetucara LlfaHa:

30

300

309
1202 3

75,0001

52 11

2672Haadvaj
Carma

Melton

4,500
920

■ 4 111,936,6092,914 22(16) 10,920 8

1Caspoi
GroavenoT-Llang
Concord Group
North Anarlcan

Victoria
1

16,000 13096

1201

21150 0 16,000

740,000
67,420

96 1(4)

2 21TrirecVancouver

1

1Canp/Falrvtav
Mu-Weat

Branalea

Uaatarn

Croavanor-Liang
Dawaon

Brltlah

Marathon

North American

Uall 4 Redekop

Hanufaccurera Life

103

54

92 1559 1757 3
12500

394

.  2,600
225,000125 605 1

1 266 1

1,600612

1 130

90Came

Block 170,800
1,003,312

241,500

1,254
4,434(15) 5,435 3 55

111Toronto

-General

Trlaec

Caapeau
Cadillac

Canadian Equity
Cemp/Fal:
Bramalaa

Eaufn<

Monarch

Corporate
Marathon

Plnetree

Markborough
North Amerlci

Ravai

Bambroa

Conaolldated

Great Rorthcrn

Orlando

Greanwln

Menufacturere life

George Ulmpey
Beadvay
Alliance

Cambridge
Gcr. York Group
Hot anlah

Olympia A York
TAR

4 Broad

14

333 13,715
396,000 1200 454 2

4 6

229 1 91

25,000
119,427

1,080 1

13 400 1

22

92 2

405,850
624,000

812 329

1,785 7

550 1 1

24

1,266
1,557

162

100

1 164,000
1,576,000

1

115

10,000
3 707 5

2,000
1

230 239 13

1

2

3 590 45

5

4

( 27) 2,326 40 24,216 99 3,555,777 2 21

Toronto

-Ajax

Bramalea 1

Conaolldated

Great Northern

George Ulmpey
' Alliance

595

34

1,750
950

(5) 984 0 0 0 0 134,215



TABLE: 4.7 DEVELOPHBKI CORPORATIONS SURVEY

SUMMARY OF HOLaiMGS. BY CUT

PAGE 4 or 4

CITt lAMt or riRM

(ABBREVIATED)
ASSETS aSLD IR TRIS CITT
ACRES APARTMENTS

ILPCS, CRIT5
COMMERCIAL

BLDGS. SO. FT

HOTELS SHOPPING

CEMTRES

Toronto

-Plcktring
Br*Bal<4

Revenuo

745 1 97

1.100
3,960
5.805

Ru: yncd*
(3) 1 97 0 0 0 0

Ton to Rovonue 6,600
-Dzbrldgo

Toronto

-Mtrkhtn Cndlllae

HATkberough
Great Rortbarn

125

858

161 1 S4 1
(3) 1,144 1 54 0 0 0 1

Toronto

-Richoond

Rill

Cadillac 45 1

Toronto

-Onlenvillc Braaalea

Monarch

(2)

696

505

1,201 0 0 0 0 0 0

CadillacToronto

-BraopCoi
1 246

Branalaa •3,258 3 510 5 253,000 2
Hanbroa

Caabrldga
Gtr. York

23 1

1

1

(5) 3,281 4 756 5 253,000 0 5

Toronto

-HlialsaaugkCanadlan Equity
Branalaa

Trans'Matlon

Rarkbo

McLaughlin
Haabroe

Orlando

Cadillac

8>>

90 1
6,678 3

3

317

3,900
2,400 1,800 1 1

22 1
100 1

(8) 13,510 0 1,800 1 0 1 6

Toronto

-Caladon
Bllla

Caladon Ht. Eatatoa 2,100

Toronto

-Caorgatown

Toronto

-Oakville

McLaughlin 1,026

Conaolldatad
Great Korchern

120
1,038

1,158(2) 0 0 0 0 0 0
Toronto

-Scarboroug
Trlaec

bCadlllac
Heetern

tain

Eaufaan 4 Broad
Monarch

Merkbo

Runneyaeda
Caorge Ulapey

C>

gh

1
4 326

260

396

82

420 1 1
140 425 310,000
140

396

(9) 1,634 4 751 1 310,000 0 2

Toronto

-Etobicoke
Cadillac

Braaalee

Monarch

Corporate
Trena-Hatlon

McLaughlin
Gtr. Northern
Orlando

Alllanca

1 464

I 76

1

1
160

14

1 233
1 374

50
(9) 174 4 1,197 0 0 0 2

Toronto

-CBD

Cadillac
Branalaa

Conaolldatad

Caabrldga
Gtr. Tork Croup

4 561,500
10

400

1

2 1
(5) 10 0 400 6 561,500 1 1



to sales. Western Realty ranks 10th, Block Brothers is 24th,

Dawson Developments is 40th and Wall & Redekop ranks 47th.^

British Pacific Building Ltd. owns most of the prestigous

mountain side of West Vancouver, a holding that involves

over 10% of the municipal area and whose development

required that the firm build the famed Lion's Gate Bridge.

It is interesting that most of the other large businesses

in British Columbia were mining and forest products

industries - economic .sectors which attract government

attention as they are recognized to affect the state of the

2
entire economy and society.

Table 4.8 highlights the single-city firms, as it

shows the holdings of each firm in the region where its

head office is located, and the percentage that this holding

represents of the firm’s total surveyed assets of this type.

Forty percent of the firms, mainly smaller firms located

outside Toronto, only operate in their head office region.

Nearly one-half of all firms in the survey have head offices

in Toronto, and of these twenty-eight developers, seventeen

In most cases where a firmalso operate in other cities,

owns a square m.ile or more of land, the holding is in the

same region as the owner-firm's head office.

1. Financial Post, 28 October 1972, p. 33.
2. It is also interesting that government regulates these

other regional industries by control of land (mining
and timber leases, royalties charged on an areal or
volume extracted basis, etc.). In the development
sector the firms own the land and may construct their
operations around this control.
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Tables 4.9 and 4.10 demonstrate the use intended

for the developers land inventory and indicates the

significance of the holdings in their respective regions.

Table 4.9 contains some development projections of sixteen

firms in seven cities, intended to provide housing for over

1,000,000 people within twenty years. This table is neither

indicative of all developers'plans, nor all plans of the

developers included in these cities. Nevertheless, the

table indicates the immense volume of production intended

by these firms, and is another manifestation of the

increasing shift to large scale development projects.

4,10 compares the land holdings surveyed in each city, with

an estimate of each city's current residential acreage

consumption, to indicate the significance of the developers'

Table

In Ottawa-Hull, Toronto, Kitchener-Waterloo,acreage.

Thunder Bay, Calgary and Edmonton, the surveyed firms hold

sufficient acreage to provide all of the respective regions

new residential starts at current levels and densities for

over 5 years, and to provide only low density starts at

If densities were highercurrent levels for over 10 years.

f

or the firms provided less than 100% of new production, both

of which are likely, these time periods would be extended.

In general then, these tables demonstrate that the developers'

land holdings are large, relative to local consumption,

providing an assured supply of raw land to their owners

for extended production, and this is translated into
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TABLE: 4.9 DEVELOPMENT CORPORATIONS SURVEY

DEVELOPMENT PROJECTIONS - VARIOUS FIRMS

STATED DEVELOPMENT PROJECTIONS

FIRM NAME

(ABBREVIATED)

PLOT SIZE

(ACRES)

CITY

PLANNED

HOUSES TOTAL

UNITS

TOTAL

POPULATION

3,500Clayton 535Halifax

400 2,000

1,000
3,000

8,000

15,000

23,000

35

(1) 970 3,500

146Montreal Campeau

Metro Structures 50,000

50,000
300

(2) 446

120 600Ottawa Campeau

325 1,000 2, 700

59,000

49,500

108,500

2,600

769Cos tain

3,814 1,000 3,300(2)

Toronto

-General 10,00014 25,000

1,650

26,650

Campeau

Revenue 24

38 10,000(2)

Toronto

-Pickering 12,000

22,500

34,500

745Bramalea

Runneymede 3,960

4,705(2)

Toronto

-Uxbridge

Toronto

-Brampton

Toronto

-Mississauga

32,COO6,600Revenue

125,0003,258Bramalea

150,000

75,000
Canadian Equity

Markborough
McLaughlin

6,678
3,900

8,200

8,200
600

11,178 [ 225,000 >

33,000
20,000

20,000

73,000

<3)

2,188 ;

1,500 '
803 :

4,491

1Edmonton Western

BACM Ltd.

Allarco

I

r

(3)

53230 ICalgary

Vancbuver

Paragon

Marathon 3,00090 !
18035

405 985Wall 4 Redekop
400LOO

4,165630 400(2)

SOURCE: Development Corporations Survey - 1973.

These projections are based on varying time frames, but are all
intended within twenty years.

NOTE:
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production projections that indicate the firms intend to

maintain sizeable shares of the local housing market,

the firms hold this land inventory now, they can plan future

As

operations with a base, in terms of location and cost, which

are not subject to as many variable factors, or risk, as

their competitors. Finally, as current acreage prices

continue rising^,any new purchases by these firms or their

competitors will be more expensive. While the competitors

must quickly turn over close-in, high-priced land to stay

in business, the land bank companies can roll over their

inventory, developing the close-in land and using the

attendant capital appreciation to increase their inventory

from cheaper acreage further out. This self-sustaining

aspect of the land banks combined with their capacity

for development in large scale integrated projects which

are desired by local authorities, ensures that their owners

will maintain a strong share of the housing market, and

consequently, maintain the concentrated structure of the

land developm.ent industry.

4.1.2. Other gharacteristics of Private Developers

This section is a brief summary of other salient

characteristics of the larger private developers, including

Section 2.2 discussed the mechanism which produces
rising raw land prices.

1.
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indicative data about their staff levels, extent of sub

contracting, integration within and beyond the firms, and

ownership. The section concludes with some information about

two key corporate operating sectors, income property and

land development.

Development corporations do not directly employ

large staffs. Statistics Canada reports the "Real Estate

Operators and Developers" industrial sector pays about 1% of

its total asset value in wages and salaries each year, while

service industries pay about 30%, construction pays about

12% and manufacturing about 8%.^ Even this low figure is

probably inflated by the real estate operators sub-category,

which is more labour extensive than developers,

sample disclosed that, on average; small builder/developers

Cwhich produce less than 25 units per annum) directly employ

4 people; medivim firms (25 to 100 units per annum) employ

2
17; and large firms (100 units plus) employ 57.

Charney's

These

typical staffs comprise, in approximately equal numbers, a

core group of skilled tradesmen and labourers, and an office

group including managers, secretaries, supervisors and

It is apparent that real estate development,

while massive in scope, is undertaken by relatively small

organizations.

salesmen.

1. See Statistics Canada, Corporation Financial Statistics,
Catalogue Number 61-207 annual, "various recent years.
Charney, op.cit., p. 116.2.

213



These compact organizations are able to carry out

huge projects through extensive use of subcontractors. Charney

found 60% of all HUDAC member firms contracted more than 75%

of their work^, and subcontracts range from planning,

architectural, accounting and engineering tasks to heavy and

light construction, and all building trades. The development

firm, then, is an entrepreneurial/owning,organizing and

managing entity rather than a physical builder.

Major developers, such as the firms included in

the Development Corporations Survey, are characterized by

another organizational mode which may hide some of their

effective staff - that of vertically integrated producers.

Vertical integration is the inclusion of a nximber of

functions or stages of a production process within one owner

ship. This functional integration reduces costs and thereby

increases profit for the owning producer, relative to non-

integrated competitors. In the case of these major developers,

three, often simultaneous forms of integration are observed,

which can be described as internal, corporate and conglomerate.

The existence of any one of these higher organizational forms

gives a firm a competitive advantage over non-integrated

competitors, and thus, the existence of this characteristic

1. Charney, op.cit., p. 148.
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constitutes a structural threshold in the development of a

Since the dominant producers are now integrated,

smaller firms must integrate themselves, individually,

collectively or by joining the large firms, in order to

achieve competitive cost efficiencies in their operations.

firm.

Internal integration is used here to describe

those development firms that own, in their own names or

through subsidiary companies^. a number of their basic

production functions. This is characteristic of the land

banking builder/developer in the Development Corporations

Survey, as these firms often include units specializing in

realty, engineering, surveying, planning, building materials,

construction materials, pre-fabrication, landscaping,

construction, house building, sales, mortgaging, property

management and other functions. Ownership of these functions

provides the firms with specialized services and materials at

cost, knowledgeable buyers, and assured scheduling which are

not available to competitors, and the latter must obtain these

production necessities from the integrated firm or independent

suppliers as well as paying the suppliers profit. Within

the integrated accounts, profit, major expenses, and

depreciation can be shifted in response to management needs -

such as varying taxes payable, altering apparent production

Table 4.5 reported 272 subsidiary companies owned by
45 firms. Nine firms held ten or more subsidiaries.

1.
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costs, and distributing profit. The economic efficiency of

the integrated structure can produce, relative to smaller

competitors, higher profits or qualitatively superior

While the highly integratedhousing at a given price,

developers may offer some qualitative superiority in their

product, the continuing growth of these firms manifest in

their on-going acquisitions of land and other companies, and

construction of income property indicates they use their

efficiency primarily for regenerative profit taking.

Corporate or horizontal integration is used here

to describe the multi-faceted aspect of these firms operations,

discussed earlier in connection with Tables 4.5 and 4.6.as

Larger developers are active, and are often vertically

integrated in several real estate fields, including the

development, construction, rental and management of

properties for residential, commercial and industrial use

as well as building and operating hotels, trailer parks and

homes for the elderly, and selling all of these types of

This type of integration spreads the firm acrossproperty,

the various markets for urban space and shelter, so the firm

shift its operating emphasis in response to current

demands, or corner a share of the total market for new space.

can

In smaller cities a firm can virtually control its

ability to build through horizontal integrationcompetition's

of the range of bulk building materials and supplies, from
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concrete and wood to bricks and metal siding- Most of the

largest firms, such as Trizec, Cemp/Fairview, Campeau,

Cadillac, Western and Bramalea, exhibit this characteristic.

as do a number of other large firms.

The third form of integration prevalent among the

large developers can be described as conglomerate. This

level of integration occurs beyond the basic organization of

the firm, in the form of intercorporate ownership and manage

ment, and joint ventures with other firms. Joint venturing

by a few large firms can produce enormous projects involving

many specialized skills and shared subcontracts. An example

is Canadian Equity*s Erin Mills project west of Toronto, owned

by Cadillac and Fairview, developed by Canadian Equity,

Fairview and Cadillac, and built by Cadillac, Costain, Shipp,

Whitehall and West Credit River Hornes.^ Directorships of

development firms are frequently held by directors of major

2
financial institutions and other developers. Finally, the

ownership of many small development firme and some large

firms is often closely held by other developers or financial

corporations. These integrations can lower production and

finance costs, improve access to capital, increase the

1. Other examples are outlined in Dennis, M. and S. Fish,
Programs in Search of a Policy; Low Income Housing in
Canada, Toronto: Hakkert 1972, p. 324,
Directorship and joint ventures are discussed in some
detail in Clark, Penney and Seccombe, op.cit., pp. 16-76.

2.
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marketability of new housing, and provide specialized manage

ment for different phases of a development.

While these generalized descriptions have exemplified

elements of the integrated structure of development corporations,

in practice it is difficult to isolate parts of such large

and variable organizations,

respectively, the formal organization of two of Winnipeg's

largest developers, the LADCO group and the BACM/Genstar

While the size and complexity of these firms is

Tables 4.11 and 4.12 demonstra

structure.

te.

evident, and they are major developers in Winnipeg and

Edmonton, these firms are relatively small in comparison with

others in the Development Corporations Survey.

Tables 4.13 and 4.14 summarize the principal

ownership of 47 of the firms in the Development Corporations

Most of the firms, and particularlySurvey as of early 1974.

the largest ones, are public corporations although a

predominant proportion of their -shares are closely held.

At least thirteen of the 47 are involved in interlocking

While most of the firms are Canadian-owned,ownerships.

nearly 40% of them, and nearly 50% of the public corporations

are controlled by foreign interests, particularly British.

Nationality of owners does not appear to' vary with firm

The foreign owners vary from British familiessize.

to public stock corporations in the United States.
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LADCO OWNERSHIP CHARTTABLE 4:11
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TABLE: 4.14 DEVELOPMEHT CORPORATIONS SURVEY

SUMMARY OF OWNERSHIP, BY NATIONALITY

PEfeCENTAGE 6f DIRECT OWNERSHIP, BY NATIONA|LITY
U.S .A. OTW. GERMANYGREAT

LOCATION or

FIRM'S HEAD
OFFICE

itAME bt*
OWNED FIRM

HER

BRITAIN

CANADA

PUBLIC CORPORATIONS —CANADIAN

Edmonton

Ottawa

Winnipeg
Toronto

Toronto

Ottawa

Toronto

Calgary
Toronto

Vancouver

Montreal

Halifax

Thunder Bay
Winnipeg
Toronto

Calgary
Calgary

ALLARCO

ASSALY

BACM

CALEDON MT.

CAMBRIDGE

CAMPEAU

CAN. EQUITY

CARMA

CORPORATE

DAWSON

FAIRVIEW

HALIFAX

HEADWAY

LADCO

MCLAUGHLIN

NU-WEST

PARAGON

49%

SUBTOTALS

90

S8
96

73

16
72

35
40

60

70

54

61

35

39

46

71
(17)56.6%917

PRIVATE OR WHOLLY-OWNED CORPORATIONS -CANADIAN

Vancouver

Kitchener
Toronto

Halifax

Toronto
Edmonton

Calgary
Ottawa

Toronto

Toronto

Vancouver

100BLOCK BROS.

BUILDEVCO
CITY PARKING

CLAYTON

GTR. YORK

MACLAB

MARATHON

MINTO

OLYMPIA i YORK

PINETREE

WALL & REDEKOP

98

100
100

100

100

100

100

100
100

100

SUBTOTALS - 11 (11)99.8%7

PUBLIC CORPORATIONS - FOREIGN

38ALLIANCE

BRAHALEA

CONSOLIDATED

COSTAIN

GT. NORTHERN CAP

HAMBROS

MAJOR

MARKBOROUGH
HOREHISH

SIFTON

TRIZEC

WESTERN

Y & R

SUBTOTALS - 13

Toronto

Toronto

Toronto

Toronto

Toronto

Toronto

Kitchener
Toronto

Toronto

London

Montreal

Edmonton

Toronto

3715

2018

49
64

42

49
10

51

5050

65

62

52
(2)51.5%(11)44.1%(3)27.6%5

PRIVATE OR WHOLL5[-OWNED CORPORATIONS - FOREIGN
BRITISH

CONCORDIA
GROSVENOR-LAING

KAUFMAN 6 BROAD

METRO STRUCTURES

WIMPEY

SUBTOTALS - 6

Vancouver

Montreal
Vancouver

Toronto

Montreal

Toronto
I

(33

99
100 j

100
100

100

100
(3)100%)99.6%

TOTALS

ALL PUBLIC - 30

ALL PRIVATE - 17
ALL CANADIAN - 28

ALL FOREIGN - 19

ALL (»RPS - 47

(2)51.5%(11)44.1%
(3)99.6%

(20)52.5%;
(11)99.8%!
(28)73.7% 1
(3)27.6%
(31)69 .3%

11
(3)100%8

10
1(2)51.5%
(2)51.5%

(3)100%
(3)100%

(14)56.0%

(14)56.0%
6

11



to a German workjers investment fund, and are not readily

categorized. Canadian private corporations are usually

family businesses, or partnerships. In general, while the

ownership of large development firms is varied in nature,

across this spectrum of owners it is common that  a controlling

core of direct or share equity is closely held.

The survey demonstrates that foreign ownership

is prevalent among the larger real estate developers,^ a

situation which has drawn considerable criticism recently.

While many people consider foreign ownership undesirable, a

priori, it is useful to identify actual variances between

foreign and non-foreign firms,

one of which may warrant further investigation from the

viewpoint of Canadian land policy.

Three variances are appare

Firstly, most foreign-

nt.

owned firms have head offices in Montreal, Toronto and

Vancouver. While there is a similar locational tendency

among Canadian-owned firms, there are few exceptions among

the foreign companies. This choice of locations probably

1. Similar indications are seen in the following:
a) Canada's largest realtor ?.E. LePage Ltd., estimates

that 35% of its corporate time is spent with European
and Asiatic investors iFinancial Times, 9 April 1973,
p. 18.)

b) Thirteen British-owned developers own 20,000 acres
between Oshawa and Burlington (Ottawa Citizen, 12
August 1973, p. 6.)

c) It is estimated that $1,0'00 million has been invested
in Canadian real estate by German citizens.
(Financial Post, 16 June 1973, p. 3.)
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reflects the international banking, finance and travel

capabilities of the three cities, but regardless, the

evident concentrations of developers' operations in their

head office regions^ implies that these firms help focus

growth iromentum on the largest metropolises. Secondly the

foreign firms export som.e proportion of their profits, using

up some Canadian foreign exchange credits and removing some
2

money from circulation in Canada,

claimed that foreign owners are satisfied with a lower rate

of return on their investments than is typical here* it

Finally, it is often

is unlikely this would occur through altruism, it would

require that the foreign firm has higher expenses than

In land markets, this could imply thatdomestic producers.

foreign buyers inflate prices by paying too much for

If this inflationary situationunfamiliar Canadian property,

does exist, it would constitute a significant disadvantage

of foreign ownership, otherwise the activities of foreign

firms seem quite similar to those of domestic developers.

To complete this introduction to development

corporations it is useful to review some information about two

of their major residential activities - land development and

This brief review includesthe operation of income property.

This concentration was described in connection with
Table 4.8.

Reduced circulation in the sense of lessened multiplier
effect and perhaps reduced re-investment.

1.

2.
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samples of operating data concerning income property

generally, and several major developers property.

Table 4.15 and 4.16 summarize some samples of

financial and other data concerning various types of income

property. Table 4.15 reports a small general sample of

operating costs of properties in Canada’s largest cities,

published by the Institute of Real Estate Management. It

indicates that, generally, 40%-50% of the gross rentals

generated by all income properties goes to operating expenses,

leaving 50%-60% for debt service, income taxes and profit.

Expenses as a proportion of gross income are lower in row-

type buildings, are becoming lower over time, and are lower

in Ottawa, Toronto, Victoria and particularly Vancouver.

The tenant appears to receive more rooms per rent dollar

expended in large low-rise apartments generally, and in

Montreal, Ottawa and Toronto generally. Expenses appear

high in Montreal except in elevator apartments, and this

high expense/low rent situation reflects the large competitive

rental market in the city, while the converse low expense/

high rents scenario in Vancouver may reflect the low

proportion of apartments in this region's housing stock.

Property taxes are usually the largest single operating

expense, accounting for 30%-60% of all expenses with varying

incidence among building types and through time. In

225



SAIVU or APAJimuti tnuMA k, »»LSWilKArM>»»

«7019611966

vAMComx vnonPEC cumm hdmtual ottaha toMurto VAiicoom vnonrcc cammmrriEAi ortAWt nHOVTO nCTOtu Canada kwthbal ottava

TTPt ATAWtglffl

10J 27 23

1. M. Apt*. Pat CmoU«

I Hr Apt.

Hr Api-

2. H.

). tw.

2

1U.71$2 IM.7 L30.7271.11ZI.< Ui.S 199.962.7»6
4.9 4.1 v.t 4.0 i.i4.54.4.14.1

144.S5 214.47

1490.04

110.04

1195.39

117.99

411.54

159.21

1110.92

111.97 194.91

16K.15

122.49

674. >

119.55

979.72

194.59

414.19 2199.05712.94icoM HP 49t.4.

1 Of Croa*

55.9 29. 54.959.1 62.149.7

90.2

41.996.7• Hat

- lH<

• rtoHrtp Tai

44.0

41.t41.2 59.1 45.4 35.1!.9 59.1 54.'52.6

15.924*5 • 24.1 14.2 11.117.4 11.417.9 21.J17.1

APArtHafTS (i2»24 owm)tOW»l

22 1 1454 4(lUlBfP 5Mip2^

». Hr 9149.

4 5  .

19.0 17.114.9 15.0 19.215.9 15.919.9 19.119.415.7

5.4 3.4 1.1 3.33.(3.7 3.9 4.2 2.92. Av. KmM HP 4pC. 1.4 4.1

119.02

976.<

120.72

904.44

119.97

779.14

117.45 114.72107.13

449.19

107.02 136.*

759.93

111.90

970.61

102.59

544.09

3. H. tmt Apt. 117.93

>.43k. *v. Aba. Nat tat. Ap*. k.90

S at Croaa

53.292.2 54,2Sl.k 46.341.0 90.9 59.k1.4 49.4- Nat

• All aapCNPrr

- froHprp

49.645.6 55.6 42.956.9 42.5 39.795.6 41.1

15.419.1 13.4U.9 17.419.0 19.5 13.320.<14.9

29 BN1T9AfAWWWS

2411147 313 U3HllAlH* Saaplad

3. A». A^ta. HP 9Ld4.

2. kw. loqaa par Apt,

Apt.

k. H. An. He tac. hp Apt.

3. 9a.

44.4 23.9 ►.354.141 40.1 34.3425940.429.:
3.^3,'5.4 4.44.2 2.< 3-!1.13.02.91.4 4.1

143.91

1021.a

141. H

1091.19

127.27

920.31

134.96

791.11

124.56

920.77

U7.<

794.42

130.69

1006.01

H.99

412.41

97.55

411.91

100.01

414.01

101.94.97

599.12 407.95

I af Ctoaa
57.J40.452.9 49.149.954.190.051.049.247.9 50.0

37.753.949.449.040.447-149.91.0 90.990.4' lKp*’>r<

- PreHPrr
19.213.119.111.921.3 12.717.919.2U.l25.419.3U.l

amawB ^AlTIt WUMm*
2 207 2 3 25 94 44 5 10 24

lalUlH* S«hL*6
1. 9*. Apt*. HP 414|.
2. AT. tBOM Apt.

70 117IBO 99 134 201 LUU3 9779 9141 119 77
3.74.23.1 3.1‘ 3.9 3.7 3.< 3.74.9 1.24.9 1.0 3.93.0

3. At. 9«Bt HP Apt*.
207.:

1399.40

174.71

1247.75
194.90

1270.91

154.00

959.91

171.64

1351.09

124.12

914.04

121.11

1014.12

170.77

994.11

149,:

1009.11

140.50 254.09

919.29 .390.97

140.33

910.41

171.14 137.11 IU.29

701.95 919.78923JI. He In. Hr Apt.

t ot Orna

52.1 55.1

42.1

59.0 45.7 52.1 49.4 47.2 40.742.9 50.1 51.;M.4 45.237.9 41.1

49.634.3 43.9 44.4 U.746.7 49.4 45.347.2 54.2 45.441.9 41.4 43.4• BapauM

• Pr^pntj fax
17.0 17.321,9 15.0 17, 19.< 19.5 19.5 15.021.: u.l19.1 19.122.1 17.k

AnXyala. 1947, 1969. 1971 aAlelen.e. 4£«^aaB£^H114ia|,^ae

eklj.

Alta laaetCTta laal Batata nna|'BMC cat

6e nt iBcla^a hp^'^oo nA
il tacoat batara

Awrafa BaaCA hp Harr**
le baala.nd Aabc aarriea. par Harr( laagn par ahp



t
? s f

j JS! s
«I 3 «li S Mf! !Uf

1
S' s 1c 3 3

: 1???» ?? I.
I j s ̂

i tt It
5 «sMl

s It

e «

s
8

S

8

§
t

S

8

a
8:^8 s

;

s
3a

« ss s
s 8

S
§Q

3
g

8 8

8

I
8

8 !t

s

a
s8 a

5
S

3

S

3
B

3

3i

5



general, these taxes appear lower in Vancouver^ and higher

in the eastern centres.

Table 4.16 reports similar data from a larger

sample of apartments in more cities during 1971-1972. The

data are collected by CMHC from applicants for NHA loans, and

includes both buildings operated on a profit and non-profit

basis. There is a tremendous difference between the two

financial strategies. The average tenant in a "profit basis"

row house pays 72% more rent for 4% fewer rooms than a

tenant in a "non-profit" row house. In a "profit" high rise,

the average tenant pays 41% more rent for 19% less rooms,

while in "profit" walk-up, the tenant receives 4% more rooms

for 26% more rent. On a "per room" basis, the tenant in a

"profit" row house or elevator apartment building pays a

rent premium of about 75%, while this premium falls to about

From the viewpoint of the owner.20% in walk-up buildings,

the actual dollar expense per room is 11% and 12% cheaper

in row and walk-up buildings respectively, when operated for

profit" high-rises are 20%profit, but expenses per room in

1. Another study of 65 apartment buildings in metropolitan
Vancouver in 1970 found 66% of apartments paid between
13%-16% of their gross income in property taxes, and
only 12% of buildings (mainly frame structures) paid a
higher proportion. White and Hamilton, The Real
Property Tax in British Columbia, op. cit., p. 43.
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higher than those in "non-profit" buildings. Taxing

authorities appear to have mixed feelings about the two

types of buildings. Average property taxes per room on

"profit" high rises are 19% higher than on non-profit, while

the walk-ups which are favoured by non-profit operators pay

20% higher taxes than profit walk-ups and tax treatment of

both types of row houses is about equal,

apply to high rises and walk-ups pay the lowest tax.

should be noted that these figures and comparisons are based

on national average data concerning new buildings, and do

not necessarily apply to any city,

of the benefits to users of non-profit buildings invite

further investigation; warrant a general commendation to the

co-operatives, service and religious organizations,

industries and builders who have chosen to build under the

"non-profit

The heaviest taxes

It

However, these indicatio

programs; and suggest that municipal government

ns

s

might reconsider their taxing policies concerning non-profit

walk-up buildings.

The city by city section of Table 4.16 aggregates

profit and non-profit dwellings,

follows the pattern of Table 4.15, with expenses at about

In general, the data

40% of gross income for high rises and row houses, and

slightly lower for walk-up. Expenses appear particularly

high in Kingston, and generally higher in smaller cities.

Property taxes are the dominant expense, and are highest in
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the province of Quebec and smaller cities in southern Ontario-

Nova Scotia, Alberta and British Columbia take the lowest

proportion of gross income as property taxes. Net income

reaches the highest proportions of gross income in: row

buildings in Halifax, Quebec, Hamilton, Kitchener, Calgary,

Edmonton, Vancouver and Victoria; walk-ups in Halifax,

Montreal, Hull, Toronto and Edmonton; and in high rises

the proportion is quite constant around 59% except in

Kingston where it falls to 48%.

Table 4.17 concerns the same buildings reported

in Table 4.16, and contains averages of estimates made by

both loan applicants and CMHC appraisers of the land cost

per unit, and annual returns on equity, associated with

these buildings. CMHC appraises buildings and sites to

determine lending values. The variance between the CMHC

estimates and the loan applicants estimates indicates the

considerable and frequent extent that CMHC appraisers

consider loan applicants overvalue their property. The

objective of this overvaluing is seen in the

equity" columns, which are calculations of average annual

yields using the loan amounts requested by the applicant.

It is apparent

return on

and those authorized by the Corporation,

that mortgage houses such as CMHC can exercise a considerable
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profit-limiting function in their lending activities.^

The two tables also demonstrate a general tendency

for non-profit buildings to locate on much more expensive

land than profit build.ings. In general, non-profit

buildings have higher land costs per unit, higher land to

total cost per unit relationships, and more units per

building. If further examination showed the non-profit sites

to be superior locations, this would constitute another

significant credit to this housing program. On the other

hand, if the sites are not superior, it would demonstrate a

gross inefficiency (as the total land costs average 32%

higher for elevator buildings, 158% higher for walk-ups, and

101% higher for row houses.)

It is interesting to note the levels of equity

return anticipated by borrowers - these are quite similar

to findings of two other recent studies of rates of return on

Woods, Gordon and Co. examined average

annual rates of return, after tax, on apartment investment

during the 1960s and determined:

owners averaged 57.2% per annum; private corporations

received 50.2% per annum; and public corporations averaged

income property.

individual apartment

The extent of this activity is suggested by the
coverage of Tables 4.16 and 4.17, which involves 10,019
rentable units in 223 buildings.

1.
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only 19.2% per ann\iin.^

about 50% of all rental income was received by individuals.

It is notable that, in the late 1960s,

Walter Keyser, vice-president of Gardiner and Co. Ltd.,

reported in 1972 that ten to fifteen year old apartments

containing 85 to 100 units and located in lower middle class

districts of Toronto were yielding upwards of 35% per annum,
2

including capital appreciation and leveraging,

then, that while income property can yield very high returns,

large corporations^ generally settle for lower annual yields.

This sharply contradicts the widely-held notion that the

large developer/landlords commit the worst excesses in

"ripping-off" their tenants. While there is not adequate

data to determine rates of return by class of investor,the

Woods, Gordon data certainly indicates that individuals and

their private companies take the highest profits from real

estate, and examination of income tax data for individuals

It appears.

and corporations certainly supports this finding. Any

1. Woods, Gordon and Co. Comparative Survey of the Rates
of Return on Apartment and Stock Investment, 1960-1969,
1970 as reported in a paper presented by Frank A. Clayton,
Canadian Real Estate Research Corporation to the 23rd
Tax Conference, Canada Tax Foundation, Vancouver, 17
November 1971.

2. Quoted in Belford, Terrence "Investment Properties ....",
Globe and Mail, 12 May 1972, p. B-3.

3. It should be noted that most of the borrowers reported
in Tables 4.16 and 4.17 are also those firms classified
as "large" in Table 4.4
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readers interested in observing the ethics for income tax

pvirposes, of landlords by occupational group, are invited to

examine Table A-10, and note in particular, the employment

of that minority of landlords in the top half of the table

who report spending more money on their property than it

earns, while charging above-average rents.

Table 4.18 is a summary of data from seven

developers annual reports which provides some indication of

the returns received by these firms from income property

operations. As these figures include mortgage and

depreciation expenses, they are not comparable with the data

in Tables 4.15 and 4.16. They indicate that the larger

developers pay income tax on their rental properties, unlike

most professionals in Table A-10, and their pre-tax rate

of profit on gross income is in the range 5% - 18%

appears to be falling,

invested capital (not necessarily equity capital) is in the

Debt service is the major single expense,

taking 25% to 40% of gross income, and as total costs exceed

gross incomes by 800% - 1100% the building repayment periods

and

The pre-tax rate of return on

1% to 3% range.

It appears, then, that the corporateare 20 to 40 years.

strategy for income property is to seek longer term gains

through capital appreciation while maintaining the invest

ment through modest current returns.
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TABLES 4.18

INCOME/EXPENSE DATA - SELECTED DEVELOPMENT CORPORATIONS

ALL DATA IN THOUSANDS OF DOLLARS FROM FIRMS 1972 ANNUAL REPORTS

WESTERNHEADWAY NU-WESTG.N.C.CADILLAC CAMPEAUBRAMALEA

19 7 2

$ $$$ $I$

52,60020,674 11,50815,483200,91537,743 189,731ALL INCOME PROPERTY AT COST

6,670
5,814
2,069
3,092

1,043 1,4211,977
1,043

32,881
28,987

18,110
7,746

3,131
3,894

3,923
3,715

31,135
26,548
14,301
10,718

1,529

4,587

GROSS REVENUE

- ALL EXPENSES

- OPERATING EXPENSE

- MORTGAGE EXPENSE

- DEPRECIATION

900

65363676

855143257208NET INCOME

- AS Z OF GROSS - ALL EXPENSES

- OPERATING EXPENSE

- MORTGAGE EXPENSE

- DEPRECIATION

- NET INCOME

87Z68Z 66Z85Z 53Z95Z
31Z46Z 55%

46%24%34%
10%34% 6%10%5%
13%14%12% 13%15%5%

19 7 1

16"i,4'59 7,859 45,19517,747 6,306192,78618,257ALL INCOME PROPERTY AT COST

4,935
4,425
1,989
2,000

567 7471,108

1,139
26,495
22,116
11,920

8,903

1,293
4,379

26,204

22,528
12,069
7,825
2,634

3,676

3,930
3,617

GROSS REVENUE

-  ALL EXPENSES

- OPERATING EXPENSE

- MORTGAGE EXPENSE

- DEPRECIATION

465

575

436564 28

510102- 31313NET INCOME

- AS % OF GROSS - ALL EXPENSES
* OPERATING EXPENSE
- MORTGAGE EXPENSE

- DEPRECIATION

- NET INCOME

90%86% 103% 82%92% 83%
40%52%45% 46%

41%30%34%

9%51% 5%5% 10%

10%18%17% 14%8%



Finally, Table 4.19 provides some indication of

the extent of a landlords interaction with tenants in the

open market. It contains tenant turnover data about the

same buildings described in Tables 4.16 and 4.17, thus

describing the landlord's dealings with new tenants as

opposed to the captive market of existing tenants,

rates are surprisingly high,in the 20-35% range for all

categories of buildings,and appear to be rising,

appear to move less frequently in smaller centres than in

The implication of this data is

Turno

Tenants

the larger metropolae.

ver

that landlords must regularly attract new tenants as

between one in five and one in three tenants vacate their

premises each year. This high mobility requires that the

landlord's rents are competitive, and as a large number of

%

i  private individuals collect about 50% of gross annual rents,

it seems unlikely that the large firms can oligopolize

the rental market.

Tables 4.20 and 4.21 are reconstructions of data

provided in annual reports which yield considerable insight

into several of the largest developers land operations.

Table 4.20 summarizes land and total revenue of two firms -

Richard Costain (Canada) Ltd., and Bramalea Consolidated

Developments Ltd., during several recent years,

is intended to illustrate the significance of land operations

in a developers enterprize and current trends in these

The table
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TABLE: 4<.19 RATES OF TENANT TURNOVER

TURNOVER AS PERCENTAGE OF TENANT POPULATION,

BY TYPE OF APARTMENT BUILDING, BY YEAR

GARDEN-TYPE

BUILDINGS

1966 1968 1970

LOW-RISE BUILDINGS

UNDER 25 UNITS

1966 1968 1970

LOW-RISE BUILDINGS

OVER 25 UNITS

1966 1968 1970

CITY ELEVATOR BUILDINGS

1966 1968 1970

11.1% 12.1% 20.6%30.2% 30.5% 25.3%46.5% 35.3% 15.7%16.5% 24.9%
13.0

50.0

27.2

17.1

16.4%MONTREAL

QUEBEC

OTTAWA

TORONTO

HAMILTON

WINDSOR

SARNIA

SUBDURY

WINNIPEG

REGINA

EDMONTON

CALGARY

VANCOUVER

VICTORIA

CANADA

25.0
19.5

16.2

32.3 42.632.4 20.3

34.2

29.3

27.3

45.710.6

36.7 22.9 35.4

22.2

6.3 13.616.735.5

21.457.9 52.6

27.810.517.0

21.7

32.8 31.3 13.6

38.9

30.8 16.9
64.3

44.9

53.136.5

10.0 19.4 42.766.7 20.740.7 33.6 25.9

16.7

14.7 32.0 36.627.8 25.6 26.9 27.126.2 30.7 22.0 27.2 30.6

SOURCE: Institute of Real Estate Management, Apartment Building Income-Expense Analysis,
(Chicago: the Institute). 1967, 1969 emd 1971 editions.

This data is based on small samples.NOTE:
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operations - the choice of firms reflects only the availability

Table 4.21 contains the same type of data, for

nine firms from across Canada for the years 1971 and 1972.

Developers land banks are increasing in size,

value and importance.

1/2
of data.

Both tables demonstrate that, while

the value of current or "on stream" land remains at about the

same level each year, the value and size of land banks, and

total land revenue is rising,

a progressively higher proportion of the firm's asset

Land, at cost, accounts for

inventory even though land costs appear to be only 30%-55%

Acquisition costs comprise 70%-95% of the

total cost of banked land, interest or carrying costs run 3%-

12% and taxes are l%-8%.

of land value.

These raw land acquisitions are

heavily leveraged, usually to 40%-60% of their costs, and

generally at low rate mortgages between 6% and lli%. As

the land moves "on stream" the scant data herein indicates

the original acquisition cost constitutes one-quarter to

one-third of total developed land costs, with development

costs comprising 55%-60% and accumulated carrying costs

1. Until recently most developers revealed little detail
about land operations in their annual reports. Bramalea
and particularly Costain were exceptions which accounts
for their inclusion in Table 4.20. Developers reports are
gradually including more detail about all of their
activities, a situation which, in light of the importance
of these firms to the entire society and economy, is
commendable, desirable and should become standard.

2. These, reconstructions are attempts to isolate land
operations in the respective firms' annual reports - they
should be regarded as approximations hut not as facts.
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Land sales yiel'i very high profits.amounting to 10%-20%.

and provide 5%-40% of the firms total revenue, however, when

grouped with all other sales the yield declines to 10%-30%

and the firms entire net income as a proportion of all

costs, before taxes, is in the reasonable range below 15%.

While land operations are clearly big money-makers, it

appears these large developers have sufficient costs in

other sectors that their total returns are relatively modest.

This varied and complex data has many implications.

Developers land banks area few of which shall be noted here.

a valuable asset - the nine firms in Table 4.21 hold over

thirty-three thousand acres costing over $200 million but

leveraged by about one-half, and having a market value of

It is sometimesat least two to three times its cost.

suggested that governments should buy or expropriate

developers land banks - this data gives some notion of the

magnitude of the price that such a change in ownership might

entail, in the case of nine firms in about eight cities.

It is sometimes proposed that large developers are with

holding land from the market, and that a higher property

tax would increase their carrying costs to the extent that

The data indicates thethey would be forced to sell,

unlikelihood of this effect, as a major increase in taxes

would be required to escalate carrying costs to a level

comparable with land acquisition costs, the sum of
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acquisition costs and cumulated carrying costs is not

as large an expense as development costs for

land, and the total costs of land sales are so much lower

than current market prices that incremental additions

to cost do not appear capable of forcing the land bank firms

However, as the data also showed that these

largest land-banking, vertically-integrated developers realize

scanty profits if not losses in non-land aspects of their

operations, and recalling the concentrated structure of the

entire industry and the necessity that smaller, less-efficient

firms have the added disadvantage of buying land at retail

prices, it is apparent that any measures directed at increasing

production costs will strongly affect the numerous marginal

small producers.^

'on stream

to do anything.

This brief examination of private developers, has

yielded considerable insight into the nature and operations

of this industry. Metropolitan land development is dominated

by relatively few, big, vertically integrated diversified

producers who hold five-to-twenty year banks of land for

future use, considerable residential and commercial rental

property, and a large number of smaller, subsidiary

1. There are two significant points here - that the primary
consequence of a policy supposedly directed to increasing
holding costs for large firms would be the elimination of
more small firms, and that the elimination of small firms
bars entry to land development thereby increasing concen
tration and decreasing competition in this industry.
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firms. The largest of the firms are active across Canada,

and most of these have headquarters in Toronto. Others,

particularly western firms, have major regional operations.

While the corporationsInter-corporate ownership is frequent,

include public, private, foreign and domestic owners,

ultimately, the controlling shares of each firm are held by

a small group, usually the firm's directors,

firms are vertically integrated, efficient organizations.

While these

which have lower costs than their smaller competitors, they do

not receive particularly high profits. They appear to

obtain lower rates of return on income property than smaller

investors, and while they receive very high returns on land

development, there are sufficient offsetting expenses and

reinvestments in their operations that their net pre-tax

income constitutes a modest return on current expenditures.

The combination of these factors - modest current returns,

large and expanding asset portfolios {land banks and

income property holdings),frequent acquisitions of smaller

firms, extensive vertical integration in production,

financing and marketing, mergers and the top-heavy industry

structure, with broad-based financing and close control

manifest the predominant growth strategy in the industry.

Metropolitan land development has been taken over by the

giants, who are now consolidating their position by buying

up their competition, and the suppliers and materials in
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their production processes,

the mythology of housing is an anachronism^

construction industry in metropolitan Canada can be

recognized as paralleling the structure of the automobile

industry during the 1920s, or the aircraft industry in the

The understanding of this reality could lead to

several different objectives for public policy, ranging

from the break-up of the evolving cartel, to the national

ization of the firms, to increased public supervision of

their products and prices,

most directly related to the quality of life and substantive

needs of this society.

The small builder, revered in

- the residentia

1940s.

Of the three, the latter seems

l

4.2 Land Development - The Public Land Assembly Programs

This section introduces the existing government

programs of residential land development. The primary

purpose of the section is to define the programs in theory

and practice, as the subject has already been advocated,

opposed and produced expert analysts, without reference to

a basic body of substantive data,

definition of the subject matter and an examination of

The section contains a

1. Small builders are still active in smaller centres,
rural areas and in the renovation field, but it is
simply inaccurate to continue to describe them as
the basic producers of new urban housing.
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existing programs, objectives and activities,

public land programs are often proposed as the solution to

current land prices, or at least as an alternative to

private development, the section examines specific

differences between public and private development and any

attendant relationships to prices.

Also, as

The term public land assembly has evolved through

several meanings during the last few decades. Originally

it was a generic term which meant the acquisition of land

by public authorities, through purchase or expropriation.

The land could be one or more properties, which might, or

might not be serviced or subdivided, but were always under

developed relative to the use intended by the acquiring

From this original limitation to the acquisitionauthority.

and where necessary, clearing of the land, it evolved

through usage to include the holding, development and

marketing phases of public land projects, and has come to

refer only to projects which are predominantly residential.

The term then, has evolved from connoting a quite specific

activity to an all-encompassing term concerning public

projects in residential land.

It has also become common usage to employ the

term "public land banking" interchangeably with "public

land assembly". Land banking, when properly used, refers

to land which is acquired in advance of its intended
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development, either in the sense that it is held for years

before development begins, or because development follows

acquisition immediately but the project is sufficiently

large that it takes many years of regular construction to

deplete the project.

In this section, public land assembly is used in

the contemporary, generic sense as meaning any public

residential land project, and public land banking is used

to describe those specific projects which involve

extended holding period before development begins,

distinctions are almost trivial as they concern only the

form of a land assembly project without regard to its

performance or purpose.

an

These

At least four distinct objectives can be

identified which a government body might pursue by under

taking a land assembly project. In brief the objectives are:

to reduce land costs for the ultimate1)

consumer (i.e.: prices);

to control urban spatial expansion in

support of planning goals, by leading or

blocking the shape of a city's growth with

the public land;

to provide land for various social needs

2)

3)

not met by private enterprise. One such

need is low-cost land for subsidized housing
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projects for the elderly, public housing,

and assisted ownership programs;

to generate net revenue (profit) for

governments.

Each project has one or several of these objectives,

distinction between such varied goals is clearly important -

it is surprising therefore that political parties, land

4)

The

and housing "experts", and other pundits advocate or oppose

land banking" without reference to any goals.^the concept of

Each objective warrants examination.

4.2.1 The Price Objective

It is proposed that the price goal can be attained

both as a direct and indirect effect of a public land project.

The goal is achieved directly when a government buys land

suitable for residential development, holds it for a sufficient

period that its cost is significantly lower than current prices

of comparable raw land, then develops the site and sells it
2

below market prices,

prices, a potential which amounts to one of two alternative

Thus buyers can obtain lots at reduced

An exception to this general criticism is the recent
"expert" report by S. W. Hamilton, Public Land Banki:
Real or Illusionary Benefits, Vancouver! University
of British Columbia, Faculty of Commerce and Business
Administration, 1974.
In this usage, the distinction between selling and
leasing is not material.

1.

2.
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kinds of benefits:

1) they can obtain housing they could not other

wise afford;

they can capitalize the amount of the price

reduction, either directly by reselling the

lot at market price or indirectly by using

saving" for other consumption.

The latter is generally considered to be an inappropriate

subsidy, and governments usually attempt to minimize its

occurrance by scantily enforced regulations placing upper

income limits on eligible buyers and restricting resales.

The former is usually seen as an appropriate subsidy, as it,

by definition, is a home ownership subsidy which goes only to

families who could not buy a home without it. While this

may seem a clearcut situation in theory, in practice it is

difficult to distinguish between families who can barely

afford homes (and thus should not receive the subsidy) and

those who want a house but can't afford it (by the amount of

the subsidy). This^subsidy question has. generally, been avoided.

In the larger cities where housing is needed most, public

assemblies have been so small relative to demand that few

people are concerned about the subsidy, and a superficial

screening combined with a

distribution^ has further obscurred the subsidy issue when
lots have been sold at sub-market prices.

2)

the

first come/first serve" method of
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Public land assembly projects are also said to

reduce, or at least alter, land prices in the entire market

During the project's acquisition phase

it could inflate acreage prices in the private market if it paid

as an indirect effect.

unduly high prices, or the site boundaries were not clearly

defined and created false expectations. In practise, government

land assemblies probably do pay higher prices than private buyers
2

as they attempt to be scrupulously fair to all owners , and

although clear site boundaries are usually maintained and are

better known than large private assemblies, they are not well

publicized. It is sometimes claimed public assemblies

increase prices by removing large acreages from the supply

in the private market. This claim has never been substantiated,

and is probably inaccurate. During the project's holding

period, it is claimed the expectations in the market

concerning the project's future low prices will drive down

market prices through its development and marketing stages.

Recalling the stock and sales data of Sections 2.1 and 2.2,

1. First come/first serve has meant prospective buyers
line up at the project office before a pre-announced
sale date, and lots are sold to eligible buyers until
the supply runs out. This drew considerable criticism
in the press and political circles as a demeaning
practice, and has been largely replaced by a lottery
system.

2. This observation primarily applies to smaller projects.
Large assemblies are usually carried out by private agents
in trust or by block expropriations. In the latter case,
the legal definition of compensation which is based on
a replacement of utility concept, tends to produce high
average prices but precludes high-priced "hold-outs".
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this preposterous claim contemplates that the homeowners who

sell 3-5% of the ownership housing stock each year, and the

few large developer builders who sell most of the additional

2-3% of this stock which is the annual supply of new houses,

will reduce their prices because of a future marketing by

a public developer of some proportion of that future

relatively small new house supply. Unless the public project

is to produce a very large proportion of total starts in the

local market, this price-reducing effect seems unlikely.

However, if the public project sold reduced-price lots at

a large scale, it would be subsidizing most new house

buyers - a broad-based subsidy which sounds conflict-ridden

as it would disadvantage the more numerous buyers of

existing houses, and at the national level, would disadvantage

new house buyers in any city that did not have a large scale

public land program. As it was also noted in Section 2.2

that the highest land and housing prices occurred in the

higher-growth cities, any public intervention in urban land

markets at a national scale which artificially reduced

prices in the growth centres could be seen as a deliberate

growth promotion policy. In summary, these varied complications

require that any decision to undertake large scale land

assembly programs aimed at price reduction must be predicated

on clear definitions of the eligibility for this subsidy,

and the growth-promotion policy inherent in artificially

lowered housing prices. On the other hand, these
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observations demonstrate the utility of small to medium

scale price reduction projects directed to lower income

groups, and secondarily, to projects in those centres

where growth is slower.

4.2.2 The Spatial Objective

The spatial objective is land assembly programs

requires that governments induce, or impede the spatial

expansion of a city in a planned direction or form, by owner-

Public ownership of largeship of strategic acreages,

acreages is an expensive method of blocking urban growth

relative to less costly alternative techniques like zoning.

It appears then, that unless the public land barriers serve

other needed purposes, such as actively-used greenbelts,

parks, or other extremely low-density developments, the

blocking function is not an appropriate goal of public land

In the positive, growth-directing role, theassembly,

objective is not realized until the land is developed - so

it is apparent that the defining purpose of the project

concerns the nature of its development. Growth directing

may be considered very important in other contexts, but

from the viewpoint of land assembly policy it is  a secondary

objective, which can readily be included in the criteria or

goals for a project initiated for another purpose.

V
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4.2.3 The Social Housing Objective

The social goal in which governments buy land for

future development as social housing or other needs not met

by the private sector, also appears to be a secondary

objective. As the public authority's decision to acquire

such a site is based on a specific proposal for its final use,

it is apparent that the decision initiates the acceleration of

end use" housing program,

project within a larger assembly, most of the land will be

used for price reduction or revenue generation, so the

secondary position of the social housing goal is again apparent.

These comments are not criticisms of the social housing goal

in general, but are attempts to place this activity in

perspective,

private development, public land development can meet a social

the In the case of a social

In small places where there is no effective

need. During periods of rapid land price escalation, purchasing

land in advance of development will reduce total costs of

a social housing project, and thus is a beneficial practice

on the part of social housing administrators. But the latter

is a cost reducing function within the social housing program

and the former is a general housing program undertaken where

there is no private market, so neither is an independent

program in the general land market. Accordingly, while

purchase of land for social housing is a beneficial sub-program

which may be best performed by the land assembly program

administration, this activity must be seen and evaluated as
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a separate function associated with the mainstream public land

assembly functions.

4.2.A The Revenue Objective

The fourth objective which was identified as

realizeable through public land assembly projects is the

generation of revenue. The examination of private land

developers’ operations in Section 4.1 demonstrated that

considerable profits are available from the banking and

development of residential land. As much as this is a

profitable activity in the private sector, it is more

profitable in the public sector as governments can achieve

lower fiscal costs than their private counterparts. Public

developers have cost minimizing capabilities in their ability

to acquire project hold-outs by expropriation, in their

capacity to achieve higher leveraging and lower interest

rates than conventional lending, and in their ability to

reduce overall risk in a project through the placement of

infrastructure.^ The import of these capabilities is that

1. It should be noted that this refers to actual out-of-

pocket expenses rather than opportunity costs,
governments finance their projects at sub-market rates,
the opportunities to spend the money in other ways and
to receive higher returns on the project financing, are
both economic costs against which the revenues and
other benefits of the project may be measured,
argument being stated here is, assuming the public
project is considered desirable at a given level of
funding and method of financing, the project can have
lower costs, and thus generate higher net revenues than
a comparable private project.

If

The
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public authorities can use their proximity to the planning

process to acquire relatively inexpensive land which is

receiving designation for future development, hold it at

minimum cost, and then sell it to private developers or

develop and market the land itself. In either case.

government, as a representative of the society, receives the

social increment in the appreciation of land value directly,

rather than having to maintain an expensive administration

to obtain part of this increment from taxation or circulating

the increment through the private land industry.

While the profit which is available through

public land activity is a major goal, other significant

social benefits can be realized through such a program.

Urbanization increases the value of land, producing profits

for the landowner. The issue is not whether profits are

big, small, good or bad - but who should receive them. The

examination of land markets in Sections 2 and 3 demonstrated

that land use planning designations are increasingly

channeling urbanization onto relatively few large land

banking developers' tracts (for socially beneficial and

economic reasons), so these few firms receive most of the

appreciation. As the society at large creates the added

value, and by growth designations selects the recipients

of this value, it seems logical and equitable that the gain

be returned to its creators. This appreciation may be

considerable and is potentially a significant revenue
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source for governments - in the case of banked land it

appears to constitute as much as 60% of the selling price

of a lot, or 85% of the price of an acre (150% to 550% of

the cost of a land project).^ If local governments owned

this urbanizing land, the same society that created this

large profit would realize it. The gain could be used to

make the land program self-sustaining and finance development

infrastructure and other services, thereby off-setting

property taxes and local improvement charges. The current

move towards complex and loophole-ridden taxes designed to

recapture part of this increment, and evolving bureaucracy

which would administer the taxes, could be halted.

Politicians, planning authorities and the local citizenry

could have direct control over the land supply, regulate

development in accordance with their needs, and be directly

responsible for their acts, without having private developers

as a scapegoat for their problems. Also, as the private land

banks have played a major role in forcing smaller builders

and developers out of housing, a government monoply in develop

ment land might restore diverse competition by providing lots

Finally, by under

taking such a program governments would necessarily be vitally

involved in all aspects of land markets and housing production

or developable land to all sizes of firms.

1. In metropolitan areas in 1973, prices for detached lots
averaged above $5000 and over 60,000 lots were sold,
the social increment averaged 50% of the selling price,
use of land assembly as a revenue source.for governments
would have yielded about $150 million, approximately
the same revenue as would be raised by a tax of $100
on every detached house in each of these 22 urban
regions.

If
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which would significantly improve their collective under

standing of activities,and sensitize them to problems,in

There are, then, a number of significant

advantages to governments using land projects to make money.

urban land.

While these capacities of government have been

known, advocated, and occasionally used for at least thirty

years, their use has been limited because of resistance to

the several aspects of the proposal. Some people are

ideologically opposed to any extention of government

activities. Governments are now heavily involved in every

aspect of private land development except receiving the

profit - it seems the substance of the ideological argument

was removed long ago but because its proponents have kept

the public sector away from profits, this production function

has become an example of private enterprize at public expense.

Some say a government monopoly discourages innovation, and

increases costs. In the present system of land development,

most aspects of subdivision design in the private and public

sectors emerge from private consultants, are approved by

government, and implemented by private contractors - this

system need not change. Also, as there would probably be

a minority of private developments around the fringes of the

various government projects, emerging inadequacies in the

cost or form of public projects would be visible, and

The disadvantages of profit-oriented governmentcorrectable.
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land projects appear minimal in comparison to their advantages.

In summary, this theoretical examination has

indicated two major and two minor objectives which may be

pursued by public land assembly projects. These objectives

concern the ultimate use of the assembled land, and more

particularly, the relationship of this usage to other

The major goals, land priceactivity in the regional market.

reduction and revenue generation, both require large scale

projects, extended holding periods, and the production of

Theirlots which.are similar to those in the private market,

divergent pricing policies^ both require a thorough involve

ment with local land markets, with a wide range of subsidiary

One or both of these constitutes the heart of anyeffects.

The social objective isprogram of public land assembly,

limited in nature, being essentially an acceleration of a

social housing project, and requiring relatively small parcels

of land or parts of larger land assemblies,

objective is probably too expensive to be pursued except as

a secondary goal of a land project initiated for other reasons.

The growth-shaping

Public Land Assembly Under the National Housing Act4.2.5

To move from this theoretical examination to a

review of public land assembly in practice, it is useful to

Both pricing policies could also be sub-optimized in a
cost-plus, below market price which generated some profit
while providing some housing subsidy.

1.
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observe the vehicle by which most governments in Canada have

undertaken these projects. The National Housing Act has

authorized CMHC to enter into land assembly projects since

1949 and since then most such projects in Canada have involved

federal financing. The financing arrangements have been

broadened by successive NHA amendments to make funds

available in loan form, to increase the repayment period and

decrease the borrower's equity requirements, to increase

flexibility in the financial terms and project eligibility.

and lately, to make funding more available to municipalities.

Through this evolution, the federal legislation has developed

a beneficial multi-purpose program for the use of any

municipal or provincial government that decides to undertake

land assembly projects.^

The current National Housing Act contains two

sections, 40 and 42, which allow funding to purchase and

develop land "...for housing purposes or for any purpose
2

ancilliary thereto." Terms and conditions are defined

broadly, so the Act can support virtually any land assembly

and/or development project which is strongly related to

While the federal legislation authorizes financing for
municipal land projects, in practice a municipality
must receive provincial authorization before it can
contract for the federal funds.

Revised Statutes of Canada, 1970, C.N. - 10, Part 6,
Para. 40(1)(a) and Para. 42(1) as ammended by R.S.C.,
1973, C-133, Para. 16 and Para. 17.

1.

2.
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In addition, Sections 45(1) and 45 (2)residential land use.

authorize funding for the acquisition, planning and develop-

new communities.”^ment of entire

Land assembly funds may be provided to provinces,

municipalities or agencies and corporations designated by

these governments. Under Section 40, CMHC enters into a

project partnership with a province or its agency, paying up

to 75% of capital costs and sharing profits or losses.

Similar terms apply in the "new communities" legislation of

Section 45 (1) . Under Section 42 CMHC may provide a loan.

secured by a first mortgage or debentures,for up to 90% of

the capital cost of acquiring and developing a land project.

The interest rate cannot exceed the going rate on federal

bonds by more than .5%, and the maximum term is twenty-five

A term of fifty years is allowed when the land is

disposed by lease, rather than sale.

years.

Repayment may occur as

the land is disposed, and must occur during the term of the

Similar loan arrangements are contained in Sectionloan.

45(2), although annual interest payments are mandatory in

the latter, and a 50% "forgiveness

funds used for planning the community, and providing land

for public recreational and social facilities.

feature applies to loan

The following examination of these alternative

1. R.S.C., 1973, C-133, Para. 45(1) and 45(2).
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financing arrangements applied to a sample, hypothetical land

assembly project, illustrates their relative advantages. The

sample project is 100 acres, assembled at an average price of

which is developed within five years.^$10,000 per acre.

Development begins in the third year and the project is ready

Forty per cent of the acreagefor disposal in the fifth year,

is dedicated, without charge, for roads, streets, schools,

2
parklands and other public facilities. The remainder provides

serviced lots for about 330 houses, 550 row houses and over

200,000 square feet for apartments. Total development costs

are $1.8 million. At market prices prevalent in larger

cities today, the completed project should have a value

exceeding $8 million.

Table 4.22 summarizes the costs, to the province or

municipality undertaking this project, under each of the NHA

Tables A-11, A-12, and A-13, in thefinancing schemes.

Appendix, show the respective costs in greater detail.

The partnership provisions of Section 40 and 45(1)

minimize both the current and total costs of the project, from

1. While this is a hypothetical project, costs were selected
to simulate those found in the larger cities of Canada in 1973.

2. Such dedications of project acreage are common internal
allocations within land assemblies and are encouraged by
CMHC. Land is provided at cost, or written down, for
these public uses, and any expense incurred thereby is
shifted to the "marketable" land. This practice is
becoming formalized in CMHC's Comprehensive Land Use
Management Program.
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TABLE: 4.22 SUMMARY OP PROVINCIAL AND TOTAL COSTS - FEDERAL/PROVINCIAL LAND ASSEMBLY

EXAMPLE USING ALTERNATIVE REPAYMENT PROVISIONS

YEAR PROVINCIAL EXPENDITURES

ACCUMULATED
($000'8)

YEAR

AS %1

TOTAL PROJECT COSTS

ACCUMULATED

($000'S)
% OF TOT

PROVINCIAL

DEBT AFTER

FIFTH YEAR

{$000's)

CURRENT

($000's)

AL

PROJECT COSTS

ACCUMULATED

COSTS

AS %
I

'  OF OF CURRENT

COSTSCURRENT

PROJECT

COSTS

ACCUMULATED

PROJECT

COSTS

40SECTION

$1,101.9
1,213.7
1,984.6
2,819.4
3,723.4

29.6%

32.6

53.3

75.7

100.0

29.6%$275.5
27.9

192.7

208.7

226.0

25% $ 25%1 275.5

303.4

496.1

704.8

930.8

3.0252 25

20.7

22.4

24.3

253 25

25 254

25 NIL255

42 (INTEREST ONLY)

$201.9
111.8

230.8

294.8

364.0

18.3

SECTION

$1,101.9
1,213.7
1,984.6
2,819.4
3,723.4

18.3

25.8

27.4

29.8

32.3

29.6 29.6

32.6

53.3

75.7

100.0

1 $ 201.9

313.7

544.6

839.4

1,203.4

%

100.0

29.9

35.3

40.3

3.02

20.7

22.4

24.3

3

4

$2,520.05

42 (straight] AMMORTIZATjCON)

$214.2
125.1

252.5

325.5

404.6

19.2

100.0

31.9

37.6

42.8

SECTION

29.0 29.0

32.3

52.9

75.4

100.0

1 214.2

339.2

591.7

917.3

1,321.8

19.2

27.4

29.1

31.6

34.4

$1,114.2
1,239.2
2,031.7
2,897.3
3,841.8

2 3.3

20.6

22.5

24.6

3

4

$2,393.95

j.

SUMMARY OF TABLES A-]l to A-13 inclusive.SOURCES;



the viewpoint of the provincial partner, This is particularly

evident in year two, the only pure "holding" period

illustrated, when a provincial payment of about $28,000

carries a capital project costing $1.2 million,

leverage has two prices:

loses some measure of control over the project;^
2

profits realized are shared,

particularly suitable to assist municipalities (through

This h

the province, as junior partn

and an

These arrangements seem

igh

er.

y

provincial governments) to hold down the costs of land for

social housing projects, or to provide land for general

housing purposes in smaller places where land markets are

less volatile and consequently, the risk of incurring net

losses is higher.

The straight ammortization option under Sections 42

and 45(2) is the most widely used financial arrangement,

essence, it is a high ratio loan which gives higher leverage

and lower interest rates to provinces, municipalities and

their agencies than are available in the private market.^

While this method is more expensive to the borrowing agency

than the other alternatives, the borrower controls the project

in

In practice, CMEC often acts as the project administrator,
paying bills and providing advice, while the province has
the operational executive functions within agreed-upon
parameters.
CMHC usually receives 50% of profits, and bears 75% of
losses.

See Table 4.21 for some evidence of the lower extent of

leveraging and higher interest rates received by several
of the largest private developers.

1.

2.

3.
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As this financingand receives any net profits, in full.

allows public land development to occur at lower costs than

comparable private projects, the borrower has the choice of

passing the savings on to the local community directly in

the form of low cost housing, or indirectly by using the

increased revenue to offset other expenses.

Within this option, the loan principal associated

with parts of the project is usually repaid as the parts are

disposed,

installments are reduced to reflect the lower principal

Following such pro-rata payments, amortization

balance. This increases fiscal flexibility, as borrowers

are not locked in a payment schedule,

extremely beneficial option is available within this

However, a second,

alternative, to borrowers who can demonstrate to CMHC that

the purchasers of the lots are receiving a direct benefit

or saving. This implies that the project is pursuing, at

least in part, the price reduction objective. In this case.

the borrower may elect to continue the low rate debt service

on the full principal while receiving revenue from the

disposal of the asset. This is a financial inducement to

the extent of the untied declining principal balance of the

loan and any interest differential, to encourage other

governments to subsidize home buyers.

The final loan alternative is available to

provinces or municipalities who intend to dispose of a land
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assembly by lease, rather than by sale. In this case the

repayment period is lengthened to a maximum of fifty years,

and only interest payments are required during the term.

This reduces carrying costs during the holding period, and,

if the buying power of money continues to decline, should

make the eventual principal repayment relatively cheap,

this option opens the possibility that, in the future, title

to the project land could reside with the local community,

perhaps at a neighbourhood level.

Also,

In general, it is noted that provinces or

municipalities must spend large, but manageable sums of money

in order to undertake land assembly projects,

acre project example, the province's down payment (its

spending in the first year) is between 5.4% and 7.4% of the

total final project cost, requiring $200,000 to $275,000.

Carrying costs are a small proportion of total costs (about

In the 100

3%), but may require over $100,000 each year,

annual cost is, of course, incurred in the years immediately

preceeding the project's completion,

payment in the 100 acre illustration was about $406,000.

The largest

The highest annual

Comparison of these figures with Table 4.23 indicates

Canadian municipalities can afford expenditures, and debt

of land assembly magnitude.^ The provincial averalevels, ges

Projects could, of course, be much larger or smaller
than the illustration.

1.
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TABLe. 4:23 REYEKUE AMD EXPENDITURE DATA, SELECTED CAHADIAN MUNICIPALITIES

AVERAGE ANNUAL INCREASE

TOTAL

REVENUE

1961-1969

lata in thouaaads of dcllara)

PROPERTY

TAXES

TOTAL

EXPENDITURE

1961-1969

EXPENDITURES - 1969

DEBT CHARGES AS Z OF TOTAL

EXPENDITURE REVENUE PROPERTY TAX

TOTAL

REVENUE

1969

TOTAL

($0006)
PUBLIC WORKS DEBT

($000e) Z CHARGES
($000a))F Z Z z

MUNICIPALITIES SURVEYED (All rOTAL

British ColumDla - All MualclpallClas
- Vancouver

- Victoria

- N. Vancouver, New Veecalnlster A
Prince George

425,047 266,213 30,462 31,826
8,587
1,187

436,226
135,797
18,350

25,67« 5.9
3.599 2.7
889 4.8

33,197
11,610
1,113

7.8 11.67.6

8.5

6.1

1,977 27,089 1,606 5.9 2.062 7.6

Alberta - All Municipalities (to 1967)
- Edaonton (to 1969)
- Red Deer, Lethbridge i Medicine

Hat (1969)

314,933 222,039 20,628 21,032
6,928

313,8C1
98,934

33,389
3,270

10.6 35.236
16,451

11.2

16.6

11.2 15.9

3.3

1,551 1,385 6.023,271 2,802 12.0

Saskatoon 1,750 790 3.125,463 2,323 9.1

Ontario - All Municipalities
(to 1967)

- Toronto, Ottawa S Haallton
to (1967)

- Haallton (to 1969)
- 13 others^ (to 1967)

1,571,784 1,244,302 101,445 114,781 1,573,131 195.415 12.4 215,962 13.7 13.7 17.4

23,840
4,488
15,590

370,101
78,809

195,428

11,416
6,341
16,452

3.1 44,532
8,849
26,269

12.0

11.2

13.4

8.0

8.4

Nova Scotia - All Hunlelpallties
(to 1969)

- Halifax (to 1968)
- Sydney S Glace Bay (to 1969)

101,755 74,153 6.444 7,331 18,264101,453 4,540 4.5 18.0 17.9 24.6

23,503
8,267

1,062 4.5
503 6.1

4,391
1,050

18.7

12.7

NOTE: 1. Other Ontario Municipalities were: St. Catharines, Kingston, Oshava, Brantford, Samla, Kitchener, Niagara Falls, Peterborough, Guelph,
Burlington, Oakville, Sudbury and Sault Ste. Marie.

SOURCE: Plunkett, T.J., The Financial Structure and Decision-Making Proceaa of Canadian Municipal Govemoent Ottawa: CMHC, 1971. Various cables
throughout.



indicate that carrying charges on municipal debt are less

than 25% of property taxes (the annual charges on municipal

assessment) — a relationship which appears to be far below

the recommended maximum total debt to total assessment ratio

of 25%.^

Several other financial aspects of land assembly

projects warrant mention. Down payments, or initial

expenditures on land can be lessened by the use of options,

delayed sales agreements, or land mortgages. Carrying costs

can be offset by revenues obtained from interim uses of all

or parts of the project site. Planning costs can be lessened

Develop-by use of CMHC's experience with similar projects,

ment expenditures can be lessened by contracting all or

parts of the project to private developers under proposal

Development may be undertaken on a phase by phase

basis, so the revenue from one phase finances the next phase.

It is beneficial to integrate suitable commercial and

industrial land uses in residential projects, as these provide

calls.

services, jobs and assessment for the future community and

The use of these various techniques,assist project finances,

within the overall parameters of KHA financing, can allow

municipalities to engage in relatively large land projects

in pursuit of the various objectives described earlier, at

The Capital Budget" in The Canadian1. See Hunt, P.T.
Institute of Chartered Accountants, Municipal Finance
And Administration In Canada, Torontol the Institute,

p. 1$.
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reasonable cost.

A Survey of Land Assembly Projects Financed Under
The National Housing Act.

4.2.6

In order to review the history, and determine the

substantive objectives of public land assembly under the

NHA, a complete survey was made of each new project undertaken

between the program's initiation in late 1949, and the end of

1972. With the assistance of CMHC officials who were familiar

with the projects, each was examined and accorded  a variety

of classifications. The market in which the project was

located was classified as a village (under 20,000 population

in 1971); town (20,000 - 100,000) or agglomeration (100,000

plus). The project was deemed to be "large" if its potential

production, measured as project area times five lots per

acre, exceeded the number of detached starts in that market

during the year the project was acquired - otherwise the

project was classed "small". The project's phasing, or

development strategy, was defined as: "immediate" if, at

acquisition, the land was intended for development and

marketing immediately (within two to three years); 'tegular"

if the land was intended for development and marketing in

several small (relative to the market) regular phases; or

'bank"if the land was not to be developed for at least five

A purpose was assigned to each project, based on the

use intended for the majority of the developed acreage.

years.
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If this land was intended for sale at or near cost, the

project was classified cost”, and similarly, if most of

the acreage sold at about market value, it was classified

market". When most of the area was used for public housing,

limited dividend housing, or co-op housing it was classed

These, and some general descriptive classifications

for each project were then coded, the data computerized, and

social".

a basic SPSS cross tabulation was produced which is summarized

in the tables which follow.

It should be noted that the classifications used

allow comparison of the project's substantive activity with

the three main land assembly objectives described earlier.

The social objective corresponds with the social classification,

and can be expected to occur only in small projects except

in villages. The price objective would only be realized

by projects classified as "cost" and would have little

indirect effect on the market if they were "small". They

would reach maximum effect in "large" projects which are

’banks",or developed in "regular" phases, as other sellers

in the market might be forced to compete with the project

prices. The revenue objective would be served by "market"

projects developed in "regular" phases, or "banks", as

quickly developed land would tend to have costs close to

market prices. All other project classifications would

probably describe break-even type projects which provide

developed lots at a cost near market price, and accordingly

can be described as land for general housing purposes.
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Table 4.24 reports the purpose of all new land

assemblies undertaken with NKA financing, and the size of

these projects relative to the market in which they were

Tables A-14 and A-15 contain the same datalocated.

apportioned between the two financing sections of the Act.

When this NHA program began during the housing boom of the

early 1950s, it was widely used in towns and villages to

This usage continued,create lots for sale at market prices.

although the annual uptake declined, until the late 1960s

when the Section 42 loan provisions were introduced. Since

1967, more large projects, and projects in larger centres have

begun, although overall, in terms of number of projects, 80%

of the entire program has occurred in smaller places. While

three-quarters of all new projects were funded as partner

ships under Section 40, Section 42 has been the main financing

vehicle since its amendment. Notably, there are no "cost

projects under Section 42 - indicating that provinces and

municipalities do not borrow federal money even at preferred

rates to subsidize the general home buyer.^ Over 80% of

projects to date have primarily sold lots at market prices,

while 7% have sold at cost and 9% have been social housing

projects. In terms of the kind of projects it has funded,

1. In many small municipalities cost and market are about
equal - so this distinction is not significant,
some Nova Scotia municipalities lots are sold at market,
which equals cost and the provincial government gives a
$500 homeowner subsidy in the form of reduced local
improvement charges.

In
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TABLI: 4.2A FEDERAL PROVINCIAL LAND ASSEMBLY SURVEY

SUMMARY OP AU NEW PROJECTS UNDERTAKEN, BY MARKET SIZE, PROJECT SIZE AND PROJECT PURPOSE

SECTIONS 40 AND 4Z

R«lativc
Slza of Project

Zi-. J251 S4 5S 56 57 S8 59 60 61 61 43 64 . Afi *7 ̂ . 49 TOSO 51 52Prolact PurpeaeMarket
82T 11 2 2Larta Coat

Social

Market

Vlllasa
62 21 1

42 :XI i. X 11 X1 1 212 1
11Saall Coat

Social

Market

41 2 1
ik1 2. X 1 1X3 13
11Large Coat

Social

Market

Tom

1111 11 1 12 2

Sull Coat

Soc lal

Market

11

Ifi.1.2 1 1 j.1 2 X11
11Coat r

Social I

Market I

Aggloaeratlon Large

111.X X1 X X1

Small Coat

Social I
Market , 2

421 1

uX 1I 1 X1 1 4.
102 11 2 2 :1Large Coat

Social :

Market .

All
6  i22j Harketa 1 I
86XL 12. 12.i. 1, 1 i 16 X.2j 2 3 1 1 i. 2.4 3
11Small Coat

Social

Market

91: 1 1 24 1

IIX X X3 1  L A A5  2 2 A2 33

I All
; Harketa

11121 2 3Coat i 1

SocUl

Market I 3

1

1 ’ 1

1  4 25

4 153  2 22And
1331216 t 13t! 4 2  4. 3

T!
2 2 16 56Project Sitae

All Projects 15 . 15916 14 . 8 192 1  3 5 ■ 314^ 3 27 7  4 54 6
T

84812976 2715 3788 6974 7094 14656 20927 12953,19371 117,5681716j 21331 4126 32491 2119| 1127; 1862j
^  1 : 1

NET FEDERAL SPENDING (IN $000} $211'1208 123411591 3437 1253

Tables A~14, A-IS and CHHC, Canadian Houalne Statlatlea - 1964 Table 53; 1966 Table 55, 1970 Tables 56, 57; 1973 Table 64.SOURCES:



NHA land assembly has been a supplier of lots, at market

prices,in towns and villages with 110 such projects out of

its total of 159 projects.^

The "net federal spending" row in Table 4.24

demonstrates the outlay by the federal government of annual

budgetary funds to support these land assembly activities.

A total of about $118 million in federal fiscal expenditure

has financed the acquisition of 159 separate projects, and

their subsequent planning, development and marketing - and

102 of these projects were large relative to the local

housing market. In terms of annual expenditure, the program

increased from $211,000 in 1950 to about $6 million in 1967,

then climbed to about $20 million in 1972. It acquired new

projects steadily through the 1950s and 1960s while developing

existing projects, and in the late 1960s with prices rising

quickly, tripled its annual volume of new projects at the same

time it began buying large projects in the largest cities.

With this rapid expansion of the program CMHC is now

spending $20 million per annum on land assembly and has

budgeted five times this amount in anticipation of increased

2
demand for program funds.

It should be noted that this refers only to absolute
numbers of new projects and is irrespective of project
costs.

development phase (which would not be recorded in Table
4.24 as it is not a new project) in a large centre might
cost as much as a dozen large new projects in smaller places.
At the Federal/Provincial Conference in January 1973 the
Minister of State for Urban Affairs announced there was
$100 million per annum available for land assembly.

Because of differences in cost and scale, one

1.

2.
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Table 4.25 augments Table 4.24 with data concerning

the quantity of acres or lots acquired in these new projects.^

A rough comparison between acres and lots can be made by

assuming five lots represents one acre. As described above,

the program bought considerable land during its first five

years, then added incrementally to this holding through the

1950s and 1960s until, with the change in legislation in

1967, it resumed large scale purchasing. In total, nearly

33,000 acres were purchased in 81 projects while an additional

76 projects were acquired with 13,000 lots. Although 80% of

all projects have been in towns and villages, 70% of acres and

20% of lots were in agglomerations, and most of this land was

purchased after 1967. Social and cost projects were both

small and infrequent in comparison to market projects. While

numerically large acreages were acquired in market projects

during the early 1950s, it should be noted (referring to

Table 4.24) that they were small relative to their locales,

Thys while many municipalitiesexcept in towns and villages.

began land operations during that housing boom, it was

primarily smaller places that began on a large scale, while

larger places did not increase the scale of their land

assemblies until housing prices began rising quickly in the

late 1960s.

Table 4.25 and its companion Table 4.26 report those
projects for which lot or acreage data was available.
This excludes two projects which were reported in
Table 4.24.

1.
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Table 4.26 reports the development phasing of the

same new projects contained in the previous tables. With the

addition of this phasing data, it is possible to see the sub-

The early acqui-stance of the public land assembly program,

sitions, regardless of location and project size were developed

As most of these projects were small relative

to their local markets, the individual phases provided only a

in regular phases.

fraction of the annual supply. The sustaining funding needed

for these partnership projects to complete their development

phases required the bulk of the program's funds until the

mid 1960s, leaving marginal funds for the assembly of new

The coincidence of the introduction of the Sectionprojects.

42 loan provisions, the increase in the program budget,

rising housing prices, and the dispersion of information

about the experience of the extended development phases in

the earlier projects, brought about a new cycle of land

Formal land banking began with thebuying in the program,

second buying cycle, coinciding with the assembly of large

In total, 75% of theland banks by private developers,

acreage acquired during the entire public program was banked,

and 70% of the banked land was in 9 large market projects

As all of thepurchased in the largest cities after 1967.

land banks are intended for sale at market prices, they

appear to be following the revenue objective,

projects (the projects which potentially pursue the price

reduction objective) are for immediate or phased development,

The few cost
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are in villages and are "large" projects - therefore their

costs are market prices and while they do provide needed

serviced land for housing, this is not a price reducing

activity.^ While considerable verbal energy is being

expended propounding the notion that public land banking

reduces land costs, it appears that for twenty years most

public land assembly activity has been producing lots for

sale at or near market prices. One wonders why the various

housing "experts" and politicians describe the program so

incorrectly when it appears to be functioning so well.

Tables 4.27 to 4.30 show the distribution of NHA

land assembly activities among four major regions of Canada.

Quebec has never used these federal programs, and Manitoba

has only used the programs during the past few years.

Table 4.27 reports new projects by region by the

size of the settlement in which they were located. It shows

that towns and villages in Ontario have always been the

major users of the program, accounting for over one-half of

all projects. Between 1950 and 1967, 56 projects were

started in Canada, 37 of which were in Ontario. After

Section 42 was revised in 1967, other regions found the

1. These projects in small places are both needed and do
reduce prices in that they supply a commodity (serviced
lots) that the private market is not supplying. However,
this is not pursuit of the price reduction goal as defined
earlier, but is closer to the social goal.
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program more attractive, with 35 projects on the prairies,

32 in the Maritimes, 29 in Ontario and 7 in British Columbia

and the Northwest Territories. Within regions, 60-70% of

all projects have been in villages, 10-15% in towns and

15-20% in agglomerations, although towns in Ontario have

given the program slightly more usage, at the expense of

villages. Most of the projects in large centres in Ontario

occurred in the early 1950s, while the other regions began

projects in agglomerations during the programs^second cycle.

As program funds are limited, the increasing numbers of lar'ie

projects in large places limit the money available for use

in other places, and constitute the major thrust in the

current program. Otherwise, new projects in villages in the

Atlantic and Prairie regions, particularly in Nova Scotia and

Saskatchewan, are the main demand for new program funds.

Table 4.28 shows the distribution of the 133 new

market projects which have occurred in Canada to date,

are grouped in three periods which correspond with the programs

initial cycle during the 1950s, the hiatus before 1967, and

Projects

the second cycle which began with the introduction of

In Ontario 94% of all new assemblies were marketSection 42.

projects, and these constituted nearly one-half of all market

This emphasis on the market objective

was not unique - all projects in British Columbia and the

Northwest Territories sold at market price, as did 9C% of

the projects in the prairie region, and most of the projects

projects in Canada.
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TABLE: 4.28 FEDEBAL •> PROTIKCIAL LAUD ASSEMBLY SURVET

MEW PKOJECTS IHTEIIPED FOB SALE AT MABKET PKICES. tflATiyt SIZE. RECIOM. AMD SETTLEHEKT TTTES

NUMBER OF PROJECTSPROJECT SIZE (RELATIVE)
AND PERIOD OF

ACQUISITION

BT RECIOMBY

PRAIRIE B.C. AND NWTSECTION CANADA ATLANTIC ONTARIO

42 X z V T A Z40 V T A Z V A Z 7 T A V T AT

40 40 4040 40

23 8 7 8 lOOZ

8 9 1 lOOZ

39Z 391 22Z lOOZ

7  lOOZ

1  lOOZ

32Z 32Z 20Z B3Z

7 6

6 7

1 1 1 lOOZ

lOOZ

7Z 2Z 2Z 12Z
2

1950 - 59 SMALL

LARGE

Z OF CAN. TOTAL

2 lOOZ18

lOOZ 5Z sz

1960 • 67 SMALL

LARGE

Z OF CAN. TOTAL

10 4  5 2 91Z

22 1 1 lOOZ

74Z 17Z 9Z 97Z

2  5 2 89Z

1  lOOZ

17Z 14Z 8Z 38Z

4

1 lOOZ1 1 lOOZ

14 lOOZ 1 1 lOOZ24 3 lOOZ

40Z 41Z 6Z 3Z 9Z97Z 3Z IIZ 12Z

1968 - 72 SHALL

LARGE

Z OF CAN. TOTAL

50Z7 6 4  6 1 54Z

30 4 10 45Z

60Z 21Z 19Z 47Z

3  1 50Z

4  38Z

14Z 7Z 9Z 26Z

8 1

3 4 57Z 1 1

13 1 4 33Z

24Z 3Z 7Z 26Z

5 1  63Z

2Z 18Z

20 24 4  2 1 57Z

12Z lOZ 2Z 30Z 9Z47Z S3Z

1  lOOZ1950 - 72 SHALL

LARGE

Z OF CAN. TOTAL

40 7 16 20 11 85Z

60 14 12 72Z

S7Z 26Z 17Z 76Z

1  3 1 60Z

U  1 4 50Z

16Z 12Z 22Z IIZ

12 IS 9 89Z

14 9 3 88Z

34Z 70Z S2Z 54Z

1 1 50Z 2 1

1 90Z62 24 27 3 4 65Z

37Z 12Z 17Z 22Z

8 1

13Z 6Z 9Z 13Z77Z 23Z

"7" lndlc«t«« vlll«R«, population In 1971 laaa than 20,000.
"T" indicatas town, population In 1971 batwaen 20,000 and 100,000.
"A” Indlcataa agBlosaiatlon^population In 1971 axeaada 100,000.
SHALL projacta could not provide one years supply of lots at low density, in their location.
LARGE projects could provide one years supply of lots, at low density. In their location.
This table excludes developaent phases of projacta already acquired.

NOTES:



in towns and agglomerations in the Atlantic region.^

only strongly non-market orientation is seen in projects in

villages in the Atlantic region, and as public assemblies

The

are the dominant suppliers of developed lots in these places,

the assembly price is probably the effective market price

in any event. The relative size of projects is increasing,

led by the two Western regions and the Maritimes where most

projects have always been "large”.

Table 4.29 is a summary of all market projects,

including both their original and subsequent phases. The

pre-eminence of Ontario in the program is again visible, as

70% or more of all market projects were in this province in

each period until 1970. Comparison with Table 4.28

demonstrates that Ontario also had nearly as many sustaining

phases as new projects, while in the Atlantic region there

were one-half as many sustaining phases as new projects, the

Prairies had 40% and the British Columbia/Northwest Territories

Thirty-eight of the 87 sustaining

market phases were in agglomerations, including 27 in

Ontario's larger places, while 28 sustaining projects were

region had only 20%.

1. The definition of market projects causes some distortion
here. Projects were included in this table if they were
classified market or if they were classed "cost" and
developed immediately after acquisition, as in the latter
case cost would be equivalent to market price. Typically
the latter situation occurs in small places, so it may
be assumed that most market projects in villages
represent the pursuit of a general housing, rather than
the revenue objective.
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FEDERAL PROVIHCIAL LAND ASSEMBLY SURVEY
SUMMARY OF ALL PROJECTS INTENDED FOR SALE AT MARKET PRICE

TABLE: 4.29

NUMBER OF PROJECTS

CANADA
BY REGION

PERIOD OF

ACQUISITION PERCENTAGE OF
BC S Nvr

VTA ALL 2

PRAIRIE

VTA ALL 2

ONTARIO

V I A ALL 2

ATLANTIC

V T A ALL 2

LOCATION

VTA

TYPE

I R B

BY SECTION SIZE

SHALL LARGE ALL MKT

PROJECTS

AU,4240
CAMCANCAMCAWPROJECTS

2  6

111 3 13

2  17

7  9

3  4

2

2

5 11

9 13 7 29 94
7  7 4 18 78

4 2 2

12 IS 12

7  7 14 28 37

8 67
39 49 '

14212211 13 7

8 10 S

7  3 2

40 20 19

31 16 28

1  27 3

2  20 1

1  11

3  54 22

18 40 17

18 13

12 11
1950-54

1955-59

1960-64

1965-69

1970-72

31
2  9

2  17

211923

 16 2 5 23 29
1 154712 5

14 I 8 23 31 ■ 2 1
721 10 13

876 21 28
363031 48

31 44

70 9
342926 49

12 3 2 1731 6 13 5039 44 39 12215 9 7 3110097 62 61 8425 152 4397 123162 581950-72

NOTES - SMALL project! could not provide one years supply ot lots, at low density, in their location.
- LARGE projects could provide one years supply of lots, at low density, in their location.
- "I" Indicates the project was intended for cosiplets developnent inaediately, within 2 ot 3 years of acqulslCion.
- "R” indicates Che project was intended for developaenc in small (relative to the local market) regular phases.
- "B" indicates the project was intended to be held as a land bank for future development.
- "V" indicates village, population in 1971 less than 20,000.
* "T" Indicates town, population in 1971 between 20,000 and 100,000.
- "A" indicates agglomeration, population in 1971 exceeds 100,000.
_ This table reports all project loans or approvals directed to providing land for eventual sale at market prices.



in towns, 20 of which were in Ontario. Alberta and

Saskatchewan had nine sustaining phases to their  4 market

projects in agglomerations, while the remaining sustaining

phases were spread across the country. The early concentration

of sustained projects in Ontario's larger places is not

surprising, as these relatively richer municipalities could

With this example, the otherafford to buy larger acreages,

regions have also begun larger projects, and the imbalance

in numbers of sustaining projects is diminishing.

Table 4.30 shows the distribution of all non

market projects. Most non-market projects were funded under

Section 40, and were relatively large,immediate and phased

developments located in villages in Newfoundland and New

Brunswick. Non-market projects occurred primarily in the

Atlantic region, with 28 projects including 17 in villages

and 7 in agglomerations. The latter were the various phases

of two projects at St. John's and the North Preston project

in the Halifax-Dartmouth region. The Prairie region had 8

non-market projects of which 5 occurred in the Winnipeg

region in 1971, one was in Regina in 1972, and the other two

were in villages in Alberta,

projects during the late 1960s, primarily in towns and

villages in northern parts of the province,

projects in Newfoundland were for sale at cost except one

social housing phase of a larger project in Corner Brook,

while all other non-market projects in Canada were social

Ontario undertook 5 non-mar

All non-mark

ket

et
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FEDERAL PROVISCIAL LAUD ASSEMBLY SURVEY
SWWABY OF PROJECTS mTENDED FOR SALE AT MOH-MARXET PRICES

TABLE: A.30

NUMBER OF PROJECTSPERIOD OF

ACQUISITION BY REGION AMO LOCATION SIZE
Ontario

V T A All Z

CANADA

By Section
40 42

Prairie

V T A All Z
Atlantic

V  I A All r
Percentage of
All

Projecta Project#
All Non Hk

Location

V T A
Size

S  L

Type
I  R B t

CanCanCan

1  1 2 100 I562 2 1 121950-54

1955-59

1960-64

1965-69

1970-72

00

2  2

1  12

3  12

10052 2 142 1 1

526 1 167 : 2 2 1 59  2441812 4

9  1

26  9 37 10 811

366 7163 :8 146209  8 2 912 77 12

192 6 868 2 2 1 5 127. 28100 17 421 6 14 1615 21 523 1822 191950-72

"S” Indleatee SMALL projects, which could not provide one years supply of lots, at low density, in their location.
"L" indicates LARGE projects, which could provide one years supply of lots, at low density, in their location.
"1" indicates the project was intended for complete development Inmedlately, within 2 or 3 years of acquisition.
"t“ indicates the project was Intended for development in small (relative to Che local market) regular phases.
"B" indicates the project was intendad to be held as a land bank, for future development.
"V" Indlcatea village, population in 1971 less Chan 20,000.
"T" indicates town, population in 1971 between 20,000 and 100,000.
"A" indicates agglomeration, population in 1971 exceeds 100,000.

Notes:

This table reports all project loans or approvals directed to providing land which was not Intended for sale
at market prices (i.e. for development as social housing or for non-lsoedlate development for sale at coat).
No projects of these types were found in B. C. or N. W. T.



housing with the exception of one cost project in Charlottetown.

Table 4.31 reports, by region, those projects

which were developed in several phases and includes the

section of the National Housing Act which financed each stage.

In most cases, (86 of 126), the development stage received

the same financing as the acquisition stage, however, since

Section 42 was introduced in 1967, in each region at least

one project changed its method of financing for the develop-

In most of these changes (30 of 40) landment stage.

acquired under Section 40 was developed by means of a

Section 42 loan, thereby securing the maxim.um financial

advantage for the project from the federal programs,

these cases, 75% of the cost of acquiring and holding the

site was paid by the federal government, then the provincial

In

partner purchased the land from the partnership at cost and

obtained a 90% federal loan to finance the total land and

development costs of the ultimate project,

occurred in the Maritimes (21 projects) and Ontario (15 projects),

and removed parcels from land banics for development as social

housing projects or to provide lots for the general marlcet.

Most of these cases

Table 4.32 is a report of current holdings in all

public land assembly projects financed by the NHA grouped in

accordance with the purpose for which the land was acquired.

This table does not include all land held under NHA programs

as it is based on CMHC's head office records, which are not

current in the case of acreage held under Section 42 loans.
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FEDERAL PROVINCIAL LAND ASSEMBLY SURVEY.

PROJECT DEVELOPMENT AND PROJECT ACQUISITION, CHANGES IN LEGISLATION USED
TABLE: 4.31

I
PERIOD

DEVELOPED

ACQUISITION UNDER SECTION 40, NHA
DEVELOPED BY SECTION 40 1 DEVELOPED BY SK

ACQUISITION UNDER SECTION 42, NHA
DEVELOPED BY STCTION 42TION 42 DEVELOPED BY SECTION 40

I

Can lAtla
.ada ntic

Atla

ntic

Onta Pra

rio lirie

B.C. Onta

rio

Pra B.C.

irieJ.W.T

Atla

ntic

Can !ltla

ada itic

Prai

rie

Can

ada

Onta

rio

Pra B.C.

irie«.W.T

Onta

rio

B.C.

«.W.T

Can

ada
T

1950-1966 ,

1967-1972 i

1950-1972 ,r

3 23 1 1 28

6 25 1  39 I 21
2  67 21

7 15 2 1  39

1  : 39

1 1 11 8 19

9 48 8 15 2 1 1 11 8 19

This reports only those projects which had at least 2 phases under NRA legislation,
regardless of whether their development is now complete or is ongoing.

NOTE;
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In spite of this understatement, the table reports a

sizeable land holding of 1,771 lots and 21,197 acres in 103

Virtually all of thisprojects, as of the summer of 1973.

acreage and about two-thirds of these lots are in projects

Two-thirds of theintended for sale at market prices,

acreage is in market projects in agglomerations, most of

which are landbanks which were acquired after 1967.

Tab].e 4.33 reports all projects financed under

Section 40 which still held land in 1972, by the purpose for

which the land was acquired, by the duration of the holding

In Canada twenty-seven Section 40period, and by province,

projects still hold land of which 24 are market projects.

Seventeen of the market projects are located in Ontario,

12,including 11 in Ontario, are more than 11 years old, and

10 of them, including 5 in Ontario, were acquired after 1968.

Four projects have held land in Newfoundland for over eleven

years, including one long-term social housing project and

The othertwo projects which are intended for sale at cost,

holdings are relatively recent projects in New Brunswick (2),

Saskatchewan (2), and the Northwest Territories (1), and the

Blair Rifle Range in Vancouver.

Table 4.34 is a report of 21 of the largest public

land assemblies financed under the National Housing Act.

The table includes, for each project, the acquisition date,

acreage acquired and average accumulated cost per acre
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FEDERAL PROVINCIAL LAND ASSEMBLY SURVEY

NUMBER OF PROJECTS UNDER SECTION 40 HOIDING LAND IK

1972 BY PROVINCE, PERIOD HELD, AND PURPOSE OF ACqUISITION

TABLE: 4.33

NUMBER OF PROJECTS HOLDING LAND IN 1972, BY PURPOSE OF ACQUISITION

PERIOD SINCE

ACQUISITION
CANADA

D C H

NFLD

D C M

NS PEINB ONT HAN SASK

D C H

ALTA

D C M

BC NWT

D C M D C M D C M D C M D C M D C M D C M

1- 3 pears 10 2 5 2 1

4-10 years

11 - 22 years

2 11

1  2 12 1 2 1 11

All Projects 1  2 24 1 2 1 2 17 2 1 1

”D" lodicates tbe purpose of the project was doslaantly to provide social housing.

"C" Indicates the purpose of theprojact was to sell at cost.

"H" Indicates the purpose of the project was to sell at market price.

Notes:



TABLE: 4.34 TVENTY-ONE MAJOR LAND ASSEMBLY PROJECTS FINANCED UNDER

THE NATIONAL ROUSING ACT, CANADA, 1952-1972

AVERAGE

ACCUMULATED

COST PER

ACRE

AVERAGE

DEVELOPMENT

COST PER

ACRE

DATE OP

ACQUISITION
LOCATION OF

PROJECT

SECTION ACRES

ACQUIRED

ACRES

DEVELOPED

NOTES

TJsF T5r

22496

Five ••ecloDi devsloped becueea 1952 and 1970

Developoent began In early 1970'b

Eleven projects developed becveen 1957 and 1973

Three aectora developed between 1971 and 1972

1  sis’Peterborough, One.

Malvern, Ont.

Hamilton, Ont.

Mount Pearl, Nfld.

Saltfleet, Ont.

Saskatoon, Sasfc.

Haterloo, Ont.

Brandon, Han.

North Vancouver, 8.C.

Edmonton, Alta.

Regina, Sask.

Oakville, Ont.

Saint John, N.B.

Spryfleld, N.S.

Bedford, N.S.

Sackvllle, N.S.

Cole Harbour, N.S.

Gunnlngsville, N.B.

Fort McKurray, Alta.

Gloucester, Ont.

North Pickering, Ont.

40 661

1953 40 1704

1034

1118

1616

2767 505

1954 40 967 659 20337

269261967 40 1178

5078

90

1967 40

1968 40 928 1090 Three projects acquired during 1968

Project delayed, conflict with regional planning1968 40 3000 2146

1968 40 400 4125 100 5000

1969 40 640 2901

22841969 42 4864

1969 40 895 1573 30 11133 Four projects acquired, one developed

1969 40 698 1206

15001970 40 510

1971 40 870 575

1972 40 1500 168

1972 42 14317351

1972 42 960 2083

1972 42 452531

1972 42 320 1115

1972 40 9000 1889
Funding not approved as of March 1976

■ 250001972 40 2133 )

SOURCE: CHHC Land and New Cooaunltles Division, July 1973



(acquisition costs plus holding costs less any revenues

obtained during the holding period), the acreage developed

prior to July 1973, and the average actual development cost

Thus, this deceptively simple table reports the

acquisition of about 56,000 acres in sixteen different

cities at a total cost of about $120 million, and the

per acre.

development of 2,171 of these acres for an additional federal

expenditure exceeding $32 million.^ These simplified

figures allow some appreciation of the cost characteristics

of public land projects. In the 3 projects acquired in

Ontario in the early 1950s, the accumulated costs of acreage,

as of the early 1970s, varied from an average of $538 per

acre to $2767 per acre. During the interim, the respective

cities grew out to the project sites, the land became ripe

for development and its value increased to as much as fifteen

times its accumulated cost. The projects acquired across

Canada in the late 1960s have slightly higher costs - as raw

land prices, borrowing costs, taxes and administration costs

have risen - but most of these sites are coming "on stream"

The variance between these acreage figures and the data
in Table 4.25 occurs because the 25,000 acre North
Pickering project is excluded from the earlier table, as
is some of the other acreage assembled in acquisition
stages subsequent to the initial stage of each project.
The variance between federal expenditures in Table 4.24
and project costs in Table 4.34 occurs because the former
reports only the federal portion of expenditures and
reports these on an annual basis whereas the later reports
total costs which may have arisen over several years,
as of one date.

1.
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more quickly than the land banks from the first cycle did,^

and their costs are still as low as 20% of the current prices

Lastly, the large acquisitions in 1972

occurred at relatively low average prices, indicating that

the general market considers that their potential for early

If regional planning priorities and

infrastructure placement shifts to accelerate the development

of this low-cost land, this generation of public purchases

would obtain a more sizeable social increment than the earlier

for comparable sites.

development is slight.

cycles, and this revenue could be used to produce  a better

living environment than competing developments. Development

costs are similar to private developers costs, as might be

expected since this function is often performed by the same

contractors in both cases. However, as the accumulated land

costs are lower than comparable costs for private developers,

the public projects have both lower total costs and a lower

2
land-to-total cost ratio than those seen in private projects.

Finally, the total costs of an acre of developed land appears

to be 40-60% of its sale price in southern Ontario, 60-80%

of the price of an acre in Brandon and Regina, and about equal

to market price in Newfoundland. These varied relationships

The Waterloo and Saskatoon projects are exceptions, as
the former is delayed indefinitely while the latter is
part of that cities long-term inventory and may not be
developed until the 1980s.
Some costs for private projects were given in Sections
2.2 and 4.1.

1.

2.
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demonstrate that the capacity of public land projects varies

with different contemporary market conditions - the economics

of projects in fast-growth, high-price markets like Ontario

cities allows choice between a variety of project objectives

and provides a large profit which cushions experimentation,

while in slower markets like St. John's where the private

sector is not active public land operations must provide the

best possible package of services and site ammenities at the

lowest cost with no margin for error.

Table 4.35 provides more information about average

project costs in a sample of current projects from across

Canada. The consistent division between accumulated land costs

and development costs is notable - despite rising prices of

raw acreage, land has not exceeded about 11% of total costs

in these public projects. Their average costs varied from

$130,000 to $6,140,000 with most projects costing less than

$500,000. As land costs averaged about 10% of total costs,

this indicates that until development occurred, most of

these assemblies cost less than $50,000, a manageable

expense level for even a small municipality.

Table 4.36, a summary of recent land assembly

loans received in the Province of Alberta, reports current

costs for large and small projects in various sizes of

settlements. The 4865 acre Mill Woods assembly southeast

of Edmonton was an expensive project, costing the Alberta

Housing Corporation and the City of Edmonton about $1 million
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LAND AND DEVELOPMENT COSTS IN A

SAMPLE OF CURRENT PUBLIC LAND ASSEMBLY PROJECTS -- CANADA

TABLE: 4.35

Z DEVELOPMENT% LANDNUMBER OF I TOTAL COST

PROJECTS

COST OF MOST

EXPENSIVE

PROJECT

AVERAGE

COST OF

OTHER PROJECTS

PROVINCE

9.6 90.4$249,538$ 1,385,436 $  636,8224NEWFOUNDLAND

98.11.9377,407377,4071NOVA SCOTIA

88.711.2368,523763,2672 1,131,790NEW BRUNSWICK

89.310.7889,7186.137,87416,814,49413ONTARIO

89.010.9135,957717,5416 1,397,326SASKATCHEWAN

91.68.3524,3181,828,8764 3,401,831BRITISH COLUMBIA

89.810.2585,304$24,508,28330TOTAL

CMHC Land and New Conmunltles Division, July 1973.SOURCE;



RECENT LAND ASSEMBLY LOANS IN PROVINCE OP ALBERTA  - SECTION 42TABLE: 4.36

NUMBER

ACQUIRED

OF ACRES

SERVICED

LOAN AMOUNT

ACQUISITION SERVICINC
YEAR AVERAGE LOAN AMOUNT P^R ACRE

ACQUISITION SERVICING BOOF BOTH TH
LOAN

25Claresholine

Grande Prairie

Edson

Ft. McMurray
Ft. Vermillion

High Prairie
Lloydminster
Redwater

Slave Lake

Smokey Lake
Spirit River
Stoney Plain
Stoney Plain
Strathmore

Edmonton

Edmonton

Edmonton

72 25 $381,582 $15,263
$158,53571 130 $1,219

22 2272 311,907 14,178
72 320 321,075 1,003
72 39 39 157,613

102,114
339,531
187,036
626,870
111,704

4,041
16,470
11,789
9,844

6.2 6.271

71 28.8

19.0

285.0

28.8

19.071

71 85.

9.072 9.0 12,412
71 8.6 $65,221 $7,584
71 33.9

56.0

33.9

56.0

341,339
453,487
78,748

10,069
8,09-8

11,091

72

71 7.1 7.1

69 3500

1028

5,334,509
3,515,760
1,148,030

1,524
3,420
3,416

70

70 336

TOTALS

-Acquisition
Only (5)

-Servicing
Only (!)

-Both(246
Acres)(11)

5314 10,477,909 1,972

8.6 65,221 7,584

(12)531 :12)331 11)2,465,061 (11)10,020

I

NOTE: Loans under Section 42 are for a maximum of 90% of actual costs.

This requires that actual costs are at least 111% of the values reported.

SOURCE: CMHC, Land and New Communities Division.



plus CMHC loans which totalled $9.4 million. The assemblies

in the towns of Fort McMurray and Slave Lake are also large

projects, relatively, yet they cost their initiators about

The other$36,000 and $70,000 respectively, to undertake.

12 projects in towns and villages cost between $8,000 and

$50,000 to initiate, although 11 of them were developed

immediately. This variety of experience demonstrates that

diverse projects can be financed under the National Housing

Act, and with this financing, can occur at relatively low

cost to their initiators.

In summary, this survey demonstrates that a variety

and considerable number of public assembly projects have

emerged in Canada since 1950, with the assistance of NHA

financing. The survey reported the acquisition of about

33,000 acres and 13,000 lots in 157 projects, and  a holding

of about 21,000 acres and 1771 lots in 103 projects,

of these projects were relatively small acquisitions which

Most

developed quickly for sale at market prices, financed as

federal/provincial partnerships under Section 40 during the

1950s and early 1960s in towns and villages in Ontario. Also

during this first cycle of the program, a few large projects

were acquired in Ontario's agglomerations and their develop

ment phases plus the other Ontario projects took the bulk

of the slowly rising program budget. By prioritizing its

budget and offering increasing flexibility in its administration

CMHC encouraged the emergence of other projects, particularly
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those of a non-market nature, in towns and villages in

Newfoundland and New Brunswick. In 1967 when CMHC's budget

was expanded and the land assembly loan provisions were added

to the NHA, the program grew enormously,

acreage ever acquired by the program was purchased after

1967, in large land banks for sale at market prices around

agglomerations, in Ontario, Alberta, Newfoundland and Nova

Ontario's predominance in the program shifted some

what, as many smaller projects were begun in the Maritimes

and Prairies, but the large, big city projects in Ontario

have continued to take large blocks of the program budget.

Most of the

Scotia.

The survey was augmented by additional data

concerning large projects and project costs which further

demonstrated the capabilities of the program. Twenty-one

large projects containing 56,000 acres have been assembled in

16 cities, including the 25,000 acre North Pickering project

which was excluded from the survey. Many of these big

assemblies have costs which, like the private developer's

costs for banked land, are far below today’s prices, and

give their operators considerable flexibility in selecting

development and pricing strategies. The accumulated land

cost component usually amounts to less than 10% of the total

cost of a developed project in contrast to the open market

where land costs take up to 40% of the total project costs.

Costs vary considerably with size and location of projects,

but it is interesting to note that many smaller municipalities
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have undertaken sizeable land assembly projects for

expenditures (net of borrowing) under $50,000.

Public Land Assembly Projects in Several Municipalities4.2.7

Several Canadian municipalities have had

considerable involvement with their land markets through

land assemblies. The five brief case studies which follow

describe some of this experience, and add sxibstance to the

earlier theoretical, financial and aggregated information

The projects reported are inabout public land projects,

cities and metropolitan areas, are large, and were begun

to pursue various objectives.

KINGSTON

The experience of Kingston, Ontario is an example

of a public land assembly moderating lot prices in a city

for several years. Table 4.37 summarizes land market

activity in Kingston since the mid-1950s, and the public

land assembly projects there.

The supply of serviced land within Kingston's

city limits began to run short in the mid-1950s causing

suburban expansion to move to Kingston Township^, residential

Expansion to the south and east is blocked by water.1.
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4.37 Lwo HAwar ACTivirr mto public lawp assemblies - Kingston. Ontariotable:

■^raRTCTCSi"
REPORTED

larTTBjam"
S/D STARTS AS
« OP ALL.8/D

STARTS'^

ISTTRUIS
ALL NBA %
FIKAMCEO. INCREASE
S/0 LOTS

5D5ITrT3R
AVERAGE
PRICE

PUBLIC LOTS SOLD
AS « OF
ALL S/D
STARTS

NO. S'
LOTS

ALLDATE PUBLIC
PROJECTS
UNDERTAKEN

PRICE
RANGE

SINGLE
DETACHED
STARTS

2581950
1951
1952
1953
1954
1955
1956
1957 Poison Park
1958
1959
1960
1961
1962 Calvin Hts.-Phase I

-Phase II
-Phase III
-Phase IV

1963
1964
1965

166
189
198 $900-1500 unservice^182
219

$1320
1183
1448
1516
1662
1760
1945
1859
2594
2675
2964
3386
3626
3924
5667
6328
7088

147 4$1427
1418
1411
1412
1425
2177
2206
2008
2060
2510

$1400-1450
1400-1450
1400-1450
1400-1450
1425
1750-2650*
1750-2650*
1750-2850*
1750-2850*
1750-2750*

$2500 unserviced
$4200 serviced^

-10.4«
22.4

11.4413114
51 8.2622

4.715.3
20.4

46.54
25.8
30.5
72.6
64.4
34.3
20.0
24.3
30.5
25.5
47.6
34.9
54.2
44.2

503 77
9.676372
5.92 0.4462

10.5
-4.5
39.5

49 11.0
22.4

445
174777

1966
1967
1968
1969
1970 Clark Farm
1971
1972

$3200-3800 unservice^58 7.4785
3.1254 21.11203

10.8
14.2

5 0.7654
384

7.1643
8.21471

$5500-7000 serviced^44.4
11.7
12.0

827
110 8.8 4500-5000

4500-5000
1243
1144 120 10.5

*  Indicates special price for builders only - $800 refund if builder does not
mark-up lot price when selling house.

SOURCES: 1. CMHC Statistics Division.
2. Various project files
3. Kingston WHIG-STANDARD, 16 July 1954, p. 13.
4. CKHd memo, Kingston office to Ontario office,  6 May 1957.
5. CMHC report 10 March 1958.
6. CMHC report on 5 private subdivisions, November 1964.
7. CMHC report on Kingston Township - 4 developers activity.



construction to lag, and high-priced sporadic land

development.^ In 1954, most private lots were located in

and sold, unserviced,from $900-$1500.^six subdivisions,

CMHC and the Province of Ontario were holding two land

assemblies beyond the city limits which they estimated could

be developed to provide lots at cost, for $250 plus servicing

2
on a local improvement basis.

Upon request from the city council, the federal/

provincial partners began a land assembly and development

In 1955, CMHC acquired 43program between 1954 and 1956.

acres on Portsmouth Avenue from the Federal Department of

the Solicitor-General, while Ontario purchased an adjoining

20 acre parcel - both costing $1000 per acre,

this land, known as Poison Park,was developed, the price of

private, unserviced lots had risen to about $2500.^

By 1957, whe

Poison

n

Park was developed as 244 lots, with total costs approximately

as follows: acquisition - $63,000; legal work - $1250;

survey - $6200; servicing - $725,000. It is notable that

the unserviced lot component of these costs was about $300,

while private unserviced lots sold at about eight times this

Sale prices in Poison Park began at $1400 - $1450,

including about 50% of the cost of providing lot services

price.

These were cited as problems at a meeting of the Kingston
City Council, 28 May 1956.
Kingston VThig-Standard, 16 July 1954, p. 13.
CMHC correspondence, Kingston Branch Office to Ontario
Regional Office, 6 May 1957.

1.

2.

3.
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capitalized in the lot price (about $1100 of servicing costs

remained for collection through local improvement charges).

CMHC placed an additional $1000 second mortgage on each lot

sold to discourage speculation.

Kingston region consumed new lots at about three times the

1956 rate, and Poison Park was providing 15-20% of this

While prices of some private serviced lots

reached $4200, the regional average price was held at about

$1500.

In 1958 and 1959 the

enlarged supply.

In 1959 City Council requested a second land

assembly, and the federal/provincial partners purchased 250

acres, at about $1860 per acre, later to be ncim.ed Calvin

Heights. Development, costing about $9200 per acre proceeded

in the summer of 1962 with the private supply dwindling

again, and 228 lots were offered for sale. A split price

structure was introduced - lots were sold to individuals for

$1780 and $1850 (plus local improvement charges which

capitalized, were about $1500), while the builder price was

$800 higher.^

This first phase of Calvin Heights saw one of the

first of Canada's many line-up to acquire publicly produced

lots, as people waited for hours to buy 47 lots in the first

This $800 was refunded if the builder did not markup the
lot price in the ultimate house price.

1.
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45 minutes of sale. The assembly provided 22% of the

regional market for lots during 1961 and 1962, then dropped

back to smaller phases in 1963 (Phase II - 40 lots priced at

$1750 and $1850), and 1964 (Phase III - 29 lots priced at

$1950 and $2050). In 1964, five private subdivisions

provided most of Kingston's new lots, still mainly unserviced,

at prices between $3200 and $3800^, and the regional average

price jumped nearly 40% from $1859 in 1963 to $2594.

Development of the final, fourth phase of Calvin Heights was

accelerated to provide 243 lots, most of which sold in 1965

for $1750, on the same, partial prepayment basis, for full
2

The project sold out immediately.lot services.

After the public assembly at Calvin Heights was

depleated, lot prices in Kingston began a steady upward spiral.

Average prices rose between 7% and 44% per annum for the

a CMKC report showed fournext four years, and by 1970

developers with as many subdivisions controlled most of the

Most of their lotsland development in Kingston Township,

were sold between $6000 and $7000, although the Bayridge

subdivision sold a few lots between $5500 and $6000.

within Kingston sold at about $8000.

Lots

In 1971, Ontario Housing Corporation re-entered

CMHC report, November 1964.
Five lots carried over to 1966.

1.

2.
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the market with the Clark Farm land assembly.^

risen - the 300 lot project cost about $4400 per lot,

25.2% land acquisition? .1% legal fees; 2.3%

Costs had

comprising:

salaries; 68.8% servicing and 3.5% interest charges. As the

project sold under the HOME program, purchasers could not

capitalize the subsidy provided for five years, and the sale

prices between $4500-$5000 seem to have again defused the

rapid increase in average prices across the region.

The specific purposes of the Kingston assemblies

are not clear. As the program began, lot prices were rising

quickly and the few private developers were providing a

sporadic supply without subdivision services. As the public

projects produced serviced lots at cost, the substance of

the program reflects at least four objectives: to improve

the quality of land development by providing a supply of

serviced lots; to provide housing land at the lowest possible

price thereby improving access to home ownership for

families of sub-average incomes? to minimize speculative re

selling of these low-priced lots; and to moderate regional

While the projects may be commended forland prices,

achieving these goals, some aspects of this achievement

The private sector could have

supplied serviced lots if it was required to do so - this is

warrant further discussion.

This project was financed under Section 42 of the National
Housing Act.

1.
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apparent in the shift to serviced lots in the private supply

The anti-speculative goal was a companion

policy, and it is not clear that the

during the late 1960s.

to the "cost-price

cost-price policy delivered home ownership to families who

could not otherwise afford it. The public pricing policy does

appear to have moderated the rise in regional prices during

the years the projects sold relatively large volumes, so it

appears the price of this moderation was the subsidy given to

This pricing policy appears tobuyers in the public projects,

have gained acceptance as it continued more than  a decade.

through several projects and governments.

PETERBOROUGH

The Edmison Heights public land assembly in

Peterborough provided a considerable supply of land for

housing, changed the pattern of that regions growth, increased

the level of services provided in new subdivisions, and

moderated regional lot prices by underselling the market for

Table 4.38 summarizes this activity.a sustained period.

The public project had a life span of nearly

fifteen years. It began between 1952 and 1954, when the

Ontario government and CMFC acquired large acreages north of

Peterborough, in an area which the city had recently annexed.^

1. Peterborough added 2718 acres between 1940 and 1960 by
13 annexations, which increased its land area to about 5566
acres.
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TABLE: 4.38 LAKD MARKgT ACTIVITY AMD PUBLIC LAND ASSEMBLIES - PETERBOROUGH, ONTARIO

DATE PUBLIC

PROJECTS

UNDERTAKEN

■?06LRT5T5“Son5
No. OF AS % OF
LOTS ALL

TROmUARCED '
DETACHED
STARTS AS % OF
ALL DETACHED
STARTS

ALL AVERAdE LOT PfelCES
ALL NHA %
FINANCED INCREASE
DETACHED
LOTS

PUBLIC LOTS
AVERAGE
PRICE

OTHER PRICES
REPORTED

I
SINGLE
DETACHED
STARTS

PRICE
RANGE

DETACHED
STARTS

1955
1956
1957
1958
1959 Edmlson Hts.
1960
1961
1962
1963
1964
1965
1966
1967
1968
1969
1970
1971
1972

522
374 $1253

1145
1388
1356
1153
1348
1600
1536
1940
2356
2543
2774
3542
3636
4296
4842
5444

474 -8.7%
21.2
-2.4

-15.0
16.9
18.6
-4.0
26.3
21.4

553
-Phase I
-Phase II
-Phase II]

438 90 20.5%
35.9
14.1
36.5
36.0
13.0
29.1
46.1
31.2

45.2%
46.1
55.3
82.2
59.3
67.6
57.3
73.2
44.7
53.6
61.7
77.1
74.0
91.3

$772 $ 770-800
770-1134
770-1400
770-2800*

1400-2800*
1400-2800*
1400-3400*
1400-3800*

2600»-3800*

470 169 771
289 41 832
192 74 1804

2333
2470
2896
3159
3139

266 96
390 51

-Phase IV 298 87
247 114 7.9
400 125 9.0 $4000 in adjacent

private subdivision'*’535 27.6
444 2.6
507 18.1

12.7
12.4

485
800

*  Indicates special price for builders

SOURCE: 1 .Ontario Housing Corporation Survey of the Need and Demand for Ontiiirln BonRinrr -
City of Peterborough. SeptemEeir l9i7. p. 24'. — ^

2.All other data from CMHC.



Development began in 1957 and the first lots were sold in

The volume of lots sold varied from over 35% of the1959.

regional supply in 1960, 1962, 1963 and 1966, to under 15%

The last sales occurred in 1967.in 1961 and 1964.

When Edmison Heights came on the market, land

development was scattered across the fringes of Peterborough.

Private developers sold an average of 480 detached housing

lots a year during the four years preceeding 1959, and most

Fdmison Heightslots sold, unserviced, for about $1300.

entered the market with 90 lots, which sold at cost,

for $770.^including partially-prepaid full services,

that year, 1959, private lot production dropped from 553 lots

to 348, and the average lot price declined 2% to $1356.

next year. Phase II of Edmison Heights increased production

2
to 169 lots which sold at the same price, while private

In

The

The average lot price inproduction declined to 301 lots,

the region dropped 15% to $1153 while the average price of

privately produced lots dropped from $1507 in 1959 to $1360

In 1961, Edmison sold only 41 lots, while holdingin 1960.

its price, and private production had dropped to 252 lots

with an average price of $1432, so the regional average price

1. These lots were sold subject to a second mortgage, to
discourage speculation. The remaining 50% of servicing
cost was paid on a local improvement basis. Six large
lots sold at $800.

2. Fifteen public lots sold for $800, and 3 lots were sold
to builders at a higher, conditional refund price.
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Private sales collapsed in 1962 to 118 lots at a

high average price of $1768, while the new phase of Edmison

Heights sold 74 lots at a cost plus, sub-market price of $1400.

The regional average price jumped nearly 20% to $1600.

rose 16%.

It appears that 1962 was a turning point in

Peterborough's land market. In that year, an Ontario

government study reported "recent residential construction

has taken place almost exclusively in the north part of

Peterborough in the federal/provincial land assembly project

which is the major area of vacant, zoned residential land".^

The survey found five active private subdivisions containing

202 lots, and two other private subdivisions in the planning

2
stages, late in the 1962 production season,

that Edmison Heights had quickly redirected the city's

growth, but not at the expense of prohibiting private

development. The public project had introduced fully

serviced lots, which became standard in Peterborough, and

This indicates

had held prices down in spite of the remarkable decline in

private lot production.^

Research and Finance Section, Housing Branch, Department
of Economics and Development, Province of Ontario, City
of Peterborough - Report of the Need and Demand for
Public Housing September - December 1§62, p"! 5"!
iHid., "
The Ontario study also indicated demand was not low during
1962. It found 400-500 houses, 150 of which were vacant,
available for sale within the city, (about 4% of the total
stock of detached houses) and 150 apartments, (about 5% of
all duplexes and apartments) vacant and for rent. Ibid.,
P. 8.

9.P«

1.

2.

3.
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In 1962 the public policy changed and Fdmison

Heights began selling near, but below market prices. Sales

to builders were allowed and accounted for 33% of the 1962

sales, under a special arrangement whereby the builder paid

an additional deposit which was refunded if the lower lot

price was passed on to individual home-buyers.

Edmison Heights had been a viable restraining force in the

To this point.

local land market.

For the next few years, public and private

production rose steadily. In 1963 private developers sold

170 lots averaging $1612, while Edmison Heights sold 96 lots

at $1400, so the regional average price declined to $1536.

In 1964 the regional price jumped 26% as private production

rose to 339 lots averaging $2021, while the public project

sold only 51 lots at $1400. Private sales dropped to 211

lots at $2130 in 1965, while the new phase at Edmison

Heights sold 87 lots at various prices which averaged $2800.

For the next two years, the public assembly held its prices

and increased production to 114 and finally, 125 lots while

the private competitors dropped to 133 lots at $2071 in 1966

then doubled this figure to 275 lots at $2624 in 1967. This

completed the public assembly, and in the following five

years private production has not fallen below 440 lots per

annum, and average annual prices have risen successively, by

28%, 3%, 18%, 13% and 12%.
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The large project at Edmison Heights achieved a

nuntber of objectives. It redirected regional growth and

added nearly 850 lots with increased services and low prices

to the market over nine years, while minimizing speculative

resales. It both achieved a larger share of the regional

market and undercut market prices more than the Kingston

projects, and its moderating effect on average prices in the

region is more apparent. Another effect associated with this

pricing policy is noted - the supply of privately developed

lots declined, although it is not clear whether private

developers were forced out of business, or curtailed

production to "wait out" the public project. The policy

change which began sales to builders in the project's fourth

year was partially in response to claims that the private

sector could not otherwise compete.^

build on the public lots despite the attendant profit

As firms did buy and

limitation, there is some substance to the couldn’t compete

At the same time, the coincidence of the declineclaim.

and rise in the private supply with the beginning and

completion of Edmison Heights, is too obvious to escape the

1. There were two aspects to the policy change. Significant
numbers of families who had purchased public lots were
unable to build any or adequate houses on them. Also,
it was claimed that builders could not obtain land at
costs that would permit competition with the public
project. The new pricing policy reflected the original
goals modified by these two conditions.
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conclusion that some withholding occurred in this concentrated

market. In spite of the deep intervention into market prices

made by Edmison Height's subsidization of home buyers, the

private sector was able to respond, logically, by cutting

its losses and thereby accelerating the expiration of the

intervention. As described in the theoretical section

earlier, complications like these must be anticipated in

public land projects directed to lowering lot prices, as

artificial price reduction acts against the financial interest

of present homeowners and private developers, while providing

extraordinary benefits to relatively few current buyers.

Edmison Heights appears to have reconciled these conflicting

pressures by a pricing policy which began at cost and con

cluded near market, exercising a restraining influence through

out, and gradually shifting itself and the entire market back

to a revenue-generating posture.

1
HAMILTON

The experience of public land assembly in Hamilton

over the past two decades illustrates some problems and

successes of major public land program in a large city.

In 1954 the Ontario government and CMHC acquired

1. Much of the material in this review was disaggregated
from Pearson, ̂ 7orman, Towards a Methodology for Housing
and Land Bank Needs Analysis, Toronto:
Corporation, 1973.

Ontario Housing
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about 1034 acres on the upper sections of Hamilton Mountain

to be developed for housing purposes,

response to the City Council’s request, in 1953, for

assistance in housing, and was located, in the main, outside

The assembly was a

the limits of urbanization defined in Hamilton's development

plan of 1947.^ The land was acquired in several non-contiguous

parcels south of Mohawk Road, at an average price of

approximately $1000 per acre.

Early in 1955 the partners purchased an additional

127 acre parcel north of Mohawk Road from the Ontario Hospital

2
for immediate development,

assembled for $1000 per acre, and developed as single detached

lots for a total cost of $2700 per lot, fully serviced.

This project, Buchanan Park, was

Similar private lots were selling at $1000 unserviced, $2400

and $4000 with full services.^with partial services,

August 1959, 437 lots were placed on sale at cost, and sold

4
out in a single day.

In

The following winter, thirty-one

additional lots were developed and these sold at the same

price in February 1960. The remaining 62 lots were not

developed until a connecting sewer was completed in 1963,

The City's 1947 plan was growth-oriented, but greatly
underestimated the extent of growth,
population of 250,000 in 1980, a figure that was
reached in the roid-1950s.

Pearson, op.cit., p. 46.
Ibid., p. 37.
CMKC files,

mortgage to discourage speculation.

It forecast a

These lots were sold subject to a second

1.

2.

3.

4.
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lot,^

In July 1963 these lots were sold

when total costs had risen to $3400 j>er

prices were about $4500.

To summarize, during its four-year sale period

and market

at $4200.

Buchanan Park sold 530 lots, between 1% and 20% of Hamilton's

annual supply, at prices which subsidized their purchasers

This generated a profit of about

$50,000 while foregoing a profit of about $500,000 on a

total expenditure of about $1.5 million.

between $300 and $1300.

At this point the strategic significance of the

partnership's holding began to increase. Private developers

2
were moving to outlying areas, and the public lands,

equivalent in size to Hamilton's entire inventory of

undeveloped land^ was posing a real threat to the private

firms.^ For a few years real estate prices remained

relatively stable, but as the city expanded and private

developers were again operating within the municipal area,

land prices began to escalate.^ In 1965 the city asked the

partnership to expedite development of the mountain lands,^
and the planning of the Rolston, Lawfield Gardens, and

Berrisfield areas was begun.

This figure is $1200 above the figureCMHC files.

Pearson (op.cit., p. 46) reports from OHC files.
Pearson, Op.cit.,
Op.cit., p. 35.
Op.cit., p. 34.
Op7c1t., p. 29.
Op.cit.,

46.P*

24.P*

1.

2.

3.

4.

5.

6.
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The three subdivisions emerged slowly over the next

few years. The Lawfield project contained about 48 acres

which were developed as 213 lots at a total cost of $5040

per lot.^ This project, and a smaller phase at Berrisfield,

were registered as subdivision plans in October 1966, and

sold at sub-market prices in 1967. The Rolston subdivision

plan was rejected by the city in 1966, approval and develop

ment occurred in 1967, and the project sold 164 lots costing

$6404^ at prices from $8250 to $9075.^

At this point a variety of complications were

The Ontario Housing Corporationjoined on the public lands.

4
was founded and the same legislation created the HOME

In 1968 the new Corporation took over the juniorprogram,

partner role on Hamilton Mountain and also acquired some

1600 acres a few miles beyond the mountain lands in Saltfleet

Township, and began pressing for their development.^

mountain lands had nearly run out of servicing capacity,

The

although the City of Hamilton had placed adequate capacity

near the site boundary to develop the entire mountain.

The city,public and private, when these trunks extended.

1. Pearson, op.cit., p. 49.
2. Op.cit., pt 64.
3. Op.cit., p. 65.
4. The Home Ownership Made Easy program allowed lot

purchasers to lease the lots, on a cost basis, for 50
years, with an option to purchase after five years at
the market price determined at the beginning of the
lease term.

5. This acquisition was funded under Section 42, NHA.
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under pressure from the local chapter of the Urban Development

Institute, wanted the mountain lands developed before growth

proceeded out to Saltfleet. CMHC had agreed to fund the

extension of services across the mountain site, and was

reluctant to fund the second set of services needed to

develop Saltfleet,at the same time. OHC was asked to prepare

a clear development plan for the mountain lands. Meanwhile,

in 1969, the production of lots on the public lands had

dropped to about 8% of the region's supply.^

While these were real concerns, a more fundamental

The 500 remaining acres of publicissue lay below the surface.

land on Hamilton Mountain, which had been acquired about 15

years earlier at $1000 per acre, had book values in 1968-1970

2
in the order of $2000 per acre,

about $30,000 per acre,^ the partnership could produce lots.

As development costs were

at about five lots to the acre, for approximately $6400.

4
Market prices for acreage were in the area of $20,000, so

private developers costs were about $10,000 per lot, and

While thismarket prices for lots were $10,000 to $11,000.

1. The Gilbert subdivision sold 122 lots under the HOME

plan in the summer of 1969. These lots cost $96.73
per front foot, and sold, on the lease to sale
arrangement, at $165 per front foot.

2. Examples of book values quoted by' Pearson include:
Berrisfield, 1967 - $1453 per acre (op.cit., p. 52);
Rolston, 1969 - $1800 per acre (p. 1*05) ; Gilkson, 1969
$1790 per acre (p. 105); Thorner, 1969 - $1500 per acre
(p. 71); and Lisgar, 1970 - $2100 per acre (p. 75).

3. Pearson, op.cit., p. 107.
4. Op.cit., p. 64.
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approximation identifies the range available to the public

partnership in setting prices, two other factors produced

crucial complications. In federal/provincial partnership,

the junior partner controls the temporal scale of  a project.

as CMHC acts, essentially, in support of provincial requests.

However, at any given scale, each partner has a veto on

pricing policy. After examining OHC files. Dr. Pearson

concludes that CMHC was insisting on a market price policy

which OHC resisted.^ A cursory review of CMHC files indicates

that agency was interested in increasing the scale of public

development, and in the absence of a large scale marketing

effort, limiting the ability of land purchasers to capitalize
2

the subsidy entailed in sub-market prices,

indicated an intention to provide land for low to middle

income buyers.

Both agencies

Essentially, then, CMHC was willing to sell

low priced lots on a large (but not on a small) scale, while

OHC.wanted to sell low, but not on a large scale.

All parties compromised to allow development to

proceed. OHC prepared an accelerated plan to develop the

mountain lands entirely by 1975, at an increased scale which

would constitute 20%-30% of the regions anticipated annual lot

supply. CMHC agreed to fund OHC's development plan on the

1. Op.cit., p. 23, 34, 35, 36, 49, 56 and 67.
Tnis is demonstrated in CMHC's preference for the second
mortgage technique, and the HOME plan, as methods of
disposal at sub-market prices.

2.
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mountain, as well as acquisition and planning expenses for

Saltfleet and future trunk services for the latter. CMHC

and OHC agreed that the mountain lands would be transferred

to OHC ownership under a special financing arrangement for

development under the HOME plan, supported by NHA loans under

Section 42. Both corporations supported the cities sewer,

paid higher taxes and special municipal imposts, and provided

land for a new freeway across the mountain site. The city

reduced some standards to facilitate HOME subdivisions, and

agreed to extend the freeway into Saltfleet and expedite

consideration of the Saltfleet development plan.

The two public projects are now under continuous

development, primarily for disposal under the HOME plan.

Hamilton mountain is producing about 1000 dwelling units each

approximately 40% of which are detached houses. Saltfleyear, et

is being developed at a slightly slower rate, and the two

public projects produce nearly one-third of the regions

At this scale of activity, the public lands

However,

housing starts,

appear to be capable of affecting market prices,

as the HOME plan is designed to make housing available near

cost price, without actually selling land below market price,

it does not directly challenge prices in the market place.

Accordingly, while the public sector provides the land for

nearly one in three new detached houses produced in Hamilton

each year, that city shows among the highest average house

and lot prices, and price increases of any Canadian city.
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As this example noted a divergence in policy concerning

the central pricing mechanism (and objectives) in the Hamilton

project, it seems desirable that the example and issue receive

further study,

files in detail.

Dr. Pearson has already examined the OHC

It is recommended that CMHC open it's files,

and fund a parallel study of the Hamilton experience, focussing

on the central pricing policy issues,

taken jointly with OHC and requires the support and assistance

of the City of Hamilton.

This should be under-

SASKATOON

Since 1920, approximately 80% of land development

in the Saskatoon urban region has occurred on public land.^

This experience is often cited in the opinionated literature

of land banking as a "model" - in fact it is an interesting,

unique, parochial, success story.

Saskatoon entered the land business to clean up

the debris of a boom of private market activity,

prairie cities, the city experienced a speculative land

binge before World War I, which left considerable tax forfeits

A second land boom came in the twenties and the

2
city sold $800,000 in tax titles before 1929 when the cycle

Like most

in its wake.

Ravis, Donald
Government; The Saskatoon Experie
city planning Deoartment, 1972, p.
Ibid., p. 39.

Advance Land Acqui1. sition by Local
Saskatoon:

2.
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reversed, the Depression set in, and tax forfeits soared.

By 1945, Saskatoon held 8,500 building sites, there was

little developable private land within the city limits, and

city sales had reached $290,000 per annum.^

veterans and students created a housing shortage after World

War II, and the city executed a building program which

The influx of

involved total land sales of $950,428.54 between 1945 and

1950.^ Through this, essentially ad hoc activity, it became

apparent that municipal land holding was providing a variety

of social benefits, including orderly planning, assistance

to social programs, and large revenues,

had become legitimized, as both buyers and sellers, including

private developers, came to the city to do business in land.^

Also, the program

Saskatoon began the modern phase of its land

program in the early 1950s. The Real Estate Committee of

City Council, chaired by Alderman W. E. Gray, recommended

4
that the city acquire land for future development. A

professional planner was hired, and the Planning Department

was established in 1952.^ In 1953 the city began replotting

the undeveloped, gridiron subdivisions from earlier eras, the

1. Ibid., p. 39.
2. Loc.cit.

3. Hamilton, S. W. Municipal Land Banks; A Case Study of
Saskatoon. Mimeographed manuscript. Vancouver: University
of British Columbia Faculty of Commerce and Business
Administration, no date, p. 5.

4. Ravis, op.cit.,
5. Ibid.,

45.P*
JT.P«
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first of 40 replot schemes undertaken to date.^

city annexed 2,683 acres, formerly in the Rural Municipality

2
of Cory, including the purchase of 4300 lots for $100,000.

A year later 3,684 acres, formerly the Town of Sutherland,

In 1955 the

was annexed, and a large land exchange with the University of

Saskatchewan provided industrial property.^

city began buying rural land.

In 1957, the

By 1969, Saskatoon had made 36 individual land

purchases, involving 7,033 acres, for a total cost just over

$3,000,000.^ At present, the city has assured a land supply,

for open space, residential and industrial use, for 15 to 20

^has a controlling interest in development in any

direction,^and its latest purchases are for development 15

years in the future.^

years,

The city has gross land sales

averaging over $700,000 per annum which totalled $9.7 million

8
Sales, except for specific socialbetween 1958 and 1971.

purposes, are at market price as determined by the city.

primarily on the basis of last year’s sales price and any

9
changes in the local econom.ic situation. Land banking is

Ibid., pp. 113~118.
Ibid., pages 52 and 61.
HJIcT., p. 61.
1EI3., p. 52.
acquired by expropriation.
Ibid.,
iFId., p. 76.
Hamilton, op.cit., p. 7.
Ravis, op.cit., p. 83.
Hamilton, op.cit., pp. 21, 22.

It is noted tha

69.P*

1.

2.

3.

t none of this land was4.

5.

6.

7.

8.

9.
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a firmly established function of the municipality, and is a

profitable venture.^

This large scale program has been implemented by

the regular city staff. Under the direction of the City

Commissioner, the offices of the City Clerk and City Solicitor
2

and dispose of the property and the Planning

Department determines its use. All report to the Real Estate

Committee of the City Council, the latter having the

authority to make all relevant decisions.^

design and development are responsibilities of the Planning

and Engineering Departments, using the same standards and

approval process as are required of private developers. As

the program operates quite informally with no central office

acquire, lease.

Subdivision

and single set of accounts it is difficult to assess its

performance except in a general way.

It is clear that the land program has had a range

Saskatoon has a high growth rate, exceeding

that in many of the larger centres, yet its average land

and housing price have stayed among the lowest in Canada.^

The land component of the price of a house is less than 20%,

of effects.

1. Hamilton, op.cit.,
2. The city leases about 9000 acres, primarily to farmers.

Ravis, op.cit., p. 63.
3. Ibid., ppm, 69, 70.
4. It IS often noted that Saskatoon prices are similar to

those in Regina, which has not used public land assembly
as extensively. The two cities are in the same economic
milieu, generally and have similar growth rates although
Regina's has been marginally lower.

23.P‘
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and Saskatoon has had one of the highest proportion of

detached houses (66%) in its housing stock of any metropolitan

The private sector is active in this market - fivecentre.

private developers have remained in operation since the

early 1950s,^
2

the city limits.

and ten speculators hold about 1700 acres

Finally, planners suggest the program

beyond

 has

improved the social environment - pointing to comprehensively

designed residential neighbourhoods, focussed on school sites,

with suitable mixes of commercial and industrial facilities.

The replot provisions of Saskatchewan's Community

Planning Act are a vital component of Saskatoon's land program.

These allow the cancellation of all or parts of existing

subdivisions, and the resubdivision and redistribution of the

land, upon consent from the owners of at least two-thirds of

The Saskatoon Planning Department estimates

that in 70% of the 40 replots to date, the city has been the

majority land owner,^

a land area.

so the resubdivision proceeded

expeditiouslyi Upon replotting, land is returned to

the original owners by prorating the new, marketable area.

In the event that a specific owners former title has been

replotted for a particularly remunerative use, (i.e. a

shopping centre) that owner receives the new site and the

Ravis, op.cit., pp 55 and 98.
Ibid., p. Tf.
rBI3., p. 115.

1.

2.

3.
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value increment. It appears, then, that replotting gives

the municipality extraordinary powers to subdivide private

holdings, but also gives the land owners any windfall gains

that may arise as a result of the subdivision. In the process,

the city maintains orderly development, and integrates its

land with adjacent private holdings.

Analysts have had mixed reactions to the Saskatoon

Ravis's study concluded with five recommendations

for municipalities interested in land assembly.

experience.

These were:

1) Land bank programs should be increased, even

if their benefits are not visible in the short

run. Present programs are not adequate for

the low income sector alone, yet social and

economic problems associated with land are

growing each year.

2) Municipalities should not be reluctant to

sink capital in land without immediate returns.

Capital can be obtained on the money market

or through CMHC, and the investment will be

recovered upon the land's disposition.

3) Land assembly programs need better planning.

If one-third of the urban fringe were in public

ownership, and the uncertainties concerning

time, place and type of development were

lessened, the extreme variance in land prices

would be limited.
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Land use must be brought under centralized4>

control, at the regional level.

5) The use of CMFC funding should be limited to

small scale acquisitions to provide housing

for people of low to moderate incomes.^

The Bureau of Municipal Research summarized its

analysis of Saskatoon with the observation "...past North

American Techniques have not been particularly successful

in guiding urban development and public land ownership and
2

land banking provides the surest method of plan implementation."

Kermit Parsons and Harriet Budke concluded

"Saskatoon has succeeded in driving down land costs and

producing a substantial number of low cost housing units.

It has also guided its rapid growth in an orderly fashion."^

Hamilton concluded that the success of Saskatoon's

program"... is principally due to the enlightened planning

provisions (i.e. the control) rather than the mere ownership

of land.

The divergence between the analyses above focusses

on the central question in the debate about public land

1. Ravis, op.cit., pp. 128-130. Paraphrased.
2. Bureau or Municipal Research Land Banking; Investment

in the Future. Toronto: Civic Affairs Bulletin No. T,
1$^3, p. 56.

3. Parsons, Kermit C. and Harriet L. Budke, Canadian Municipal
Land Acquisition and Development Control, A.S.P.O. Planners
Sdvisory Service Report (October 1972), p. 10.

4. Hamilton, op.cit., 33.P«
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assembly - is public ownership necessary? The data provided

in the Saskatoon example does not conclusively prove either

case, but from the viewpoint of Saskatoon's citizens,

businesses and their government, the experience has been

satisfactory. What is really at issue? Orderly development

and comprehensive planning are difficult to quantify, but

it is clear that these qualities are improved, from the

viewpoint of developers and planners, by the ownership of

land. Saskatoon has extraordinarily strong planning powers

evident in its replot function - and the entry to this

power is land ownership. The co-operative relationship

between Saskatoon's private and public sectors obviously

contributes to the success of the city's land program -

while this is atypical today it could become the norm if

more municipalities involved themselves in local land

markets. Saskatoon's current role in land is a product of

a historical experience - other municipalities could enter

the land market due to other historical experiences.

Finally, on the central monetary question, both Ravis and

Hamilton found that Saskatoon’s program is generating a

profit;^ is subsidizing social housing, public works, and
2

recreation programs by delivering low-cost or no-cost land;

is producing lots at lower prices than are prevalent in

1. Ravis, p. 86 and Hamilton, p. 23.
Ravis, pp. 56-57, 80,118-122, and Hamilton, pp. 19 and 22.2.
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other prairie cities;^ and is maintaining relatively stable

2
prices.

Due to the lack of data it is not possible to

determine the extent of profit the program generates, so

economists can claim dissatisfaction with the "opportunity

cost" forgone in public expenditures on land. A slight

indication of the profit level is seen in Ravis' data on

Westview Heights, where in 1970 lots were sold to  a CMHC/

Province of Saskatchewan partnership to provide low income

housing, at $10.00 per front foot.^
4

made a very marginal profit,"

Westview Heights that year occurred at $18.00 per front

foot,^ it appears the project was returning profits of at

As Ravis reports, this

and as other sales insale

least 80%.

While Saskatoon's experience does not establish

that public land solves all urban land problems, it certainly

demonstrates that a land assembly program can assist many

other municipal functions, and constitute a useful inter

vention in private land markets.

Ravis, p. 95, and Hamilton p. 25.
Ravis, p. 97, and Hamilton p. 29.
Ravis, op.cit., p. 120.
Loc. cit.

Ravis, op.cit, p. 87

1.

2.

3.

4.

5.
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1
RED DEER

In Red Deer, Alberta, the municipality appears to

have taken over the land development function. Red Deer had

the usual prairie experience with tax forfeits during the

Depression, and a building and speculative boom following

World War Two, both of which progressively increased the

city's involvement with land markets. In the mid 1950s, a

regional planning commission was formed with a large geographical

jurisdiction, and a 20 year growth plan was prepared. In

accordance with this plan, the municipality began buying and

developing land and as the program gained momentum, it

gradually eliminated private land development.

Direct involvement with the land market began in

January 1958 when Red Deer bought its first parcel of land.

Since then, it has spent over $1.3 million in acquiring by

2
negotiation large parcels intended for future development.

Land has also been optioned for as long as seven years -

current optioned holdings have a value of approximately

Acquisition prices have varied between $750 and

$1200 per acre while prairie farmland is valued between $75

$200,000.

1. This section is based on data included in Parsons, Kermit
C. and Harriet L. Budke, op.cit., and Cole, Dennis "The
City of Red Deer" pp. 28-33 inclusive in Habitat, Volume
6, Number 4, 1963. A much more detailed examination of
this experience is in Watson, Kenneth F. Landbanking in
Red Deer, Thesis, Vancouver: University of British
Columbia School of Community and Regional Planning, 1974.
Most acquisitions have been at least 160 acres (one
quarter section).

2.
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and $500 per acre. Some of the land bank is leased to farmers.

to offset holding costs.

To date. Red Deer has serviced, subdivided and

sold over 750 acres in a market which until recently

involved one of Alberta's highest growth rates.^

elements of the development policy include: land is developed

for sale within 18 months; development occurs at opposite sides

of the city simultaneously, to provide choice; both industrial

Some

and residential subdivisions are produced; a standing inventory

2
of about 100 lots is maintained; sales occur at prices which

return costs and generate some profit; 10% of lots are sold

to individuals on a first-come, first serve basis; all other

lots are sold to builders, on the basis of "best” development

design, and it is mandatory that construction begin within

^ According to Parsons and Budke, the city has

received $9 million from land sales costing $5 million, with

$3.7 million from each figure going to servicing. The current

investment in the land program is about $400,000, of which

less than 4% is capital expended on improvements. As this

program is continuously supplying local builders with good,

serviced lots at low prices (about $100 per front foot, fully

one year.

Red Deer Regional Planning Commission Provincial Setting
of the Red Deer Regional Planning Commission, T5?'2, p. 29.
This is about one-half of current annual consuption.
Builders obtain land on a conditional sales agreement
which requires construction within one year, and cannot
be resold unimproved.

1.

2.

3.
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serviced) private developers have gradually withdrawn from

competition.

Dennis Cole, the former Director of Planning in

Red Deer, suggests the following major benefits are achieved

through the program:^

The City now services some 300 lots,a year at
a cost of about $900,000 per annum,
is recovered within 12 months in cash and is

reinvested the following year in more land
and services. Expansion, therefore, does
not involve any city borrowing.

At the time of the NHA construction, the
capital cost of the installation of services
is recognized by Central Mortgage and Housing
Corporation and in the determination of lending
value. Using the same ratios, which are made
establishing insurable loan amounts for
housing indicates that from 70% to 95% of the
cost of services is financed by approved
lenders on a long-term basis rather than by
the city.

Owing to the fact that all contractors build
at the same time in the two areas the city
develops, all competition is concentrated on
providing the best house for the money. The
purchaser has a choice of homes built by 10
to 15 builders in each area.

This sum

1.

2.

3.

The builders are happy with the arrangement as
they do not have to tie up capital in land
or services and they are assured of adequate
serviced lots at no greater price' than is paid
by their competitor.

By city ownership of the land, more generous
open space, parks and school sites can be
provided and generally the opportunity for
improved design layout cannot be underestimated.

4.

5.

1. Cole, op.cit., pp. 32-33.
This cost information is now dated.2.
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6. Through the city's large land holdings, 150 to
200 acres can be designed at a time and it is
proving possible to bring about many desirable
innovations which could not be achieved by
regulation or by-law.

7. Land speculation in the residential field has
been virtually eliminated.

8. The growth has now engulfed almost all the
earlier fringe areas and a clear line defines
the boundary between the built-up, serviced
urban community and the surrounding farm land.

9. Land is not out of agricultural use until needed
for servicing and concentrated urban development.

Red Deer's public land program is probably Canada's

most inclusive, and approximates a model of public ownership

of a city's land development function. Through this

intensive interaction with the land market, the city is

firmly in charge of its growth, the quality and price of new

housing, and the provision of site amenities while m.inimizing

costs from the viewpoint of home buyers, builders, and

municipal borrowing. As the program administrators have

virtually eliminated competition in land development, they

are free, and responsible to provide a superior urban

environment and housing product.

These summaries of land programs in five Canadian

municipalities have demonstrated that, while the various

governments have achieved several objectives by the use of

land projects, the central issue which each such program

must ultimately resolve is its pricing policy. In general,

it appears that each city's program has been successful -
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each provided a considerable supply of serviced lots for

housing, and in this process directed the respective city's

spatial growth in a planned manner. Each has provided land

for social housing projects at low or no cost to those programs,

and contributed land for parks and other public needs more

generously than normal area and cost requirements. Finally,

each has been able to produce developed lots at lower costs

than their current market value, and, therefore, has provided

the respective project administrators with a choice between

obtaining revenue from the land or subsidizing purchasers.

In general the decisions have been to compromise by selling

at a profit which still undercuts market prices, or to

obscure the issue by disguising the visibility of the

subsidies given. Both pragmatic approaches appear successful

as neither has generated particular criticism and in general.

the experience of public land assembly in Canada has a good.

However, thisalbeit slightly uninformed, public image,

central issue of pricing policy has not been clearly resolved.

The case studies represent, in microcosm, the

range of approaches to the price policy issue,

the public projects produced between 1% and 20% of the

annual lot supply, which was sold at a compromise price during

a period of relatively slow price inflation in housing, with

the price obscurred by the introduction of lot services and

the second mortgage, anti-speculation technique,

to have dampened market prices without other effects, and

In Kingston,

It appears
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prices rose quickly as the project expired. In Peterborough

the same pricing policy was used and similar obscurring

conditions prevailed but the project scale was larger,

comprising as much as 45% of the annual lot supply. Other

effects emerged, as people bought land who were unable to

build houses, at least some smaller developers were unable

to compete in the land supply, and the volume of privately

developed lots declined progressively. In response the

pricing policy was shifted to an implicit pursuit of the

revenue objective, after which the HOME plan was introduced.

The Hamilton projects also began with a price reduction

objective, as they provided a home ownership subsidy of up

to $1300, on a first come, first serve basis at a small scale

with the anti-speculation second mortgage in a relatively

uninflating market. As the public lands became more

valuable, the policy changed to an implicit revenue objective

and the projects sold slightly below market prices until the

HOME plan began. These cases seem to indicate an inherent

instability in the price reduction objective, unless it occurs

at a small scale or with a small subsidy. Notably when the

policy is stable, it has little effect on the market.

In each of the Ontario projects and all other

assemblies in that province, the existing objectives were

largely replaced by the HOME plan in 1968. Under this plan

families of the eligible income level who enter, and succeed

at a lottery, obtain a lot on a cost-based leasehold, and
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must purchase a house constructed on it by a builder under

a previously arranged, controlled-price proposal call. The

buyer faces some price control impedim.ents if the property

is resold, but after the fifth year can purchase the lot at

its market value as of the date the leasehold contract began.

Because of the large number of resales of these lots, the

program was changed to 1973 to make the lot purchase price

current market value. The program has not been used in any

city on a large scale, although it has considerable merit as

a vehicle to deliver a home-purchasing subsidy. However,

this has been a very large subsidy in many cases, which has

been extremely advantageous for those who could capitalize

on it, directly or indirectly, and both the family income

limitations and resale control provisions are difficult

to administer equitably. While these aspects constitute

difficulties in the program it has other more absolute

limitations. If it expands to a large scale while maintaining

its income limits, it delivers a significant advantage to

all lower middle-income families that is not available to

the more num.erous middle-incom.e families, and thus contains

If it expands and raises itsseeds of a major conflict,

income limits it would be providing an unpopular progressive

subsidy, and would have to provide a large proportion of

the new housing stock in an ownership form, thereby running

into the form/cost/scale problem described in Section 2.4.

Thus, the HOME program can be seen as a subsidizing delivery
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system, designed within the overall revenue objective to

place home ownership within the price range of a roughly

defined moderate-income group, on a small to medium scale.

In conclusion, then, the pricing policy issue in land assembly

projects in Ontario has evolved the program into  a specialized

form of home ownership subsidy program which, at best is

complex to administer and confined to a limited income group

and modest scale.^

The other case studies described public land

operations of a majority and monopoly scale in Saskatoon and

Both operate their large programs

2
autonomously, and both have adopted a compromise price

strategy which generates revenue while exercising some price

Red Deer, respectively.

restraint.

In Saskatoon, land and housing prices have risen

steadily but not dramatically, with the city supplying about

It should be noted that the Ontario governm.ent is
discussing a range of programs to provide lots to families
of middle and above-average income although the pricing
policies in these new programs have not been described.
It may be assumed that the pricing alternatives under
consideration are a declining ownership subsidy, or a
straightforward market price.
Saskatoon has used NHA financing for land projects four
times, however, these arrangements appear to have been
expedients rather than essential parts of the city's
program,

and while the Alberta Housing Corporation recently added
a medium-sized bank of public land near the city, the
municipality has demonstrated its ability to operate
without outside assistance.

Similarly, Red Deer has not used NHA land funds.

1.

2.
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80% of new lots and obtaining considerable revenue from their

sales. The development climate has been sufficiently

attractive to the private sector that private developers and

speculators have remained in the market, and relations

between government and private owners appear good. These

relations are probably encouraged by the apparently beneficial

and arbitrary provisions within the city's vital replotting

function. However, while the land program certainly emphasizes

revenue, it is not charging exhorbitant prices, and it is

using the revenue to provide better housing and a superior

In 1973, out of the total of 1057 detachedurban environment.

houses which were started in Saskatoon, at least 690 sold for

under $20,000 including 489 which were financed under NHA

Assisted Home Ownership programs., and at least 557 families

with incomes below $9000 per annum were able to buy houses.^

Since 1970, Saskatoon ranks sixth among Canadian cities in

terms of provision of units under the Assisted Home Ownership

program led by Montreal, Toronto, Ottawa-Full, Regina and

Quebec. In addition to undertaking special low cost housing

programs, the city uses land revenue to subsidize its schools,

roads, parks, reforestation and recreational programs.

While Red Deer monopolizes land development and

controls about a seven-year land supply, it is difficult to

1. All data, except total detached starts concern NHA
financed detached dwellings. See Canadian Housing
Statistics, 1973, Tables 16, 61, 86 and 98.
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determine the city's pricing policy. The program operates

on a cost-plus basis, thus the mark-up is the substantive

pricing policy. The city's development is gold-plated -

current subdivisions have complete underground services.

curbs, sidewalks, lanes, paved streets, street lighting,

generous park space and buffers. All of these costs are

prorated to the lots along with proportions of the trunk

servicing and gross land costs associated with each sub

division. The mark-up on these costs is then selected to

offset acquisition costs of replacement land, and further

service extension, thereby sustaining the program,

usage then, the objectives of the program appear to be the

provision of land for housing and price control,

since these objectives could be realized without the mark-

In

However,

up and future land acquisition and trunk services could be

financed from general revenues and repaid by future buyers,

this mark-up constitutes a secondary objective, the restrained

pursuit of revenue. In absolute terms, this sub-objective

does not appear unduly expensive for Red Deer's home buyers -

prices of these fully serviced lots are in the $5,000 to

$8,000 range, which are less than half the prices extant

100 miles away in either Edmonton or Calgary. Through its

low prices Red Deer has provided houses under the Assisted

Home Ownership Program to families with incomes as low as

$8,500,^ and while existing houses are selling near new house

Discussion with G.R. Wood, Manager, CMHC Office, Red Deer.1.
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price levels and all house prices are rising, this market

is operating at relatively low price levels.

In conclusion, it is possible to observe some

implications of alternative land assembly objectives for

The pricing policy,projects in various types of markets,

which is the defining purpose of public land projects, is a

complex issue determined by absolute and relative price,

The price control objectivescale, and conditions of sale,

requires a cost-based, or project-perpetuating price and

projects that operate continuously at a large scale,

market where owner-occupied houses are not the dominant form

In a

of residence, and particularly when these markets are also

large cities, a price control policy would require, at best,

a long period of sustained subsidization^ of new home-buyers
In the largestin order to dampen general housing prices,

cities, the expense entailed in monopolizing the land supply,

the anti-redistributive nature of the subsidy, the speculation

opportunity, the unfavourable stock conditions, and its

growth-promoting attributes, combine to severely limit the

As most of thesefeasibility of a price control program,

characteristics are reversed in smaller centres where incomes

are usually more homogenous at moderate levels, public land

This subsidy would be progressive in nature as most
buyers would have higher incomes, and the situation
would contain a strong inducement to speculative
resale.

1.
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programs directed to control prices could provide good

serviced lots for housing, at cost, with minimal disadvantages.

Similarly, a land program intended to produce revenue is less

likely to succeed in small centres where most households

already have a house, land and housing prices increase more

slowly than in the bigger cities, and production costs,

particularly of materials, exceed big city levels. In the

larger centres, revenue-seeking public land projects can

obtain the social increment created by high demand and

inflating prices, and use this gain for redistribution within

the projects,for program perpetuation, and to offset other

municipal expenses within the entire community. The provision

of low—cost, or no-cost land to support social housing

projects is possible and desirable in projects under either

pricing policy and in all places. As these implications of

the alternative pricing policies in urban places of different

sizes are both logical and the product of experience, they

may serve as guidelines for municipalities in considering

public land projects.

4.2.8 Several Current Issues in Public Land Assembly

This section contains brief outlines of several

significant aspects of public land assembly programs which

were not described earlier and are of current relevance. The

use of leasehold as a method of disposition in public projects

is widely advocated, although the substance of this proposal
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has not been clearly defined. Also as the National Housing

Act finances most provincial and municipal land projects,and

the federal government and CMHC have made this program a

major thrust within the federal housing policy - the

objectives and operations of land assembly, as a federal

program warrant further examination.

The disposal of public lots by lease rather than

It is proposedsale has both advantages and disadvantages,

that lots be leased at cost so that home ownership (the

leased lot plus an owned house) is financially accessible

to families who cannot afford current market prices. Over

time, the accumulation of leased lots in public ownership

becomes a sufficiently large proportion of the total housing

stock that the low rents begin to force down private owner's

prices. While this simplistic presentation of the proposal

appears beneficial and easily undertaken, in practice each

aspect of implementation is complex and contains both

advantages and disadvantages.

The central objective, and technique in this

proposal concerns the pricing policy used in disposing of the

A range of lease prices would be available to the

public authority, with the lowest price returning actual

and the highest price being economic rent.^

lots.

Notably,costs.

In this case economic rent would be an income stream which
when capitalized would be equal to the market value of the
entire property less the depreciated capital value of the
house.

1.
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any rent which is less than economic would constitute a

home-ownership subsidy which the lessee could convert to a

capital sum by selling the house. Since the purpose of the

leasing proposal is to give a home-ownership subsidy, the

eligibility for this subsidy and the desirability of allowing

recipients to capitalize the gain, while divesting themselves

of the home, require consideration.

If it was decided to limit the subsidy to lower

income families, this would have major implications for the

scale and nature of the program. If lots were leased only

to lower income groups, the program scale would be limited

and the build-up” period before the public leasehold port

folio became a critical proportion of the housing stock would

be very long.^ Also, as this limited subsidy would be

delivered with an opportunity to receive a large speculative

gain on resale, it might become unpopular if resales became

frequent.

If the program supplied all or a large proportion

of the market, and the subsidy rents were limited to lower

1. To illustrate, in most metropolitan areas, if the entire
supply of new detached houses was provided on publicly
leased lots for a decade, the public landlord would then
control about 27% of the total detached stock,
leasing was limited to families with low to moderate
incomes, this proportion would be much lower, perhaps in
the 5-10% range, and these lots would contain a special
ized, relatively inexpensive type of house which would
be atypical in the overall market.

If lot
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income families,^ the program administrators would be faced

with the complex administrative task of determining various

Thisfair economic rents for all non-subsidy leaseholds,

method might accumulate a critical mass of the stock of

owned houses within twenty to forty years, assuming the

public sector begins supplying all new lots as soon as the

current generation of private supply is exhausted,

as it is extremely complex and contains considerable potential

for conflict both between landowner and tenant, and among

However,

classes of landowners, classes of public tenants, and

peripheral financing agencies, it seems likely that the program

would break down before it achieved sufficient scale that it

If the program did continue

and began to approach this critical mass, a further price

The majority of public lots

would be rented at economic rates - these would have to be

could affect the overall market.

problem would be encountered.

reduced to a cost-based, subsidizing rent to control market

values generally, yet this action would reintroduce the opportunity

for speculative resales which would allow major private gains

Then, if a priceduring the market's downward adjustment.

1. If the subsidy was given to all tenants it would
constitute a progressive subsidy since most buyers of
new houses would have relatively high incomes.

2. The proportion of supply required to achieve this
"critical mass" is debatable. In many cities of Great
Britain over one-third of the total housing stock is
in public ownership, and rents and prices in the
remaining private supply and stock are not curtailed.
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equilibrium was achieved, the entire question of public or

private ownership would have to be confronted, as the public

sector would own, have contractual obligations on, and lease

on a cost basis, a large proportion of the stock of urban

land in residential use, while private owners would hold most

of the remaining land area, distributed in accordance with

its value in use, and constrained by the alternative, low

public lease rates. It is difficult to conceive of a

rational land distribution functioning in this scenario, yet

the expense required to assume complete public ownership with

compensation would remain prohibitive, confiscation would be

inequitable, and it is unlikely that the entire portfolio

could be returned to private ownership at a price which would

justify the expense of the multi-generational program.

It appears, then, that a leasing program would not succeed

as an increm.entalist approach to achieving price control, or

nationalization of urban land, so these are not realizable

objectives. As such, public land leasing might be under

taken as a limited subsidy program, or a revenue program, or

a mix of the two like Ontario's HONE plan, but cannot be

expected to achieve other objectives in the private land

1
market.

1. It should also be noted that, in the long term leasehold
tenure is a contractual relationship between the public
landlord and the private tenant, which is probably a
more onerous constraint on land use succession than

private ownership.
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A different situation would occur in complete "new

communities" built on publicly-leased land. In this case,

a publicly-controlled land distribution system including

economic rents would require intensive administration. The

experience in eastern Europe seems to be that public land

ownership fails in urban areas because of the inequities

created by shifting concentrations of production, and thus

profitability, which differentially affect sites controlled

by various users. In order to detect these shifts and alter

rents and permitted land uses in response, the public landlord

must continually analyse all financial and other aspects of

all tenants’ production functions (business and residences).

The utility of maintaining this enormous public administration

to perform essentially the same social function provided by

a private market, seems to be a net disadvantage.

To complete this examination of public land

development, several aspects of the public land assembly

program financed under the National Housing Act warrant

Insofar as most municipalities are concerned,

the future of their public land programs will involve the NHA,

as it offers them the best financing terms available. The

federal program is a curious mixture of initiative and

response - the federal government, the Minister of State for

Urban Affairs and CMHC all actively promote the establishment

of public land projects by municipalities and provinces,

discussion.

allocate substantial budgets to pay project costs, and

341



provide research support and technical advise to these ends.

However, the initiative to undertake land projects rests

with the other governrrents, and the federal role is, at

best, facilitative. Also, as the overall federal redistri

butive function, the relative weight given to land assembly

among other federal programs, and federal program objectives

prioritize the land assembly budget, it may effect individual

projects negatively. This section reviews the development

of the federal program, in relation to the general objectives

and project operations described earlier, to provide a more

complete picture of the federal role in public land develop

ment.

In general, it appears correct to state that

the federal government, through CMHC, has continually

encouraged municipalities to undertake land assembly projects.

While the land assembly program used to be a low priority.

residual item in the federal housing budget, it always main

tained sufficient funds to meet requests. One significant

exception occurred in the late 1960s when Ontario, the major

program user to that point, wanted a greatly increased part

nership budget to begin public land projects at a large scale.

Instead the federal government provided funds for  a 90% loan

for land assembly which attracted municipalities across

Canada into land operations and met the needs of Ontario's

new HOME program.
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otherwise, CMHC administrators claim the program has never

turned down a request for project funding.^

The financial history of the NKA land assembly

This reports actualprograms is summarized in Table 4.39.

cash expended and recovered in Canada by the calendar year.

In total the program has spent

$140 million, including over $100 million spent since 1968,

has recovered $45 million, and as described earlier, finances

from 1950 to 1973 inclusive.

From thea current land inventory of about 57,000 acres,

viewpoint of CMHC, the program is not self-sustaining as

its budget must be voted by parliament each year, and

revenues are returned to the Consolidated Revenue Fund.

However, comparison of the Net New Spending and the Annual

Expenditure columns of Table 4.39 shows that, from the view

point of federal taxpayers, public land assembly pays its

During the twenty years from 1954 to 1973, recoveries

offset expenditures by at least 20% in eighteen years, by

at least 50% in nine years, and in 1963, the program realized

As this program is geared to

way.

a net gain of $1.4 million.

1. In part, this claim may occur because of the extended
process by which land assembly funds are actually
delivered. CMHC may approve a request for funds under
the program in one year, and include this committment
in the budget for following years until the proponent
requests actual cash disbursements. Also, advances
may occur on the committed sum over several years,
and all or parts of this process may be delayed by
changing federal and provincial fiscal priorities.
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TABLE: 4.39 FIBAMCIAL SOTBtART. NBA LAMP A5SEMBLT PROGRAM, 1950-1973

TEAK

REPORTED

ANNUAL EXPENDITURES ANimAL RECOVERIES

(MET OP INTEREST)
SBCTKW 40 SECTIC« 42 BOTH

NET NEW SPENDING ACCUMULATED BALANCE

(RECOVERIES IHCIODED)
SECTION 40 SECTION 42 BOTHSECTION 40 SECTION 42 BOTH SECTION 40 SECTION 42 BOTH

19S0

1951

$270,870
1,359,756

345.476

494,912
4,003,471
1,206,826
897.061
828,238

3,361,133
2,106,497

2,056,880
858,615
663,283

332,548
2,834,629
2.506.056
3,672,637

6,370,654
9,322,921
22,231,011
8,911,183

11,133,461

11,464,943

17,543,261

$270,870
1,359,756

345,476
494,912

4,003,471
1,206,826
897,061
828,238

3,361,133
2,106,497
2,056,880
858,615

663,283
332,548

2.834,629
2,506,056
3,672,637
6,370,654
9,356,999
26,326.492

10,503,355
20.540,397

18,278,652
21,600,407

$270,870
1,169,933

345,476
494,912

2,770,740
855,217
669,903

401,748
2,589,573
632,912

817,656

189,884

89,052
-1,415,646

1,769,364
456,954

1,383,041
3,751,027
7,380,025 I

18,087,197 I
3,763,930 :

5,790,915
7,053,802 I

15,802,963 1

$270,870
1,169,933

345,476
494,912

2,770,740
855,217
669,903
401,748

2,589,573
632,912
817,656
189,884

89,052
-1,415,646
1.769.364
456,954

1,383,041
3,751,027
7,414,103
22,166,320
5,283,027

13,960,089
12,386.095
17,302,606

$270,870
1,440,803
1,786,280
2,281,192
5.051,932

5,907,149

6,577,053*
7,080,294
9,669,867
10,302,779
11,120,435
11,310,319
11,399,371
9.983,725
11,753,089
12,210,043
13,593,084
17,344,111

24,724,136
42,811,333** 4.113,201
46.253,009

52,043,924
59,097,726
74.900.689

$34,078

5,632,298
13,801,472

19,133,765
20,633,408

$270,870

1,440,803
1,786,280
2,281,192
5,051.932
5,907.149
6,577,053*
7.080.294
9,669,867

10,302,779
11,120,435
11,310,319
11,399.371

9,983,725
11,753,089
12,210,043

13,593,084
17,344,111
24,758,214
46,924,534
51,885,307

65,845,396
78.231,491
95,534,097

$189,823 $189,823
1952

1953

1954 1,232,731

351,609

227.158
426,490
771,560

1,473,585
1,239,224
668,731
574,231

1,748,194
1,065,265
2,049,102
2,269,596
2.619,627
1,942,896
7,143,814
5,147,253
5,342,546
4,411,141
1,740,298

1,232,731
351,609

227,158
426,490

771.560
1,473,585
1,239,224
668,731
574,231

1,748,194
1,065,265
2,049.102
2,289,596
2,619,627
1,942,896
4,160,172
5,220,328
6,580,308
5,892,557

4,297,801

1955

1956

1957

1958

1959

1960

1961

1962

1963

1964

1965

1966

1967

1968 $34,078 j
4,095,481 ;
1,592,172 '
9,406,936 i
6,813,709 !
4,057,146 '

$34,078
4,079,123
1,519,097

8,169,174
5,332,293

1,499,643

1969

1970
$16,358
73,075

1,237,762

1,481,416
2,557,503

1971

1972

1973

T

1950-1973 45.020,988 ; 75,121,448 ] 20,633,408114,776,322 25,999,522 140,775,844 39,654,874 5,366,114 95,754,856

*  In 1957 Annual Report, balance for 1956 la Hated ae $6,678,546,
** In 1970 Annual Report, balance for 1969 la Hated sa $42,489,079.

SOURCE: CMHC Annual Reporta, varloui yearn.



return costs rather than realizing net profits, these levels

of offsetting recoveries indicate the federal investment in

With this base ofpublic land development has been sound,

operating experience, it seems clear that the recent increase

in program funding is well justified.

The current federal policy on land assembly is a

blend of flexible and facilitative instruments, and

As described earlier. Sections 40constraining guidelines,

and 42 of the National Housing Act offer high ratio financing

of a partnership or loan form for broadly defined land

In addition,projects initiated by another government.

CMHC could undertake land projects itself, under Section 55

of the NHA, although to date, it has only used this

legislative authority to acquire its office sites.^
implement this legislation, CMHC has a land assembly budget

of about $100 million per annum, administered by the Land

and New Communities Division which has twenty-five years of

experience in funding several hundred projects of all types.

If a proposed project qualifies under these broad objectives,

To

1. A number of factors constrain CMKC from exercising this
direct land development capability. Land and urban
planning operations tend to be closer to local and
provincial spheres of activity, both constitutionally
and in terms of immediacy of constituency. If the
federal agency did undertake a project in one city of
province, it would be difficult to reject requests to
act elsewhere, so there is an *0111 or nothing" aspect
to this capability.
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and is feasible, the only constraints on it receiving funds

are financial priorities. At the provincial government level

and within CMHC such priorities might affect the timing,

but not the absolute acceptance or rejection of the project.

The current federal policy on land assembly has

added some criteria which may constitute more substantive

limitations on eligibility for federal funds. This policy,

termed the Comprehensive Land Use Management Program,is

directed to the following objectives?

to stabilize and where possible reduce
serviced land prices by increasing supply;

to change the basic nature of the land
development process by making it less
financially onerous to the municipalities;

to develop more efficient land use and
servicing concepts for residential
development.

In addition, the program contains guidelines which require

any profits be used within the project to pay for

community facilities; all social housing land will be

provided at cost; and project funds may include financing

for connecting trunk sanitary and water services.

CMHC is broadening the eligible uses for program funds,

increasing its budget, and adding some definition of the

kind of projects it will support.^

1)

2)

3)

that:

In effect.

This outline of Comprehensive Land Use Management was
synthesized from CMHC correspondence and William Teron's
speech to the Toronto Home-Builders Association, 10
April, 1974.

1.
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As these are broad and indistinct objectives.

most public land projects pursuing any of the theoretical

objectives discussed earlier would qualify for program

funds. The supply objective bears some resemblance to the

theoretical price objective, although it accepts price

stabilization as a goal rather than requiring price

reduction. The theoretical revenue objective also fits this

policy, although it is required that the revenue be used

specifically to offset other public costs in the new

community. This is not an innovation, as internal reallocation

of project revenues has occurred, historically, in land

assemblies throughout Canada - the significance of the

policy change is that it must occur in all projects which

receive NHA funds. Of course social projects remain

eligible for NHA support. Lastly, CMHC encourages other

governments to assess and plan for longer term land supply.

So, while the revenue objective is modified, and the price

objective includes a compromise, the new federal policy

continues to support all major land assembly objectives.

Comprehensive Land Use Management involves

some priorities and inducements which provide better

definition of the substance of this policy. It has been

stated that funding priority will be given to projects which

can place land on the market within three years of the date

it is acquired. Ostensibily, this is intended to increase

the supply of serviced land on the market. As the
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development approval process typically requires one to three

years in the high-price markets, and occurs more rapidly

in lower-price areas, this proposal appears to be aimed at

the fastest possible development of lots in the high-price

centres. However, as demand for any raw land meeting this

three-year criterion is strong, and the degree of certainty

concerning the form and timing of its development will

also be clear, the land will have a very high residual

value,^ and will not yield large profits to a buyer/developer.
Accordingly, the program is proposing that new projects operate

with the full costs of the marginal developer, offset slightly

by federal financing benefits - while performing internal

financial reallocations to subsidize community facilities.

To encourage such projects, CMHC will defer principal

repayments on all land assemblies until the land is sold, and

defer interest for three years or until sale whichever

is the lesser. While this can produce good communities and

may yield some low cost housing, its capacity to provide deep

offsets for community facilities or have anything but a

marginal volume effect on land price, is more illustrative

than real. In the case of existing assemblies, however, the

program may have immediate benefits at the municipal,

provincial, and project levels. The deferral of carrying

1. The residual pricing mechanism was described in
Section 2.1.
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charges frees capital in provincial and municipal budgets

so they can finance land development at an increased rate.

Land now held in public assemblies has a relatively low

book value and can yield considerable revenues to offset

internal project costs, servicing costs, and. provide

subsidized housing. In general, then, the current federal

priority under the land assembly program is to encourage

other governments: to develop land? to use the revenues

entailed in developing existing public assemblies to create

superior communities? and to compete with private developers

in short-term, high-cost projects.

This appears to be a transitional policy,

utilizes and demonstrates the advantage of advance land

acquisition to other governments and the general pxiblic.

It

encourages the assessment of long-term needs for urban land

supply, and accepts that the current supply remains, essen

tially, in private hands. It furthers the precedent set

in public assemblies of the late 1950s,^ in encouraging

municipalities to continue shifting the costs of community

services forward to developers (and thence to the new

residents), rather than financing the physical infrastructure

1. In the late 1950s and early 1960s, public assemblies
began providing fully serviced subdivisions in which
all servicing costs were included in the lot price.
As this assured consumers of top-quality environments
from the outset, the practice gradually became wide
spread, then mandatory for all developers in many
municipalities.
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for future residents through taxation of the existing

community. Finally, it emphasizes short-term development,

both in new projects and in depleting current public land

inventories - which implies that an accompanying public

land policy for the longer term must emerge before the

current inventories are exhausted.

While Comprehensive Land Use Management is a

limited short-term and transitional land policy, its

substance and nature yields considerable insight into the

ultimate federal policy as it is developing. The continuing

government-led shift of the costs of urban growth forward

to developers has implications for urban form, urban

planning, and the nature of the land development function.

This shift, combined with the evolution of regional govern-

^ will gradually remove much of the financial squeezements.

now constraining local governments, so this most immediate

and responsible level of government will have money to

provide qualitative, community amenities. The land

developers, faced with this added interim financing res

ponsibility, will have to assemble and hold large acreages

While at the project level, developers are being
required to provide interim financing and landowners
are assuming long-term financing for urban growth,
regional governments are becoming responsible for major
municipal capital costs such as pollution control,
transportation and basic recreational facilities, as
well as larger operating costs such as policing,
firefighting, social welfare and public works.

1.
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and secure capital for development and marketing at scale,

to minimize the impact of the added production costs on the

selling price of new units,

sites be acquired far in advance of development, with

virtual certainty concerning the timing and nature of

development - thereby strengthening regional planning and

eliminating raw land speculation in its present form,

this clearly excludes small suburban land developers from

metropolitan land markets - small firms would not have the

capital or management resources to assemble large sites,

hold them for extended periods, and develop them as complete

communities with all major services and facilities,

developments would have to occur at scale in order to turn

over the huge capital costs quickly, developers would have

to produce compact and integrated communities. These would

offer desirable locations for residents and businesses and

This situation demands that

Also,

As new

thus be more valuable than alternatives, while obtaining

scale economies in production and maintenance,

this compaction would force and facilitate greater protection

for the natural environment than more sprawling forms of

Also as this policy provides for qualitative

improvement of both existing urban centres and their newly-

developed periphery, it appears to favor the continuing

concentration of the national population in large metropolitan

Notably,

urbanization.

Finally, as both governments and the largestareas.

developers have now assembled the first generation of such
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sites# and the federal transitional policy is to emphasize

the qualitative and fiscal benefits of the public develop

ments to municipalities and the general public, it appears

the Federal government intends to demonstrate the public

sector's capacity to be the urban developer of the future.

This brief examination of public land development

in Canada has described a large and growing government

activity which is very similar to the actions of the private

developers. Public land assembly began in many municipalities

as a result of tax forfeits during the 1930s, but this

fortuitous land supply was exhausted by the general building

As these independent municipal programs

were lapsing, the federal partnership land assembly program

was introduced.

boom of the 1950s.

Fifty-six new projects were started in

Canada between 1950 and 1967, with the Federal government

paying 75% of their costs. Most of these contained several

years' supply of land, two-thirds were in Ontario, 80% were

in towns and villages, and 90% were sold at market prices.

Many of the projects actually sold at cost price, but

because they had initiated the inclusion of prepaid services

in their costs to lessen development expenses for municipalities,

their costs were the market prices of the time,

rising demand for detached houses in the larger cities

pulled the value of housing far above costs and a

In the 1960s,
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contentious issue arose in the public projects in these

markets. The excess of value over cost created a large

potential subsidy for the lot purchaser under a cost price

policy, or considerable revenues for governments under a

market price policy. As these projects were seldom able

to supply a large share of the local market, when the subsidy

grew it could provide major benefits for a few buyers but

was unable to affect overall prices. By the mid 1960s,

most projects had adopted a compromise policy, providing

In 1967 the Federal govern-some subsidy and some revenue.

ment added more funds and the 90% loan section to the land

assembly program, and governments in all regions except

Quebec^ took renewed interest. Notably, loan financing

implies that any gains or losses are realized by the borrower.

so under this arrangement the Federal government became

somewhat disinterested in the vital pricing decision. The

Hellyer, Lithwick and Dennis task forces, politicians at

all levels of government, and many housing analysts propounded

public land assembly as a response to rising prices of housing,

(usually described as costs) and use of the program, and

particularly the loan provisions, spread quickly,

the land ever acquired under the NHA was purchased after 1967,

Most of

primarily in land banks across metropolitan Canada, and

secondarily in a number of projects to be sold at cost in

As described in Sections 2.1 and 2.2, land prices in urban
Quebec remained relatively low longer than in other regions.

1.
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smaller places in the Maritimes. As they are emerging, the

city projects are not significantly different from private

developer's projects except in their larger proportions of

public housing and Assisted Home Ownership projects, and

their limited ability to employ non-market prices,

developments occur in smaller places largely because

Public

serviced lots are needed for environmental and social

reasons, and there are no private developers. Current

indications, seen in the Federal Comprehensive Land Use

Management policy, are that public assemblies will internalize

virtually all public costs associated with new developments

while adding to the short-term land supply, as a transitional

stage leading to the socialization of land development in

the largest cities.

4.3 Metropolitan Land Development - A Conclusion

During the last twenty years the nature of land

development in urban Canada has been fundamentally altered.

In the major cities continually rising populations and

incomes and an accompanying demand for housing has led to

increased housing values, particularly of detached houses.

New construction has more than doubled both the total housing

stock and the number of detached houses and enorm.ous acreages

have been developed on the urban periphery. Through this

process the form of development, the type of developer, and

the output product have undergone accelerating, complex.
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and mutually reinforcing changes which, synergistically,

have assumed a momentum that is a major force in contempo

rary urban affairs.

The first phase of this massive development, the

suburbanization of the 1950s, occurred on land in widespread

ownership across the urban periphery,

independent builder/developers who produced small subdivisions

It involved numerous

of detached houses, with minimal services at the lot and

These practices caused considerablecommunity level,

problems and expense for both the new and existing residents.

and all municipalities concerned, fostered land speculation,

and consequently precipated a series of responses from

governments. Municipalities specified higher development

standards as a condition of project approvals, and began

shifting the responsibility for subdivision-level services

to developers, led by the public land assembly projects.

Regional planning agencies were created to co-ordinate

growth designations and the provision of trunk infrastructure,

municipalities shared the costs of major cross-jurisdictional

services, and provincial governments assumed a larger share

of infrastructure costs. These first responses to

massive suburbanization accelerated during the 1960s, and

by the mid-1960s, a consequent change had emerged in the

private sector.

In this second phase, the scale of suburban
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development projects increased, their form changed, and the

number of developers decreased. The "baby boom" population

bulge began to leave home, forming non-family and young

married households, and leaving childless family households.

This created pronounced demand for a variety of urban rental

accommodation which was not available in adequate numbers in

the existing city, and which both planners and the larger

developers wanted to supply in larger suburban projects

where homes for ownership could be integrated with rental

residences, schools and basic shopping facilities. Planners

wanted these well-located concentrations of growth in order

to provide better living environments to residents, to

obtain an economic concentration of public services, to

meet a wider range of housing and social needs,^ and to

secure increased tax revenues from the income property.

Relatively few developers, usually larger firms, had assembled

longer term land inventories in logical growth locales during

the late 1950s, and these were often designated as sites for

the new integrated communities. Mixed projects are beneficial

to their developers as the fast turnover of ownership property

repays costs and creates revenue to finance the construction

of the more expensive income property, while establishing a

character for the entire project which makes the rental

At the time, the segregation of neighbourhoods by class
and age was becoming recognized as a social problem
which would be diminished if new communities were less
homogenous.

1.
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units more attractive. Once established, the income

property secures the firm's asset and revenue base, thereby

improving the firm's ability to borrow, while providing a

tax shelter for other corporate income.^

able to obtain these benefits achieved a comparative

advantage over competitors, while the latter were further

constrained by the high capital costs entailed in the new

responsibility for subdivision services,

the larger firms attained progressively greater shares of

the market, and were able to secure further capital by

Firms which were

In consequence.

going public" as developer shares sold actively on the

The advantages compounded as rising market

prices brought all developers higher profits, with which

the larger firms bought more land as well as competing firms

and suppliers, to the extent that, by the late 1960s, several

dozen massive new vertically-integrated organizations

dominated current and future land development in most metro-

stock markets.

politan areas.

As the second phase progressed it became generally

apparent that the key to this structural evolution, and

thus the future of urban land development lay in the long

term ownership of large developable sites. In the largest

cities of Ontario, small private firms were hard pressed to

This tax shelter was substantially lessened after 1971.1.
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find sites they could develop profitably, and many were

forced to become merchant builders on the larger holdings.

Observation of this experience, as well as the few public

assemblies which had been acquired during the first phase

and were still developing during the 1960s, demonstrated

the cost advantages of advance land purchases to public

authorities. Accompanying this awareness, the shift of

responsibility for development to regional level government

structures was continuing, and this furthered the concen

tration of urban expansion on relatively few, intensively

planned projects. Finally, longer term urban plans with

budget forecasts were beginning to emerge. As a result of

all of these conditions, a new round of land buying for the

medium to long term began in both sectors - private firms

bought in the fast growth metropolitan areas of Ontario,

Manitoba and Alberta while governments were buying in slower

growth centres in the Maritimes, Saskatchewan, some Ontario

In effect, while the 1960s saw

metropolitan land development begin concentrating in

relatively few developers integrated projects, governments

and developers were actively planning to increase this

concentration in the future.

cities and Edmonton.

At present the evolution to few massive projects

is consolidating, and extending itself into the foreseeable

The largest firms hold substantial acreage now -future.
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forty-seven firms have at least 120,000 acres in 21 cities

and sixteen of these firms have plans to house at least

Huge public1,000,000 people over the next twenty years,

assemblies have occurred off the mainstream path of growth

in Edmonton, Toronto and Ottawa during the last five years,

bringing the total public inventory to about 60,000 acres.

In most metropolitan areas and many of the other major eastern

cities, large firms are producing 80% of all new detached

lots, and their production and market share is increasing

Much of this development occurs in long-termeach year,

projects, sometimes joint ventures by several firms,

anchored by a central area containing major shopping and

other commercial functions, as well as some office, recrea

tional and industrial facilities. Regional governments

exist in most metropolitan areas and are planning growth

locations and phasing into the twenty-first century.

Zoning is being replaced by more flexible development

controls, high standards are being required in all develop

ments, and moves are underway to regularize the lengthy

Suburban densitiescomplex process of development approvals,

rising as the street-oriented detached house is giving

way to clusters of detached dwellings, and the various forms

of row housing.^

are

Both public and private projects have paid

As these higher densities will yield more saleable units
per acre than traditional detached house zoning, they
will cause raw land values to rise.

1.
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for major local public works in order to expedite development

and current indications in public policy are that these

practices will become standard. While all of these factors

facilitate the increased production of serviced lots at

scale, they also increase the absolute costs of land develop

ment, and are thereby terminating small independent land

projects.

Finally, because this evolution towards large

scale production involves considerable interdependence

between the various actors, elements and functions, it is

difficult to alter. As the large developers are now the

major suppliers of serviced lots, and their land holdings

and development plans are geared to regional growth plans

and budgets, this mutually dependent structure tends to

the minimum, short-term parameters of land supply.set

While it would be possible to increase the supply of lots

towards the end of the short term by interventions through

out the inter-related system, any. partial interventions

would merely cause shifts within these supply parameters.^

1. Specifically, to accelerate supply would require
additional land owned by developers, designated for
development, provided with trunk services, possessing
appropriate development designs and the requisite
approvals, and backed by sufficient capital to pay all
necessary production expenses. If the land, willingness,
development design, capital and trunk services were
available today, it is estimated the approval process
would require about three years in most eastern
metropolises and about two years in western centres.
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Moreover, as short-term acceleration would occur at the

concentrated sites, or by some peripheral in-filling where

excess servicing capacity exists, the effect of this action

would be to increase the structural concentration, in the

Ultimately, in all ofshort or longer term, respectively,

its aspects, metropolitan land development is geared to

provide aggregate social benefits - to produce the largest

number of units possessing the greatest array of services

and ammenities with the least environmental disturbance

The basic nature of the city isfor the lowest unit cost.

not just a place where a lot of people can live - it is a

place where large numbers of people live efficiently - and

the contemporary form of efficient mass living is the huge

Within the basicintegrated medium density concentration,

system for production at scale, it is possible to spin off

limited development of economic units at a smaller scale.

This can provide short-term increases in supply and perhaps

some innovation and competition, but the small projects

cannot provide as much benefit to as many people at a lower

net cost. Inasmuch as urbanites are "economic" people who

seek more for less - the present and apparent future in

land development is a concentrated, interlocked private and

public system geared to these needs.
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5.0 ALTERNATIVE LAND POLICY OPTIONS AND CONCLUSIONS

The purpose of this section is to examine some

implications of alternative public policies on the land

markets of metropolitan Canada, to sximmarize the observation

of these markets, and to present recommendations.

Alternative Urban Land Policies5.1

There is considerable interest in reforms intended

to solve various urban land "problems". A variety of ill-

defined things have been identified as land problems and

have attracted individual solutions. To examine each of

these "solutions" in a comprehensive way, it is useful to

first approximate the basic parameters within which the

present and reformed land control system functions. These

approximations or assumptions can be used as criteria for

the evaluation of relative merits of alternative reforms

and can serve as conceptual boundaries within which the

reforms must function.

It is assumed that urban land must be distinguished

from rural land. Land in rural areas remains in generally

natural conditions, wherein ecological systems in complicated

balances regenerate the materials needed to sustain life

forms. In cities, artificial concentrations of people and

industry demand m.assive intakes of natural materials and

exhaust intensified wastes to the degree that the regenerative
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systeirs are altered and cannot deal with the flows. As most

Canadians have accepted an industralized urban society, it

is further assumed that the optimal method of minimizing

the environmental damage caused by this acceptance is to

"seal" the cities from surrounding natural environments.

This entails defining artificial limits to urbanness and

maintaining the land outside these boundaries in various

^  Such boundaries allow the regulation or

at least monitoring of the flows of natural inputs such as

fresh air, clean water or more manufactured forms of energy

to the urban place, and the emission of various pollutants

into the rural areas. While it is also necessary to lessen

the amount of pollution created within cities, it must be

recognized that "in-city" actions are essentially cosmetics

applied to a cancerous system, and are not an alternative

to input/output controls.

natural states.

It is assumed that any relatively free economy

is a concentrative force, and that governments support

In economic terms, distance is a cost andeconomic forces.

economy tends to minimize unit costs in providing thean

Bill1. This approach is apparent in British Columbia's
42" which defines urban boundaries and zones exterior
areas in "natural" uses such as agriculture, parkland,
and forests. A similar approach is explicit in
regional official or master plans, and implicit in
regional planning co-ordination in other provinces,
although the "seals” are successively weaker.
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optimal quantity of goods and services by placing production

and consumption together proximate to their sources of

supplies. Concentration provides increased opportunity for

more workers, producers and consumers, so cities grow and the

growth is self-sustaining. Public policies basically support

urban growth as most Canadians are urbanites, even though

this support appears in several anti-concentrative forms such

dispersive - restricting the expansion of the concentratedas:

places to limited locations; decentralist - providing subsidies

and incentives for limited numbers of elements which voluntarily

locate in smaller communities; or redistributive  - using the

concentrations to finance disproportionate public expenditures

for the hinterland population. The few public policies, in

London, Moscow and Paris, which attempted to stop urban growth

during this century, broke down against the force of the

respective markets' continuing concentration. It seems likely,

then, that Canadian public policy will support continuing urban

ization of the national population.

There is a conflict within these two general

assumptions which is at the core of urban land policy.

Colin Clark's benchmark study of urban land use throughout the

world described this basic dynamic

"The macro-location of industry and population
tends towards an ever increasing concentration
in a limited number of areas; their micro
location, on the other hand, towards an ever-
increasing diffusion, or sprawl"

Dr.

1. Clark, Colin, Population Growth and Land Use
{London: MacMillan, 1968), p. 280.
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This empirical behavior and the two basic conditions which

create and constrain it, lead to several corollaries. At

the urban level, "no growth" is an unrealistic policy - it

is necessary to plan to control growth while, if desired,

minimizing the creation of new "basic" industry which tends

to produce growth as an output.^ Within an urban area "no

growth" policies in any member municipality or neighbourhood

means growth is shifted to neighbouring areas which are less

able to resist it. Thus regional land policies must control

growth both to protect the natural environment and to protect

weaker neighbourhoods from unwarranted proportions of new

While the easiest way to protect neighbourhoodsdevelopment,

is to focus growth on raw fringe lands, this accelerates the

destruction of the natural environment and increases the

To avoid these costs and dis-total cost of development,

advantages, it is necessary that significant amounts of

growth occur in the form of compact developments in both

It appears, then, that the basic

dimensions of urban land policy must protect the natural

environment, limit urban sprawl, and encourage growth to

occur through densification across the existing cities.

fringe and existing areas.

1. Prohibition of new industry which historically has
been shown to be "basic" (i.e. a net exporter) is
probably the best growth limiting technique known
but is deficient in that technological shifts can
change the "basicness" of existing industry.
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Notably, land price is not included in these basic

dimensions, yet price is often regarded as the central land

problem. The price of land is a residual function of the

market value of developed property. As sustained urbanization

is assumed, this entails high demand for developed property,

while the environmental protection, expansion*limiting

assumption involves constraining the land supply. Another

by-product of these assumptions, then, is the increase of

land prices unless the limited land supply is developed at

sufficient density that the supply of developed property is

maintained in equilibrium with demand. A further requirement

within this need for higher equilibrating densities, is that

large proportions of the stock of developed property must be

owner-occupied. This implies increased use of joint forms

of tenure, such as condominiums and co-operatives.

In summary, four basic and two additional assumptions

are identified which form the functional parameters of the

present, and can serve as requirements for a reformed, urban

land control system. The basic assumptions are:

1) urban land must be limited and the life

supporting natural environment outside the
urban boundary must be protected;

2) the national economy is a concentrative
force which is supported by governments;

3) no-growth policies are unrealistic at the
metropolitan level and are exploitative power
relationships at the community level;
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4) urban development must occur both on raw
land and within the existing cities.

If it is considered a social objective that land prices

should be relatively low, an equilibrium must be maintained

in the supply of, and demand for, developed property,

entails two further assijmptions:

This

5) urban development must occur at higher
densities than current practices (medium
densities);

new development must contain a high propor
tion of ownership-type property, probably
in the form of condominiums and co-operatives.

With these assumptions, and the data reported in other parts

of this study, it is possible to examine the various

policies which are proposed, from time to time, as land reforms.

6)

5.1.1 Nationalization

Nationalization is the most sweeping of the current

land reform proposals and probably the least understood. It

intends that land be brought into public ownership to increase

public control over its use, and.that social need rather than

the ability to pay, should be the rationale for land distri

bution. It is generally regarded as a radical policy

although over one-half of all urbanites do not own land now,

and 90% of the land area of Canada, and between 20% and 50%

of urban areas, are now in public ownership,

proposal is based on good intentions and has a superficial

appearance of feasibility, ultimately, it cannot provide a

systematic basis for distributing land.

While the
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There are three variations of the nationalization

policy based on the method of acquisition. Overnight

nationalization with complete or partial compensation appears

Financial resources are not available for

complete compensation^ and partial compensation to owners

unfeasible.

(assuming it was equitably distributed among classes of

owners) would both be inequitable to owners (relative to

tenant people and businesses), and inequitable to tenants

(who would have to pay about one-half of the cost of

compensating the owners). Gradual purchase or overnight

expropriation without compensation are the only feasible

methods of acquisition for use in a nationalization policy.

If it were assumed that one of these acquisition

techniques brought all urban land into public ownership, it

would then be necessary for governments to operate a land

distribution system with or without rent. It is assumed,

initially, all land would stay with its present users.

If land was allocated without rent there would be

no financial pressure to encourage full utilization of land,

so lower densities and the spatial expansion of cities

In metropolitan areas alone, considering only
residential, detached lots, and assuming a low average
lot value of $5000, compensation would cost $7.8
billion, which is 40% of total federal spending in
1973-74.

1.
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would be encouraged. The present municipal tax base would

disappear as an equitable "building only" assessment system

has never been devised. Owners in superior locations would

obtain disproportionately high incomes from their buildings

and the goods sold there. Building owners could also

capitalize the value of their location by selling or

mortgaging their buildings and anyone buying a building or

constructing a new building would want security of tenure

in their land lease. Thus the distribution of buildings

would still be based on the ability to pay. Also the public

property managers would be hard pressed to find any, much

less a systematic and equitable way to distribute land -

among users, with some claiming special needs, some demanding

security of tenure, and some achieving disproportionate

profits on the use or trading of buildings. Public planners,

meanwhile, would be trying to restrain urban sprawl, increase

densities and maintain public services with an eroded tax

base, little idea of location value, and a built-in incentive

for low density growth. It seems obvious that public owner

ship coupled with a rent-free distribution system would

quickly break down.

If land was to be allocated on a rental basis,

an equitable rent administration would have to be based on

the ability to pay. This opposes the goal of nationalization,

As was described in Section 4.2.8,and would be unworkable.

an equitable rent would have to be a sum which, capitalized.
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equalled the current residual value of the land in its most

lucrative permitted use. Otherwise, land would be under

utilized and some tenants would receive uncontrolled

subsidies. To obtain the equitable rent figure, the public

property managers would have to reconstruct the revenues

and costs of each developed property, (whether it is a store.

a factory or a private home), allocate fair profits and

assign the residual revenues as land rent.^ This would

amount to a deep-seated central control over all wages.

prices, capital costs, household spending and production

decisions which government simply does not have the ability

to perform. While no program can be expected to function

perfectly, if the specific purpose of the nationalization

is to provide a socially equitable land distribution and it

cannot do that, then nationalization is not a reform.

The central weakness in the nationalization

proposal lies in its attempt to create a general separation

between the ownership of land and improvements. In the main,

urban land is developed and is physically, emotionally, and

The techniques for determining fair economic values
have been established in the legislation and precedent
pertaining to expropriation in Canada. While these
techniques would be the basis for any publicly admin
istered price or rent control scheme, the unpopularity
and complexity of expropriation settlements provides
some indication that basically fair administrative
procedures to determine values are not readily accepted
by the society at large.

1.
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economically integral to the improvements it supports.

Technically, then, the nationalization policy which seems

to be most suitable for implementation is confiscation of

all real property. It is far beyond the limit of this study

to consider the advisability of this policy - let it suffice

to say that I doubt that this society contains the individual

or collective discipline or lethargy to become a centrally

controlled state.

5.1.2 Land Price Control

It is sometimes proposed that land prices could

be controlled directly by an administrative board to assure

that prices are fair, and cannot rise quickly. Controls

could take one of two general forms - rate of increase

controls or absolute price controls. In either case, the

control concept is predicated on the shaky assumption that

land values can be distinguished from total property values.

Rate of increase controls function as though it

was assumed that the distribution of urban land values was

They require the establishment of a base year

(when values are assumed to be in equilibrium) and allow a

static.

maximxim annual rate of increase after that base year (a

further assumption that all values increase at a uniform

As the controls only restrict land prices,they can

discourage owners from developing and selling vacant land,

rate).

while owners of improved land can probably get around the
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controls by including prohibited components of the land

value in the price or rent of the improvements,

this does not encourage qualitative or more dense improve

ments - just higher prices of buildings,

of increase controls can, through complex administration,

limit the rise of land prices - they inhibit the development

and sale of property (thereby increasing land values) and

allow the controls to be avoided by shifting land value into

the price of inferior improvements.

Notably,

Thus, while rate

Absolute land price controls would have similar

short-comings to the rate controls. A land price control

board with a large skilled staff could determine fair land

values on a property by property basis. These might be

consistently related to total property values (which are

not controlled) in which case this expensive board would be

providing a compulsory referee service. Alternatively, the

values might be some other independent formulation. If the

land values were independent of total property values, they

would have the same inutility as the "rate of increase"

controls - limiting land prices while property values and

prices vary v/ith supply and demand.

In summary, then, land price controls seem to have

few merits but require an expensive administration,

was considered desirable to increase employment of appraisers,

lavfyers and accountants in the public sector, with little

If it
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direct effect on the land market, a land price control

policy might be a useful vehicle. However, the added costs

to the private sector of interacting with this board would

constitute large aggregate dis-economies.

5.1.3 Capital Gains Taxation

Capital gains taxation is often considered to be a

desirable land reform as it may affect property value and

does return some of the social increment in value to the

society. Since December 31, 1971, one-half of any net

increase in the value of Canadian real estate is subject

to taxation as income, with the exclusion of land held as

inventory, depreciable property which has declined below its

original value, and principal residences.^ This partial

application of capital gains taxation creates at least five

different tax treatments applicable to various sectors of

residential real estate. Most residential land is in use as

owner-occupied detached houses which pay only property taxes.

Rented residences form the next largest category, and these

pay property taxes, net rental income is taxable each year.

and one-half of net gains from their sale is taxable as a

capital gain. Undeveloped land held by a developer is

1. This summary of tax provisions describes the taxation
methods in broad terms and should not be misconstrued

as a statement of the specific regulations. The
regulations are the Income Tax Act and the Income Tax
Application Rules and are paraphrased in the booklet
Capital Gains, all published by the Department of
National Revenue, Taxation, in 1971.
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treated as inventory and pays property taxes annually and

regular income taxes when it is sold. Farms pay property

taxes, and upon sale, the farmhouse and one acre of land are

tax exempt while capital gains taxation affects the remaining

Speculators pay property taxes and capital gains

As this variable tax treat-

acreage.

taxes on their entire holding,

ment must provide differential costs to various classes of

landowners, thereby creating more or less remunerative

investments, it is useful to examine the effect of expanding

capital gains taxation to include all residential property.

If developers were required to pay capital gains

taxes on land, as well as income taxes, this added cost would

lower their rates of return, but the tax reform would have

a destructive impact on the smaller firms and in the most

competitive markets.

In the land operations of large, land-banking firms,

land costs may constitute 10% of total costs, and costs

may be only 60% of current or sale values,

the 50% rate would add about 33% to total costs, and reduce

Income taxes, at

Capital gains taxes wouldafter tax profits to about 25%

add about 17% to total costs, while regular income taxes

and after-tax profits wouldwould decline to about 21%

decline to about 17%.

In the case of the small developers, land may

constitute 30% of total costs, and costs may be 90% of
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In this case, income taxes at theof current or sale values.

50% rate add only 5% to total costs and reduce after tax

Capital gains taxes would add a furtherprofits to about 5%.

3% to total costs, regular taxes would decline to 3%, and

after tax profits would fall to 3%.

This simplified approximation indicates the adverse

effect of this (or any other) additional marginal cost on

small developer's land operations, and that the effect on

larger firm's operations would be less significant,

expansion of capital gains taxation would create some

revenues for government, about 10% of the sale price of

This

large developer's lots, declining to about 3% of the smaller

Small firms might pass on thedeveloper's sale price,

higher costs but this would still increase the comparative

This would also haveadvantage held by the large firms,

differential effects among cities, as the large firms

produce most new lots in the biggest eastern and prairie

cities, while small to medium size firms are the dominant

producers in smaller cities, in Quebec, and on the two

In consequence, to avoid adverse effects on develop

ment in most cities, and on industry structure, it would be

coasts.

necessary that an expanded capital gains tax include a

special progressive application limited to developer’s land

There are sufficient complications involved inoperations.

defining, administering, and evaluating such a tax that

this does not appear to be a viable reform proposal.
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If the capital gains tax was expanded to include

owner-occupied houses, it could generate public revenue in

an inflating market, and depending on whether or not

mortgage interest was a deductable expense, could constitute

a major expense to sellers which might dampen the inflation

of house prices.

if a house carrying a 100% mortgage^
2

bearing interest at 9% per annum, was sold after fifteen years,

during which its value increased at an average rate of 12%

per annum, its sale price would exceed the acquisition price

To illustrate,

by about 450% and its cost would have risen by about 250%,

producing a gain on cost of about 50%.

income tax at an average rate of 30%, the capital gains tax

If the seller paid

would add either 7% or 18% to the cost of the house,

depending on whether interest was, or was not, deductible

in the tax calculations. In the respective cases, the

after-tax gain would decline to 40% or 27% of total costs.

and the gains tax would constitute 5% or 12% of sale price

of the house. The same seller, in a market where the

values of houses increased at about the same rate as the

mortgage interest rate would have no gains tax payable if

the interest was deductable, and if it was not, would pay

1. As most houses do not have a 100% mortgage, and have a
more expensive second mortgage, this simplifying
assumption understates costs and slightly exaggerates
revenues.

This period is chosen as it appears to be the average
turnover period for detached houses.

2.
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a tax that became an increasing proportion of the total

cost (or price) as the mortgage rate increases. If the rate

of increase in market values was lower than the mortgage

rate, a capital gains tax with an.interest deduction would

produce tax losses, while with no interest deduction, as

the difference in rates increased the tax payable would

decline as a proportion of total costs,

cases, unless the rate of increase in property values was

more than 5% more than the mortgage rate, the capital gains

In any of these

tax would not add more than 20% to the sellers cost.

There appear to be a number of advantages entailed

in extending capital gains taxes to principal residences.

The varying impact of the tax appears capable of serving a

useful regulative function in that as the seller's net pre

tax gains increase the burden of the tax increases.

This effect is strengthened if mortgage interest is not an

allowable deduction, although disallowing this deduction

would constitute inequitable treatment of residences,

relative to income property and developing land,

could also generate considerable revenue, perhaps 5% to 12%

of the sale price of a house, and this revenue would

automatically increase and decrease with changing market

The tax can be administered relatively easily,

and does return socially created value to the society.

The tax

conditions.

The disadvantages of this reform reflect uncertainty

377



about its unproven aspects. While the illustration showed

the tax would raise seller's costs, it seldom constituted

more than 10-15% of sale prices and accordingly, in an

inflating market, it might serve to further escalate prices.^
It removes some investment returns from home-ownership, and

whether or not such returns are considered desirable, it

remains true that they are deeply related to the widely

held ideal of home-ownership,

ownership, although perhaps not of detached houses, is

Also, widespread home-

assumed to be necessary to ensure a competitive, and low-

While the tax is not regressive,priced urban land market,

it does partially close one of the only remaining, and not

heavily travelled, routes for upv/ard mobility for those

people who might be termed the "landed poor". Finally, it

is unlikely that it would become a major source of revenue

as, if it succeeded the increase in property values would

be minimized, and if it failed the rise in housing prices

(costs of shelter) would necessitate rising wages and prices

which would yield higher direct taxes. A rough

estimate of its current revenue capacity would be $50 -

$100 million per annum, which is less than one-half of one

percent of current federal spending.

It is notable that Table A-4 showed large average
price increasing without declines in sales volumes.

1.
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The reform of capital gains taxation to include

both developer's land operations and principal residences

remains a questionable proposal. The expanded tax would

produce more, but not major amounts of public revenue, and

would, ultimately be paid by buyers,

real estate market is elastic with respect to price, sellers

would have to use part of their profits to pay the tax.

This presents a conundrum for the marginal (i.e. small)

To the extent that the

developer, who cannot profitably internalize the tax, yet

already has a price disadvantage which would be exacerbated

if the tax was passed on. For the homeowner, the tax reduces

the profitability of home ownership or in an inelastic,

inflating market, it raises prices. In summary, the extension

of capital gains taxation to all residential property does

not appear to be an advantageous land reform.

5.1.4 Public Land Assembly

It has been proposed that governments should own

most of the land supply on which future urban development will

be permitted. This would entail the advance purchase and

holding by the public sector of enormous acreages in planned

urban growth locales. Development could be undertaken by

governments directly, or through developers proposals in forms

and densities appropriate to social, environmental and market

needs, while the public sector would obtain the social increment

in the value of land as it is disposed. This would constitute
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a major expansion and alteration of existing local,

provincial and federal land assembly programs, and appears

to be a useful land reform which operates within the general

parameters defined previously.

As this proposal has not been clearly defined by

its advocates, it is necessary to further outline the reform

before examining it. The regional governments which are

becoming standard among larger cities periodically examine

location, area, timing, budgetary and organizational aspects

of anticipated urban expansion within their jurisdictions,

and define these as reasonably specific requirements for the

short to mid-term (three to seven years). Developers and

speculators assemble and trade in the defined growth areas

and as the time for development approaches, the larger firms

have consolidated major sites and traders have built up the

value of smaller holdings. If during the planning stages,

governments assembled all land which received development

designation, their acquisition costs would be close to the

land's agricultural value, the predevelopment land trading

and concentrated ownership structure would be eliminated,

and the appreciation in the land's value over the government's

low purchase price and carrying cost would accrue, and

provide revenues for the society upon the land's development.

The central problem in this proposal lies in the

It is clearly important to

minimize the cost to the present tax payers of acquiring this

method of acquiring the land.

380



future land supply, and it is also important that the

acquisition treat all present owners fairly. There are two

general methods of acquisition - purchase by government

negotiators or contracted assembly agents, or expropriation.

In terms of price, the federal and most provincial expro

priation acts are designed to deliver scrupulously fair

compensation, but expropriation carries the stigma of

government coercion. While purchase is probably the cheapest

method of acquisition, and is fair in the sense that people

agree to sell, it can produce complaints that government

negotiators and contracted agents have misled sellers, and

can leave "pockets" of unassembled land which remain to be

acquired. Land could be purchased before, during or after

the designation process, at progressively higher prices and

with increasing numbers of "pockets", whereas expropriation

probably cannot preceed designation as the latter establishes

the requirement for the forcible taking. The combination of

these factors produces an apparent conundrum - if the land

is acquired when it is cheapest, before it is designated for

development, the opportunity for direct public involvement

in planning the region's growth is lessened, but if the

acquisition accompanies or follows the designation,

unproductive speculation will have bid up land values.

Two other techniques might be employed to limit

change in land values during the designation period. Land

can be "frozen" in its present use - meaning no building
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permits, subdivision plans, severances or zoning changes will

be allowed during the freeze,

in land values, it does not deny land trading which can also

While this stops major changes

increase values. A more effective measure would be a single

buyer system whereby any owner in the defined urban fringe

area who intended to sell property must first offer the

property to the regional government, which must accept the

offer within a brief period (say thirty days) or else the

owner is free to sell at the offer price on the open market.^

In the event that the regional government could not process

the volume of offers received during the consideration period

allowed, as might occur during the growth designation process,

the consideration period might be extended and thereby

constitute an effective freeze on land trading and consequently,

value. Through this first refusal technique, governments

could monitor the land market, freeze land value during the

growth designation process, open up a new avenue for acquiring

land, while leaving land ownership and the right to trade in

land, in the private domain.

With these facilities for acquiring the designated

land, the next problem would be the financing necessary to

1. All registered owners in the areas affected by this
legislation would be notified of this requirement.
Registrars would not be allowed to register any
conveyances concerning the property until the regional
government's rejection certificate was presented. Any
illegal conveyances could be declared "null and void"
by court order.
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pay for it. The appropriate assembly authority would be

the regional government as it is most directly involved

with regional growth control, yet locally responsible, and

could perform the acquisition functions with powers delegated

from provincial governments. As the representative of the

regional community, this body should receive the revenues

generated by the development of the public land. However,

because of the scale of expenditures involved and the

lengthly holding period during which this money remains

dormant, it is unlikely that regional governments can afford

the program themselves. It appears that the new communities

legislation in Section 45 of the National Housing Act offer

suitable financial backing for such regional programs,either

as 75% partnerships or 90% loans. The latter appears to be

the more useful as it provides higher leveraging, less

federal involvement, and leaves the entire gain on land

appreciation to the borrower.

with financing secured and the land assembled, the

program would move a holding and predevelopment stage.

Public authorities would prepare and begin to implement the

detailed development design for the land, both independently

and in conjunction with private developers. Ultimately, it

is likely that the latter would undertake most of the

physical development. This design phase would be more

complicated than is now typical, as the assembly site would

probably be marginal agricultural land which is either not
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The new communitywell drained, or is rocky or forested.

it must support will be intensely used by all forms of

occupants, and when it comes "on stream” it must meet all of

their needs as there will be few alternatives within the

region. At the same time these major design problems are

being resolved, the trunk infrastructure which will connect

the site to existing areas must be evolving, the site must

be managed to minimize its carrying costs and allow the

resettlement of the former owners, and the investigation,

designation and assembly of future public sites must be

underway. Also, as this preparation proceeds, the servicing

and other support for existing development areas must be

sustained. Thus this monopolization of the land development

function entails a concomitant increase in government

activity and responsibility for the urban land supply,

although these actions and responsibilities are merely

extensions of present practices.

As the public land comes "on stream” the project

could use a number of methods of development and marketing.

It is unlikely that a government-only" development would be

attempted in addition to the other heavy public expenditures

on trunk infrastructure, planning, and land,

authority planned the basic community design, phasing, and

If the public

project co-ordination it could contract the physical develop

ment, divided into various packages for sale to private

This would allowdevelopers on a proposal call oasis.
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the private firms to use their entrepreneurial skills and

market knowledge in competition with each other, within the

same type of planning parameters as exist now. In some cases

firms might initiate development proposals, particularly when

their analysis determined that the supply contemplated by

public planners was not adequate to meet market demands, and

thus a potential for higher profits would be available. The

proposal call technique could be used to limit final land

prices, or could maximize public revenues by allowing only

"cost-plus” revenues to the private developers. In either

case, the public project would obtain all or most of the

appreciation of the land value as the land is disposed.

At the national level, this proposal has a number

of implications,

sense that it would require five to ten years of sustained

expenditure with little return, thereafter program recoveries

could be expected to largely offset expenditures.

4.10 showed that large developers hold major proportions of

the future supply in Toronto, Ottawa-Hull, Kitchener-Waterloo,

It would be an expensive program in the

Table

Thunder Bay, Winnipeg, Calgary, and Edmonton. Table 4.34

showed that governments now hold a five to ten year land

In the foursupply in Toronto, Ottawa-Hull, and Edmonton.

other very concentrated markets, it is estimated that a ten

year land supply at current densities, five to ten years

from development, would involve a total of about 30,000 acres
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In the other major cities^, the

large developers surveyed have less than four years aggregate

supply, major public assemblies are available in Halifax,

St. John’s, Hamilton and Saskatoon, and it appears about

costing about $100 million.

100,000 acres would be required, at a cost of about $350 million.

As the metropolitan areas attract between two-thirds and

three-quarters of the population growth in Canada, it appears

that about 50,000 additional acres would be required in

smaller urban areas, bringing the total acquisition needs

to about 180,000 acres costing about $550 million,

costs have been about 10% of total project costs, and lot-

level services (most of which would be provided by private

developers) constitute about 60% of total costs, other site

development costs might amount to $2.2 billion, exclusive

of interest and inflation, over the life of the project,

appears then, that federal program budgets in the area of

2
$100 million per annxim during the 1970s could finance the

acquisition of the land supply for urban Canada in the 1980s.

In the late 1970s, the budget would have to double to

finance the land's development, and more than triple to

also finance the acquisition of future land, but at that

As land

It

Other cities considered were Halifax, St. John's, Saint
John, Chicoutimi-Jonquiere, Quebec, Montreal, Hamilton,
St. Catharines-Niagara, Windsor, London, Sudbury,
Saskatoon, Regina, Vancouver, and Victoria.
This assumes a federal share of 90% of total costs,
apportioned over five years, and would be net of
development expenditures and purchases of short term
projects.

1.

2.
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point, if repayment was mandatory upon disposition, recoveries

might offset expenditures by as much as one-half. It appears

then, that this supply control program is an alternative,

at the present federal budget levels, to the present

emphasis on "quick start" land assembly and internal re

allocations of project revenues. It would also be possible,

at higher funding levels, to undertake both.

There would be a number of advantages and few

disadvantages to the takeover, by means of an expanded public

land assembly program, of all urban land development. This

reform would not occur overnight, and would neither worsten

nor greatly alleviate current "land problems". However,

once the reform was operational and governments owned the

supply of developing land, there would be financial benefits

to existing taxpayers and new urban residents, governments,

and most builders and developers. In the longer run, the

reform would constitute a major advance in the protection of

the natural environment through the containment of urban

areas, and a qualitative improvement in urban living through

increased community control, economic efficiency and social

equality.

When the public assemblies begin providing the

majority of the regional land supply, the advantages of the

reform would begin to emerge across the urban community.

- the accrued appreciation in the land value would

produce revenue for the regional government upon the
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land's development, (including federal financing and

internal project subsidies) and providing net gains which

could offset the need for tax revenues. This direct

method would replace and provide greater local revenues

than the present system whereby private firms collect

the appreciation, parts of it are obtained by governments

through levies and income taxes, and some of the latter

is returned to the local government through complex

inter-governmental programs.

- land speculation would be curtailed on the entire urban

fringe, and eliminated from developing areas. As

governments would acquire any land which is being

designated for future growth, speculation could only

occur before the designation process, and on land which

is a decade or more from development. The attendant low

potential for speculative gains would be further reduced

if the public acquisition occurred by expropriation, as

compensation would then be based on the highest permitted

use, which would probably be restricted to agriculture

In the rest of the fringe, thereby the extant zoning,

would be little reason to speculate, as little development

would be permitted, and the "first refusal" requirement

would alert public authorities to any speculative trading.

- land developers, and private capital generally, would

not need to hold capital dormant in land supplies or

spend on growth promotion, as these functions would be
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performed by government. This would free private

capital for immediately productive physical development.

Firms of all sizes would have equal access to the right

to develop public land on the basis of their competitive

design and price proposals,

overall risk would be lessened in the fringe land

market causing less price fluctuation and lower prices.

This would occur because of the improved reliability of

zoning as a long term determinant of land use (as

zoning would not be continually changed to permit

scattered development), and on the publicly-owned land

the timing of development would become particularly

certain.

- the new developments would have more comprehensive designs

and better co-ordination than current subdivisions

because the integration of the planning and physical

development functions would require and facilitate the

ordered creation of communities having the full range

of services from the outset, and discourage short

term and cost-raising variations.

- a number of pricing policies might be used in the public

developments, ranging from a cost base to a profit-

maximizing market price. New residents could expect to

enter a superior community with at least moderate prices

and perhaps with lower prices than would prevail in the

existing city.
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- the land supply function should be improved with

appropriate volumes of land reaching the market at

lower unit costs. This would occur because planning

authorities would concentrate on maintaining an

adequate and integrated pace of development without

diverting scarce resources to service dispersed

private holdings/ while developers could concentrate

on evaluating market needs and pushing the public

authorities to release more land whenever they

detected an impending shortfall.

Over a longer period, a number of more fundamental

advantages could emerge

- this reallocation of functions between the public and

private sectors uses present experience to improve the

functioning of both, and create a better living

environment for urbanites. Each sector functions in

the area of its real expertise - private firms engage

in competitive production and marketing while

governments determine social needs, and plan and co

ordinate private production to meet them,

lesson of the experience of the large public and

This is the

private "new towns" which have emerged across

metropolitan Canada during the last decade.

- the strengthened urban planning function and

concentration of growth on large, intensively-used

public developments would protect the natural
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environment from sustained urbanization. This

protection implies both the negative aspect of being

better than its alternatives, and the positive aspects

of this explicit move to bring people together in

well-designed, limited facilities for intensive use.

so that the urban intake of resources and exhaustion

of pollutants is minimized.

The proposal appears to have several short-term

disadvantages to existing identifiable interests

- in developing areas, land ownership would no longer

be a source of equity for use in securing development

This is not a real disadvantage, as the

provision of capital would then be decided on the

basis of the viability of the project itself, the

competence of the developer, and perhaps, the firm's

other assets. While these criteria still favour the

larger firms, this effect would be less severe tnan it

is under present circumstances.

capital.

- the reform would not improve the land market immediately.

This is not a valid criticism as there is no reform

which can meet this criterion.

- The reform, because it would strengthen zoning and

control developing land would remove much of the

appreciation in value which characterizes farmland on

the urban fringe. As this land would be zoned, taxed.

and valued for agricultural use it would receive fair
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treatment, but any owners who expected a great

appreciation in its value would be disappointed,

particularly if they bought the land at a high price

in the expectation of this appreciation,

situation would apply to speculators and any ex-

uirbanite owners who bought in the expectation of long

A similar

term capital gains.

- in the event that technological changes or new public

demands shift national or urban growth patterns, or

the project managers fail to provide adequate quantities

or qualities of land, governments alone will receive

the blame for the resulting surplus or shortfall in

development. This may be seen as a disadvantage to

politicians and bureaucrats, who now can use private

developers as scapegoats when supply is inadequate.

However, it is apparent that under the reform, as now,

the public sector controls supply, and must take the

responsibility for this control.

- the reform would further concentrate regional spatial

growth, thereby limiting the creation of new revenue

sources in the non-growth municipalities,

convoluted argument as it also entails less costs in

the non-growth areas, and is a regional financial problem

This is a

which can be solved by cost and revenue sharing

arrangements.
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In conclusion, it seems apparent that it would be

beneficial, if urban growth must continue, to confine spatial

expansion to large, publicly owned sites selected on the basis

of environmental protection. This is a workable reform, with

numerous advantages^which draws on existing experience and

trends, contains minimal disadvantages, and is a major step

towards a better relationship between cities and the

declining planet which must support them.

Conclusions and Research Recommendation5.2

This brief conclusion highlights major findings of

the report from a national perspective. It does not describe

the land situation in any particular city.

The aspect of urban land which is most frequently

identified as a problem, is price. This report has shown that

residential lot prices have increased at very high rates in

most metropolitan areas since the late 1960s. In the metro

polises of central and western Canada which are experiencing

the nation's highest absolute and relative population growth,

the levels of and increases in lot prices are also highest.

These rates of increases have regularly exceeded the inflationary

limits proposed by the Federal government in the early 1970s,

and have escalated lot prices far above the earlier standards

of 20% and later 25% of the total price of a detached house.

Lot price increases do appear to be slowing somewhat in 1974.
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However, the observation of these high and quickly rising

prices does not, in itself, define a land problem because

lot prices and related land prices do not exist independently

but are completely dependent on the value of developed property.

Most people's concern with urban land prices is

in relation to the price of houses, and most raw land which

is brought into urban use each year is developed into lots for

detached houses. A number of factors contribute to making

ownership of detached houses particularly desirable at present:

urban populations contain large proportions of young families;

rising family incomes, high ratio mortgages, extended re

payment periods and people's increasing willingness to incur

debt facilitate high demand for ownership housing; the

inflation throughout the economy encourages people to acquire

real property to protect their savings; and ownership housing

has declined to about 60% of the urban housing stock. In the

face of this high relative demand for ownership and all housing,

new residential construction is doubling the housing stock in

major cities every generation, however, to achieve this pace

the building industry has shifted to multiple forms of

housing which have lower costs per unit. Thus, while the

demand for detached housing is high, most new construction

is of the multiple form, and the proportion of houses in the

total stock is declining. Faced with this imbalance, the

value of detached housing has risen quickly, and in the

annual housing market, where sales constitute 10-12% of the
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total detached stock, existing houses outsell new houses by

As sales of existing houses both greatly

out number new house sales and occur at prices which appear

to be rising more quickly than new house prices, it appears

at least 3 to 1.

that the thousands of homeowners who sell their houses in

each city and the eager young families which buy them are

the dominant forces which create the rapidly inflating

prices of all housing. When house prices rise, lot prices

are elevated commensurately, as the market values of lots

are a direct residual function of the value of the housing

they may support. Similarly, the value of raw residential

land is a function of the value of the lots it may yield.

Thus while it is not inaccurate to regard high land prices

as the outcome of an imbalance between supply and demand.

ultimately, they are caused by the inflated prices at which

urbanites buy and sell houses. This causation has implications

throughout the land market, and land development process -

including the following conclusions:

- despite widespread suggestions to the contrary,
incremental additions to the land supply, and
volume of lots produced, will not reduce land
or house prices;

- claims that speculators and greedy developers
are the cause of current land and housing prices
are incorrect,

provide an opportunity for these classes of
landowners, and many private homeowners, to
realize large gains by selling their property.
The rapid escalation of prices in relatively
competitive markets such as Vancouver demonstrate
that removal of the concentrated structure of

land ownership and development does not, in
itself, lower housing prices;

Conditions in the land market
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I

- it is largely irrelevant, and probably counter
productive, to undertake cost-reducing measures
such as decreasing lot sizes or services, as an
artificial means of reducing land prices. While
this may produce a lower price for a few buyers
in the short run, the price applies to a sub
standard lot, and as its price rises the value
of a standard lot will be pushed up disproportion
ately. From the viewpoint of housing producers
and public policy, cost reduction may be useful
in that it allows increased volume at a given
level of expenditure. However, as prices are
rising quickly in the high growth prairie cities
in spite of high proportions of detached houses
in both the housing stock and new production,
it seems clear that an increased supply of new
houses does not, in itself, reduce prices. If
cost reduction increases supply without influencing
prices, then it must be recognized that the
consequences of cost reduction are to provide
more people with houses, and to increase the
amount and rate of profit received by producers.

A number of conclusions concern the public and

private land development process:

- in most of the largest centres in Ontario, Alberta,
Saskatchewan and Manitoba, over 75% of new
residential lots are produced by a small minority
of all developers, which are the largest firms,
or are governments.

- most of these large developer's production occurs
on land which has been held for five to ten
years, and bears accumulated costs which are as
low as 50-60% of current land values. Accordingly,
the majority of lots developed in these centres
yield large profits to their developers. These
profits can also be identified as returns to
scarcity or the social increment in land value.

- the minority of the new lot supply in these
centres, and the majority of supply in the large
cities of British Columbia, Quebec, and the
Maritimes, is developed by firms soon after its
acquisition, and bears costs which relate closely
to current prices, yielding lesser profit.

- in most large Canadian cities, residential land
development is concentrated with relatively few,
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large integrated firms. It is estimated that
120~140 larger developers account for 75% of
metropolitan lot production. The Development
Corporations Survey found 47 firms hold 119,000
acres of land, while the public land assembly
survey disclosed governments hold over 50,000
acres in about 100 different projects. This
concentration of urban land development in
relatively few large developer's massive projects
is a deep-seated structural situation, reinforced
by consumer needs for housing, environmental
needs, urban planning, and development financing.
While a more dispersed development pattern may
be temporarily expedient for those who can
afford it, the dominating economic pressures at
the household, community, producer and financial
levels favour the efficiency of large, compact
forms of urban habitation. The quantification
and exposition of the differences between these
economic imperatives in housing and popular
expectations and preferences is a major task
and responsibility which must be assumed by the
various urban and housing technocrats.

- there does not appear to be an absolute shortage
in the urban land supply as lot production is
rising, lot surpluses are frequent, and the
major developers hold large stocks of future
land supply, in most centres. From the viewpoint
of consumers, builders and small developers, the
"land shortage" refers to their desire to obtain
non-existant, low-priced lots and acreage.
While these groups decry the high prices when
they are buying, it is their actions when selling
and their willingness to pay the high price
ultimately, that creates today's high market
values.

- maintenance of current levels of residential
construction is estimated to require about
220,000 acres of raw land in the 19 metropolitan
areas during the 1971-1986 period — larger
acreages would be entailed if the volume of
house construction increases.

- there is a widespread public expectation that
public land assembly and development projects,
popularly known as "public land banking", can
reduce land prices. While advance assembly of
land often results in total costs of developed
lots which are well below current market values,
it is difficult to pass this cost saving on to
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The difficulty arises because thisconsumers.

differential amounts to a substantial home owner

ship subsidy which would only be availeible to the
limited number of buyers who could purchase
publicly-developed lots, and the experience has
been that significant numbers of these buyers
resell their new homes to capitalize this subsidy.
In consequence, most publicly-developed lots
have been sold at or slightly below their market
values, thereby minimizing the subsidy problem
while maintaining some credibility in the claim
that public projects can produce lots at low
prices. This is, however, paying lip service to
the price reduction goal while the project's
major consequence is to provide serviced lots
for housing (which private developers could have
done) and to produce revenue for the project's
operators (which can be viewed as a tax offset).
In light of this experience, it seems necessary
to improve public information about government
land assembly programs in practice. A preliminary
conclusion from this study's observation of
public land projects is that while government's
pricing policies may demonstrate price restraint,
the pursuit of price control or major price
reduction is an unstable policy which breaks
down and becomes price restraint.

- it is a minimum requirement that the federal
land assembly program continues to finance land
projects in small centres where there is no
supply of privately developed, serviced lots.
This refers particularly to smaller places in
the Maritimes, northern Ontario and the western
provinces and excludes Quebec only because this
province has not used the federal program.

- the primary impact of the present federal land
assembly policy which emphasizes "quick start"
land projects, and requires that any project
profits be internally reallocated on community
facilities, is to direct the nature of development
of existing public land holdings. This may
influence municipalities to require similar
actions by private developers, which would be a
further concentrative force on the development
industry.
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- governments now own land in several of Canada's
largest centres which has the potential to dominate
the respective region's land supply within two
to five years. If federal land assembly expenditures
and recoveries are considered to be a revolving
funds (which they are from the viewpoint of the tax
payers) it appears that a program budget through
the 1970's of about $100 million per annum, directed
exclusively to land acquisition, could assemble the
effective land supply for the urban Canada of the
1980's. While this budget would have to double in
the late 1970's to finance development, and triple
to finance future land acquisition, this would be
offset by recoveries of about $150 million per
annum in the early 1980's. As a government monopoly
in urban land development appears advantageous from
the viewpoint of environmental protection, compre
hensive urban planning, community facilities, housing
production, the allocation of functions between
government and industry, land market stability,
and municipal finances, and the capacity to finance
such a program exists at funding levels close to
present federal spending on land assembly, it is
recommended that provincial and regional governments
consider establishing programs to take over the land
supply and development functions within their
jurisdictions.

The study has identified a nxunber of areas of land and housing

policy which are recommended as research priorities for CMHC

and the urban research community generally, as existing know

ledge is particularly inadequate, or further study would be of

immediate value.

- in spite of the widespread discussion of land problems,
the land markets of urban Canada, city by city,
remain unstudied. Notable and commendable partial
studies have been undertaken in Vancouver, Edmonton,
Red Deer, Saskatoon, Hamilton, and Toronto - but in
general, academics and planning agencies have not
attempted integrated/ comprehensive analysis of
behaviour in the land market of a Canadian urban

region,
familiarize public officials with market activities
and functions, to identify real problems in the
present and future land supply, and to formulate and
test land policy at all levels of government.

This form of pure research is needed to
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- it is necessary to improve the methodology behind,
and collection of land use and maricet data so that

governments, private interests and researchers at
various levels of analysis have access to a useable,
consistent series of information about land use,
value, ownership, and trading. This need would be
met by a national standard in land use classification
and coding, implemented through a series of provin-
cially operated market value assessment systems,
with compatible, computerized assessments linked to
census data. To meet this need, the first step
would be the detailed field research necessary to
design a national standard land use classification
and coding system.

- foreign ownership of urban real estate warrants
investigation to determine the significance of the
widespread charges that foreign property owners are
detrimental to urban Canadian's interests. The

investigation should include foreign holdings of
undeveloped land, land development companies, and
income property and should examine any relationships
between the buying, holding, development, operation
and sale of such property and both the local market
and the national economy. It is anticipated that this
type of research could be undertaken by academies,
in conjunction with local real estate professionals
in various cities, and could occur through a series
of co-ordinated grants under the National Housing
Act.

- as non-profit projects financed under the National
Housing Act appear to have both higher average land
costs, and higher average property taxes, on a per-
unit basis, than buildings constructed for profit,
it seems that these aspects of site and property
values warrant further comparative investigation.
The research should determine whether the publicly
operated or subsidized properties are superior
habitations, or inordinately costly.

- as lot prices now constitute as much as 40% of the
price of a new house, and housing prices are major
determinate of people’s ability to acquire housing,
it seems essential that CMHC establish the capacity
to monitor and analyze lot production and pricing in
urban Canada,

unit that continuously assembled, analyzed, and
disseminated systematic information about land develop
ment, development costs, lot prices and developers opera
tions and plans in the major Canadian cities.

This would require an investigative
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- the study of the experience of public land asseinbly
in Hamilton, Ontario by Norman Pearson provided an
introductory insight into the problem of pricing in
public land projects, and indicated a conflict between
federal and provincial policy in this regard. This
central question of pricing warrants a full and frank
public consideration which could be facilitated by a
thorough analysis of the market situation, and a
clear depiction of the respective government’s
stances, in the Hamilton case. It is recommended,
therefore, that CMHC or CMHC and the Ontario
Housing Corporation jointly, undertake and publish
a thorough economic study of the Hamilton experience.
This study should focus on the regional market situa
tion and the lot pricing decisions in the public pro
jects through the 1960's, to delineate as clearly as
possible, the costs and benefits to the pxiblic,of the
alternative prices which were available to the res
pective governments. As the Hamilton situation appears
typical of a many large scale public land assembly
projects, the study should recommend pricing policies
for use in similar future projects.

- it would be useful, and would not be difficult, to
develop data about the differential costs of various
typical forms of urban dwellings and tenure, from the
viewpoint of environmental costs (resource consumption
in construction and maintenance per unit), urban-level
costs (construction and public infra-structure costs
per unit), and user costs (capital costs of ownership,
rent, and maintenance). This would be pure research,
without immediate "pay-off", which would quantify
average expenses associated with various personal
needs and tastes in housing and urban form and would,
therefore, be a useful contribution to the knowledge
of people throughout the society.

In conclusion, the study has found a pervasive lacking in useable

and systematic information which would be the basis of a

thorough analysis of urban land policy. This lacking has lead

to many widely-held, but incorrect conclusions about aspects

of urban land, most of which revolve around the central rela

tionship between land value and property value,

hoped that this study, and its shortcomings will challenge

It is sincerely

other people to learn more about the use, ownership, distribution
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and price of, and production processes within,the limited

amount of urban space upon which most Canadians are chosing

to live.
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APPENDIX A

ANCILLIARY TABLES

The following tables were referred to, but not

included in the text. This list includes the numbers of

pages which referred to the respective tables.

Page

A-1 Trends in NHA Financing of Detached Starts, All
1971 Metropolitan Areas, 1961 to 1973

Occupied Dwelling Units by Period of Construction
and Average Room Count, Metropolitan Canada

Metropolitan Populations and Population Growth
1951 to 1971

Annual Percentage Changes in the Volume and
Average Price of Residential Lots in Metropolitan
Areas, 1965 to 1972

Estimated Value of All Detached Dwellings,
Metropolitan Canada, 1961 and 1971

Urban Expansion Land - Factors Determining
Effective Supply

Survey of Unserviced Raw Land Holdings, Borough
of Scarborough, Metropolitan Toronto, 1971

Survey of Business-owned Unserviced Raw Land,
Township of Markham, Toronto Region 1971

Development Corporations Survey, List of Firms,
Owners, Locations, Data and Sources

Average Gross and Net Rental Income Received by
Individuals, By Occupation, Canada, 1970

Province's Costs in a Hypothetical Public Land
Assembly Project Funded Under Section 40 -
National Housing Act

Province's Costs in a Hypothetical Public Land
Assembly Project Funded Under Section 42
(Interest Only Option) - National Housing Act

Province's Costs in a Hypothetical Public Land
Assembly Project - Funded Under Section 42
(Straight Ammortization Option) - National Housing
Act

6,34

A-2

25

A-3

29

A-4

38

A-5

43

A-6

55,64

A-7

113

A-8

113

A-9

196

A-10

234

A-11

260,261

A-12

260,261

A-13

260,261
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APPENDIX A (Con't)

A-14 Federal Provincial Land Assembly Survey, Summary of
All New Projects Undertaken, By Market Size,
Project Size, and Purpose, Section 40

Federal Provincial Land Assembly Survey, Summary
of All New Projects Undertaken, By Market Size,
Project Size and Project Purpose, Section 42

269,270

A-15

269,270
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TABLE: A-3 METROPOLITAN POPULATimS AM) POPULATION GROWTH. 19S1 to 1971
1

POPULATION GROWTHPOPULATION

(WITHIN 1971 CENSUS AREAS)
1961 191951

METROPOLITAN AREAS IN

DESCENDING ORDER OF THEIR

1961-1971 GROWTH RATE

1961-19711951-1961

AS GROWTH AS PERCENTAGE OF ALL

RATE POPULATION GROWTH IN

AS PERCENTAGE OF ALL

POPULATION (310WTH IN

CANADA URBAN METRO

PLACES AREAS

NIMERICAL AS QIOVTH

RATE

71 NUMERICAL

CANADA URBAN METRO

PLACES AREAS

1.6z 46.5Z 2.2Z 1.9Z 2.8Z1.2Z 71,962
124,257
135,681
708,634
30,885
145,472
255,554
101,435
59,342
40,037
97,452
527,581
26,985
25,148
27,978
41,428
45,633
29,284
63,719
10,008
8,661
6,087

47,390
136,747
166,199
657,548
39,885

145,451
340,626
89,773
58,945
40,934
119,170
676,319
41,018
25,797
46,903
34,596
68,750
54,926
119,314
28,372
17,394
36,455

44.IZ I.IZ154,864
279,062
359,821

1,919,409

95.564
457.038
826,798
379,067

226,669
155,763
401,071

2,215,627
113,749
106,666
127,446
217,215
257,796
193,353
476,543
102,085
98,083
127,616

226,846
403,319
495,702

2,628.043
126,449
602,510

1,062,352
480,502
286,011
195,800
498,523

2,743,208
140,734
131,814
155,424
258,643
303,429
222,637
540,262
112,093
106,744
133,703

107,474
142,315
193.622

1,261,661
55,679
311,587
486,172
289,294
167,724
114,829
281,901

1.539,308
72,731
80,869
80,543
182,619
189,046
138,427
357,229
73,713
80.689
91,161

KITCHENER

CaLGART

EDMONTON

TORONTO

SASKATOON

OTTAWA-HULL

VANCOUVER

QUEBEC
LONDON

VICTORIA

HAMILTON

MONTREAL

REGINA

ST. JOHNS

SUDBURY

WINDSOR

ST. CATHARINES-NIAGARA

HALIFAX

WINNIPEG

THUNDER HAY

SAINT JOHN

CBICOUTIMI-JONQUIERE

3.7 3.3 4.64.6 44.53.2 3.596.1
3.7 5.337.8 4.13.9 4.3 5.665.8

21.3 19.1 27.436.915.5 16.9 22.052.1
.8 1.232.3 .91.0 1.371.6 .9

4.4 3.9 5.631.83.4 3.7 4.946.7
7.7 6.9 9.930.98.6 11.470.1 8.1
3.0 3.926.8 2.72.3 3.031.0 2.1

1.6 2.326.2 1.81.4 1.5 2.035.1
1.2 1.525.7 1.11.1 1.435.6 1.0
2.9 2.6 3.824.33.1 4.042.3

43.9

2.8
15.8 14.2 20.422.6 23.816.0 17.4
.8 .7 1.01.4 23.7

23.6

22.0

19.1

1.0 1.156.4
.8 .7 1.0.6 .7 .931.9
.8 .8 1.11.61.258.2 1.1

1.2 1.1 1.6.8 .9 1.218.9
1.4 1.2 1.817.71.6 1.8 2.336.4

.8 1.115.1 .91.4 1.839.7 1.3
1.9 1.7 2.513.43.1 4.033.4 2.6

.41.2 .39.8.7 .938.5 .7

.4.3 .28.8.4 .621.6

.2.2 .24.81.240.0 .9 .9

69.6 100.0

143.6

128.9

2,583,443
3,710,395
3,330,064

27.8 77.6100.0

129.7

141.3

2,992,512
3,882,753
4,228,818

47.5 70.8 77.19,291,305
12,700,390
16,238,247

11,874,748
16,410,785
21,568,316

6,298,793
8,817,637
14,009,429

ALL HETROPOLITANjAREAS
ALL URBAN PLACES^
CANADA

111.4

100.0

100.0

89.7

29.2100.0

108.9

44.0 91.8
18.330.2 100.0

SOURCE: Staclttlci Canada

The definition of "urban" changed slightly over this period.
Includes all Incorporated or unincorporated places having populations of
iOOO or Bore, or population densities of 1000 per square mile, and the fringe
areas with populations of 1000 or more, surrounding larger settleaients.

Generally,It The "urban" population figures for 1951 and 1961
were generated by the use of 1961 census definitions.
The 1971 definition was broadened slightly.

1.NOTES:



TABLE: A-4 ANNUAL PERCENTAGE CHANGES IN THE VOLUME AND AVERAGE PRICE

OF RESIDENTIAL LOTS IN METROPOLITAN AREAS, 1965 to 1972.

CHANGE IN TOLUME CHANGE IN PRICE ROW

Price Increases
10-20% 20-30% 30% Plus

Price Decreases

10-20% 20-30% 30% Plusj
:  No Price

Change
TOTALS

Volume Increases 20-30%

30-40%

40% Plus

Volume Decreases 20-30%

30-40%

40% Plus

8 2 1 7 18
5 2 1 8 16
3 3 2 1 1 9 19I

f
1 5 6

1 1 5 7I

2 1 3

No Volume Change

Column Totals

22 11 7 1 1 42

41 19 11 3 2 1 34 111

SOURCE: Table 2.0 (Price) and Table 2.6 (Volume).

This table reports an examination of percentage changes in the annual volume of
lots sold (indicated by house starts) and percentage changes in average annual
lot prices, in each of the 19 metropolitan areas, between 1965 and 1972 inclusive.
Price changes of less than 10%, and volume changes of less than 20% are considered
to be normal, or "no change" for the purpose of this analysis. This excluded 41
of the potential total of 152 changes. To illustrate the use of this table -
during the period 1965 to 1972, in metropolitan Canada, there were 111 significant
changes in lot supply or price, of which 53 included increases in volume, and 3
of the latter were accompanied by decreases in price. Volume fell 16 times,
including 3 declines exceeding 40%, however, only  4 of the volume decreases were
accompanied by price increases.

NOTE:



TABLE A-5 ESTIMATED VALUE OF ALL DETACHED DWELLINGS

METROPOLITAN CANADA. 1961 AND 1971

MEDIAN VALUE PROPORTIONS OF ALL HOUSES IN EACH VALUE RANGE
0 - $22,500 $22,500 - $32,500 I $32,500 P

I  AVERAGE ANNUAL VALUE
!  INCREASE (INCREASE IN MEDIAN),
EXPRESSED AS SEMI-ANNUAL

COMPOUND INTEREST

RATE

lus

1961 1971 1961 1971 1961 1971 1961 1971

St. John's

Halifax

Saint John

Chicoutlmi-J.

Quebec
Montreal

Ottawa-Hull

Toronto

Hamilton

Kitchener

St.GatherInes-Nlagara
Windsor

London

Sudbury
Thunder Bay
Winnipeg
Regina
Saskatoon

Calgary
Edmonton

Vancouver

Victoria

$12,704
14,716

9,899

12,109
13,673

15,305
16,433
17,301

14,078
12,396
11,227

10,349
13,128

13,269
10,093

12,999
12,190
11,752

14,850
14,517
13,932
11,656

$19,945
22,820
15,528

15,489
19,422
18,603

25,758
32,408
25,172

23,968
19,966

22,327

20,916

22,306
16,212
17,780
16,443
17,230

22,461
23,665
26,702

22,327

90.92

88.0

59.02 7.7% 29.0% 1.4% 12.0%

3.7 18.3

4i%
48.7 8.3 33.0 4i%

97.1 80.8 2.9 13.3 4J%5.9
95.4 87.6 4.6 9.4 2i%3.0
88.3

82.2

66.7 7.6 23.4

19.0

42.4

41.1

46.3

41.9

28.2

34.0

30.2

35.6

4.1 3i%9.9
70.7

34.2

9.4 8.4 10.3

23.4

49.5

18.2

16.2

2 %
84.6 10.5

13.7
4.9 4i%

80.4 9.4 5.9 6i%
93.7 35.5

41.9

63.4

50.9

58.2

51.0

75.8

73.1

82.0

80.0

62.8

43.3

30.7

50.9

4.5 5?%1.8
95.0 3.6 6i%1.4
96.8

96.4

92.5

95.3

98.2

94.6

96.7

96.0

90.6

2.4 52%.8 8.4
2.5 72%1.1 15.1

11.6

13.4

5.1 42%2.4

4.7 54%
1.8 42%19.5

20.7

4.7
3.9 1.5 6.2 3 %
2.7 22%13.7

15.5

.6 4.3
3.2 32%.8 4.5
6.6 37.2 2.8 44%12.6

13.2

28.1

15.1

92.7

90.0

94.2

5.2 43.5

41.2

2.1 5%
7.1 2.9 64%
4.0 34.0 1.8 64%

SOURCES: Statistics Canada, Census of Canada. 1961, Volume 2.2-6, Tables 62,63 and 64.
Statistics Canada, Census of Canada. 1971, Volume 2.3-7, Table 42.



URBAN EXPANSION LAND - FACTORS DETERMININGTABLE: A-fi

EFFECTIVE SUPPLY
ALL LAND

IN URBAN

COMNUTERSHED

PHYSICAL FILTER

- TOPOGRAPHY -

- SOIL CONDITIONS - eliminates rock, unstable soil's
- DRAINAGE - eliminates swamps, basins
- TRACT SIZE

eliminates extreme terrain

eliminates small tracts

DEVELOPABLE

LAND

TIMING FILTER - Relative proximity to;

- ROADS - speed of access to work, shopping, etc.
- WATER, SEWERS - constitute minimum requirements
- SCHOOLS - essential for residential development
- DEVELOPED AREA

- GROWTH DIRECTION - path of least resistance
- SHOPPING - absence can deter development
- INCOMPATIBLE USES - can dete^ develooment
- HYDRO, GAS,- TELEPHONE, FIRE, POLICE, ETC.-

less important as each adjusts quickly

tends to have all services

LAND "RIPE FOR

DEVELOPMENT"

LEGAL/FINANCIAL FILTER

- TITLE RESTRICTIONS limits convertability to
urban use

- ZONING defines permitted use, may vary in
potential for change

- VALUE IN USE - if land producing satisfactory
return in present use, it may not
change

- TAXES - high tax rates may drive land into urban
use, low rates may discourage development

- FINANCING POLICIES - availability of low interest
mortgage,insurance

RANKED DEVELOPMENT

LAND

OWNERSHIP FILTEF

- DEFINES AVAILABILITY

EFFECTIVE SUPPLY

OP DEVELOPMENT

LAND
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Table :A“7 Survey Of Unserviced Raw Land Holdings, Borough of

Scarborough^Metropolitan Toronto, 1971.

(All Tracts Are Located North Of McDonald-Cartier Freeway)

Name of Firm (Abbreviated) Acres

Scarborough York Developments

Keystone Developments

*Verity Investments (Cadillac Development Corporation,
Subsidiary )

55

159

100

Lenat Holdings

Birmount Holdings Limited

Troon Holdings (Frazer Group Properties Ltd.)

*Markborough Properties Limited

♦Wirnpey Homes Limited

*Monarch Construction Limited

Great Falls Agencies Ltd.

Post Road Realty

*Runnymede Development Corporation Limited

Golf Leaseholds Limited

M.T.R.C.A.

Shield & Snow Limited

J. F. Leckie and Bruce F. Summers

529 Bloor Street West, Toronto

Mark Steeles Investments Limited

S. Greenwood and H. Silver

P. McGoey

Campbell C. Homes

R. Reesor

R. Wells

Silwell Developments

Bayshire Investments

L. Diller

*K. A. B. Prop. Ltd. & Westhill Redevelopment Ltd.

J. Graham

(Regional Conservation Authority)

74

74

84

253

328

378

85

86

140

136

912

103

105

85

112

76

56

112

182

89

68

69

60

82

67

Total acres- 4,030Total 0\mers-28

* known developers
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TABLE A- 8

SURVEY OF BUSINESS-OWHED UNSERVICED

RAW LAND, TOWNSHIP OF MARKHAM
TORONTO REGION.1971

ACRESCONCESSION LOT(S)NAME OF FIRM ,'Abbreviatedi

S7&58 3061Crossmar Investments

Schickednas Developments Ltd., 3311 Bayview

Rugged Const. Ltd., 3311 Bayview

Galniark Holding Ltd., 3311 Bayview

Galton Farms Ltd., 3311 Bayview

Leslie Estates Ltd.

756&72

132262

1004

1004

932 8&9

3899&102Litch Transport Ltd.

Bayriver Develop'ts Ltd./Domarco Property Ltd.2

Glen Ash Develop'ts/Henchelle Realty Ltd.

Pickin Chicken Bar-B-Q

Markham 18-20 Ltd.

Myrella Investm'ts. Ltd./Edelstein Const.

Burnhanthorpe Holdings Ltd.

Canada Permanent Mortgage Corp.

All Province Contractors Ltd.

Strasser Ltd./lorenzett i Co.

Toronto Airways Ltd.

Gold King Investments

Blue Orchid Holdings

Forest Glen (Dixie) Ltd.(Cadillac Develop't.
Corporation Subsidiary)

Jamieson Properties

Romandale Farms Ltd., 4 King St. W.

Romandale Farms Ltd., 4 King St. W.

Angus Glen Farms Ltd. 11 King St. W.

Massey Ferguson Ltd.

Karmin Land Corp.

Trannel Investments Ltd.

Kanata Holdings Limited

Coniferous Investments Ltd.

Deacon Investments Ltd.

Taranake Investments Ltd.

Hotob Investments Ltd.

2

2

2

2

2

2

3

3

3

3

3

4

4

4

5

5

5

5

7

7

7

7

7

7

97

32414,15.16,17

12318

290

94

100

9930

145

15 130

125

93

94

12514

103

100

264

200

597

100

94

97

152

152

104

120

1009Janray Investments Ltd.

Baronspike Holdings Ltd., 85 Richmond St. W. 9

Queen Spike Holdings, 85 Richmond St. H.

Mark-Ten Holdings Ltd.

Hark)»orough Properties Ltd.*

Hark)»orough Properties Ltd.*

Regin Properties Ltd.

Regin Properties Ltd.

Marie Garden Apt. Ltd.

9

9

9

1061

9

10(1

100

154

100

128

1871

428

1901

10(11

10(11

130

ISOEllata Properties ( Investments Ltd.

DIFFERENT OWNERS (35) ACRES 7,144

*Known Developers



DEVELOPMENT CORPORATIONS SURVEY,

LIST OF FIRMS, OWNERS, LOCATIONS,
TABLE A-9

DATA AND SOURCES

1. NAMES OF FIRMS SURVEYED

Kaufman & Broad, Inc.
Ladco Co. Ltd.

MacLab Enterprises Ltd.
Major Holdings & Developments Limited
Manufacturers Life Insurance Company
Marathon Realty Company Limited
Markborough Properties Limited
Melton Real Estate Ltd.*

Metro Structures of Canada Ltd.

Minto Construction Limited

Monarch Investments Limited

Morenish Land Developments Ltd.*
North American Life Assurance Company
Nu West Development Corporation Ltd.
Olympia & York Developm.ents Limited*
Orlando Realty Corporation Limited
Paragon Properties Limited
Pinetree Development Co. Limited
Qualico Developments Ltd.
Revenue Properties Company Limited
Runnymede Development Corp. Ltd.
Richard Costain (Canada) Ltd.
S. B. McLaughlin Associates Limited
St. Lawrence Diversified Company
Sifton Properties Limited
Thomas C. Assaly Corporation Ltd.^ *
Trans-Nation Land Corporation (Toronto) Limited
Trizec Corporation Ltd.
Wall & Redekop Corporation Ltd.
Western Realty Projects Ltd.
Y & R Properties Limited*

Allarco Developments Ltd.
Alliance Building Corporation Limited
BACM Industries Limited

Block Bros. Industries Ltd.*

Bramalea Consolidated Developments Limited
British Pacific Building Limited
Buildevco Limited

Cadillac Development Corp.
Caledon Mountain Estates Limited

Cambridge Leaseholds Limited*
Campeau Corporation
Canadian Equity & Development Company Limited
Carma Developers Ltd.
Cemp Investments Ltd./Fairview Corporation

of Canada Limited

City Parking Ltd.*
Clayton Developm.ents Limited
Concord Group
Concordia Estates Limited

Consolidated Building Corporation Limited
Corporate Properties Limited
Daon Development Corporation
George Wimpey Canada Limited
Great Northern Capital Corporation Limited
Greater York Properties Ltd.
Greenwin Group
Grosvenor International Holdings Limited
Halifax Developments Limited
Hambro Canada (1972) Ltd.
Headway Corporation Limited

*  Firm added since last survey.

Table Continues



TABLE A-9 CONTINUED

NAMES OF PRINCIPAL OWNERS OF DEVELOPMENT CORPORATIONS2.

Dr. C. A. Allard
Slater Walker Ltd.
Thomas and Ernest Assaly
Genstar Ltd.

A. J. and J. H. Block
Bansco Ltd.

Eagle Star Ltd.
Guinness Family
Dutchman Homes Ltd.
Harold Freure Ltd.
British Electric Ltd. & Kayser Ltd.
Tabachnick Family
Eastern Construction Ltd.
R. Campeau
Bronfman Trust
Bernard Herman

L. E. Shaw

Concordia Inc.

Bovis Ltd.
L. Shankman

Vincent Paul

J. Poole

G.R. Dawson

J. de La Bruyere & S. MacTaggart
Vavasseur & Co.

CPR

B. McLaughlin
Metropolitan Structures Inc.
Greenberg Family
Taylor Woodrow Ltd.

George Wimpey Ltd. Lehndorff Group
Capital Counties & Property Ltd. R. Scurfield and C.
G. Shefsky and E. Cogan
Grosvenor-Laing Holdings Ltd.
J. Jodrey and F. Sobey
Hambros Ltd.

McConnel

Reichmann Family
C. Smith and N. Steinberg
Tanenbaum Family
Richard Costain (Holdings) L

l

td.
Mowbray Sifton
Star Holdings Ltd.
P.Wall, P. & J. Redekop, B. Lee
Belzberg Family

R. Keenan and H. Ganja
Kaufman and Broad Inc.
Borger Family

3. LOCATIONS CODED FOR USE IN SURVEY OF DEVELOPERS ACTIVITIES

Halifax-Dartmouth
Quebec

Montreal

Ottawa-Hull

Peterborough
Kingston
Oshawa

Guelph
St. Catharines

Hamilton

Kitchener-Waterloo
London

Windsor

Sarnia

Thunder Bay

Winnipeg
Brandon

Saskatoon

Regina
Edmonton

Calgary
Lethbridge
Vancouver

Victoria

Toronto-General

Toronto-Pickering
Toronto-Ajax
Toronto-Uxbridge
Toronto-Richmond Hill
Toronto-Brampton

Toronto-Port Credit
Toronto-Caredon Hills
Toronto-Oakville

Toronto-Etobicoke

Toronto-Markham

Toronto-Unionville
Toronto-Streetsville
Toronto-Mississauga
Toronto-Georgetown
Toronto-Scarborough
Toronto-Central Business District

TABLE CONTINUED



TABLE A-9 CONTINUED

4. DATA INCLUDED IN SURVEY

Office Buildings Owned
(Or Retail)

Commercial Square Feet
Hotels Owned

Shopping Centres Owned

Apartment Units Owned
Projected Construction - Houses
Projected Construction -

Residential Units

Projected Population

Land - Number of Plots

Land - Number of Acres

Houses Owned

Apartment Buildings Owned

5. LIST OF SOURCES USED IN SURVEY

Toronto Globe and Mail, 12 January 1972
Toronto Star, 18 March 1972
Toronto Globe and Mail, 14 April 1972
Toronto Globe and Mail, 25 March 1972
Financial Post, 16 June 1973
Toronto Globe and Mail, 25 August 1972
Toronto Globe and Mail, 16 January 1973
Toronto Star, 4 August 1972
Toronto Glo^e and Mail, 1 February 1973
Toronto Globe and Mail, 13 April 1973
Research by K. Rovinelli at CMHC
Vancouver Sun, 15 July, 1973
Edmonton Journal, 24 May 1973
Toronto Star, 18 April 1972
Financial Post, 5 June 1973
Montreal Star, 13 January 1973
Toronto Globe and Mail, 11 April 1973
Canadian Building, January 1973
Toronto Star, 15 January 1972
Bureau of Municipal Research, Toronto Region's
Privately-Developed New Communities

Toronto Globe and Mail,7 April, 1972
Toronto Globe and Mail, 15 December 1972

1972 Annual Report or Financial Statement - same firm
Canadian Real Estate Annual, 1973
Canadian Real Estate Annuaf, 1972
Canadian Real Estate Annuaf, 1971
Canadian Real Estate Annual, 1970
Canadian Real Estate Annuaf, 1969
Dubois, r"! The Impact of Public Investments on Urban

Land Values, Thesis.
Toronto Globe~and Mail, 25 August 1972
Hamilton, S. W. Land Price Movements in West

Vancouver, Thesis
City of Kitchener registration map, 1973
Discussion with principals
Survey by Local CMHC Office
Toronto Globe and Mail, 28 April 1972
Toronto St^r^ 19 May 1973
Toronto Globe and Mail, 25 August 1972
Toronto Globe and Mair, 23 February 1972
Vancouver Province, S~March 1973
Canadian Building, May 1973
Toronto GioPe and Mail, 9 March 1973



TABLE: A-IC AVERAGE GROSS AND NET PENTAL INCOME

RECEIVED BY INDIVIDUALS. BY OCCUPATION,
Canada,

RATIO OF

EXPENSE TO

GROSS INCOME

GROSS RENT

RECEIVED AS %

OF ALL GROSS

OCCUPATION OF

PROPERTY OWNER-

AVERAGE OPERATING STATISTICS

GROSS EXPENSES NET INCOME

INCOME

$4,329
16,421
12,421
12,337
8,510

9,872
5,214

6,346
2,305
2,366

3,144

2,087

1,963
1,950

1,823
1,947
2,366
1,657

16,459
2,680
2,655
3,029

3,311
2,200
3,346

1,168
8,251
1,902
2,811
1,558

4,448

1,288
1,899
1,252

- $1,746
-  5,431
-  3,918

-  3,761
-  2,234
-  2,384
-  1,187
-  1,208

Entertainers & Artists

Real Estate Agency
Engineers & Architects
Doctors & Surgeons
Dentists

Lawyers & Notaries
Other Professional

Accountants

Schools & Colleges
Business Services

Salesmen

Provincial Gov't.

Federal Gov't.

Municipal Gov't.
All Others

Institutes & Schools

Companies
Unclassified

Other Finance
Construction

Transportation & Coirjn.
Other Services

Manufacturers

Insurance

Wholesale

Pensioners

Property Owners
Other Business

Retail

Fishermen

Recreation

Forestry
Investors

Farmers

$2,583
10,990

8,503
8,576
6,276

7,488

4,027

5,138
1,914
2,058
2,796
1,863
1,789
1,765
1,654
1,781
2,196

1,534
15,774

2,683
2,668
3,231

3,549

2,413
3,802
1,321
9,443
2,187
3,253
1,814

5,225

1,551
2,317
1,673

168%

149

146

144 2%

136

132 1%

129

124

1%391 120

115308

348 112

224 112 1%

1%174 110

185 110 1%I

i 169 110

166 109 1%

108 21%170

123 108

104685
I 1%3 100I

i
1%13 1001

2%202 94

•238 93

91213

88456

2%153 88

51%1,192 87

285 87

4%442 86

86256

85777

263 83
82 4%418

421 75 1%

1

Department of National Revenue, Taxation, Taxation Statistics
Analyzing the Returns of Individuals, 1970, and supplementary
material provided by the Department.

Total gross rent received by individuals was $1,774,808,000.
In right-hand column {-) dash indicates less than 1% of total
gross was received by this category.

SOURCE:

NOTE:

416



A-11TABLE:

PROVINCE'S COSTS IN A HYPOTHETICAL PUBLIC LAND ASSEMBLY
PROJECT FUNDED UNDER SECTION 40 - NATIONAL HOUSING ACT

COST TO CMHCACCUMULATED » COST TO PROVINCE
PROJECT COST CURRENT ACCUMULATED CURRENT ACCUMULATEDCOSTITEMYEAR

$250,000
5,000
20,476

275,476

$250,000
255,000
275,476
275,476

Acgusition
Property Tax
Carrying Chq.

$1000,000
20,000
81,906

$1000,000
1020,000
1101,906
1101 906

$750,000
15,000
61,430

S26 ho
t

$750,000
765,000
826,430

626 430

1

YEAR END

1101,906
1123,512
1213,730

111!»4

275,476
5,401
22,554
27 955

L

275,476
280,877
303,431
27:955

826,430
16,205
67,664
63 669

I

826,430
842,635
910.299

63:669

2 Carry in
Property Tax
Carrying Chg.

21,606
90,216

TEXiriBB’

910,299
450,000
17,505
110,637
578

910,299
1360,299
1377,804
1488,441
576:142

1213,730
1813,730
1837,070
1984,586
776:156

303,431
150,000
5,835
36,879

192 714
L

303,431
453,431
459,266
496,145
192 714

l

3 Carry In
Development
Property Tax
Carrying Chg.

600,000
23,340

147,516
YEAR Ind" ,142

i

496,145
150,000
6,304
52,392
209:»6

496,145
646,145
652,449
704,841
206:»6

1488,441
450,000
18,911

157,175
6h 066

i

1488,441
1938,441
195,732
2114,527
622:066

1984,586
2584,586
2609,801
2819.368
634:762

4 Carry In
Development
Property Tax
Carrying Chq.

600,000
25,215

V6XR fetrti

2819,368
3419,368
3446,608
3723,370
9oi,uuT

704,841
150,000
6,810
69.190

226,oOo

704,841
854,841
861,651
930.841

226.000
i

2114,527
450,000
20,430
207,572

1

2114,527
2564,527
2584,957
2792,529

5 Carry In
Development
Property Tax
Carrying Chq.

600,000
27,240

678,002

$3723,370TOTAL PROJECT COST

$939,641TOTAL COST TO PROVINCE

$2792,529TOTAL COST TO CMHC

NOTES: For eimplicity; all loans and expenditures occur at the beginning of the year; the province pays full
acquisition price for the land immediately; the province pays property taxes at the beginning of each
year, at 2% of raw land value (which appreciates at 7 7/8% per annum). These assumptions tend to maximize
project costs.



TABLE: A-12

PROVINCE'S COSTS IN A HYPOTHETICAL PUBLIC LAND

ASSEMBLY PROJECT FUNDED UNDER SECTION 42

(INTEREST ONLY OPTION)-NATIONAL HOUSING ACT

PROJECT COST

ACCUMULATED

COST COST TO PROVINCE

CURRENT LOA

YEAR ITEM

N

$1000,000

20,000

9,636

72,270

$900,000 $1000,000

1020,000

1029,636

1101,906

Acquisition

Property Tax

Carrying Chg.

Interest

$1000,000

20,000

1

72,270

201,906 900,000 1101,906YEAR END

201,906

21,606

17,948

72,270

1101,906

1123,512

1141,460

1213,730

2 Carry In

Property Tax

Carrying Chg.

Interest

21,606

72,270

111,824111,824YEAR END

1213,730

1813,730

1837,070

1868,954

1984,586

3 317,730

60,000

23,340

31,884

115,632

Carry In

Development

Property Tax

Carrying Chg.

Interest

600,000

23,340

540,000

115,632

770,856230,856 540,000YEAR END

1984,586

2584,586

2609,801

2660,374

2819,368

544,586

60,000

25,215

50,573

158,994

4 Carry In

Development

Property Tax

Carrying Chg.

Interest

540,000600,000

25,215

158,994

294,782 540,000 834,782YEAR END

2819,368

3419,368

3446,608

3521,014

3723,370

5 839,368

60,000

27,240

74,406

202,356

Carry In

Development

Property Tax

Carrying Chg.

Interest

600,000

27,240

540,000

202,356

YEAR END 364,002 540,000 904,002

TOTAL PROJECT COST

PROVINCE'S

EXPENDITURE

P^VINCES DEBT ~

T^7S3':3T6’

$1203,370
$2520.006

NOTES: For simplicity:
of the year;
-The province pays full acquisition price for the land immediately;
-The province pays property taxes at the beginning of each year,
at 2% of raw land value {which appreciates at 7 7/8% per annum).

-These assumptions tend to maximize project costs.

All loans and expenditures occur at the beginning



TABLE: A-13

PROVINCE'S COSTS IN A HYPOTHETICAL PUBLIC LAND
ASSEMBLY PROJECT - FUNDED UNDER SECTION 42
■(STRAIGHT AMMORTIZATION OPTION) - NATIONAL

HOUSING ACT

PROJECT
COST
ACCUMULATED

YEAR ITEM COST COST TO PROVINCE
LOANCURRENT

1 Acquisition

Property Tax

Carrying Chg.

Annortization

$1000,000

20,000

$100,000

20,000

9,636

84,527

$900,000 $1000,000

1020,000

1029,636

1114,16384,527

YEAR END 214,163 900,000 1114,163

2 Carry In

Property Tax

Carrying Chg.
Aimnortization

214,163

21,606

18,932
84,527

900,000 1114,163

1135,769

1154,701
1239,228

21,606

18,932

84,527

YEAR END 125,065 125,065

3 Carry In

Development

Property Tax

Carrying Chg.
Ammortization

339,228

60,000

23,340

33,932

135,243

1239,228

1839,228

1862,568

1896,500

2031,743

600,000

23,340

33,932

135,243

540,000

YEAR END 252,515 540,000 792,515

4 Carry In

Development

Property Tax

Carrying Chg.

Ammortization

591,743

60,000

25,215

54,359

185,959

1440,000

540,000

2031,743

2631,743

2656,958

2711,317

2897,276

600,000

25,215

54,359

185,959

YEAR END 325,533 540,000 865,533

5 Carry In

Development

Property Tax

Carrying Chg.
Ammortization

917,276

60,000

27,240

80,662

236,675

1980,000
540,000

2897,276

3497,276

3524,516

3605,178

3841,853

600,000

27,240

80,662

236,675

404,572YEAR END 540,000 944,577

1321,853 2520,000 3841,853

PROVINCES EQUITY
PROVINCES DEBT -PRESENT VALUE OF LOANS

1321,853
84,527 for 20 years - 828,046.71
50,716 for 22 years - 513,238,28
50,716 for 23 years - 521,857.81
50,716 for 24 years-- 530,771.86

3393 914.60
$3,715,767TOTAL PROVINCIAL EQUITY AND DEBT

TOTAL PROJECT COST $3,841,853.

NOTES: For simplicity:
Of the year.

all loans and expenditures occur at the beginning
-The Province pays full acquisition price for the land, immediately
-The Province pays property taxes at the beginning of each year,
at 2% of raw land value (which appreciates at 7 7/8% per annum).

-These assumptions tend to maximize project costs.



TABLE: A-14

FEDERAL FROVIUCIAL LAND ASSQffiLT SDRVET,
SUMMARY OF ALL NEW PROJECTS UNDERTAKEN, BY MARKET SIZE, PROJECT SIZE, AND PURPOSE

SECTION 60

PROJECTS UNDERTAKEN BY TEAR

Relative

Market

Size Project
Project Purposes 50 51 52 S3 54 55 56 57 56 59 60 61 62 63 64 65 66 67 66 69 70 71 72 TOTAL

Vlllase Large Cost
Social

Market

2  21 2  1 6

1 1 2

2  1 1 1 2 1  2 401 2 1 4  IS 3 4

Snail Cost

Soclal

Market

1 1

1 1

3  3 1 1 2 2 1 13

Town Large Cost
Social

Market

1 1

2  2 1 1  1 2 1 3 13

Small Cost

Social

Market 1  1 1  2 2 4 1 16

Agglo-
caeration

Large Cost
Social

Market

1 1

1 1 1 2 1 1 2 9

Small Cost

Social

Market

1 1

2  1 1 1 1 1 11 2 11

Large Cost
Social

Market

1  1All 1 2  2 2  1 10

Markets 1 1 2

4 3 2 2 3 1 1 2 2 1 1 4 16 7 6 1 2 4 62

Sull Cost

Social

Market

1 1

1 1 2

3 2 3 5 2 2 1 3 1 1 2 8  4 3 40

All ■

Markets and

Project Sizes

<etu Cost

SocUl

Market

1  1 1 2  3 112  1

1 1 1

2 1 4 24 11 9 1 2 4

1 4

3  6 6 7 1025  2 4 3 1 2 2

All Markets

All Projects 4 7 6 7 4 5 2 4 3 1 2 1 3 5 26 15 9 2 4 52 117



FEDERAL PROVINCIAL LAND ASSEMBLY SDRVET
SUMMARY OF ALL NEW PROJECTS UBDERTAKEN, BY MARKET SIZE, PROJECT SIZE AND PROJECT PURPOSE

SECTIOH 42

PROJECTS UNDERTAKEN BY YEAR

Relative

Market

SizeIProjact
Project Purpose 50 51 52 53 54 55 56 57 58 59 60 61 62 63 64 65 66 67 68 69 70 71 72 TOTAL

Village Large Coat
Social

2 2 4
Market

3  2 8 7 20

Ssall 'Cost

'social
'Market

2  1 3
1 1 1 3

Tovn ’ Large Coat
Social

Market
1 1

Saall Coat

Social

Market
1 1
1 1  2 4

Agglo-
Bersdon

Large Cost
Social

Market
1 2 3

Sacll Cost

Social

Market
1 2 3

All Large Cost
Social

Market

Markets
2 2 4

4  2 10 8 24

Snail Cost

'Social

Market
4  1 2 7
1 1  2 3 7

+
All

Markets and

Project Sizes

J  Cost
I  Social
i Market

4  1 2  2 2

5  4 13 a

11

1 31

All Markets

All Projacts
5  1 5 6 15 10 42



APPENDIX B

THE COSTS OF URBAN FORM .

Construction Costs for Various Tupes of
Residential Buildings, Canada, 1971

Operating Expenses for Various Types of
Residential Buildings, Canada, 1970-1972

•lunicipal Costs and Revenues for Various
Types of Residential Buildings Borough
of York, 1971

B-1

B-2

B-3
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APPENDIX B

THE COSTS OF URBAN FORM

There has not been adequate analysis in Canada,

or elsewhere, to support definite conclusions about the

relative costs of different forms or sizes of human settlement.

It is a fact, and an operational principle in public and

private enterprise that economics of scale can be achieved

in the provision of all types of hard and soft urban services.

Indeed it seems that the optiraalization of effort to realize

the greatest benefit through the least expenditure of material

and human energy, is a primary characteristic of all human

endeavour.

Within urban planning technology, the extreme

pursuit of this principle on a grand scale has led to numerous

attempts, using varying degrees of coercion, to create or

halt a settlement at a definite,ostensibly optimal,size or

Underlying these attempts is an assumption that a

city can be treated as a closed, or finite, system so optimal

facilities can be designed in a present, or

static context.

form.

planned future”

Scale econom.ies, or cost effectiveness, can

then be achieved in providing all types of service to this

static place. Unfortunately, urban settlement is not static.

and the degree of regimentation which would be necessary to

make it static is absolutely irreconcilable with human liberty.

A closed system city is an impossibility.
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It is possible to control and perhaps optimize some

A growing city could beaspects of an open urban system,

confined spatially, parts of it's mass could be frozen, or

any aspect of urban change could be halted, for a time - as

in a situation of urban growth these constraints simultaneously

create pressure and contain a built-in escape outlet,

this context of directing or focussing pressure, it is

Within

possible to consider suboptimalization in urban form and the

provision of services,

that even the suboptimalization notions in urban policy is

precarious, as it is still based on the assumption of a

It should be noted, from the outset.

finite partial system which can break down. For instance.

if a sewer system or an apartment building is designed to

be optimal when used at 100% capacity, and due to a

demographic shift its use drops back to 70%, costs sunk in

the system become excessive and the system becomes inefficient.

Alternatively, if demand rises above the system capacity,

as often occurs with technological changes, the marginal

cost of additional capacity will be disproportionately high

and thus system improvement, while necessary, will entail

inefficient, redundant effort. .In a simplistic way, this

summarizes the core problem regularly faced by urban policy

makers in deciding the design capacities of real and very

expensive urban facilities like sewers, streets, hospitals.

offices and apartm.ent buildings.
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There are indications that some types of urban

residential structures are more efficient than others from

the viewpoint of production cost and public (i.e. municipal)

and .operating maintenance costs. If further research

establishes that these indications are correct, and these

structures are beneficial in a personal and social as well

as in an economic sense, it would seem advisable to promote

their production. With more efficient forms of housing,

urbanites could obtain their basic shelter needs at the

minimum cost, freeing a larger proportion of household income

Simultaneously, urban government would

minimize budgetary demands related to system maintenance

and thereby free fiscal monies for more qualitative social

goods, and housing producers could obtain higher volumes at

a'given level of expenditure or borrowing power,

be remembered, however, that while an optimum type of

residential structure or urban form is a desirable goal,

this concept is predicated on an assumed closed system which

can only be approximated.

for other needs.

It should

Tables B-1, B-2 and B-3 contain data concerning,

respectively, production costs, operating costs and costs

of public (municipal) maintenance, associated with several

types of residential structures. From the viewpoint of

production cost, mediiim density structures and particularly
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CONSTRUCTION COSTS FOR VARIOUS TYPES OF RESIDENTIAL BUILDINGS.TABLE: B-1

CANADA. 1971

TYPE OF RESIDENTIAL BUILDING SAMPLED

DUPLEXESROW HOUSES ELEVATOR

APARTMENTS

WALK-UP

APARTMENTS

SINGLE AND

SEMI-DETACHED

HOUSES

1

AND I
ITRIPLEXES
I

HIGH DENSITYMEDIUM DENSITYLOW DENSITYDENSITY

BUILDINGS SAMPLED 27772279291 179

AVERAGE BUILDING CHARACTERISTICS

- Persons Per Unit

- Persons Per Acre

- Units Per Acre

AVERAGE COST CHARACTERISTICS

- Per Person.- Land

- Building
- Total

- Z Land

2.73.44.15.4 4.7
205.113.95.90.43.
76.33.23.19.8.

$826$361$386$545$615
$4564
$5390

$3110

$3471
$3028
$3414

$3092
$3637

$3458
$4073

15.32Z10.40%11.31%14.98%15.10%

$2228

$12875
$15103

$1235
$10475
$11713

$1597

$12471
$14068

$2580

$14887
$17467

$3304

$18047
$21351

- Land

- Building
- Total

- % Land

- Per Unit

14.75%10.54%11.35%14.77%15.47%

$169398
$978430
$1147828

$40755

■  $345774

$386529

$36731
$286833
$323564

$49020
$282853
$331873

$26432
$144376
$170808

- Land

- Building
- Total

- Per Acre

SOURCE: CMHC Appraisal Division

This is a summary of data gathered in applications from across Canada, for loans
for commercial housing. It excludes non-profit housing under Sections 15, 40 and 43,
National Housing Act and all special housing for students and the elderly.

NOTE:



TiiBLE B-2 OPERATING EXPENSES FOR VARIOUS TYPES OF RESIDENTIAL BUILDINGS,
CANADi^, 1970-1972

TYPE OF RESIDENTIAL BUILDING SAMPLED

ROW-TYPE

DWELLINGS

WALK-UP APARTMENTS

UNDER 24 OVER 24 ALL

ELEVATOR

APARTMENTS

UNITS UNITS SIZESDENSITY

1
MEDIUM DENSITYBOMP SURVEY,* CANADA, 1970

- Buildings Surveyed
- Av. Units Per Building
- Av. Rooms Per Unit

- Av. Net Annual Income Per Unit

- Av. %, Expenses to Gross Income

CMHC SURVEY,^ CANADA, 1971-72
- Buildings Surveyed
- Av. Units Per Building
- Av. Rooms Per Unit

- Av. Net Annual Income Per Unit

- Av. %, Expenses to Gross Income

HIGH DENSITY

10 16 16 20

144.7 17.1 49.3 117

4.3 3.3 3.6 3.7

$804.44
45.6%

$1185.38
41.6%

$1021.21
40.7%

$1247.75
42.1%

149 574 288

40 23 140

5.3 4.4 4.0

$1560.
32.3%

$1001.
37.4%

$1218.
40.4%

f

Owners Estimate, Average Costs
- Land Cost Per Unit

- Land Cost as % of Total Cost

- Average Return on Equity

$2807. $1355. $2160.

16% 11% 14%

12% 14% 12%

SOURCES: 1. Institute of Real Estate Management, Apartment Building Income/Expense Analysis,
1971 Edition. Net income excludes parking, and does not deduct debt service
or income tax.

2. CMHC Appraisal Division. This is a summary of data in applications for loans,
for commercial housing (excludes non-profit, senior citizens and student housing)
from across Canada, between September 1971 to September 1972. Return on equity
calculations are performed by CMHC appraisers.



TABLE: B-3 HUHICIPAL COSTS AND REVENUES FOR VARICHJS TYPES OF RESIDEHTTA], BUILDINGS

BOROUGH OF YORK, 1971

,rrPE OF RESIDENTIAL BUILDINGS SURVEYED, AND PROJECT LOCATION
SINGLE DETACHED HOUSES

OTONABEE REGIS-

MAYOHE

DUPLEX AND SEMI-DETACHED DVfELLIN

SANDALE-

HILMINGTON BRAZIL

GS

SOMBRERO- GREYHOUND RIVERTON

FOX HOUND DELLBROOK

ELEVATOR APARTMENT

IJYNFORD-

EGLINTON

MAGELLAN-

COQUETTE

DENSITY

- Persons Per Acre
LOW DENSITY MEDIUM DENSITY

29.8

HIGH DENSITY

59.016.9 23.4 25.9 34.8 39.4

MUNICIPAL FISCAL DATA, DOLLARS PEP. ACRE
- Assessment

- Marginal Revenue
- As Z of Assessment

- Marginal Cost
- Net Loss

- As Z of Cost

$49168.
5264.11

10.71

5439.11

$59964.
6399.76

10.67

6695.77

$31358.
3641.67

11.61

4927.68

1268.

26.10Z

$39942.
4513.90

11.30

5832.89

1319.

22.61Z

$43145.
4963.58

11.50

6566.58

1603.

24.41Z

$48276.
5254.58

10.88

7068.55

1814.

25.66Z

1118218.
12519.73

10.59

12541.74
175. 296. 22.

3.22Z 4.42Z 0.18Z

MUNICIPAL FISCAL DATA, DOLLARS PER PERSON
- Assessment

- Marginal Revenue
- As Z of Assessment

- Marginal Cost
- Net Loss

- As Z of Cost

2909.3

300.81

10.34Z

310.81

2558.

281.07

10.99Z

294.07

1210.7

141.59

11.69Z

191.59

1340.3

150.58

11.23Z

194.58

1239.8

142.44

11.49Z

188.44

1225.3

133.25

10.87Z

179.25

2003.7

212.20

10.59Z

212.57
10. 13. 50. 44. 46. 46. 38.
3.22Z 4.42Z 26.10Z 22.61Z 24.41Z 25.66Z .17Z

SOURCE: Summary of data developed by Marshall, Peter J., Impact of Alternative Residential Land Uses on Municipal
Government Finances: A Cost-Revenue Model and Case Study. Ottawa: Ministry of State for Urban Affairs,

This was based on a previous study by Price Waterhouse Associates and Marshall,
Macklln Monaghan Limited, The Corporation of the Borough of York Cost Benefit Study on Land Use Withjn
the Borough. Toronto: the firms, 1971.

unpublished draft, 1972.



walk-up apartments, are the roost efficient residential form.^

At a given expenditure, housing can be provided in duplex,

triplex or walk-up forms, for about 10% more people than

could be provided in row houses, 20% more than in detached

houses, and nearly 60% more than in elevator apartments.

In terms of land use, the medium densities accommodate twice

the population per acre that detached houses provide, at

one-half the intensity of use associated with high rise

buildings. Land costs, per capita, in duplex, triplex and

walk-up apartment buildings are 30% lower than in row houses.

40% lower than in single and semi-detached houses, and 55%

lower than in elevator apartments. In terms of operating

costs. Table B-2 indicates row houses have the lowest

expense to gross income ratio, although this advantage may

be offset by the higher returns on invested capital indicated

High rise buildings appear to have

higher operating costs, which combined with their high land

for walk-up apartments.

and construction costs, and extreme density indicate that

this is not, generally, an efficient form of residence.

From the viewpoint of municipal maintenance costs, the survey

in the Borough of York indicated the medium density projects

were taxed at slightly higher rates, but still produced a

larger net loss than the other types of residence.

1. The calculations in Table B-1 allow only 3.4 people per
walk-up unit, indicating this housing form is not widely
used by families. If more families occupied these
dwellings, average costs per capita would be lowered
considerably.
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However, in terms of cost per capita, medium density dwellings

caused the lowest costs to the municipality, while the

basically childless high rises created and paid for medium

expenses, and detached houses produced twice the maintenance

expense of medium densities, and probably account for most

of the municipal deficits.^

there could be considerable improvement to the efficiency

of urban form with larger quantities of medixim density

housing.

In summary, it appears that

This would occur because the majority of dwellings in
York are detached houses, so their net loss would
exceed the loss created by the fewer medium density
dwellings which produce losses at a high rate.

1.
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APPENDIX C

URBANIZATION AND AGRICULTURAL LAND

C-1 Land Ownership in Canada - 1967
{Expressed in Percentages)

Land Ownership in Canada - 1967
(in Square Miles)

C-2
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APPENDIX C

URBANIZATION AND AGRICULTURAL LAND

Whi-le Canada is an urban nation in terms of

population, in terms of land use it is essentially unsettled.

The bulk of Canada's land area C89.3%) is federal or

provincial Crown land, primarily forests and tundra,

remaining 10.7% is privately owned, or public land which is

in the process of alienation.^
2

areas which contained 76.1% of Canadians in 1971

less than one-fifth of one per cent of the national area.^

Fifty-five per cent of the population lives in 22 metropolitan

areas comprising about 11,000 square miles, or three one

4
thousands of the national area.

The

It is estimated that urban

, comprise

Canadians are concentrated

on a very small proportion of the nations land, and this

concentration is increasing.^ At the national level, then.

there is no land shortage.

Land, however, is not an abstract, national resource

but a set of discrete, specialized locations on the surface of

this planet. Landforms which are relatively smooth with fertile

1. Statistics Canada, Canada Year Book 1972, (Ottawa:
Information Canada, l?^72y, pp. 55-56.

2. Statistics Canada, Census of Canada 1971, Catalogue 92-708.
3. Brocklebank, R. A. "Urban Maps" pp. 51-56 in Plan Canada,

Special Issue, May 1971, p. 51.
4. Table C-2.

5. This rough data indicates the average metropolitan density
in Canada in 700 acres for each 1,000 people, which in
world terms, is an extremely high figure. While this is
partially caused by inaccurate data, it is also a reflection
of the very low densities (in world terms) which
characterize Canadian cities. •
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topsoil and good drainage, which receive moderate climates

and have water nearby, are particularly valuable to human

life as they lend themselves to agriculture. While this

combination of characteristics is not necessary to grow

cities, it is unfortunate that they facilitate urbanization as

the presence of each of them lowers development costs, so

cities tend to consume farmland. This identifies the context

for examining one specific kind of land shortage in parts

of Canada.

The quantity of agricultural land is limited,

varying from approximately 30% of the land areas of

Saskatchewan and Alberta, to less than .5% of British

Columbia.^ The norm, which occurs in Ontario, Manitoba, New

2
is about 10%. Urbanization isBrunswick and Nova Scotia,

gobbling small, but steady chunks of this irreplaceable

resource.

The Province of Quebec has approximately 8,900,000

and 960,000 urban acres.^ Landacres of agricultural land.

absorption rates of 1000 acres, and 382 acres of farmland for

each 1,000 increase in population have been determined in the

1. Calculated from data in Canadian Council of Resource and
Environment Ministers, The Administration of Crown Lands
in Canada, Montreal: the Council^ 1972, pp 45-59^

2. CCREM, op.cit., pp. 12, 31, 32, and 40 and the Report of
the Special Committee on Farm Income in Ontario, The
Challenge of Abundance, Toronto: Queen's Printer,
P. 59.

3, CCREM, op. cit., p. 18.

1969,
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metropolitan areas of Quebec and Montreal, respectively.^

During the period 1966-1971, these cities grew by 43,584

2
and 172,226 people, respectively, which indicates they

absorbed over 109,374 acres. As these regions contain about

one-half of Quebec's urban population, the total consumption

of agricultural land may have been 200,000 acres or about

At this rate, all agricultural land

in Quebec would be developed within 200 years, but due to

the Malthusian relationship between urban needs for food, and

food production, a critical lack of farmland would occur

much more rapidly.

40,000 acres per annum.

In Ontario, better data provides a similar

indication. The 1966 Census of Agriculture determined that

Ontario had 17,639,000 acres of agricultural land.^

Special Committee on Farm Income in Ontario estimated 872,000

acres will be removed from agriculture use between 1966 and

1981, a rate of 58,133 acres per annum.^ This implies the

elimination of Ontario's farmland in 300 years, with the

critical period beginning in about 50 years. However, as

The

Ontario's urbanization is concentrated south of Georgian Bay,

as is its best agricultural land,^ further research may show

1. Science Council of Canada, Two Blades of Grass: The
Challenge Facing Agriculture. Ottawa: the Council, p. 61.

2. 1971 Census, op. cit., p. T-10.
3. Challenge of Abundance, op. cit., p. 59.

Loc. cit.. About one-half of this is marginal land returning
to forest. Over one-half of the remainder is the take

over of farms by non-farming, ex-urban people.
5. Log. cit.
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that the province is already approaching diminishing agri

cultural returns as urbanization advances.

It is notable that, in the last five years, the

Provinces of British Columbia, Saskatchewan and Prince Edward

Island have enacted legislation which attempts to hold land

in agricultural use, and the Governments of Ontario and

Quebec have announced similar intentions.

These indicators have some serious implications

for the relatively carefree populace of urban Canada.

Canada changes urbanization, or eating patterns now, this

society will become progressively unable to feed itself.

Three broad alternatives, each of which has direct implications

for individuals, are seen:

Unless

1) Increase the density of urban living and stop

the expansion of cities onto agricultural land.

This entails the end of the single detached

house as the urban dream;

2) Create new cities, of any form including low

density, in more northerly, rocky soils and

forested areas;

3) Radically change eating habits so less food

is consumed. or perhaps, it becomes more synthetic.

It is apparent that each of these implies increasing

government planning and regulation, and an accompanying decline

in individuals freedom.
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tand Ownership In Canada - 1967TABLE : c-1

(expressed In percentages)

DIMENSIONS

OF OWNERSHIP

MARITIMES

NFLD. P.E.I. N.S. N.B. SUBTOTAL
YUKON

MAN. SASK. ALTA. SUBTOTAL B.C. & NWT CANADA

PRAIRIES

QUE. ONT.

DISTRIBUTION: Land in

areal unit as % of all

land in Canada

4.0 0.1 0.6 0.7 5.4 15.4 10.7 6.5 6.5 6.6 19.7 9.5 39.2 100.0

PUBLICNESS: Public land 95.6

in areal unit as % of

all land in that unit

6.0 25.9 45.5 80.7 92.7 88.9 79.5 58.0 61.2 94.466.2 99.9 89.5

FEDERALNESS: Federal

land in areal unit as

t of all land in that

unit

0.1 3.6 3.3 2.7 0.8 0.1 99.90.8 1.2 3.4 10.2 4.9 0.9 40.5

FEDERAL IMPACT:

Federal land in areal

unit as % of provincial
land in that unit

0.1 149.0 14.5 6.3 1.0 0.1 0.9 1.6 6.2 20.1 8.1 0.9 82.6

0.01 0.005 0.04 0.04FEDERAL CONCENTRATION:

Federal land in areal

unit as % of all

federal land

0.1 0.4 0.2 0.2 0.5 1.7 2.4 0.2 96.9 100.0

Statistics Canada, Canada Year Book - 1969, (Ottawa:SOURCE: Queens Printer, 1969) Table 1, p. 26.



TABLE: C-2 LAMP OWHCTSHIP IN CANAPA - 1967 CIH SQUARE MILES)

YUKDS
DESCRIPTIOS

AND OUHER5BIP
&

NFLD. P.E.I. H.S. N.B. MARITIMES QUEBEC ONIABIO HAN.. SASK. ALIA. PRAIRIE B.C. H.W.T. CANADA

PUBLIC

FEDERAL

NAT. PARKS 1S3 7 517 79 756 12 1,1A8 1,A96

1,964

20,717

2,512

23,361

5,322

1,671

1,316

3,625 29,425

9,458
IND. REST. 4 40 59 103 294 2,408 846 15
FOREST ST. 35 35 7 38 26 23 49 12 U1
OTHER 55 68 145 590 858 470 1,129

3,587

1,077

3,097

5.187

8,647

2,860

26,112

1.508,234

1,511,886

9,124

37,856

434 1,520,249

1,559,273ALL FED. 208 79 702 771763 1,752 3,421

PROVINCIAL

PARKS 95 3 16 5 119 53,081

6.478

491,030

550,589

13,144 2,858

5,177

188,459

196,494

1,803

119,948

15.706

137,457

2,321

9,267

118,547

130,135

6,982

134,392

322,712

464,086

10,038

80,378

252,062

342,478

83,364

222,778

1,580,662

1,886,804

FORESTS 117 6 1,407

10,714

12,126

1,530

164,533

166.182

OTHER 146,950

149,162

44 4,825

4,841

350,325

363,469ALL PROV. 53

ALL PUBLIC 149,370 132 5,543 12,889 167,934 551,360 367,056 199,591 146,104 156,247 501,942 345,899 1,511,886 3,446.077

PRIVATE 6,815 2.052 15,882 15,465 40,214 43,500 45,526 53,380 105,596 99,038 258,014 20,356 93 407,703

TOTAL 156,185 2,184 21,425 26,354 208,148 594,860 412,562 251,000 251,700 255.265 757,965 366,255 1,511,979 3,851.809

SOURCE: StatlBClcs Canada, Canada Yaar Book - 1969 (Ottava: Quaena Prlntar, 1969} Tabla 1, p.26.
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Released for publication after months of public pressure and a per
sonal intervention by Urban Affairs Minister Barney Danson, this is the
full text of what has been known as the Spurr report.

This document was originally prepared for Central Mortgage and
Housing Corp. Author Peter Spurr had access to the data resources of
CMHC in writing the report.
He has produced the first comprehensive study of the land devel

opment and housing industry in Canada which
• details the ownership of major development corporations
• analyzes the massive land banks these corporations control around

21 Canadian cities

• dissects the profits being made from turning farm land into house lots
• describes the successes and failures of public land bankings in five

locations

• offers case studies of the land market in Ottawa, Toronto, Kitchener,

Winnipeg, Edmonton and Vancouver

Some of his findings:
• speculative profits in land development are enormous, sometimes

amounting to two-thirds of the price of a $22,000 lot
• the development industry is quickly being organizfd into a few enor

mous, wealthy corporations
• non-profit and co-op housing groups are producing housing with rent

levels substantially below private development
Spurr’s conclusions and policy recommendations have already

been the subject of much debate. But the information contained in this
report (s invaluable to anyone interested in housing and land devel
opment in Canada.

Peter Spurr has worked for the National Capital Commission in Ot
tawa and is now employed in research at CMHC’s head office.
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