
2017 RECOMMENDATIONS ON THE FEDERAL ROLE

Continuing the Conversation 
about Homes, Communities and Canadians



Historically, residential construction has been the largest industry
 in Canada, representing more jobs and economic impact 

than any other. But now jobs are at risk...

CHBA PRESIDENT  
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CHBA CEO 
KEVIN LEE

“CHBA is the voice of the 
residential construction industry 
in Canada, representing over 
8,500 companies from coast to 
coast.

We are a 3-level Association –
members join their local Home 
Builders’ Association and gain 
representation at the local, 
provincial and national level.”

“Our members develop, build and 
renovate our great communities from 
coast to coast, where they have deep 
roots and are key to local economies. 

Our industry and Canadian 
home buyers are facing complex 
and challenging times—ongoing 
dialogue and collaboration between 
government and industry will be 
the key to achieve the best housing 
outcomes for all Canadians.” 

Residential Construction 
Impacts

1,008,872 jobs

$58.5B in wages

$128.7B Economic Activity

Financial Importance  
to Canadians

Millennials 
want to buy a home

of Canadians 
own a home

in assets in 
our homes

$4T4 in 569%

The Canadian Home Builders’ Association
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Housing matters to every Canadian:

The Canadian Home Builders’ Association
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• Millennials and new Canadians want to become home owners;
• Those not in a position to own want rental options that are 

affordable;
• Current homeowners want the equity in their homes protected;
• Homeowners want to maintain and improve their homes;
• Seniors want to stay in their homes and age in place.

Housing is a recognized 
cornerstone of the middle class 

and those aspiring to join it.

How do we keep 
the dream of home 
ownership accessible? 

How do we ensure 
equitable access to 
homeownership to avoid 
social and regional 
inequality?

The residential construction industry matters in the Canadian 
economy: nationally, provincially, and in every community

Last year 7 out of 
10 provinces had 

decreases in 
new housing 
investment, 

some very 
dramatic.

NL 
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NS 
NB 
QC 
ON 
MB 
SK 
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12.51%
2.69%

30.92%

-23.99%
-1.47%

-23.47%
-24.06%
- 6.43%

-5.25%
-24.61%

Canadians are concerned about housing:

Canada 
needs strong, 

competitive cities 
with housing that 
the middle-class 

can afford 
to own. 

Source: Statistics Canada 
Accessed: 2017-02-02



Why are so many Canadians now having a
 harder time becoming homeowners?

Affordability is 
determined by 

three factors, 
all of which have 
been conspiring 

against young 
Canadians in 
recent years.

jobs /
income

house
price

mortgage
rules

AFFORDABILITY

2

Incomes are lagging
• Millennials were hardest hit by the economic 

downturn and ensuing jobless recovery.  
• Their income growth has been muted, yet 

house prices have escalated dramatically. 
• We need to foster economic activity and 

income growth in all sectors, including 
residential construction, so that younger 
people can prosper, and to ensure the 
housing sector and the jobs it supports 
remain a strong part of the economy.

$158,000

$16,930

Average Home 
Price Growth

Millennial
Income
Growth

OVER THE  
PAST DECADE:

Prices are up
• Canadian house-price-to-income ratios rose 

significantly between 2000 and 2010—that impact on 
affordability is still in effect today, even in markets 
where prices are now flat or declining.

• In markets experiencing strong economic and 
population growth, house prices have continued to rise.

1

Mortgage Rules Tightened

• Since 2008, there has been a steady stream of 
mortgage rule tightening. 

• The latest rounds have resulted in many first-time 
homebuyers being locked out of homeownership.

• The full impact of the latest round of rule-changes 
on buyers and regional economies has yet to fully 
play out, but is clearly affecting slower-growth 
markets the most. 
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Challenges faced by those seeking to become homeowners 
have the potential to lock them out of the middle class

At the same time, Canada also needs to support 
those most in housing need. 

Source: Statistics Canada/CREA

Source: CREA/Statistics Canada

Source: Finance Canada



Challenges faced by those seeking to become homeowners 
have the potential to lock them out of the middle class

Increasingly, achieving homeownership depends on having parents wealthy enough to help with a down-
payment.

Those middle-class children can get a ‘hand up’ and stand to get wealthier; those without wealthy parents face 
growing barriers to homeownership and the financial benefits it provides

The inability to access homeownership will cause increasing social inequity within our cities and 
between regions (including a rural/urban divide if it becomes difficult to get mortgages in rural areas).

Renters are also affected, facing less choice and more competition for units.

The Federal Government is looking to address housing risks related 
to Canada’s Financial System – a complicated proposition...  

The Bank of Canada is concerned about Canada’s housing markets and the potential risks they pose to the 
financial system, specifically: 
•   Elevated levels of Canadian household indebtedness, and
•   Imbalances in the Canadian housing market

These vulnerabilities would come to fruition in an economic downturn—but slowing residential construction 
can, in and of itself, have serious impacts on the overall economy, with severe impacts regionally.

Macro prudential measures to reduce market demand can lock out qualified homebuyers, affecting their 
financial futures, reducing economic activity and jobs, and causing a negative spiral effect in local economies.

…so means to keep homeownership accessible, particularly for
first-time buyers, without adding undue risk, are needed. 

At the same time, Canada also needs to support 
those most in housing need. 

Canada needs to ensure there is support for Canadians in greatest 
need, including low-income and homeless families and individuals.
Innovative solutions are required so public funds can support the 
greatest number of Canadians in need in the most effective way.
We also need to support Canadians moving along the housing 
continuum, which alleviates pressure on the social housing system.
Accordingly, ensuring that market-rate entry-entry housing is 
affordable is part of the solution, not just for the middle-class, but for 
those in housing need as well.



Under-supply of family-
oriented housing
Canada has a “baby boomlet”—births in 
Canada are up 20% over the last decade; 

and the number of married couples between 25-34 is up 
nearly 200,000 in the past five years
•   Millennials are seeking family-oriented housing now, 
but it has become a scarce commodity.
•   Municipal and provincial zoning and regulatory 
restrictions have dramatically reduced the amount of 
serviced land available for low-rise housing forms 
•  If the current construction trend continues, we will be 
300,000 family-oriented units short over the next decade.
•   Prices reflect the supply-demand imbalance.
•   We need to develop the “missing middle.”

To effectively address our housing challenges, 
we need to understand what is driving housing prices.
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Development taxes. 
Development taxes (development 
charges, lot levies, amenity fees, 

etc.) have risen dramatically in recent years. Total 
government imposed taxes on houses now can be 
as high as 25% of the sales price.
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Where Families 
Live Today

What Homebuyers
Say They Want

What’s Being
Built

Ground-Oriented  Homes

Apartments and Condos

85.5%
94.6%

52.2% 47.8%

14.2%
5.4%

As economists assess housing markets and affordability, they base their evaluations
 on economic “fundamentals” that do or do not support house prices.

There are new fundamentals of supply and demand at play. 

1
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in Canada 2012-2036
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The “missing middle” – family-oriented, low-rise, medium-
density, mixed-income, walkable, transit-oriented development 
– is in short supply and often faces opposition or regulatory 
delays, both as infill and smart compact new development.
The missing middle isn’t about sprawl – it’s about smarter infill, 
redevelopment and new development that increases densities 
while creating desirable livable communities.

Sources: Census of Canada/CHBA Survey/CMHC

Source: Statistics Canada

Source: Statistics Canada

Source: Altus Group

Source: Ryerson University/OHBA/Altus Group



To effectively address our housing challenges, 
we need to understand what is driving housing prices.

Approvals, Regulations, Red Tape, NIMBYism
• Residential development is one of the most regulated and approvals-bound sectors of the economy, 

which has significant costs.
• As smart planning calls for intensification, NIMBYism (Not In My Backyard) is a bigger and bigger 

factor.  Infill and intensification development that aligns with the goals of cities is too often delayed or 
derailed by local resident opposition.  

Codes and Standards 
Burden Increasing

There is a constant drive to increase the 
stringency of codes and standards for a 
variety of policy goals—this can be good, but 
only if those measures do not continually 
add to the cost of construction, especially 
given today’s affordability challenges.  In the 
absence of a better filter on costs, regulation 
is driving up prices.

Tightening Mortgage 
Rules

Tightening mortgage rules have done little to 
affect prices in hot markets, but have knocked 
many out of homeownership (or at least delayed 
it) in all markets.  Keeping first-time buyers out of 
the market may (or may not) reduce market risk, 
but it does not help affordability.  Even if prices 
do come down, (and equity for homeowners is 
damaged) affordability isn’t improved if buyers 
can’t qualify.  Economic drag is the result.
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7 The Bank of Mom 
and Dad

It is estimated that some 44% of 
homebuyers are receiving financial help 
from their parents for their purchase.  
This means that affordability right now is 
not based solely on income, but also on 
access to other financial resources. This 
will contribute to further social inequality 
in terms of access to homeownership, 
and tighter mortgage rules render this 
disparity worse.

Divergent Regional 
Housing Markets 

Canada’s housing market has “trifurcated”—three 
different groups of regional markets are headed 
in three different directions. Strong regional 
economies are seeing house prices increase, tepid 
economies are seeing prices tempered, weak 
markets are seeing prices drop.  

8

The Infrastructure Gap 
The lag in infrastructure has meant limited access to serviced 
land, and much higher development taxes as municipalities 
seek to recover too much of the cost of infrastructure from 
the buyers of new homes rather than the broader community 
that benefits. Lack of transit is also driving up costs of units 
that are closer to downtown cores, as traffic congestion and 
commute times increase.  

3
$91B

$25B

$31B

$16B

Canada’s $172B Infrastructure Gap
Wastewater Drinking Water Stormwater Roads

There are policy solutions to address all of these...

Source: Canadian Infrastructure Report Card, 2012
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Housing Continuum 

A Comprehensive National Housing 
Strategy
Canada needs a comprehensive National 
Housing Strategy that addresses the full 
Housing Continuum–more than just a “social 
housing strategy”—and accounts for all the 
“New Fundamentals” in the market.
The strategy needs to address the affordability 
challenges in market-rate housing where 94% 
of Canadians live, along with vulnerabilities the 
market presents to Canada’s financial system.
It needs to be developed through collaboration 
that includes federal, provincial and municipal 
governments, and all stakeholders.
The goal must be to better meet the needs of 
those in market-rate housing, as well as those 
in housing need, ensuring a pathway along the 
Continuum towards housing independence for 
those able to make this transition.  

KEY POLICY SOLUTION #1 - NEW HOUSING AFFORDABILITY 

Tie Infrastructure Investment to Transit-
Oriented Development Plans
Infrastructure investment by the Federal government 
should be tied to proven transit-oriented residential 
development plans, ensuring proper density around transit 
nodes to promote affordability and maximum ridership. 
Develop metrics, track and measure success (CHBA has 
developed such a system).
Non-transit investment should be focused on core 
infrastructure.
Federal land write-downs for family-oriented housing 
should be offered to support mixed-income, mixed-use, 
complete communities.

Address Compounding 
Development Taxes
Remove the “tax on tax” 
that homebuyers face when 
GST is applied on top of 
municipal development 
taxes buried in the land 
component in new homes.
Maintain the Federal 
contribution of up to 50% 
per infrastructure project 
to avoid municipalities 
seeking their share from 
development taxes.

Governments need to 
support the “missing 

middle” – medium-density 
low-rise mixed-income 

housing, in walkable 
communities with ready 
access to public transit.

Innovate for Risk-Free First-time Homebuyer Support
Implement low-risk solutions to support well-qualified first-time homebuyers
Increase limits to the First-Time Home Buyers Plan, and allow 
intergenerational RRSP transfers within the plan—both increase 
downpayments and decrease homeowner debt.
Support Shared Equity Downpayment Plans that enable third-party equity 
to increase downpayments.

Under-supply 
of family-
oriented 
housing

Development
Taxes

Infrastructure 
Gap

Approvals, 
Regulations, 

Red Tape, 
NIMBYism

ADDRESS THE NEW FUNDAMENTALS



CHBA is leading with 
voluntary net-zero levels 
of energy performance. 

Energy performance levels 
should not increase in code 

until they do not affect 
affordability.

Fix Taxation to Support Infill 
Rentals
Fix the tax rules for accessory suites such as 
granny flats and laneway housing to avoid 
discriminating against this important form 
of infill housing.
Amend tax regime and associated appraisal 
rules to avoid GST discriminating against 
new “purpose-built” rental developments.

Support Smarter Growth through 
a National NIMBY-to-YIMBY 
Campaign
New developments (especially densification) 
and new forms of housing, even when 
aligned with community plans, are often 
met with local public opposition. The 
government can counter “Not-in-My-
Backyard” opposition through public 
education, promoting “Yes-in-my-Backyard” 
for new “missing middle” development 
geared to first-time homebuyers, purpose-
built rental developments, and affordable 
housing.

Do No More 
to Mortgage 
Rules
Do no more 
to mortgage 
rules to further 
lock-out 
homebuyers—
the economic 
impact is 
severe; allow 
the current 
rules to play 
out and seek 
less blunt 
measures if 
needed in the 
future.

Regional Solutions to Address 
Root Causes
Avoid national measures to address one 
market that will negatively affect others.
Work with other levels of government 
to address root causes and create 
permanent solutions related to the other 
new fundamentals, for example new 
housing supply.

Fill the Data Gaps on Housing & 
the New Fundamentals
Undertake research into supply issues 
(e.g. serviced land availability; evolving 
demographics of the “baby boomlet”, 
homeownership rates of young families, 
etc.), to support sound local and 
provincial policy formulation.
Track municipal regulations and 
approval times and quantify the costs 
associated with increased delays.
Recognize housing supply and demand 
incongruences in Housing Market 
Assessment reports.

Invest in R&D to Build Better for 
Less, Not More
As more and more public policy seeks its 
solution through inclusion in the code, 
only measures that can be shown to not 
impact affordability should be included
Advancements need research and 
development first to find cost neutral 
solutions; the government needs to invest 
in and prioritize research to build better 
houses for less.

Codes and 
Standards 

Burden 
Increasing

Tightening 
Mortgage Rules

The Bank of 
Mom and Dad

Divergent 
Regional 
Housing 
Markets

ADDRESS THE NEW FUNDAMENTALS

© Opticos Design, Inc.
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Canadian housing is leading the way! 

Energy Efficiency and Climate Change

66%

34%

Energy Consumption

1985

Housing is Canada’s leading sector, with GHG emissions 
down 11% since 1990. A new home today is 35% more 
energy efficient than one built in 1990. Stricter codes 
that reduce affordability are not the answer.

Emissions Increases by Sector
(1990 vs. 2012)

Transportation

Agricultural

Industrial

Commercial &
Institutional

Canadian Homes

+36%

+30%

+20%

+4%

-11%

1985 1990 Today

Energy Consumption Improvement

47% better than 1985
37% better than 1990

The only way to meet climate 
change goals in housing 
is through aggressively 
tackling retrofits, where 
every $1 invested yields 4 to 
7 times more than $1 spent 
upgrading a new home. The 
half of the housing stock built 
prior to 1985 uses twice as 
much energy as the other half 
of the stock built since then.

GET IT IN WRITING!

Continue to Support Get It In Writing!
CHBA greatly appreciates the support of the Federal 
Government for CHBA’s Get It In Writing! campaign 
to inform homeowners about the risks of cash jobs. 
This important consumer protection activity needs 
to continue.

Support Climate Change and 
Fight the Underground Economy 
through Energy Retrofits
Bring back a revamped Retrofit Homes 
Program, preferably as a permanent, 
refundable tax credit—government 
receipt-based incentive programs have 
a proven track record of suppressing the 
underground economy and can be cost 
neutral.

Encourage Energy Literacy by Bolstering 
the EnerGuide Rating System
Support should be increased for the government’s 
EnerGuide Rating System for homes, which 
should continue to be bolstered and promoted 
as the single, standardized national system for 
rating and comparing home energy performance.  
This will help build increased homeowner energy 
literacy and support smart retrofit decisions.

KEY POLICY SOLUTION #2 - SMART RENOVATION

Source: CHBA/NRCan

Source: NRCan CEUD

Source: NRCan CEUD



Fix Market Affordability so the Housing Continuum 
can function
If entry-level housing is inaccessible to first-time homebuyers 
(through pricing, mortgage rules, or both), the entire system 
breaks down and the number needing assistance simply grows.
Over 80% of rental units that come available each year are 
from vacating first-time homebuyers.  If renters can’t move into 
homeownership, units aren’t vacated.
If we do not fix affordability (both market-based rental and 
homeownership), no amount of “affordable” social housing 
investment will be able to keep up; conversely, Housing 
Affordability (houses people can afford) can alleviate pressure on 
Affordable Housing (social housing).
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Canadian housing is leading the way! 

KEY POLICY SOLUTION #3 - SUPPORT THOSE IN HOUSING NEED

Don’t Increase Cost of New Housing by Using It To 
Pay for Social Housing
Inclusionary zoning mandates below-market units be funded by 
the market-rate units—this enforced subsidy increases the price 
of housing.
Do not make society’s need for “affordable” social housing a 
burden that buyers of new homes must bear alone.
Federal programs to support new social housing need to ensure 
these pitfalls are avoided.

Implement a Portable Housing Benefit
The majority of Canadians in core housing need do not have “housing problem” but an income problem—
they pay too large a share of their income for rent.  
A portable housing benefit would allow them to afford market-rate rental without tying them to specific 
units, reducing demand for limited social housing.  Implemented wisely, this would avoid upward pressure 
on market rents too. It would meet the housing needs of many more people for less public dollars.

Housing Affordability and 
Affordable Housing are two 
different things

“Affordable housing”, or “social 
housing,” is provided mainly to those 
in “housing need,” most often due to 
lack of income or special needs such 
as disabilities. Smart investment in 
social housing in required. 
At the same time, improving 
“housing affordability” – ensuring 
homes are within the financial 
reach of Canadians will reduce 
the pressures on social housing, so 
available units can serve those in the 
most urgent need.
Building more “affordable” non-
market-rate housing does not 
address affordability and should not 
be confused as such.  Both housing 
affordability and affordable housing 
need to be addressed.

Emergency 
Shelters

Transitional 
Housing

Supportive 
Housing

Subsidized 
Housing

Market 
Rental  

Housing

Market 
Homeownership 

Housing

Housing Continuum > A successful housing system has people moving up 

To date, work on Canada’s National Housing Strategy has focused largely on addressing those in 
greatest housing need – an understandable priority.  But international housing experts agree that real 
solutions to housing need cannot come about unless a country integrates efforts to assist those in 
housing need with measures to ensure affordability in market-rate rental and ownership. 
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NEW HOUSING AFFORDABILITY 
• A Comprehensive National Housing Strategy
• Tie Infrastructure Investment to Transit-Oriented 

Development Plans
• Address Compounding Development Taxes
• Fix Taxation to Support Infill Rentals
• Support Smarter Growth through a National 

NIMBY-to-YIMBY Campaign
• Do No More To Mortgage Rules
• Seek Regional Solutions to Address Root Causes
• Innovate for Risk-Free First-Time Homebuyer 

Support
• Fill the Data Gaps on Housing and the New 

Fundamentals
• Invest in R&D to Build Better for Less, Not More

SMART RENOVATION
• Support Climate Change and Fight the 

Underground Economy through Energy 
Retrofits

• Encourage Energy Literacy by Bolstering 
the EnerGuide Rating System

• Continue to Support Get It In Writing!

SUPPORTING THOSE IN HOUSING 
NEED
• Fix Market Affordability so the Housing 

Continuum can function
• Don’t Increase Cost of New Housing by 

Using It To Pay for Social Housing
• Implement a Portable Housing Benefit

Historically, residential construction has been the largest industry in Canada, representing 
more jobs and economic impact than any other. But now jobs are at risk. The residential 
construction industry matters to the Canadian economy: nationally, 
provincially and in every community. HOUSING MATTERS TO EVERY 
CANADIAN.  Housing is a recognized cornerstone of the middle class and those aspiring 
to join it. Why are so many Canadians now having a harder time  becoming homeowners? 
1) Incomes are lagging, 2) Prices are up, 3) Mortgage rules tightened. The challenges faced 
by those seeking to become homeowners have the potential to lock them out of the middle class. THE 
FEDERAL GOVERNMENT IS LOOKING TO ADDRESS HOUSING RISKS RELATED TO 
CANADA’S FINANCIAL SYSTEM – A COMPLICATED PROPOSITION... so means to keep 
homeownership accessible, particularly for first-time buyers, without adding undue risk, are needed. 
At the same time, Canada also needs to support those most in housing need. There are 
“new fundamentals” of supply and demand at play.  THERE ARE POLICY SOLUTIONS 
TO ADDRESS ALL OF THESE:
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