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HOUSING: THE ROLES OF INDIVIDUALS AND GOVERNMENT

An address by the Minister of Resources and
Development, Mr. Robert H. Winters, made to the
Winnipeg Real Estate Board, February 9, 1953.

~ ...No group of real estate men needs to be told
that we Canadians are living in an expanding economy. Our
cities are rapidly growing by reason of industry and other
activities, and in the outlying areas we have perhaps an
even more spectacular growth in the fields of engineering
and industrial development. Throughout the nation business
and economic conditions are buoyant by any .tandard of
earlier years. More people are employed, more goods are
being produced, and capital development is at record
‘levels. This is true for the country as a whole but it
has particular emphasis in our urban communities. Ever
since the turn of the century there has been a distinct :
. trend towards industrialism of Canada, with resulting
urbanisation. As a result we have seen even. greater growth
in our urban communities than in the nation as a whole. To
illustrate my point, I think the Province of Saskatchewan
is a good example. In the last census period there was a
decrease of about 7per cent in the population of the
Province as -a whole, but. the four largest cities had an
“increase of 33per cent in the number of families. In
Manitoba the population increased in this period by
6.4 per cent. But the Greater Winnipeg area had 18.0 per-
cent more people. In the suburban municipalities of
Greater Winnipeg the increase was 51.8 per cent.,

Housing in Winnipeg

. Families needing accommodation in Greater

Winnipeg in the post-war years have recelved assistance
in large measure. ~In the years 1945 to 1952 inclusive,
there have been 20,600 housing units completed. .Of this
3,560. units or: about 17per.cent were built directly by
the Federal Government.. They include veterans' rental
projects as well as married quarters for the Department
of National Defence. In addition, about L6 perccent have
been erected under. the terms of the National Housing Act.
The Federal Government, through Central Mortgage, has
been associated with the construction of about 63 per cent
of all the houses built in Greater Winnipeg in the post-
war years.

The 1952 completions, at 2,093 housing units,
were about the same as 1951 but less than in the period
1947 to 1950, which averaged about 3,200 completions a
year.. The lesser number of completions in 1952 reflected
the low level of starts in 1951. However, golng into the
year 1953 there were 1,670 housing units under con-
struction, some 300 more than the corresponding carry-
over into the year 1952. If the Spring starts follow
a normal pattern, then the completions of new houses in
Winnipeg will be considerably higher than they were in
1952 and may approach the level of earlier years,
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600,000 Houses Since War

self, have brought a number of problems, not the least of
which is the supply of new housing. You might well ask
me the question - what success has attended our efTorts

in meeting this prollem? Since the end of the war the
house-building industry, aided by mun

less I think that ini 1ight of al1l circumstances
Job is being done. Argument may be made that -
of houses is not enough, but it is certainly th
that the number which has been built
upon the resources required to achieve ang maintain g
high level of house building. During the ear
years, and Occasionally since then, building
and in some places labour, were in short SUpply. This
- situation is now somewhat easier ang ity

_case that materials and labour are not g
~limitation ‘as they were.

o But probably a more important
'how we have done, is, how we are Presently doing? Tt

Wj_ll be recalled that, in the years immediat-’ely fOllowing
the war, the'increase in the number of new re

units progressively increased;until, in the years 1948

to 1950, there was an annual average of some 91,200 starts.
Then as a result of Korea and the necessity or turning

the nation's resources to the defence effort, there

was a sharp decline in the number of housing starts, which
dropped to some 68,600 in 1951. :

Although the voilume of New housing turneq
down because of an immediate diversion

been posaypie

during the last half of the year new Tesident
‘were fn excess of the 1950 rate of about 91,00 lustarts
year. I emphasize the word "rate" for
I do not wish this statement to be misi
the starts in 1952 were that number.

Buoyancy Likely to Continne

There is good reason to believe t
in new housing starts ma{ well continue intohigsghisngoyancY
and materials are available, mortgage rinancing ¢ ina our
reasonably good supply, and there appears g Strong effective
demand from prospective home owners ang Tenters. oot |
unfavourable feature, which varies as between communi t
15'the‘d1ff1cu;ty which may exist in the‘“unicipalitieses’
“being able to supply sufficient Sérviced 1ang 10500 100
volume of new housing. I understang that thig pae R
been as acute a problem in Greater Winnipeg as it nao ‘o
Toronto and other communities, but that availability -
serviced land here is becoming a mattep

Of interest and
concern.,
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When we came out of the war, many of our

municipalities had a cushion in their supply of municipal
services and a surplus of educational facilities. The
.early post-war building, therefore, did not cause undue
strains upon the municipalities. However, the continued
growth of =new residential construction soon used up
these surpluses.  In many cases it was not long before
new houses involved the municipality in new roads, new
. Sewers, new water supply, new school building and generally
an extension of all the facilities of the municipality.
At the same time costs were rising, the expense of
administration was increasing, with resultant effects

on taxes, and in more recent years the money markets have
not been to the liking of the municipalities. Civic
administrations soon came to realize that the-small house
tended to,be a deficit upon their books.

‘ The net result is that today a number of
municipalities are requiring that the builder or. owner,
at his own expense, install all the municipal services.
Some are actively discouraging new residential develop-
ments.. A few municipalities who, faced with educational
responsibilities which they feel are too much for them,
~are requiring a cash contribution from the builder or
owner before a building permit is issued.

I recite these difficulties because I feel that
in the national total this condition, rather than shortages
of materials and labour, will be the limitation upon the
number. of new houses which may be started in 1953. The
municipalities face a difficult problem. . It's one which
is not easy of solution. Municipal governments, just as
a.provincial or Federal Government, are responsible to
. their taxpayers and must govern themselves accordingly.
Whereas, nationally and locally, there may be great

531 social benefits accruing from rapid residential develop-

ment, there must also be the capacity of the municipality
to absorb such development,

Section 35

MO 2 In the present period of very rapid urban

growth municipalities are having difficulty in maintaining
their ‘traditional activity at a rate sufficient to look
~after a satisfactory supply of new housing. Your knowledge
of the circumstances of some municipalities may satisfy

you that it's a question of ability rather than willingness
which has changed their policy about the provision of

.-new.and extended municipal services. When Section 35 of

the National Housing Act was submitted to Pariliament it
became evident that the Federal Government recognized
this situation. The Government is anxious that as many
home owners and house builders as possible proceed with
residential construction with or without financing under
the National Housing Act. We felt that it was possible
for the Federal Government to do something about this
situation without intruding into constitutional relation-
ships of the provinces - with their responsibility for
property and local matters - and the municipalities to
whom some of these responsibiliti®s are delegated.
Parliament has, therefore, made provision for financial
assistance to municipalities for the development of
serviced land, provided the provinces approve and
participate.



arrangement with the municipality to bear a porti
the province’s share of the investment,

This arrangement does not conte
departure from local ideas and requirement?p%iﬁes%rgzgical
design and quality of services. It does not contemplate
outside operators coming in to do a local Job," but rather
that the design, layout and quality of the services bpe
determined by the municipal engineer. All work is awarded

any large, privately initiated develo ment .

helps to relieve strains upon the bOP?DWing cggchﬁera§i°“
the minicipality and assures that deVSlOpedwland 1sy od
available by the partnership of provinecial ang Federma 5
Governments to facilitate a continuing flow of new »
residential construction.

It is a matteéer of Some wonder to me
the difficulties surrounding the development of Serviced

there have not been more proposals to us for lang
I can only say that every one of the twenty-fo
put to us, with provincial endorsation, for tp
and development of residential land, has been unge
by Central Mortgage. Some 12,000 1lots for houses p
been put on the market in this way. This part of t
Housing Act is available for further use. "1 bel
it can be of assistance in removing one of the m
obstacles. in the way of more housing.

he

ieve that
ain

. The capacity of the municipalities
to absorb new houses within their'boundaries hgomﬁgrtably
estimated to be about 3 per cent annum without undy i

mean that if a municipality of 45,000 people hacent *
its boundaries some 10,000 residential units then it
probably the case that this municipality cap arran At
absorb something of the order of 300 front doorsg pge to
annum withott undue strain. ol

A group like this is well aware that the

municipalities in which most of our housing j¢
built are increasing at a rate considerably ip gggegeing
3percent a year. I have in ming the City of EdmOntsnOf

where it is said that the annual rate of growth i
the order of 8 per cent. 1In Calgary the growth, ait
somewhat less, may be of the order of 6‘Rﬂ“0ent b
Kildonan, West Kildonan, St. James, Fopt Garry ang S
St. Vital-as a group of municipalities are experiency
urban growth at the rate of about v Per cent g c.ng
per annum. ; : per cent
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Private Enterprise and Government

The policy of the Government is to press forward
with an ever-increasing supply of new housing by measures
which seem to be prudent, reasondble and fitting to the
concept of the majority of Canadians as to ‘the role which
Government should play in an undertaking which has been,
and should remain, essentially ovne for private enterprise.
We ‘prefer, and I am quite sure that the members of this
Real Estate Board also prefer, that the maximum amount
of new housing be inserted into our housing stock on an
economic basis. By this I mean that it would be desirable
if no element of Government assistance were required and
if all Canadian families were able to pay economic rents,
or their equivalent in the field of home ownership. Were
such the case, then the National Housing Act would today
“be'very different legislation.

g Notwithstanding our desire to see private

- enterprise do the wnole job, there is reason to believe
that there are housing needs which neither ‘are nor can
be looked after by the traditional method of adding to our
stock of housing. 'In a city such as this, it probably is
. the case that about one-third ‘of the population are in
‘a position to acquire new houses either in the home owner-
ship or the rental fields. 'Over the years the traditional
“method of adding housing to our ‘'stock has béen for this
economic third to acquire the new housing, and ‘the re-

"’ maining two-thirds of the populgtion to acquire second,

third, fourth and fifth-hand housing ‘at prices which are
commensurate with their family income or resort to
multiple occupancy. If a condition develops, and in
degree I believe 1t has, that this filter process is not
fully meeting the needs of the population as a whole,
_then it seems to the interest of ‘everybody, ineluding
‘‘private enterprise, that facilities should be made
available so that the more pressing housing needs of

people of all income classés can be met.

S, It was against this background that three years
ago the public housing provisions of Section 35 ‘were
approved by Parliament. This section provides for
economic housing but it also envisages public housing
involving rental subsidies to families whose ‘incomes are
so low that ecpnomic rentals cannot be paid by them. I
would like to emphasize, however, that this measure was
brought forward on the basis that it would be employed
" ‘only upon the request of provincial governments, and with
‘their participation. For constitutional and other reasons,
‘the Federal Govermment feels that the provincial govern-
" ments, together with their emanations the municipalities
are in the best position to know what’is needed for each
municipality. It's a basic principle Qf operations under
Section 35 that subsidized projects can proceed only when
the province and the municipality are sufficiently im-
pressed with the necessity for such projects.

- I would prefer, and I am sure you would too, that
all new housing be on an economic basis with no rental or
other form of subsidy. But if the field is to be reserved
"to economi¢ housing produced by private enterprise, then
entrepreneurs in the housing field will have to find some
manner in which the nation's total housing needs can be
looked after. It's not my purpose tonight to build a

case for public housing to this meeting, but T think it 1is
fair to say that there are sectors in our ecOnomy where
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families badly in need of housing and whose lives would
be enriched through an improvement in housing conditions,
are unable to secure such housing through traditional
means. Therefore, the challenge to private enterprise
is to find ways and means in order to achieve a full
coverage in meeting our housing needs.

And while I'm on the subject, I think that
discussion of this problem might be clarified if we
could find a universally acceptable working definition
of private endeavour in the housing field. I know that
you will believe me when I tell you that I receive
representations of various kinds which lead me to
believe that there is some misunderstanding or difference
of concept of just what constitutes private endeavour.

Some people, including a number of house
builders, are, I believe, opposed in principle to any
intervention by the Federal Government in the housing
field. They seem particularly opposed to Section 35,
presumably because it provides for a direct subsidy
element. But we receive from these same people fairly
frequently, suggestions that interest rates might be
lower, down payments might be less, participation in
joint loans by Central Mortgage might be more, that
the amortization period should be increased, that the
buy-back provisions in the event of non-sale to pro-
spective home-owners might be more general and that
steps might be taken by the Federal Government to ensure
a regular flow of mortgage money from the lending
institutions. All of these things require Government
participation. For exgmple the present interest rate of
54 per cent would be 53 per cent if_25 per cent of the
loan were not Government money at 3% per cent.  The
amount of the loan would be 60 per cent instead of 80
per cent if the Government did not participate, and the
amortization period would be 10 years rather than up to
30 years as provided in the National Housing Act,

Hardly a week goes by but that some proposal
is sent to me by people in the private enterprise field
who feel that Government should be doing something about
this or that in the housing field. However, as soon as
Government help to look after the type of need I have
described to you for less fortunate families, then there
1s protest. Well, the field is wide open. The real
challenge to private endeavour is to look after all the -
needs of the Canadian housing requirement. The assisted
interest rate, increased amount of loan and guarantees of
the National Housing Act and the buy-back provisions
seem appropriate to me but I do think that a real private
enterpriser, true to the principles of what I understand
to be.private enterprise, would take as vigorous an
objection to this type of participation by the State, as
he would take to other forms of participation such as
provision of subsidies to families in a public

housing
project. In the final analysis he builds the houses in
any event. The house building industry is doing a

reat job. . It has done a. job of housing Canadians.
%ompares favourably with that done in any other cguX%i§?
But just as in so many other segments of our economy,
there are a few in 1t who seem to'be seeking more and
more Government assistance, while at the

: same time tryin
to retain the reputation of being rugged priva oy

pri te enter-
risers.
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Government in Secondary Position

And by these remarks I do not wish to leave
the impression that I am of the school that believes that
the operations of our National Housing Act should have,
as a basic principle, direct participation by the State.
In fact, the policy of the Government is quite the
contrary.  The National Housing Act is designed to provide
important encouragement and stimulus by the Federal Govern-
ment- to our traditional manner of adding to our housing
supply. At the same time; it is designed so that:the
Federal Government, through its agency Central Mortgage
and-Housing Corporation; shall be in- a secondary rather
than-a primary position.: The majority of the-operations
under-the National Housing Act take the form of joint
loans, where the lending institutions are the administrators
and for all’ practical purposes are ' the mortgagees as far
as-the borrower and home-owner are concerned. Likewise,
in the case of loans made to limited dividend companies
for low rental housing, care is exercised that Central
Mortgage be only a mortgagee and that suitable management
for the low rentalsproject: shall be provided by local
- groups. ~In our publicihousing arrangements one of the
basic principles'is thati whereas the property shall be
owned in common' by the Federal and Provincial Governments,
the-actual management of the property; selection of tenants,
- and’all other matters directly connected with the landlord
position 'are in the-hands of a lo¢al housing authority.
All through the various provisions of the National Housing
Actyoyou will find the: same principle. ~I am:sure that «
many Canadians find this policy to-their 1iking.

€

I believe that there are many practical dangers
if the Federal Government were to become the landlord of
a large number of Canadians.: This is more than a personal
vopinion.: It will becrecalled that immediately after the
“Wer we embarked upon a substantial programme of rental
housing for returned veterans. This programme has been
reasonably successful. Central Mortgage are a much smaller
‘landlord-than they 'were a few years-ago by reason of the
. sale of a large number of these units to their occupants.
However, our experience at that time and now indicates
"quitezclearly why a Federal agency such as Cepntral Mortgage
should not be the landlord of Canadian:familties. Like-
wiseyoin the lending field, Iothink there is a great
advantage ' to be gained if our: established lending in-
stitutions are the administrators of the mortgage under
the National Housing Act, rather:than it being handled
on direct account by-Central Mortgage. fii

> - On the other hand, occasions arise where the
following of this reasonable policy just does not appear -
to be inithe public interest. For instance, it became
apparent that for a number of reasons loans under the
National Housing Act were not available to Canadians who
wished to build houses in communities of 5,000 population
and ‘under. .The'lending institutions had good and
sufficient reasons (which I can well understand) for not
o ‘wishing to take this 'type of business undér the joint
“loancuprocedure. ‘But we were left with a blind spot in
our lending structure gand as a result Parliament gave
/ Central Mortpage authority to make direct loans where,
in their opinion, joint loans were not normally forth-
coming under the Natjonal Housing Act. "I don't like the
prineciple of this 'direct lending, but prefer it to6 the
absence of<National Housing Act loans for an important
group of Canadians.
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Another example is that when credit circumstances
changed during 1951, loans under the National Housing Act
were not available in a number of communities of 5,000
to 50,000 in population. we felt, and I am sure every-
one in this room would agree, that there was a good reason
why a resident in one of these communities, like any
credit-worthy Ccanadian in our larger cities, should also |
pe able to take advantage of mortgage borrowing under the |
Act. In these cases Wwe were able to follow the basic policy |
of maintaining the secondary position of Central Mortgage, |
and yet have loans made in these communities. An‘tagency
arrangement was entered into whereby, with funds supplied
by Central Mortgage, the lending institutions can make
these loans in such communities and act as the mortgagee.

; I mention these examples to show that whereas’
the basic principles behind the operations of the Govern-
ment under the National Housing Act are designed as stimulu$
and encouragement in a secondary role, nevertheless where
circumstances arise wherein it is felt that the national
interest is not being served, the Federal Govermment has
not hesitated, and will not hesitate in the future, to
step into the field. But in so doing we make every effort
to use existing facilities and avoid a primary position.
Nor do I think, Mr. Chairman, that this is in contraventioD
of the basic principles which T outlined as guiding us
in our housing policy. We are anxious that there be as
1ittle intervention on a direct basis as possible. Rather
we lean towards the maximum of stimulus and encouragement
to the traditional and relatively satisfactory manners
of adding to our housing supply.

; 1 come back to my earlier suggestio .
1deal condition would be that, through tie fiegé g?a;riga
enterprise, all the housing needs of Canada were looked
after. It js:only to the extent that this is not taking
place that the Federal Gdvernment is drawn into the field:
The most outstanding example of this poliey was the in-
troduction of Section 35, when the Government believed

and Parliament concurred that some housing needs in our
larger communities could be best met by making an n
atsusgohent ¥hatels the two senior governments, in partner”
ships; could provide rental housing when those }amilgeS

not able to afford economic housing of their o a

not ‘otherwise secure satisfactory a°°°mm0datio:n coul

1 understand that some cons
is being given to a public¢ housing pr°§g§§a§;°% has and
- It would be inappropriate for me to make ap innipeg.
on it at this time because no formal appiy ¥ SewmenlE
before us. 1 repeat what I said earliey cation is
that we are willing to participate in g ; owever -
provided that the other levels of govern orthy project
proceed. ‘ ment wish to

Our country is grow )
more important in its deveiopmiﬁ% iﬁiﬁe; and nothing 15
pe adequately housed. I need hardly t hat Canadians
this that a satisfactory economy myst ell a group 1ike
its main elements the welfare of the pgave as one of
our nation. The Government placeg gre :ple o fhr g n
a continuing satisfactory volume of 2 at importance up°
only to look after our ever-increasi ew housing, not
families, but also to correct sop Ng number of
satisfactory housing conditiong € of the less

id many parts of the country, Vhich Presently exist
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There will be no reluctance by this Government
to take every reasonable step to ensure that, within the~
circumstances of the moment, the volume of new housing
is commensurate with the current needs of the nation.
However, whereas Government can take these steps, it is
well-known to all of us that without the enthusiastic
co-operation of those in the housing business they will
be of little avail. Not even the most enthusiastic
supporter of Govermnment intervention in the housing field,
will believe for a moment that a:satisfactory volume of
housing can be produced in Canada without the operation
of our well established means of producing such houses,
made up of groups like yourselves in the real estate
bustness, the house building industry, the suppliers
of building material, labour in the construction field,
as well as financing from our lending institutions.

The problem is both an important and a complicated one,
requiring the efforts not only of government at its
various levels, but particularly of groups like this
one with whom I have the great privilege to be present
this evening.
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