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1. Why is the housing problem defined as  “affordability”?

2. Why is the private sector not building more rental?
Market failure?

SUMMARY OF SESSION 3

Key points from Session 3
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For the answer, let’s go back to that starting question: 
Why after 85 years...

Why limited housing improvement for many after 1940s but only until the 1980s?

(1)

(2)
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Five Barriers to Housing Security

Fiscal 
Austerity

Neoliberal 
Ideology

Market 
(De)regulation

Limited Social 
Housing

Political 
Power of 

$$$$$
=

Housing Insecurity
caused by public policy decisions
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Housing Security: Definition

Availability of and access to 

stable, safe, adequate, and affordable 

housing and neighborhoods 

regardless of 

gender, ‘race’, ethnicity, or sexual orientation.

Cox, R., Henwood, B., Rodnyansky, S., Rice, E., & Wenzel, S. (2019).
Road Map to a Unified Measure of Housing Insecurity. Cityscape, 21(2), 93-128.
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Dimensions of Housing Insecurity

Housing 
Stability

Housing 
Affordability

Housing 
Quality

Housing 
Safety

Housing 
Discrimination*

Household SES 
& ‘Race’*

Neighborhood 
Safety

Neighborhood 
Quality

Dehousing 
Processes 

(Homelessness)

* = added by JDH; the rest from
Cox, R., Henwood, B., Rodnyansky, S., Rice, E., & Wenzel, S. (2019).

Road Map to a Unified Measure of Housing Insecurity. Cityscape, 21(2), 93-128. 6
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“Social Problems”  or  “Social Conflicts”

Most “social problems” stem from oppositions of value or interest

77

“Poverty, racial tension, environmental disarray, 
unemployment

are all, strictly speaking, conflicts

rather than problems in the sense of 
conditions equally deplored by all.”  

— James B. Rule, Theory and Progress in Social Science, Cambridge U Press, 1997.
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Primary (Purpose-built) Rental Housing

Primary Rental Housing is defined by CMHC in its Rental 
Market Survey as including 
• private rental housing in buildings with 3 or more units (purpose-

built for rent) and
• assisted housing units subsidized by government

Purpose-built rental housing
• residential construction developed for the rental housing market,

including, but not limited to, multi-unit rental apartment buildings

88

From Session 3

J.D. Hulchanski, University of Toronto Page 8 of 58 Housing & Community Development, GGR357, 2021



9

& Canada, USA, Australia

9

Two Types of Rental Housing Sectors 
within a Housing System

Dualist vs. Integrated
Rental Housing Sectors

& Germany

.  Dualist . .  Integrated .

From Session 3
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Lennartz, C. (2011). Power structures and privatization across integrated rental markets: Exploring the cleavage 
between typologies of welfare regimes and housing systems. Housing, Theory and Society, 28(4), 342-359. p.347.

Definition: Dualist vs. Integrated
Rented Housing Sectors

10

New
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Integrated Rental Sectors & 
the extent of Housing Deprivation

It is hypothesized that nations with integrated rental sector are 
more likely to be successful in reducing housing deprivation rates. 

The objective of the integrated rental sector is to 

• minimize differences in prices and quality between dwellings
in profit-oriented and non-profit rental sectors

This means governments seek to be tenure neutral, which means 
each tenure type is afforded similar levels of government 
support.

Borg, I . (2015) ‘Housing Deprivation in Europe: On the Role of Rental Tenure Types’, 
Housing, Theory and Society, 32(1): 73–93.
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If we do not change:

Prospects for the PRS
• Growth as ownership becomes more difficult

• Overcrowding much more common

• Landlord/tenant legislation needs to catch up

• Rent regulation a key issue 

• Quality of the aging rental stock

• Purpose-built vs secondary rental

• Unregulated / illegal rental situations

1212
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GLOBAL TREND

Use of Housing not as a Residence for local households

Types of NFHH:
— second homes
— ‘bank vaults’
— hotels
— offices

From Session 1
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SESSION 4
Canada’s Housing System
Compared To Other Similar Nations 
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What should be the Objective of 
Canada’s Housing System?

Current reality:  Some “countries have come to organise their housing systems as 
mechanisms for encouraging rentier returns and increasing wealth and income 
inequalities.”   — Maclennan and Miao, 2016.

Should it be a mechanism for

• increasing wealth (for some) while also increasing 
income inequality and polarization

or for

• ensuring fair access to adequate, appropriate, 
affordable housing for all households

15From Session 1
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1. stimulate adequate housing production

2. help produce a mix of housing choice
(tenure, location, size, quality)

3. assist those who cannot afford adequate, 
appropriate housing

16

Objectives of an Inclusive Housing System

From Session 1
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Nations
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Cities
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July 2020

https://betterdwelling.com/canadian-real-estate-buyers-pay-steep-premiums-
to-own-vs-rent/
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25 January 2021
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UK
‘Housing 
Benefit’
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An insecure form of social benefit:
The key social policy, social justice issue with a housing 
allowance is that it can be

• withdrawn, or 
• the amount decreased, or 
• the amount frozen at any time

even though it is still needed and even if rents are increasing. 
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Questions about Design & Management
of a Housing Benefit program

• Based on the actual rent level?

• Fills the gap between 30% of income & the rent?

• Annually adjusted for inflation and rent increases?

• Not subject to a gov. budgetary freeze, decrease, or 
termination?

• Permanent for qualifying tenants rather than temporary (e.g., 
only 1 or 2 years / household)

Cost:  Assume $250/month housing allowance:  = $3,000 / year/ household
If for 1 million renter households in ‘core housing need’:  = $3 Billion / year

27
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NHS is $16.1B over 
10-years in new Fed. 
expenditures
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From 2016 to 2027 the 
stream of subsidies on pre-
2016 housing programs 
declines annually because 
there is no renewal of any.

Proposed NHS spending 
will increase but the overall 
total will remain about the 
same as in the past, $2.5 
billion. With no social 
housing supply program. 
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Summary: If NHS is fully implemented 
federal housing expenditures will 

remain at mid-1990s levels.
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HOUSING SYSTEMS
HOUSING REGIMES
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“a typically vague but convenient shorthand expression to 
encompass the full range of inter-relationships between all of 
the actors (individual and corporate), housing units and 
institutions involved in the production, consumption and 
regulation of housing.” 

“It is thus a much broader term than housing market or 
housing sector.”  — Larry Bourne, 1981

DEFINITION

Housing System

Bourne, L.S. (1981) The Geography of Housing, London: Arnold. 33
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It is important to make a distinction between

1. the organisation of the housing market (the 
institutional structure), 

2. the actors (supply & demand), and 

3. housing policy (e.g., non-market housing)

These factors interact with exogenic factors (the context) to 
determine the objective characteristics of the housing system. 
— Boelhouwer & van der Heijden, 1992

Structure (components) of a Housing System 

34
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DEFINITION

The concept of a ‘Housing Regime’

“the set of discourses and 
social, economic and political practices
that influence the provision, allocation, 
consumption, and housing outcomes 

in a given country”
— David Clapham, 2018

The concept allows us to examine both 
• the agency of different actors and 

• the structural elements of housing policy.

— David Clapham (2018) “The distribution and affordability of housing,” Chapter 8 of his book, 
Remaking Housing Policy: An International Study, Routledge. 35
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The terms and conditions (rights and 
responsibilities), legal and cultural, 

by which housing is 
owned, occupied, and maintained.

36

Tenure CA UK NL DE
OWN 69 63 57 45

PRIVATE RENT 27 18 13 52
PUBLIC RENT 2 14 -- 3

N-P RENT 2 4 30 --
Note:  rounded off approximations   

DEFINITION

Housing Tenure
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Housing Tenure & Welfare Regime Types

Welfare regimes have qualitatively different relationships 
between state, market, and the household.

Three welfare regimes types & housing tenure:  

• social-democratic is likely to have low rates of homeownership 
& a unitary rental system

• conservative (corporatist) is likely to have low rates of 
homeownership & low public rental 

• liberal (neoliberal) is likely to have a high rate of 
homeownership & a dualistic rental system 

— David Clapham (2018) “The distribution and affordability of housing,” Chapter 8 
of his book, Remaking Housing Policy: An International Study, Routledge. 37
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David Clapham (2018) “The distribution and affordability of housing,” Chapter 8, Remaking Housing Policy, Routledge.
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United Kingdom

39
J.D. Hulchanski, University of Toronto Page 39 of 58 Housing & Community Development, GGR357, 2021



UK’s 20th c. Housing System until 1980s
• Council housing stabilized neighbourhoods 

and imparted social mix.

The UK’s state managed housing market 
• provided more and better housing, 
• was more stable and 
• provided more shelter from market rents 

than in previous periods or in other countries 
with less state intervention.      

-- Alan Murie, 2012 

United Kingdom

40
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Since the 1980s:  Deregulation, Privatization

• rising rents & growing income inequality: more households need 
some protection from market determined housing costs.

• PRS has grown: deregulated, insecure, poorly managed   –UK PRS:  
9% in 1990; 14% in 2008;  18% in 2019 

• Downloading of risk:  proportion of households sheltered from 
market prices and practices the lowest in a century.           

—Alan Murie, 2012 

United Kingdom
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1.8 million UK council homes have 
been sold at a discount since 1980

The Housing Act 1980 included many incentives to encourage take up of 
right to buy:

• Offering tenants who had lived in their home for up to three years a 
33% discount on the market value of their house.

• Increasing in stages up to a 50% discount for a tenancy of 20 years.

• The opportunity to put down a £100 deposit, stalling the sale for two 
years, then buying at the earlier value.

• Guaranteed 100% mortgages available from the local authority. 

1999: The Tony Blair Labour government reduced the discount to £25,000.

Social housing as a % of all UK housing:
from 33% in 1980 to 18% today
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Providing stable and secure housing

was associated in the past with social mobility and 
routes out of poverty. 

We need to discover ways to do this again,

to moderate emerging social and spatial patterns 
that carry enormous social and economic costs.”

—Alan Murie, 2012

Lesson: Housing Policy a key part of the Solution

United Kingdom
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Troy, P. (2012) Accommodating Australians: Commonwealth Government Involvement 
in Housing, Sydney, Federation Press, 320 pp.  ISBN 9781862878747 

• “housing policy [in post-war Australia] has been 
constructed to deliver and entrench benefits for the 
better off. 

• “It is a story of limited vision and the dogged 
persistence of the powerful to ensure that the less 
fortunate are recognised as little as possible,

• “in the belief that the private market was and should be 
the way in which housing services are delivered.” (pp. 4–5) 

Australia  (as with Canada)
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Netherlands:   REregulation
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Germany: Need for Social Housing
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Germany: Why a 45% Home Ownership Rate?

1. extensive private sector rental housing subsidies

2. high quality standards in rental housing

3. no high subsidies for homeowners

4. few interventions in rent levels

5. house prices remained stable over a long period 
of time [but maybe a bubble now]

47
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German house prices: 10% decrease 
in real terms over 30 years.  In UK +230%.
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Germany

49

.
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“The German housing system: Fundamentally resilient?”

— Kofner, S. (2014) Journal of Housing and the Built Environment, 29(2), 255-275.

Germany’s Housing System: Not a mechanism for 
increasing wealth & income inequality
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Sweden
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Homeownership
• can be a high-risk option for less well-off 

households 

• increase inequality across income groups 

• increase inequality through its impact on 
inter-generational income and wealth.
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Why are the housing systems in Anglo-American 
nations so different from W&N Europe?

• Very high income & wealth inequality
• Low taxes; limited revenues for government
• Discrimination: Labour market, housing, education

• Policy focus on homeownership: The lack of tenure neutrality 
in policy & in the culture
Canada Housing subsidies: $6B ownership; $2.5B social rental; $0.5B private rental

• Biased regulation of rental housing
• A ‘dualist’ rental housing sector (private rental / social rental)
• ‘Beneficial owner’ hidden for tax and money laundering

• ______________
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For an inclusive housing system
• Phase out homeownership subsidy bias

• Tax real estate flipping and unearned capital gains on housing and 
urban land (betterment levies)

• Mandatory inclusionary zoning

• Subsidize private & social rented housing supply and rehabilitation; 
move towards a unified rental housing sector

• Fair landlord / tenant regulations

• Rent regulations with a rent registry (no rent decontrol on vacancy)

• End mass homelessness

• ___________________
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Housing system outcomes impact / influence:

1. The economy: competitiveness
2. Social cohesion: social justice / fairness
3. Social mobility: residential mobility
4. Climate change: environmental sustainability
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Four fundamental / key AU-CA-UK changes since 1970s-80s:

1. smaller state
2. reduce public debt
3. devolution, decentralization
4. premise that market provision is ‘efficient’
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Next week
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RR#2, due Feb 6
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