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Dif ferences in the size of age groups, in their migration patterns, in their

preferences or in their income prospects will affect future population profiles

and, therefore, housing markets, city structures and the prospects of regions.

These  differences change the number of people that will form local housing

markets,  the type of dwelling units that will be added, the public services that

will  be needed, the composition of neighbourhoods and the expectations of

buyers, investors and builders. The changes can affect the cohesiveness of

neighbourhoods and, possibly, the outlook and sens e  of  w ell-being of the

residents. The changes can affect the size of the labour force and the income

prospe cts of potential employees and they can also lead to differences in local

and regional econom ies.

The environment and the housing stock that was formed and modified by

the older cohorts can affect the new generation’s ab ility to leave their parent’s

home, find housing in suitable locations, form families, buy a house and move

up the housing quality ladder. The welfare implications also run in the oppo-

site direction a s the num ber of pe ople leav ing their pa rents’ hom e and th e

number of first-time homebuyers can affect the older household’s housing

options, their equity  and the ir savings and retirement plans. Cohorts are linked
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through the legacy of built environments and through the forces generated

within  current h ousing  mark ets. Cha nges in  cohort trajectories and ch anges in

the conditions surro unding a n ew coh ort’s entry into the housing market affect

the way cities evolve.

Housing is distinguished from  other essential services by its durability,

cost and div ersity: it is  passed across generations, it  is expensive, and informa-

tion on prices and the nature of available options is incomplete given the

variety  of housing forms and the thinness of markets. Housing markets are not

in equilibrium, ac tors do not hav e com plete informa tion, buyers are  not always

rational,  and regulations may appear coercive. The perfect market assump-

tions, that would  allow us to brin g established the ory to the task of forecasting

change, are inapp ropria te . The projection of the consequences of

intergenerational differences is also confounded by the endogeneity of the

many  factors tha t both in fluence housing choice and are influenced by it: as

an example, higher incomes let people buy higher priced houses but higher

housing price s make  people w ork mo re to afford  their rent or to buy a house

(Brueckner 1986; Fortin 1995). The complexity of the modeling effort needed

to develop comprehensive projections of future change s preclud es their

attempt in this article. Instead, partial views are offered through a series of

profiles showing how releva nt attribu tes var y acro ss age  group s. A  synthes is

is presented at the  end but the m ain effort here  is on description and on the

development of impressions about the future of cities and the way they may

evolv e. 

This  paper focuses on the period since 1981 and on the characteristics of

the three generations born since WW II. Changes in education levels,

employment  profiles, incom e and pov erty are  depicted  in graphs. C hange s in

wom en’s employment and income and its implications for family formation

and housing are dis cussed briefly. Market trends are projected and some

thoughts  about fu ture city form  and urb an proc esses co nclude  the paper.

Market outcomes are discussed by showing changes in tenure profiles, housing

prices and expenditure/incom e ratios.

The three cohorts tha t are looked at m ore closely are characterised as the

post-war “baby  boom ers”, the “b ust” gen eration and the “echo” generation

(Foot 1996). The “ boomers” were born betwee n 1947  and 19 66, the “b ust”

generation was born between 1967 and 1979 and the “echo”, the boom ers’

children, were born between 1980 and 1995. The four Canadian census micro-

data  files are used to compare the generations and show their progress from

1981 to 1996. In the last census, the “boomers” were between 30 and 50 ye ars

of age but in 1981 they were between 15 and 35 years old, about the same age

as the “bust” generation was in 1996. The comparison of the 1981 and 1996

census compares the “boomers”, the current older folk, when they were at the

start of their housing careers with the “bust” generation that was in 1996 at the

start of their careers. The comparison of the initial conditions may help predict

the 
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TABLE 1 Population Distribution by Age Category for All of Canada:  1981, 1986, 1991, 1996

A G E 1981 1986 1991 1996 T O T A L

0-4 7.30 7.27 7.13 6.76 7.08

5-9 7.32 7.19 7.08 7.03 7.13

10-14 7.90 7.07 6.99 7.05 7.20

15-19 9.51 7.72 6.87 6.89 7.54

20-24 9.66 8.97 7.18 6.51 7.79

25-29 8.93 9.31 8.66 7.01 8.33

30-34 8.38 8.70 9.12 8.58 8.74

35-39 6.70 8.03 8.46 8.89 8.18

40-44 5.49 6.40 7.66 8.11 7.15

45-49 5.15 5.28 6.08 7.36 6.14

50-54 5.09 4.88 4.90 5.69 5.17

55-59 4.84 4.75 4.53 4.52 4.62

60-64 4.03 4.46 4.32 4.15 4.24

65-69 3.48 3.64 3.95 3.80 3.76

70-74 2.58 2.90 3.00 3.26 2.98

75-79 1.79 1.87 2.17 2.25 2.06

80-84 1.06 1.01 1.20 1.35 1.18

85+ 0.79 0.55 0.70 0.79 0.72

T O T A L 100 100 100 100 100

Sour ce: 1996 Census ,  Publ ic  Use Micro Data  Fi les (PUMF),  Sta t is tics  Canada (3  %

samples)

housing trajectories of the “bust” generation. At this time we can only

specula te as to the future of the “echo” generation b u t s om e of the differences

and tre nds ar e alrea dy ev ident a nd rea sona ble gu esses  can b e offere d. 

Differences in the Size of Age Groups

The level of demand for housing  within a  city or regio n depe nds on  househ old

formation, imm igration , migr ation, d ivorce , separation and mortality rates.

Changes in the number of households in a market affect housing prices, the

ease of entry into the housing market by new households, the access to home-

ownership, and the value of built-up equity. The changes affect the ability of

house holds to m ove up  the hou sing qua lity ladder an d they a ffect city  plans,

infrastructure  requirements, service needs, and local econo mies. Th e nature  of

housing options available to the elderly also affects the ra te at wh ich their

houses are passed down to younger generations as well as the social

com positio n of ne ighbo urhoo ds. 
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1. The  numbers  are  based on the  census  micro-data  and have not been adjus ted for  census

underrepor ting .The a djustm ents w ould  make the  re la tive  magni tudes  of both  the  echo and

the boom p eaks a ppea r sma ller due  to the fa ct that it is th e 20 to  24 ye ar-old g roup th at is

least wel l  represented in  the  census . The census undercount has  been es timated to  be  about

3 % across Canada but  is  about  8 % for the 20 to 24 year o ld  group.  The undercount for bo th

the “boomers” and the “echo” group s is in the ra nge o f 3 % . Adju stme nts are n ot ma de to

the figures in this report to fa ci l i ta te  comparison wi th  other  census  years  and to  a llow

b r ea k do w n of the stat is t ics  by smaller  categories that  have different  errors. The est imated

error i s  based on a  sam ple an d furth er adju stme nts to sm aller sub -popu lations w ould

comp ound the sam pling error.

Table  1 shows the age distribution in each of the four census years since

1981 by five-year ag e groups an d Figure  1 illustrates the profiles by using one-

year age groups. The peak age mov es forw ard by fiv e years in  each census and

decreases in prominence due to the larger number of children replacing the

smaller number of older people who leave the market. The “echo”, the

“boom ers’” children born since 1980, forms only a small rebound wave due

to the declining fertility rates among the “boomers”. Table 2 shows the

profiles for the five regions of Canada by listing the sizes of each age group

as a ratio of the size of the 20 to 24 year-olds that form the “bust” generation

trough.1 The rebound due to the aging of the “echo” generation will be small

in the aggregate, as its peak is only 8.3 % larger than the trough while the

biggest “baby boomer” age 
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2. Roger  Lewis  prepared the  projections  for  th is  s tudy.

TABLE 2 1996 Population in Each Five Year Age Category Divided by Population in the 20 To

24 Year Category

A G E  ATL ANT IC Q U E B E C ONT ARIO P R A I R I E S B . C . C A N A D A

0 to  4 0.873 1.034 1.066 1.096 1.007 1.039

5 to  9 0.968 1.046 1.074 1.205 1.076 1.080

10 to  14 1.038 1.036 1.066 1.193 1.108 1.083

15 to  19 1.043 1.108 1.011 1.098 1.063 1.059

20 to  24 1.000 1.000 1.000 1.000 1.000 1.000

25 to  29 0.999 1.084 1.089 1.058 1.106 1.077

30 to  34 1.169 1.382 1.347 1.254 1.302 1.318

35 to  39 1.221 1.442 1.347 1.350 1.393 1.365

40 to  44 1.156 1.329 1.203 1.217 1.317 1.246

45 to  49 1.066 1.197 1.124 1.021 1.215 1.131

50 to  54 0.767 0.995 0.861 0.771 0.892 0.873

55 to  59 0.658 0.750 0.702 0.606 0.703 0.694

60 to  64 0.571 0.697 0.651 0.568 0.629 0.638

65 to  69 0.493 0.616 0.613 0.519 0.584 0.583

70 to  74 0.428 0.505 0.525 0.450 0.532 0.500

75 to  79 0.342 0.334 0.344 0.345 0.380 0.346

80 to  84 0.226 0.186 0.201 0.214 0.242 0.207

85 plus 0.132 0.107 0.120 0.127 0.136 0.121

N U M B E R  

20 TO 24 163188 444528 693612 314460 241272 1857060

Sour ce: 1996 C ensus, Public U se Micro D ata Files, Statistics Canada (3 %  samples)

group is 36.5 % larger. The small size of the “echo” generation means that the

dependency ratio will be increasing as the “boome rs” approach retirement and

that impending labour shortages will not be overcome through the aging of

curren t childre n. 

Across  Canada, the passing of the “baby boo m ” population will  eventua lly

reduce the total number of households in the absence of increased levels of

immigration. But the decline will not occur for at least another 20 years

according to Canad a Mo rtgage and H ousing C orporation’s projection of the

number of family and non-fam ily households.2 The projections do not include

the imm igrants  that will be arriving after 1996 and they do not have to account

for changing fertility rates as the people that will be forming households over

the next 2 0 yea rs hav e alrea dy be en bo rn. T he number of hous eholds is

projected to increas e over th e 20-ye ar period  but at a  decreasing rate. In accord

with  the Figure 1 profiles, the projections show no impending surge due to a
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rebounding “echo” g eneration. O nly in the Prairie pro vinces is  the “echo”

generation potentially  large eno ugh to h elp m arkets  rebound from the drop of

the “bust” generation. Figure 2 shows that some rebound can also be expected

in the non-metropolitan regions of Canada provided the current “echo”

childre n do n ot m ove to  the larg er cities . 

After 2021, h ouseh old form ation w ill not offset the decline in the size of

the population and the future growth in aggregate housing demand will depend

on the fertility of the  “bust”  generation, which has been dropping. The “baby-

boomers ” will start to leave the private housing market in larger numbers as

the children  of the “bu st” gene ration enter the market. Their parents, the

current “bust” generation, will not gain the benefit of the housing price

reduction as the num ber of existing homes placed on the market will not

increase in time. Since the difference in heights of the “boom” and the “echo”

generations also reflect a drop in fertility and since the long-run trend has been

toward lower fertility rates, the “boomers” will be selling their houses into a

second and a much deeper population trough. E xcept in the cities that are

attracting immigrants and migrants, housing prices are bound to drop and

vacant units will abound. The overall effect on the number of households

forming a local market will depend on the level of immigration and its source

(Ray and  Moo re 1991; Sk aburskis 199 4, 1996).

 Figure 3 compares the age profiles at the time of immigration of the

people  who immigrated in the last five years before the 1996 census and the

people who 
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TABLE 3 Spatial Distribution of Immigrants in 1996

C A N A D I A N  B O R N I M M I G R AN T

Column % R o w  % Column % R o w  %

T O R O N T O ,

V A N C O U V E R ,

 M O N T R E A L

45.5 70.6 56.7 29.4

O T H E R  C M A s 28.1 84.3 26.5 15.6

R E S T  O F C A N A D A 26.4 93.4 16.5 5.6

T O T A L 672,572 130,538

Sour ce: 1996 C ensus, Public U se Micro d ata Files, Statistics Canada (3 %  samples)

immigrated before 1991. It also shows the 1996 age profile of the people bo rn

in Canada. The most recent immigrants were a little older at the time they

immigrated than the immigrants who came earlier and over the next few y ears

will  help  fill the “echo” generation’s population trough. They also have m ore

children which will  help red uce the  eventu al popu lation dec line. Ho wev er, in

the early 1990s  the largest number of immigrants settled in Vancouver, the

second largest in Toronto, and a very much smaller number are found  in

Mo ntreal.  Table  3 shows concentration in the immigrants in the three largest

cities. Inter-provincial migrants favour these cities as we ll and m ove the re in

the same numbers but with a little broader age distribution. Intra-provincial
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m i grants  add three times as m any people to the cities each year as do th e

imm igrants  but their main de stinations are To ronto and M ontreal and to a  very

much  smaller extent Vancouver (Skaburskis and Warne 2001). As in many

other co untries, the th ree larges t cities will gro w the m ost.

Figure  4 show s the age profiles o f owners  and renters  who moved in the

last one and in the last five years. They show  strong peaks for renters at the

age of 20 and for owners at the age of 27. The proportion of homeowners over

45 that have  mov ed in the la st five yea rs is less than 5 %. No abrupt change

in mobility is seen as hou seholds app roach retirem ent whe n all regions are

aggregated (Kend ig 1984 ; Jones 1 989) an d chan ges in  tenure are not expected

to occur w ith age afte r the effects  of increasing incomes have been accounted

for. Similar age profiles with peaks in the late 20s and ea rly 30s we re

developed for the people who migrated between provinces, within provinces

but across ce nsus div isions, and  within  census divisions. The internal

movements occurring in the next few  years w ill help fill in  the dem ograph ic

trough in some p laces wh ile deepening  them in o thers and thereby

exaggerating the effects of generational differences. The larger size of

imm igrant househo lds in 1996 (2.79  comp ared to 2.55 for n on-imm igrants)

suggests that increases in immigration can combat population decline but

whether this is a long-term effect depends on the rate at which immigrant

children conform to Canadian household formation patterns and it depends on
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Canadian immigration policy. Visible minorities have, on average, the largest

households suggesting that the ethnic makeup of the C anadia n popu lation w ill

continue to change even without higher immigration quotas. Planning for

diversity  will bec ome  more  impo rtant; mu lticulturalism  in our large  cities is

here  to stay. The concentration of immigrants, as in Richmon d, British

Columbia, with m ore than  a half  now being Chinese, will create new forms of

ethno-spatial differentiation and the reversal of positions.

W e are already seeing the effects of the “bust” generation’s trough as the

“boom ers” start to move into early retirement and predictions talk of

impending labour sh ortages. A  mod icum  of grow th is expecte d  i n s om e

regions as a result of the “echo” generation but even this will eventually be

followed  by an even  deepe r trough. Im migra tion policy  has to ch ange to

reduce the population decline but if it does it w ill primarily benefit the largest

cities, continue to change their character and create new tensions. Regional

differences in the nature of housing problems will incre ase as so me c ities will

need m ore affordable units, others n eed m ore rehabilitation, and  still others

need to manage their abandoned stock. The federal government’s role  in

housing will be relegated to redistribution programs.

Changes in Household Size and Composition

The shape of demand schedules is determined by  tastes, incomes, and the price

of other goods and se rvices. Hous ing tastes a re prim arily correla ted with

house hold  type and predictions of the future demand for different building

types are often based on projections of changes in the number of family and

non-fam ily househ olds. Th e trend o verall  is toward a larger proportion of non-

family  househ olds and , therefore, to ward  smalle r househ olds that ty pically

want smalle r dwellin gs and in ner-city loc ations. Whether or not this trend

materialises depends on the  effect of oth er factors su ch as inc ome  levels

(discussed be low) but also on city plan ning efforts, mu nicipal infrastructure

investments and ch anges in the location of firms.

Casual observations suggest that the demand for large r dwellin gs is

growing or, at least, being maintained by increases in wealth, in immigrantion

and in the number of multi-generational households  (Skaburskis  1999) . To

help  ease housing shortages, some Canadian municipalities have been

changing their bylaws to allow renovations and additions to single-fa mily

houses to provid e privac y for the o wne r-occup ant’s elde rly paren ts or their

adult children. Arch itects and som e housing a nalysts are calling for more

flexible  housing designs and structures to allow for future change s that help

the occupants a dapt their dw ellings to su it chang ing nee ds. Ad aptable

buildings would lead to a more lasting equilibrium  betwee n a househ old’s

demands  for housing services and its supply and mobility would be reduced.

How ever,  increases in internet search opportunities reduce transaction costs,

improve the potential fit between households and their dwelling and, instead

of develo ping the  need fo r more  flexible an d, therefore , more anonymous
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dwellings, do the opposite and increase the value of having a more diverse and

idiosyncratic  stock. These observations point to the difficulty of predicting

change and to  the fact that housing is a complex system. Moreover, reducing

residential mobility also reduces labour force mobility and that may not be of

great be nefit.

Hou sehold  sizes have been declining in N orth Ame rica through most  of

the last century and almost all the change is within families as the average size

of non-family households has remained between 1.3 and 1.4 persons. The

proportion of one-person households has increased steadily since 1981 when

fewer than 10 %  of peop le in their early 40s lived alone. By 1996, about 16 %

were  in one-person households; some never married, some divorced, others  are

ex-lone-parent emp ty nesters. T he dec line in the a verage  size of fam ily

households may run aga inst the expectations formed by the recent observation

of an increase in the prop ortion of y oung a dults stayin g in their parents’ home.

Head ship  rates for pe ople in the ir mid-20s have declined by about 8 % since

1981 as the proportion of people staying in their parents’ hom e incre ased. A

larger proportion of yo ung peo ple are staying o r returning to their pare nts’

h o me but there are fewer people in the “bust” generation, making the actual

numbers smaller than what we might have thought in the absence of data.

The overall  decline in household size is due prima rily to the de crease in

marriage; the decrease in fertility; the increase in the proportion of older

separated or divorced people (Figure 5); and the decrease in the number of

households with de pende nt children. He adship ra tes have  increase d for both

the young (under 28) people who have left their parents’ home and for the

people  over 70 . Delay ed m arriage m ay exp lain the increase for the young and

com mun ity suppo rt for the elde rly ma y expla in the la rge increase in the

proportion of single-person (woman) elderly households. A review of cohort

changes suggests only the slightest rebound in the propensity to marry after 30

years  of age. The continuing decline in the size of family households coupled

with  the increase in non-family households will affect future housing demand,

but the  net effe ct will d epen d upo n wh at hap pens  to inco me . 

Divorce and separation rates have also increased to reduce family size and

create  an increa singly larg er propo rtion of sing le-paren t househ olds. Th is

change has raised concern among housing policy advocates and raises issues

regarding the best locations for working single parents, the welfare of the

children and the broader societal implications of an increasing proportion of

children being raised in poverty. While these issues are discussed be low, we

note that the relative magnitude of the single-parent population will be

decreasing due to the smaller size of the “bu st” gene ration that is e ntering its

family  formation stage and due to the decline in number of “boomer” single-

parent households as children leave home. Cohort trajectories show a decline

in single parenthood after the parent reaches 40 years of age.

The decrease in headship rates among young  people since 1981 (as much

as 15 % for people in their early 20s) may be due to increases in their

propen sity to stay in school, reductions in their employment prospects and
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changes in their family formation goals. The decrease reduces the number of

dwelling units needed to accom modate yo ung people and m aintains the

parents’ need to keep their family homes for longer periods of time. The

pressures that may  keep you ng peop le longer at hom e or mak e them re turn

h o me (“boomerang kids”) are being met by intra-family redistributions

through the sharing of housing capital and this trend may have long-term

ramif ications (Mayer and Engelhardt 1996; Engelhardt and Mayer 1994,

1998).  In part, the adult children’s tie to the parental home is a sign of the

parents’ affluen ce an d of the ir hous ing w ealth. A s new houses increase in size

and as househ olds get sm aller, there is more  room  for adu lt childre n. As

wealth  increases along with the depend ence on the autom obile, there is less

need for parents to sell their homes.

Of possible concern are the long-term consequences of using fam ilies to

effect intra-generational redistributions toward young  adults. Th e ma in

beneficiaries are the children of well-h oused  parents. T he adu lt children from

poor backgrou nds ma y not have  the same  option of s taying at home. To the

extent that home leaving affects children’s ability to continue with p ost-

seconda ry educa tion, it affects the ir life’s chan ces. Th e “m erit good ” rationale

for public sector intervention into housing markets may be re-evoked. The

privatisation of intergenerational support systems m ay increase  the dispa rity

of incomes and, coupled with the decreases or elimination of housing

programs,  increase  the visible  differenc e in the quality of residential areas and

the presence of people w ithout homes.
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Changes in Education Levels

Housing choices are affected by income and wealth. A person’s inco m e

depends,  among other things, on the current state of the economy and  is also

a function  of educ ation, trainin g and sk ills. It is affected by investments and

luck and by inheritances and gifts. A household’s income is a function of the

number of wag e earne rs, their individ ual p rospects , household type and tenure.

Education level reflects potential future earnings and is, therefore, a good

indicator of perm anent in com e and is a  key fac tor determ ining access to

mortgage finance and homeowne rship. Th e propo rtion of young people  staying

in school has been increasing over the last 20 years . Half of the 21 -year-old

women  are still  in school compared to 44 % of men but the proportion of men

in graduate studies after 23 is still  a little higher than for women. The

proportion of peop le in their early 20s still in school has almo st doubled since

1981 and ex plains m uch of th e delay  in fam ily form ation and moves up the

housing quality ladder. The proportion of adults of all ages who have finished

high school in creased  substan tially since 1 981 du e to childre n staying  in

school longe r, due to th e succe ss of adu lt educatio n progra ms, an d due to

imm igrants  tending to have higher levels of education. The change may be due

to the importance of education in an information-based economy. The

proportion of peop le in their early 40s without a high school diploma dropped

by more than  ha lf  from 55  % to 25  % and  the  gende r  d if fe rence was

eliminated. Among the under 24-year-olds proportionally more men than

women  finished their formal education without a high school diploma. The

figure shows that high school leaving has stayed the same with most finishing

by the time they were 19 . Other profiles would show  a major increase  in post-

seconda ry (but not university completion) education among all people over 30.

In their early 40s the proportion o f  w omen with more than a high school

diploma but not a unive rsity degree increased from ab out 40 percent to just

over 60 %. Men’s education level also increased but to a lesser extent

(Skaburskis and Warne 2001)

Figure  6 com pares the 198 1 with the 19 96 pro portion of un iversity

graduates by one-ye ar age group s and by sex . For all ages, the proportion of

women  graduates has almost doubled since 1981  and propo rtionally more

women under 30 have university degrees than men. The bimodal distribution

in the 1996 profiles suggests th at young people in the late 1970s, the peak of

the “boomers”, were distinguished from earlier and later generations by having

a lower c hance  of attendin g unive rsity. This  might be due to the  fixed cap acity

of universities to expand enrolments to accommodate the surge. Education

levels  are returning to where they were before the “boomers” crowded the

institutions and the continuing trend will raise the overall level of educa tion in

the country. The changes in education l ev e ls  w ill affect the structure of

preferences that gu ide the  evolu tion of c ities. Downtowns  are already becom ing

major “entertain men t” centres. With more disposable income, the diversity of



G E N E R A T I O N A L  D I F F E R E N C E S  A N D  F U T U R E  H O U S I N G  M A R K E T S 389

offerings will increase as more niche services reach threshold sizes. People 

with  higher lev els of edu cation are  more  likely  to value the cultural amenities

and sophisticated living options offered in the inner city. The o bserved return

of young people to the inn er cities of C anada , United  States an d Au stralia is

associated with higher education levels and delayed fertility (Houston 1998;

Kasarda  et al 1997; Q uercia and G alster 1997; Sp ain 1989).

Both men and wom en without a university degree are more likely to live

away from th eir paren ts’ hom e and th e differen ce is  larger for women than for

men. By the age of 24, three quarters of the women without a university degree

live outside their parents’ home compared to just ove r half of the w ome n with

a bachelor’s degree or more. Women w ith degrees have a lesser inc lination to

form  f am ilies and the difference is largest for the women in their 20s (Ska-

burskis  1997).  For men the relationship is much less pronounced and the

proportions reverse after the age of 33: increasing ed ucation for m en appea rs

to make them more family oriented in their late twenties and early thirties.

Ove rall increases in education levels m ay create disequilibria between the

sexes in their  desire to form families. In the future, it  may be the men who want

to settle down in families while the better-educated women continue to enjoy

bache lorhood. How ever, equilibrium may  be reestablished through adjustm ents

in the role men and women play within the household and this may have an

effect on city form should the readjustment affect the choice of housing type

and its  locatio n. 
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Changes in Employment

The proportion of me n (non-s tudents) w ho are in  the labour force has declined

slightly  for all  ages, while the proportion of women  has incre ased su bstantially

since 1981 (from about 20 to over 35 % for women in their 30s and 40s) as

illustrated in Figure 7. The proportion of working women over 60 years of age

stayed constant while for men it drops by almost 20 %. Unemployment rates

increased since 1981 but these statistics run in cycles and trend extrapolation

is pointless. In 1996, more men than wom en were unem ployed and the largest

increase in unem ploym ent rates is fo r men  in their  late teens and early 20s. The

proportio n of peo ple wh o are bo th in the lab our force  and are  emp loyed p art-

time  has been increasing for the young but most find full time jobs by the time

they reach 3 0. You ng peo ple do a ppear to  have so me d ifficulty findin g full

time  jobs as alm ost a half o f the em ployed  people  in their early 20s are working

part time. This increased the difficulty of entering the housing market and

buying a home (Linneman and Wachter 1989; Haurin et al 1996). The problem

gets  resolved with ag e as the p art-time e mplo yme nt ratio  levels off at 25 % for

women  and 6 % for men. Part-time work has increased most for women under

30 w hile the  ratio ha s drop ped fo r older w om en. 

The average amount of time spent working for pay decreased for men and

women  in their mid-20s and increased slightly for middle-age women . The total

time  men and wom en spend doing housework, looking after children and

working for pay is remarkably similar for people in their 20s and 30s (Figure

8). Wo men  still  spend mu ch mo re time on c hildcare and  more o n housew ork
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while  in their late 20s and early 30s, but after 40 the work effort decreases m ost

for women.  If current co horts follow  the trajecto ries of their  predecessors, then

the aging “boomers” will be enjoying inc reased leisure  time. The future inner

city may  bring tog ether the e ducate d youn g single p eople a nd the a ging em pty

nestin g and  divorc ed “b oom ers”. 

The Figure 8 profiles also suggest that both men and women spend about

the same  amo unt o f total time producing household services or working for

pay. The m en who ha ve traditionally spent less time on housework may have

established a boun dary de scribing a n acce ptable lim it on the total time spent

on all kinds of work. If this is the case, then women under 40 are, on average,

at that bou ndary n ow. W ome n over 4 0 ma y contin ue to  increase work for pay,

thereby, moderately raising their hou sehold’s  incom e. Future  increase s in the

younger wom en’s outside w ork m ay be m et by read justme nts in their  spouse’s

work  efforts. The 1970s and 1980s surge in household income due to the

increase in wom en’s labo ur force p articipation  and the  resulting in crease in

housing expenditure s may b e a thing of the past. Future g rowth  in house hold

i nc o me and in h ousing  dem and m ay be d ue prim arily to  increases  in

productivity.

The literature on  gende r differenc es in com mutin g sh o ws , w i th  so m e

excep tions, that ma rried wo men ’s trips are on  averag e shorter th an their

husbands (Ommeren et al 1998; Singell and Lillydahl 1986; Preston and

Mc Lafferty  1993; Niemeier and Turner 1997). With changes in gender roles
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within  the household, women’s comm utes might approach those of men.

Camstra (1996) links commuting behaviour and lifestyle and finds almost no

gender differences in the ‘m odern’ lifestyle group (p. 283). As a result, the

househo ld’s comm ute costs m ay becom e more  important determinants in the

choice of location for the next generation of household maintainers (Madden

and W hite 19 80). 

The majo r chang es in em ploym ent prosp ects  for youn g peop le will start to

occur soon as the oldest “boomers” start to retire. Our employment profiles

show a marked decrease in work  effort after 55 years of age. The highest

employment  prospec ts will  be enjoyed by the “echo” generation, who will be

in their 30s, whe n the “boo mers” start  retiring en masse. T he interest of firms

in promoting young p e op le  m ay be inten sified, not on ly by the  desire to g ain

more years of work from their employees, but also by pre-emptive strategies

that aim  to keep new  employees in the face  of growing labour shortages.  The

part-tim e and contract work that is most available to young people may be

replaced by signing bonuses and enticements to stay longer.  This is already

happening in the compu ter world. The future may have decreasing housing

prices and rising income levels for most yo ung peo ple. The olde r mem bers of

the “b ust” g enera tion m ay no t reap th ese be nefits. 

Changes in Income

Changes in total personal income by sex are illustrated in Figure 9 and are as

expected given th e em ploym ent shifts :  men’s income, expressed in 1996

dollars, has decreased while that of women between 30 and 50 has increased.

Other profiles could show that average wage income has decreased for persons

under 45 and the gender split is the same as with total income: men in their 30s

dropped from about $40,000 to $35,000 a year wh ile wom en’s wages increased

from an average of $20,000 to $24,000. The net change in household income

is negativ e with th e poore st, by far, bein g the relativ ely sm all n u mber of

households maintaine d by 18 an d 19 year- olds. On a per person rather than a

per hous ehold  basis, p eople in their late 40s and early 50s enjoy the highest

house hold  incomes. The older teenagers and young adults form a second peak.

The bi-mo dality  in the per-person distribution shows that the young adults who

are living in their parents’ houses are among the ho useholds w ith the highest

incomes.  Th is  sugges ts  tha t pa ren ta l wealth is an important determinant of

house hold  formation rates and further research  of the effec ts of paren tal wea lth

is neede d. The  parents’ w ealth m ay also b e a facto r affecting the young

person’s  ability to continue into higher education and if it is then the “m erit-

good” argument for housing subsidies is re-established as a valid program

rationale. Research on the role of the parents’ home and of their income on the

prospe cts of young adults is m ade difficu lt by the lac k of data  on the fam ily

background of the young people who have left home.

The proportion of househ old maintainers with earnings below the census

definition of poverty (that takes into account the city’s rent levels and th e
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househo ld’s composition) has increased since the 1991 census and over 80 %

of the household m aintainers in their late teens and very early 20s live in

poverty. After 30, about 20 % are poor and the rate starts to rise quickly and

continu ously  for maintainers over 65. Figure 10 shows that the households with

children, both with couples and single parents, have the highest incidence of

poverty  for maintainers up to the age of 45. Child poverty has been recognised

as a social  problem in  Canada  no t  on ly  because  it  af fec ts  d ir ect ly  the  well-

being o f children  but 

also because it may affect the outlook, behaviour and productivity of the next

genera tion. The prev alence of ch ild poverty and  its affect on the children ’s

chances in their later life may point to the growing divide between the rich and

the poor, the increasing spread in the housing conditions of the next generation.

The charac teristics of the  poor m ay be c hangin g. Due  to the much smaller

size of the “echo” generation, the total num ber of sing le paren ts (currently  still

in the boomer generation) will decline as the current cohort of children leave

h o me and as their lone-parents become empty nesters, a group that has not been

studied much. Figure 10 also shows the large increase in the proportion of non-

family  households over the age of 45 living in poverty. It is likely that many of

these people com promised their careers by staying as homemakers or by

juggling school or work and single parenthood. The poor older middle-aged

people  who had been single parents may be the next candidates for concern.

Figure 11  shows a  la rge  p ropor tion  o f un ive rs ity g raduates  li ving  below the
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poverty  line suggesting that the increased education levels will not e liminate

poverty . The ho mele ss person  you m eet m ay hav e read P roust.
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Changes in Housing Careers

Changes in preferences and incomes coupled with changes in the size of

mark ets affect housing prices and, thereby, homeownership rates, housing

trajectories and location patterns. There has been a steady de cline in

hom eow nership  since 1981 for househo ld maintain ers under the age of 50, and

Figure  12 shows the decline to be primarily among young  families . Non-fa mily

households have a  muc h lowe r rate of ho meo wne rship and  the prop ortions have

stayed about th e sam e since 1 981. T he cha nging life styles and  increase  in

mob ility may explain some of the decrease among the younger families. The

change in emp loym ent,  security and income leve ls among the yo ung may  also

contribu te to the decline. Both sets of fac tors may also explain the pronounced

shift toward condom inium ow nership by the  young p eople w ho are

hom eow ners a s illustrat ed in F igure 1 3. 

The older household’s move to condominiums may be due simply to the

increase in the sup ply of co ndom inium s since this  option was introduced in the

1970s.  Again, proximity to urban amenities as well as freedom from house

maintenance and inc reased s ecurity  fuel this trend. The “echo” generation will

have good a ccess to  homeownership should the empty n ester “boom ers” start

selling their large homes.  How ever, give n the tend ency o f older pe ople to  keep

their  large homes,  the likely housing beneficiaries of the “boomers’” housing

legacy and its associated price changes will be the youngest members of the

 “ech o” ge neratio n. 
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3. Roger  Lewis  prepared the  projections  for  th is  s tudy.

4 . For U.S. a nd A ustralia  see  Linneman and Megbolugbe(1992) , Megbolugbe  and Linneman

(1993), Bo urassa (1996) a nd Yates (2 000).

Market supply has been responding to increases in the num ber of home-

buyers  as a result of the aging “bab y  bo o mers” keeping  the hom eown er’s

mon thly payments to household income ratios at about the same level through

the 1980s and 1990s. For non-family households the ratio drops only a little

with  age. For young fam ilies, the expend iture income ratios were lower in 1996

and they decline from an averag e of 22 p ercent fo r main tainers in  their

early  20s to 13 % for m aintainers  in their mid-50s. While incomes have dropp-

ed overall for younger people, the average value of a home across Canada

declined in real terms and rents stayed about the same. The housing

expenditures ratios stayed constant for all but the older non-fam ily households.

For older owners  and renters, housing expenditure to income ratios dropped

substan tially since 1981.3 Overa ll, housing prices appear to have declined

relative to income and the decline is larger than presented here because the

profiles do not re flect the increases in the size and the quality of the new

housing units.4

A household’s housing career is determined by its income, its stage in the

lifecycle, its propensity to save, its receipt of gifts, and by the size of the

required down payments (Linneman and  Wachter 1989; Henderson and

Loannides 1989; Coopers tein  1989; Engelhardt 1994).  For younger households,



G E N E R A T I O N A L  D I F F E R E N C E S  A N D  F U T U R E  H O U S I N G  M A R K E T S 397

lifecycle  changes and housing path decisions associated with tenure and

mob ility are related to economic circumstances and financial resources. For

aging househo lds, decisions re garding housing  paths are  lifestyle and  health

related and depend on the available alternatives. The path they take affects not

only  their own w elfare but also that of the younge r genera tions that sta nd to

benefit  from th e housin g that is  passed down and by the employment generated

through new construction an d renovation . The coho rt paths show that 71 % of

the 65-year-old maintainers in 1981 owned their own homes; by 1986 the

cohort  was 70 years old  and 66 % remained as homeowners, the rest having

moved  to rental or to other private housing options. The proportio n declin ed to

64 % by the time they were 80 in 1991 and stayed at this proportion for the

group over 85 years of age in 1996. Fewer than 10 % of independent

households over 65 year of age leave homeownership for rental housing and 12

% o f the old er hom eow ners h ave m oved  to con dom inium s. 

The census statistics show the remarkable flatness in the average value of

homes  across maintainers over 40 years of age suggesting that investment

levels  stay more  or less constant as p eople grow  older. The decline in the

average value o f hom es since 1 981 su ggests th at prices do not explain the

decrease  in homeownership by young families. Indeed the housing expenditure

to income ratios remained nearly constant for youn ger fam ily and no n-fam ily

households under 60 since 1981. Among family maintainers who were over 65

years  old in 1996, the value of their homes changed only a little. Overa ll

investment in housing, therefore, does not change after 65 years of age and
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housing consum ption continue s to increase up  to old age. O lder m arried

home owne rs are either increasing their maintenance or their renovation

expenditures or moving to other housing options that involve new mortgages

of a bo u t t he  sa m e size as those taken out by young er peop le. For the m ost part,

the elderly are not converting their hou sing equ ity into current incom e and are

maintaining their level of housing  consum ption. Loca tion change s are

sugg ested  by the  increa se in co ndom inium  own ership . 

The young and the renters are more likely to adjust their housing

consumption by moving as was illustrated earlier. About four percent of

home owne rs o v er  60  m ov e d w ithin one  year of th e 1996  census  and the  rate

declines slightly but s teadily with increasing age. Figure 14 shows the

proportion of the households that did m ove in th e last five ye ars and m oved to

buildings that were five or fewer years old . It also show s the prop ortion of a ll

households by tenure and age who live in buildings less than five years old.

Almost  40 % of the 60 and over primary maintainers moved to new buildings.

This  shows tha t older people a re generating a  dema nd for new construction.

The retiring “boomers” will be increasing the demand for new housing and we

should  expect differences in the type of housing that is built for them. These

observations help explain why average housing expenditures remain constant

across age groups and w hy older people are occu pying condom iniums.

Housing paths and transitions as indicated by changes in the size of

dwellings show remarkable constancy in the number of rooms occupied by
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home owne rs of all ages after 45 means that Canadian households are not

downsizing their dwellings as t he y  b e co m e empty n esters and eve ntually retire

from work (Figure 15). The 1981 and 1996 decline in the average unit size

within  each age category is due to the older households having  started off w ith

smaller units. The age profiles do not reflect their cohort histories. T he 45-yea r-

old  household maintainers in 1981 had an average 6.96 rooms and the number

had increase d slightly to  7.00 by  the time  the coh ort was  60 in  1996. In 1981,

the 65-year-old o wners  had an average of 5.75 rooms and the cohort of

remaining 80-year-olds in 1996 had an average of 6.08 rooms. We have no

evidence of disinvestments in housing with age of maintainer. As Figure 14

shows,  housing consumption as measured by the number of rooms per person

increased since 1981 for all but the under 33 -year-  old non-family househ olds.

Conclusions

Table  4 lists the main observations and the speculations they raise are identified

by question marks. The main impression formed by reviewing the profiles that

are made possible by the availability of high quality m icro-data  is of the sm all

size of the lo om ing po pulatio n that is  to the le ft, just ou tside, o f the graphs

presented here. If the “echo” is so small compared to the “boom”, then the

cohort  to be formed by the children of the “bust” generation will be much

smaller.  The fertility rates have been dropping steadily but are still highe r in

Canada than in most European countries suggesting that there is room for

further declines; the next trough will be much deeper than the one depicted

here. 

Populations are declin ing and  more  regions w ill experience net decreases

and serious reductions in the number of dwellings that they will need. The

decline, however, will not drop the bottom out of the major housing  mark ets

in the big  cities, beca use im migra tion and  migra tion will co ntinue to  fuel their

growth. What will happen to immigration policy as a result of September 11

remains to be seen. We can expect that older people will be more likely to stay

independent;  they will keep their houses and stay invested in housing and

main tain their  demand for existing as well as generate an interest in new stock.

The decline in aggre g at e m arket dem and will com e, but not for twe nty years

or more . Imm igration rate s should  increase  to ma intain  the labour force and the

demand  for goods and services, but if it  does then the grow th will co ncentra te

an increasingly diverse population in our larger cities as it has been doing for

a long  time . 

The profiles presented here should have a calm ing effec t for youn g peop le

struggling to find full-tim e em ploym ent. True , young  people  are m ore likely

to be unemployed or in part-time work but their paths are, as before, toward

full-time  emp loym ent by th e age o f 30. Th e decline  in young p eople’s  i nc o me

is tempora ry given their much higher education level and the impending labour

shortages. There  is no need for major concern regarding housing market streng-

ths in the major cities but spatial redistributions will continue to occur and
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small  cities in the hinterland do  not have ass ured prospe rity in their futures.

Increasing education lev els should also b ring more  of the urban amenities and

services that university graduates enjoy  past the th resholds  that ma ke their

supp ly feas ible. 

TABLE 4 Implications

Some ci t ies  and regions wil l  decl ine.

Ci ty  growth  t ied  to  immigra t ion  and  migra t ion .

“Echo” rebound possible  for  smaller  c i t ies .

Nor th /South  i ssues  in tensi fy?

Immigrants  can  he lp  fi l l  popula t ion  age  trough.

Immigrant  households  have more  ch i ldren .

Vis ib le  minor it ies  have  more  ch ildren .

Large  cities will be com e mo re mu lticultural.

Plannin g for dive rsity is imp ortant.

Average family s ize  cont inues to  decrease.

More non-family households  in  suburbs.

More wom en in  inner-ci ty  condominiums.

Some gender  different ia t ion of  space?

Educat ion  levels  increas ing .

More high school  grads among the <60 year-olds .

Young and older  more univers i ty  graduates .

Women becom e more  educa ted  than  men.

More par t - t ime jobs for  people  in  their  20s.

Long te rm prospec ts  good as labour  shor tages  loom.

Par t icu lar ly  good for  the  “echo”  genera tion .

The  “bus t” ,  a  leapf rogged  genera t ion?

Employment  sh i f t s  f rom men to  wom en.

Household’s  work  threshold  reached?

Growth  in  household  incomes  t ied  to  product iv i ty .

S lower  growth  in  household’s  hous ing  demand.

Family formation disequi l ibr ia .

Changing  household  ro les  to  rees tab l i sh  equil ibr ium?

Possible  commute pat tern changes with gender

equal i ty?

Increasing importance of  central locat ions?

Income red is t ribu ted  f rom men to  wom en.

Decl ine in  younger  household’s  average income.

Increas ing  b i -polari ty  in  income d is t r ibu tion .

Highest  poverty among youngest  and oldest

households .

Children large st group am ong the po or.

The univ ersity educated a lso amon g the poor.

Trend  to  h igher  educa t ion  increases  income spread?

Bet te r  educa ted  having  fewer  ch ildren .

Class  backgrounds  of the  fu ture  popula t ion

changing .

Future  a t ti tudes  changing?

City’s  income different ia t ion increases?

Delayed home leaving and “boom erang” kids .

Parents  keep larger  homes.

In te rgenera t iona l hous ing  opt ions used  margina l ly .

Housing demand m aintained for  next  20 years .

Reduct ion  in  ownersh ip  ra tes  among young

famil ies .

Hous ing  pr ices  trending  downward .

Exp. / inc.  ra t ios  remain constant  for  most  owners .

Large regional  var ia t ion in  pr ices  and rents .

Expendi ture  income rat ios  same across  regions.

Older  homeown ers  moving to  condominiums.

Expendi ture  ra t ios  down only for  e lder ly  renters .

Older  owners  maintain level  of  housing investments .

Older  movers  more  l ike ly  to  l ive  in  new bui ld ings

Older  people  genera te  demand for  new cons t ruc t ion .

Dwel l ing  s izes increas ing .

Persons  per  room among fami l ies  decreas ing .

Overa l l  hous ing  consumpt ion  increas ing .

Market  demand holds  for  20 or  mo re years .

Housing program cutbacks hurt  younger  households .

Munic ipa l  f inance  regress ive  on  ren ters and  young.

Munic ipa l  zoning  often  regress ive  on  ren ters  and  youn-

g .

Privatizatio n of sup port syste m bifu rcates soc iety

further.

Cul tura l  d ivers i ty  of major  c i t ies  increasing .

Ci ty  income d is tr ibu t ion  more  polar ized .

Depth  of  need  and  homelessness  increas ing .

In te res t in  he lp ing  d isadvantaged  decreas ing .

Tensions mount  and pol icy changes.

The most notable trend in employment and earnings is the shift  in the

direction o f  women.  Inner -c ity condomin iums  will  prosper as women have a

higher propensity to buy into these  projects. The work/housework distribution
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may  change between partners and women’s comm ute patterns may become  as

important as their spo uses in the ir household’s location decisions. The profile

of the population most in need of assistance will change even if  the proportion

of young wom en wh o beco me sin gle parents continues to increase. The number

of single parents will drop as the much smaller “bust” generation replaces the

“boom ers” and the ir aging ch ildren leav e hom e. Olde r non-fam ily person s will

be the dom inant group a mong  the poor and  the gulf betw een the rich and the

poor will widen.

In the long ru n, the view for most young people should be coloured by

optimism.  The o lder m emb ers of the “ bust” ge neration have had their

employm ent prospects diminished by the large number of “boomers” in the

labour markets.  Reduc ed em ploym ent prospec ts were  aggravated by the rising

land and housing prices of the 1970s to reduce disposable income and bring on

the “Gen-X” attitudes, the “who cares about the future” outlook that has been

described by social commentators. Labour shorta ges are being predicted for

young people who will eventually find emptying regions and declining housing

prices. The labo ur and housing cycles amplify the w elfare consequences.

Intergenerational transfers occur through the housing and labour markets but

cycles form as they skip generations and they chang e direction across  the life

span  of a sin gle co hort. 

Dem ograph ic trends are  usually c haracte rised by th eir steadiness, almost

glacier-like pace, but the cross-sectional comparison of ag e group s and this

brief look at only a 15 year-time period shows real differences in profiles and

the potential fo r majo r chang es. W ith their lega cy of bu ilt as well  as social and

cultural infrastructure, cities may appear as huge turtles lum bering forw ard as

though directed mostly by their mo mentum . But cities, like turtles, do change

directions and some of these changes we can anticipate, others we can

encourage. Some of the ch anges m ay be th e result of th e locke d-in

dem ograph ic trends that have already differentiated age groups and some of

these trends along with their likely consequences may actually be predictable.

References

Bourassa, S.C. 1996. “Measuring the Affo rdability  of Ho me own ership ”. Urban

Studies,  33: 1867-1877.

Brueck ner, J. 1986. “The Downpaym ent Constraint and H ousing  Tenu re Cho i-

ce: A Sim plified E xpos ition”. Journal o f Regional Science and Urban

Economics,  16: 519-25.

Camstra, R. 1996. “Commuting and Gen der in a  Lifesty le Pers pectiv e”. Urban

Studies,  33: 283-300.

Cooperstein, R.L. 1989. “Qua ntifying th e Dec ision to B ecom e a First-T ime

Hom e Bu yer”. Urban Studies, 26: 22 3-233 . 

Enge lhardt,  G .V . 1994. “House Prices and the Decision to Save for Down-

paym ents” . Journal of Urban Economics,  36: 209-37.

Enge lhardt,  G.V. and C.J. Mayer 1994. “Gifts for Home Purchase and Housing



402 SKA BUR SKIS

Ma rket B ehav iour”. New England Economic Review,  May/June: 47-58.

_______. 1998. “ Intergen erationa l Transfers, Borrowing Constrains, and

Saving Beh aviou r: Evid ence  from  the H ousin g M arket” . Journal of Urban

Economics,  44: 135-157.

Foot,  D.K . 1996 . Boom, Bust & Echo 2000: Profiting from  the Dem ographic  Shift

in the New Millennium. Toronto: McF arland, Walter & R oots.

Fortin, N.M. 1995. “Allocation Inflexibilities, Female Labour Supply, and

Housing Assets Accumulation: Are Women W orking to Pay the

Mo rtgage ?”. Journal of Labour Economics,  13: 524-557.

Haurin, D.R ., P.H. H ende rshott a nd S.M . Wachter. 1996 . “W ealth

Accumulation and Housi ng  Choices  of Yo ung H ouse holds ”. Journal of

Housing Research,  7:33-58.

Henderson, J.V. and Y.M. Ioannides. 1989a. “Dynamic Aspects of Consumer

Decision in Ho using  Ma rkets” . Journal of Urban Economics, 26: 212-230.

_______. 1989b. “The Impact of Borrowing Constraints on Home Ownership”.

AREUEA Journal , 17: 38 9-402 . 

Houston, L.O., Jr. 1998. “Downtown Residentia l Conv ersions a nd Infill

Construction are Not Just Short-Term  Phen om ena” . Urban Land,  74: 35-

41.

Jones, L .D. 1989. “Current Weal th  and Tenure  Choice”. Journal of the

American Real Estate and Urban Economics Association,  17: 17-40.

Kasarda, J.D.,  S.J. Ap pold, S.H . Swe eney a nd E. S ieff. 1997 . “Cen tral-City  and

Suburban Migration Patterns: Is a Turnaround on the Horiz on?” . Housing

Policy D ebate ,  8: 307-358.

Kendig, H.L. 1984. “Housing Care ers, Life Cycle and Residential Mobility:

Imp lication s for the  Hou sing M arket” . Urban Studies,  21: 271-283.

Linneman, P.D. and S. Wachter. 1989. “The  Impa ct of Bo rrowin g Con straints

on H om eow nersh ip”. AREUEA Journal ,  17: 389-402.

Linneman, P .D. and I.F. Megbolugbe. 1992. “Housing Affordability: Myth or

Reality?” Urban Studies,  29: 369-92.

Madden,  J .F. and M.J. White.  1980.  “Spatial Implications of Increases in the

Fem ale Labor  Force:  A  Theoreti cal an d Em pirical S ynthe sis”. Land

Economics,  56: 432-446.

May er, C. and G.V. Engelhardt. 1996. “Gifts Downpaym ents, and Housing

Affo rdability ”. Journal of Housing Research,  7: 59-77.

Megbolugbe, I.F. and P.D . Linn em an. 19 93. “H om e Ow nersh ip”. Journal of

Urban Studies,  30: 659-682.

Preston, V. and S. McLafferty. 1993. “Gender Differences in Commuting at

Suburban and C entral L ocatio ns”. Canadian Journal of Regional Science,

16: 237-259.

Quercia, R. an d G.C . Gals ter. 199 7. “Threshold Effects and the Expected

Bene fits of Attrac ting M iddle-Inc ome  Hou seholds  to the Central City”.

Housing  Policy De bate ,  8: 409-436.

Ray, B. and E. Moore. 1991. “Access to Homeow nership Among Im mig rant

Groups in Ca nada ”. Canadian Review of Sociology and Anthropology,  28: 1-

29.



G E N E R A T I O N A L  D I F F E R E N C E S  A N D  F U T U R E  H O U S I N G  M A R K E T S 403

Singell,  L.D. an d J.H. L illydahl. 19 86. “A n Em pirical Analysis of the

C o m mute to Wo rk Patterns of M ales and Fe males in T wo-E arner

Hou seho lds”. Urban Studies,  2: 119-129.

Skaburskis, A. an d C. W arne 2 001. Housing the “Boom”, “Bust” and “Echo”

Generations. Ottawa: Canada Mortgage and Housing Corporation.

Skaburskis,  A. 1994. “The Determinants of Canadian Headship Rates”. Urban

Studies,  31 (8): 1377-1390.

_______. 1997. “Gender Differences in Ho using  Dem and” . Urban Studies,  34:

274-320.

_______. 1999. “Modelling the Choice of Tenure and Building Type”. Urban

Studies,  36: 2199-2215.

_______. 1996. “ Race  and T enure in  Toro nto”. Urban Studies,  31: 1377-1389.

Spain, D. 1989. “Why Higher Income Households Move to Central Cities”.

Journal of Urban Affairs,  11: 283-299.

Turner,  T .  and  D . Niemeier. 1997 . “Trave l to W ork and  Hou sehold

Resp onsib ility: N ew E viden ce”. Transportation,  24: 397-419.

Van  Omm eren, J.N., P. Rietveld and P. Nijkamp. 1998. “Spatial Moving

Behavior of Two-Earner Hou seho lds”. Journal of Regional Science, 38 (1):

23-41.

Yates,  J .  2000.  “Is  Austral ia’s  Home Ownership Rate Really Stable ?  An

Examination of Ch ange  Betw een 1 975 a nd 19 94”. Urban Studies, 37:2 ,

319-342.


