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Abstract

Homeownership affects investment, consumption, and savings decisions of households, and
plays a major role in post-retirement well-being. This paper examines two questions. First, to
what extent do Canadians acquire and retain homeownership at different life-course stages,
particularly after retirement? Second, has the age profile of homeownership changed over
generations?

Using data from eight Canadian censuses of population, conducted between 1971 and 2006,
we find a strong regularity in the age profile of homeownership across generations of
Canadians. The homeownership rate rises quickly with the age of household maintainers (i.e.,
the person(s) who pay(s) for shelter costs) in the period before the age of 40, and continues to
climb thereafter at a slower pace until reaching the plateau near age 65, when about three
quarters of Canadian households own their homes. We find that the homeownership rate
changes little from age 65 to 74 but starts declining after age 75. As well, we note that the level
at which homeownership plateaus has risen steadily across birth cohorts since the 1970s.
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Executive Summary

Homeownership is one of the most significant investments made by individual Canadians. As
such, it leads to the building of wealth over an individual’s life course. The resulting asset yields
housing services, which are particularly critical to families with children, and can be liquidated
later in life for retirement income or other needs.

In this paper, we ask two questions. First, to what extent do Canadians of different ages,
incomes, and family structures (including couples with and without children) acquire and retain
homeownership, particularly after the age of 65?

Second, we ask whether the age profile of homeownership has changed over generations.
Have succeeding generations of Canadians become any less likely to purchase a home during
their life course, and do seniors today benefit to a lesser extent from the housing services that
homeownership provides than seniors have benefited in the past?

Using data from eight Canadian censuses of population, conducted between 1971 and 2006,
we examine these questions by following homeownership rates of various birth cohorts born in
the 1910s through the 1970s, beginning with the young adults of each cohort through to seniors.
We calculate ownership rates at both the household level and the individual level. At the
household level, we selected the primary household maintainer (i.e., the person who pays for
shelter costs) to calculate ownership rates by age, family income, and family structure.

We find a strong regularity in the age profile of homeownership across generations of
Canadians. The homeownership rate rises quickly with the age of household maintainers in the
period before the age of 40, and continues to climb thereafter at a slower pace until reaching a
plateau near age 65. The homeownership rate changes little from age 65 to 74 but starts
declining after age 75. Thus, the majority of seniors continue to receive the services associated
with homeownership for more than 10 years after the age of 65.

We observe that the level at which homeownership plateaus has risen steadily across birth
cohorts since the 1970s. The peak level of ownership rose from 73% for those born in the early
1910s to 78% for those born during World War Il (WWII). Today, over three quarters of
Canadian households own their homes by the age of 65.

Family income has been closely related to both the level of homeownership and the increase in
homeownership since 1971. There was a substantial difference in homeownership across
income quintiles throughout the period; this difference increased over time, because the
homeownership rate declined for the lowest-income group but rose for higher-income groups.
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1 Introduction

Homeownership affects investment, consumption, and savings decisions of households, and
plays a major role in post-retirement well-being (Kendig 1984; Engelhardt 2008).

Homeownership is one of the most significant investments made by individual Canadians. As
such, it leads to the building of wealth over an individual’s life course (by that we mean the age
profile and family status at the different stages of life). The resulting asset yields housing
services, which are particularly critical to families with children, and can be liquidated later in life
for retirement income or other needs (Crossley and Ostrovsky 2003; Thomas 2005).

In this paper, we ask two questions. First, to what extent do Canadians acquire and retain
homeownership at different life-course stages, particularly after the age of 657 The purchase of
a home is a major investment for a household. Of interest here is the extent to which Canadians
of different ages, incomes, and family structures (including couples with and without children)
make this investment.

Second, we ask whether the age profile of homeownership has changed over generations.
Have succeeding generations of Canadian become any less likely to purchase a home during
their life course, and do seniors today benefit to a lesser extent from the housing services that
homeownership provides than seniors have benefited in the past? The ongoing debate about
whether Canadians are or are not capable of providing for themselves in retirement focuses
almost exclusively on the income of retirees and generally ignores the benefits of housing
services that homeowners provide to themselves.

Using data from eight Canadian censuses of population, conducted between 1971 and 2006,
we examine these questions by following homeownership rates of various birth cohorts born in
the 1910s through the 1970s, beginning with the young adults of each cohort through to seniors.

Analytical studies in North America and Europe find that households adjust their housing tenure,
as well as the quality and price of the services they consume, in response to their economic
circumstances and their need for housing services (Alegre and Pou 2009; Engelhardt 2008;
Myers 1999). As households experience transitions in family status—from single, to couples, to
couples with children, and proceed with careers—housing choices often progress from rental
accommodation to homeownership and then to upsizing in terms of quality and price (Kendig
1984). Although previous studies have examined the timing and correlates of transitions in
people’s “housing careers,” reliable estimates of the homeownership age profile at the national
level are rare in Canada’ and in other developed countries. This is because separating the age
profile from differences across birth cohorts requires observations over an individual's entire
lifespan and comprehensive data sets that span a considerable period of time. The present
study takes advantage of eight censuses spanning the period from 1971 to 2006, which contain
consistent housing tenure information at the national level. We provide comprehensive, reliable,
and up-to-date estimates that track birth cohorts over a long period of time.

An understanding of differences in homeownership among cohorts and of the possible causes
of these differences helps us to follow the progression in housing tenure for cohorts from those
that have just begun their careers to those in their retirement years, and to anticipate future
developments.

1. We are aware of only one previous study that uses repeated cross-sectional survey data to estimate
the age profile of homeownership in Canada (Crossley and Ostrovsky 2003).
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2 Persistence of homeownership age profile across cohorts

In order to follow the housing life cycle, homeownership rates are calculated for household
maintainers (i.e., the person(s) who pay(s) for shelter costs) across age groups for each Census
of Population and plotted in Chart 1 (and Text table 1).? These profiles cover birth cohorts from
1916-20 through to 1976-80. Since the ownership rates pertain to the primary household
maintainer, they will not correspond to the percentage of the general population living in a
household that owns its home. The trend in the general population is examined in section 6.

There is a strong regularity in the age profile of homeownership over generations of Canadians.®
The trajectories of the various birth cohorts are tightly clustered together, particularly those of
young adults and the prime-working-age groups, thus showing a consistent homeownership age
profile. There are some cohort differences with respect to ownership rates in pre-retirement and
retirement age, although the shapes of the trajectories of all cohorts nevertheless follow a
similar pattern at these two stages in their life courses.

In general, homeownership rises quickly with the age of household maintainers before their
early 40s, and continues to climb at a slower pace until reaching a plateau of over 75% near
age 65. The homeownership rate changes little from age 65 to 74 but starts declining after age
75.

The pattern of homeownership after age 65 is consistent with the hypothesis of a “ratchet effect”
in housing: households tend to adjust their housing consumption upward but seldom reduce it
(Kendig 1984). One implication of this pattern is that there is not likely to be a spike in the
demand for rental housing and a massive increase in the number of houses for sale as the
annual population reaching age 65 rises from 320,000 to 570,000 within the next 20 years and
the size of this population then gradually levels off. On the basis of past experience, we know
that most boomers are likely to retain their houses for more than 10 years after age 65.

2. The Census of Population does not distinguish between household maintainers and homeowners.
The household maintainers may not be the owners of the dwelling in which the household resides. In
homes where adult children are living with their parents, it is possible that the children are the
maintainers but not the owners. Looking at households according to the age of the maintainers may
thus result in some bias.

3. The validity of synthetic cohort analysis rests on the assumption that the population composition of
birth cohorts does not change over time (i.e., at different points of observation). In reality, the
composition of cohorts may change when individuals with different characteristics join or leave a birth
cohort at any of the different life stages. This may occur through immigration, emigration, or mortality.
In future studies, we will address this issue through multivariate modeling (for example, see Crossley
and Ostrovsky 2003). We did check whether immigration affects our estimates of homeownership age
profiles across cohorts by computing rates for the Canadian-born only. The results are reported in
Text table 1, Text table 2, and see first Chart in Appendix. There is little difference in the age and
cohort profiles between the Canadian-born and the total population. This is because the Canadian-
born account for over 80% of the total population and the age-adjusted difference in homeownership
rates is small between immigrants and the Canadian-born. Immigrants tend to have a lower
homeownership rate in the prime-working-age groups but a higher rate over age 55 than the
Canadian-born. Over the period from 1971 to 2006, homeownership increased faster among the
Canadian-born than among immigrants, primarily in the prime-working-age groups. As a result, the
relative advantage of immigrants in homeownership diminished (see also Haan 2005).
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Chart 1
Ownership rates among household primary maintainers
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Source: Census of Population, 1971, 1981, 1986, 1991, 1996, 2001, and 2006.

Canada is not alone in the pattern of stable homeownership among seniors. U.S. studies
suggest that seniors prefer to stay in their homes unless they are forced to do otherwise as a
result of the death of the spouse or deterioration in health (Kendig 1984; Myers 1999). A study
of 15 OECD countries reveals that homeownership starts falling only after age 70 in most
countries and has declined by one percentage point per year by age 75 (Chiuri and Jappelli
2009). The same study indicates that Canada has a larger decline in ownership over the 65-to-
80 age group than do the U.S. and the U.K. This finding for Canada is based on the experience
of those born in the 1900s and 1910s.* While consistent with the pattern reported here for the
late-1910s cohort and early-1920s cohort, this finding is not consistent with subsequent cohorts,
where there is less sign of a decline—perhaps resulting from the higher lifetime earnings of
these groups.

4. Chiuri and Jappelli (2009) used the Statistics Canada Survey of Consumer Finance (1976 to 1998)
and the Statistics Canada 2000 Survey of Labour and Income Dynamics. In order for us to follow birth
cohorts up to age 80 using these data sets, individuals had to have been born before 1920.
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3 The homeownership plateau has been rising and shifting
toward later ages

Successive generations are achieving ever higher homeownership rates near the later part of
their working lives. In our study, the level at which homeownership plateaus rose steadily across
birth cohorts (Chart 2 and Text table 1). The peak level of ownership is 73% for the 1916-20
birth cohort, 76% for the 1926-30 cohort, and 77% for the 1936-40 cohort, and it rises further, to
78%, for the 1941-45 birth cohort.

Since those who were born in the 1950s have already surpassed earlier cohorts with respect to
homeownership rates at age 45-49 and age 50-54, it is not unreasonable to expect that this
cohort’'s peak ownership rate will also be higher than those of earlier cohorts. Recent
international studies also find strong positive cohort effects with respect to homeownership
among seniors in the U.S. and several European countries (Alegre and Pou 2009; Engelhardt
2008).

The homeownership plateau is also shifting towards later ages. Those born in the 1910s and
1920s reached their plateaus at age 55-t0-59. Among those born in the 1930s and early 1940s,
the plateau was not attained until age 60-to-64.

What lies ahead for the cohorts of people who are entering retirement age, i.e., those who were
born during WWII (War babies) and early baby boomers? Forecasts are difficult when series are
highly volatile. Nevertheless, homeownership changes over a life cycle are relatively constant
across cohorts. As a result, previous studies have attempted to produce cohort projections
based on the observed regularities in age profiles across birth cohorts (Myers 1999). Since
adjacent cohorts tend to have age profiles that exhibit a similar shape even though their levels
at a given age range may differ (Crossley and Ostrovsky 2003), projections are derived by
starting with the homeownership level for a given cohort at the end point of observation, and by
appending further increments of ownership changes that are derived from the slope of the most
recently observed preceding cohort. For example, for the 1941-45 cohort, the projected increase
from age 60-t0-64 to age 65-t0-69 is based on the slope for the 1936-40 cohort over the same
age range, while the projected increase from age 65-t0-69 to age 70-to-74 is based on the slope
for the 1931-35 cohort over the same age range. This projection method suggests that the
plateau is likely to continue rising and to approach 80% among those born in the early 1950s
(see Chart 2).
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Chart 2
Simple cohort projection of homeownership for early baby boomers and WWII
babies
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Source: Census of Population, 1971, 1981, 1986, 1991, 1996, 2001, and 2006.

4 Cohort differences vary by age group

A comparison of ownership differences across similar age groups at each Census of Population
(Chart 3) provides a snapshot of how variations in historical macro-conditions affected the
regularities in the life course that were described above. Prices for new houses, interest rates,
the unemployment rate, and rental-housing vacancy rates all influence the affordability of
owning a home as opposed to renting housing. The macro-environment has undergone
dramatic changes over the period being examined here (see second Chart in Appendix).
Similarly, the relative affluence of different cohorts has changed over time as boomers matured
and as new cohorts entered the labour market.

The rise in the plateau of homeownership among these cohorts at pre-retirement age (55-to-64)
emerges when homeownership rates are presented cross-sectionally by Census year (Chart 3
and Text table 2). The 55-t0-64 age group is the only broad age group at which we observe a
steady increase in ownership over the 35-year study period. This increase coincides with the
generally greater expectancy of healthy and independent life after retirement. Between 1951
and 2006, the life expectancy of Canadians increased by some 12 years. By 2006, individuals
aged 65 on average could expect to live for another 20 years (Millar 1995; Statistics Canada
2009). Longer life expectancy is a possible reason for individuals in pre-retirement age to
increasingly acquire and retain homeownership. More importantly, the prospect of stable income
after retirement has also improved with the gradual maturation of Canada’s retirement income
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system. The birth cohort that turned age 65 in 1976 started to receive full CPP/QPP benefits,
and later cohorts also increasingly benefited from the expansion of private occupational
pensions that took place between the 1950s and the 1970s (Myles 2000).

Chart 3
Homeownership among household primary maintainers, by age group
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Among seniors (65-to-74 and 75+), ownership declined early in the period that is the subject of
this study (during the 1970s), particularly among seniors aged 75 and over. The maijority of
these seniors had reached age 65 before the early 1970s and as a consequence did not receive
full CPP/QPP benefits. The 1970s were also the period of rapid increases in housing prices (see
second Chart in Appendix). Since the 1980s, homeownership among seniors has risen
gradually; this likely reflects the rise in family incomes, particularly at the bottom end of the
income distribution. The low-income rate among seniors aged 65 and over declined from 30% of
this population in 1980 to 14% in 2005 as a result of the increased direct effect of government
transfer income (Picot, Lu, and Hou 2009).

In contrast to the declines in homeownership among seniors that took place in the 1970s,
homeownership during this period increased among young adults aged 20 to 34 and the prime-
working-age group (aged 35 to 54). This period also saw a tight rental market, a condition that
strongly affects young adults, who are mostly renters (see second Chart in Appendix). The first
baby boomers reached age 25 in 1971, and the share of young adults aged 25 to 34 in the total
population rose from 13.6% to 17.6% over the next decade. Their rising share and growing
numbers, enhanced by a decreasing tendency to live with their parents, drove down vacancy,
and rents rose accordingly (Foot and Stoffman 1998).°> The tight rental market and the rapidly

5. The share of young adults aged 25 to 34 living with their parents decreased from 9.3% in 1971 to
8.3% in 1981.
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rising housing price in the early 1970s made house purchase an attractive investment option for
those who could afford it (Myers 1999).

From the early 1980s to the mid-1990s, ownership decreased for both young adults and the
prime-working-age group. This was a period of high interest rates, recessions in the early 1980s
and in the early 1990s, and a less tight rental market in the 1990s. Although the number of baby
boomers entering the housing market (i.e., the population share of the 25-t0-34 age group)
continued to rise until 1989, the pressure of their large numbers and share in the population on
the rental housing market was to a large extent offset by the rising tendency of young adults to
live with their parents. While 8.3% of young adults (aged 25 to 34) had not left their parents’
homes in 1981, this rate increased continuously thereafter and had reached 17.9% in 2006.
From the early 1980s to the mid-1990s, the labour market outcomes of young men deteriorated
across birth cohorts. Fewer of them worked full-time and full-year. Their weekly earnings also
declined (Beaudry and Green 2000).

After the mid-1990s, ownership rates grew again among young adults and the prime-working-
age group. This coincides with a period when interest rates, and therefore the cost of borrowing,
became lower and when labour market conditions improved. In particular, the earnings of young
workers increased in absolute terms and also relative to those of older workers (Morissette
2008). Changes in mortgage regulations also contributed to increases in homeownership rates
in this period. In 1998, the Canada Mortgage and Housing Corporation (CMHC) made two of its
temporary programs permanent: the Home Buyers’ Plan; and the First Home Loan Insurance
Program, which insures mortgages up to 95% of the value of a house (Hulchanski 2003). It was
also easier than it had been in the past to obtain mortgage approval from lenders with only a
small downpayment or no downpayment at all (Thomas 2005).

Over the 35-year period from 1971 to 2006, the overall ownership rate increased from 60% to
69% among households whose primary maintainers were aged 20 and over. About one half of
this increase is due to changes in the age structure of Canadian society, particularly the large
increase in the share of people aged 45 to 59 and those over 75. Homeownership also
increased within each five-year age group over the entire period, despite large fluctuations in
homeownership rates among young adults and seniors.

5 Income and family structure are associated with large
homeownership differences across and within similar life
stages

The profile of homeownership by age and cohort group presented in previous sections is an
aggregate of individual homeownership rates of individuals who differ substantially by income
and family type. Housing ownership varies considerably across income levels. Housing needs
vary across family types. Changes over time in homeownership reflect both changes in the
relationship between these characteristics and homeownership as well as the changing
composition of the population.

The observed average age profile of homeownership partially reflects earnings growth over
stages of the life course, as individuals’ earnings increase with their work experience. The pace
of earnings growth tends to be fastest in the first 10 to 15 years after entering the labour market,
but slows down and stabilizes in the late part of the work career (Lemieux 2006).
Homeownership follows a similar pattern.

Analytical Studies Research Paper Series -14 - Statistics Canada — Catalogue no. 11F0019M, no. 325



The evolution of household structure also affects housing decisions. Families with children need
more living space than do singles. Among those who can afford to purchase a home, life-course
stages can influence the likelihood of buying and retaining a house, independently of income
(Kendig 1984). Family formation may also influence income availability. When people enter into
a conjugal union, their family earnings can increase substantially if both spouses work.

Our study also shows differences in homeownership rates by income within individual life-
course stages. The largest differences between income quintiles in regard to homeownership
occur among young adults. In 2006, in the 20-to-34 age group, over three quarters of
households in the top income quintile were owners; less than one fifth of households in the
bottom income quintile owned their homes. Among these young households, the ratio of
ownership rates between top and bottom income quintiles was 4. The corresponding ratio was 2
in the 35-to-54 age group and 1.7 in the other three older age groups.

Among families with higher incomes, homeownership increased within all life-course stages
between 1971 and 2006. The top income quintile in each age group experienced the fastest
increase, followed by the fourth income quintile. To a lesser extent, homeownership also rose in
the second income quintile, with the exception of people aged 75 and over. Over this period,
real family income (i.e., family income adjusted for changes in the consumer price index) also
increased the most in the top income quintile of each age group; the fourth quintile came next
(Text table 3).

In contrast to the rising trend of homeownership in upper-income quintiles over this period,
homeownership declined among households in the bottom 20 percent of the income distribution.
As a result, the gap in ownership across the income distribution increased, especially among
young adults and the prime-working-age group. In the 20-to-34 age group, the top income
quintile was characterized by a homeownership incidence that was 23% higher in 1971, 119%
higher in 1981, and 300% higher in 2006 than that of the bottom income quintile. The
corresponding gap in the 35-to-54 age group grew from 18% in 1971, to 45% in 1981 and to
97% in 2006. Among older age groups, the expansion in the corresponding gap occurred
primarily in the 1970s.

The impact of income on homeownership is large. Income often offsets the differences in
homeownership resulting from the major life stages. Young people with high incomes have
similar rates of ownership as those 10 to 20 years older with low incomes. As shown in Table 1,
in 2006, homeownership in the top quintile of family income (adult-equivalent-adjusted) for the
20-t0-34 age group is similar to homeownership in the middle income quintile of the prime-
working-age group (35-to-54) and in the second quintile of the 55-to-64 and 65-to-74 age
groups.

Within each broad age group, households in different income quintiles did not follow the same
upward trajectory that we observed for the age group as a whole. For instance, in the 1970s,
ownership rose considerably among young adults and the prime-working-age group. However,
households in the bottom income quintile did not follow the same path—either by choice or by
necessity. While the rental market was very tight during this period, homeownership became
less affordable as a result of rising house prices and higher interest rates. In the 1980s and
early 1990s, ownership declined for both age groups, but this decline was concentrated in the

6. Adult-equivalent-adjusted family income assumes that certain economies of scale accrue to people
who live together in families and is calculated by dividing total family income by the square root of
family size. Income quintiles based on adult-equivalent-adjusted family income are derived from all
people (regardless whether they are household primary maintainers) within each broad age range.
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bottom and second quintiles. Only since the mid-1990s has ownership increased in all income
quintiles.

Table 1
Homeownership by age and family income quintile defined within age groups
1971 1981 1986 1991 1996 2001 2006
proportion

Age 20 to 34

Income quintile
Bottom 0.308 0.275 0.226 0.197 0.155 0.173 0.190
Second 0.358 0.433 0.397 0.386 0.343 0.360 0.371
Third 0.393 0.478 0.482 0.472 0.485 0.471 0.516
Fourth 0.371 0.497 0.514 0.521 0.572 0.557 0.645
Top 0.379 0.601 0.594 0.630 0.678 0.660 0.767

Age 35 to 54

Income quintile
Bottom 0.623 0.568 0.516 0.480 0.418 0.439 0.457
Second 0.673 0.729 0.716 0.690 0.673 0.681 0.681
Third 0.716 0.786 0.778 0.765 0.769 0.770 0.795
Fourth 0.733 0.807 0.807 0.804 0.823 0.830 0.858
Top 0.738 0.821 0.831 0.851 0.864 0.871 0.902

Age 55 to 64

Income quintile
Bottom 0.679 0.579 0.567 0.553 0.539 0.543 0.545
Second 0.701 0.718 0.732 0.728 0.734 0.744 0.745
Third 0.708 0.754 0.776 0.786 0.803 0.814 0.823
Fourth 0.728 0.799 0.826 0.846 0.860 0.871 0.885
Top 0.755 0.841 0.870 0.893 0.908 0.914 0.930

Age 65 to 74

Income quintile
Bottom 0.628 0.506 0.517 0.527 0.543 0.564 0.529
Second 0.702 0.659 0.660 0.665 0.688 0.718 0.747
Third 0.710 0.701 0.734 0.744 0.774 0.799 0.815
Fourth 0.701 0.723 0.762 0.793 0.833 0.854 0.872
Top 0.721 0.772 0.812 0.852 0.885 0.898 0.919

Age 75+

Income quintile
Bottom 0.595 0.442 0.433 0.437 0.462 0.502 0.489
Second 0.656 0.565 0.560 0.557 0.569 0.609 0.635
Third 0.686 0.631 0.619 0.615 0.658 0.685 0.719
Fourth 0.674 0.625 0.645 0.671 0.715 0.763 0.788
Top 0.696 0.676 0.697 0.730 0.793 0.834 0.851

Note: The 1976 Census of Population did not collect income information.
Source: Census of Population, 1971, 1981, 1986, 1991, 1996, 2001, and 2006.

Another factor associated with differences in homeownership is family structure. Within similar
income levels, ownership rates vary by family type; this variation is likely the result of the
specific housing needs associated with differences in conjugal relationships and childbearing
activity.

Non-family individuals had the lowest ownership rate within each income quintile in every age
group. However, the difference in the homeownership rates of non-family individuals and other
family types has been reduced significantly over the last 30 years (Text table 4). This is because
ownership rose at a much faster pace (although not necessarily by a larger percentage-point
increase) among non-family individuals than among other family types in the second-highest
income quintile within each broad age group (with the exception of the 75+ age group). For
instance, in the 20-to-34 age group, ownership rates of non-family individuals in the top income
quintile has grown from 12.5% to 60.4%, an increase of 48 percentage points in the last 35
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years, compared with an increase of 29 percentage points—from 65.4% to 93.6%—among
couples with children.

The overall homeownership rate for Canada over this period increased also as a result of a shift
in the composition of the overall population to one with a greater proportion of individuals whose
homeownership rates were increasing. The share of non-family individuals grew substantially in
two working-age groups (age 35-t0-54 and age 55-t0-64). As non-attachment to family becomes
more common, it may also be considered a less transient status, at least with respect to the
purchase of a home.

In short, non-family individuals with higher incomes were much more likely to purchase homes
in 2006 than the same age group had been three decades earlier. Among young adults and the
prime-working-age group, non-family individuals in the top income quintile had a much higher
ownership rate than couples with children in the bottom income quintile in 2006. This is a
complete reversal of the pattern found in 1971, when non-family individuals had low ownership
rates regardless of their income levels (Text table 4).

Despite the changes that non-family groups have experienced over time, a higher
homeownership rate is associated with conjugal relationships and the presence of children than
with non-family individuals. The relative importance of the first two factors, conjugal
relationships and the presence of children, varies by age and income. Among young adults
aged 20-to-34, the presence of children is associated with a higher level of homeownership than
is a conjugal relation alone. While couples with children had the highest ownership rates in
every income quintile, lone parents also had much higher ownership rates than did couples
without children in the second, third, and fourth income quintiles. This pattern was consistent
from 1971 to 2006. Female lone parents in the bottom income quintile had lower ownership than
did couples without children. Since young female lone parents were concentrated mostly in the
bottom income quintile, their overall ownership rate was low.

In the prime-working-age and pre-retirement-age groups, conjugal relation is more important
than the presence of children in influencing ownership. Female and male lone parents are
spread across the income distribution and tend to have much lower ownership rates than
couples with or without children, especially in the bottom two income quintiles. In the prime-
working-age group, the presence of children remains an important differentiating factor of
ownership between couples with children and couples without children, with the latter group
having a lower rate. In the pre-retirement age group, the presence of grownup children makes
no difference in ownership among couple families.

Similarly, ownership rates vary little by the presence of adult children in the 65-to-74 age group,
but in the 75+ age group it is associated with a difference of a few percentage points. In both
age groups, only a small share of families has children present, and the dominant family
structures are couples without children and non-family individuals.

Interestingly, the share of couples with children increased the most in the two upper-income
quintiles among senior-aged households (aged 65 or over) and by 2006 was much higher in the
upper-income quintiles than in the lower-income quintiles. The same pattern holds in the pre-
retirement age group (55-t0-64). These results suggest that the rising trend of adult children
residing with their parents occurred mostly in high-income families. Overall, in retirement ages,
ownership rates in the upper-income quintiles are high regardless of family type.
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6 Owned homes as a public good for household members

Owned homes serve a dual function: each owned home constitutes an asset and provides
consumption goods for the household. While the home may not be owned by all members of the
household, all participate in consuming the services (i.e., the shelter and the associated local
amenities) provided by this asset. Put differently, this means that an owned home is a ‘public’
good for both owners and non-owners in the household. Non-owners include: children and
youth living with their parents; relatives and friends living with the family; and seniors living with
their adult children.

In the previous sections, we examined ownership at the level of household primary maintainers.
Here, we broaden our sights by examining the share of individuals who live in owned homes.
The percentage of women and men who are members of households living in owner-occupied
dwellings is presented in Charts 4 and 5 (also Text table 5).

A comparison of Chart 1, which is based on households, and Charts 4 and 5, which are based
on individuals, reveals that young adults in their early 20s, particularly men, are mostly likely to
live in homes not owned by them. For instance, among those born in 1976-1980, while only
15% of household maintainers aged 20 to 24 own homes, 62% of men and 56% of women in
this age group live in owner-occupied houses. Men tend to form conjugal relations later than
women and as a consequence may reside in their parents’ homes a year or two longer.

There is a trend of a rising share of people in their early 20s living in owner-occupied homes,
even though there is no long-term, consistent rise in ownership among young households. This
reflects the fact that fewer people in their early 20s leave their parents’ homes than used to be
the case. Over the last 35 years, more people in this age group lived with their parents. The
share of people in their early 20s living in owner-occupied homes rose from 31% to 56% for
women and from 52% to 66% for men.

The gap between the share of those living in owned dwellings and ownership rates at the
household level declines rapidly with age. For women, the gap by and large disappears by their
late 50s and remains very small in later ages. In comparison, for men the gap drops until their
later 50s, but rises again in their later years.
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Chart 4
Women members of households living in owner-occupied dwellings
proportion
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Chart 5
Men members of households living in owner-occupied dwellings

proportion
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7 Conclusion

There is a strong regularity in the age profile of homeownership across generations of
Canadians that is evident in data from Canadian censuses of population conducted between
1971 and 2006. Homeownership rises quickly with the age of household maintainers in the
period before the age of 40, and continues to climb thereafter at a slower pace until reaching the
plateau near retirement age. The homeownership rate changes little in the early years of
retirement but starts declining in a person’s late 70s. Thus the majority of seniors continue to
receive the services associated with homeownership for more than 10 years after the age of 65.

We observe that the level at which homeownership plateaus has risen steadily across birth
cohorts since the 1970s. The peak level of ownership rose from 73% for those born in the early
1910s to 78% for those born during WWII. Today, over three quarters of Canadian households
own their homes by the age of 65. Given that those born in the 1950s have surpassed earlier
cohorts in ownership rates by age 50, it will be interesting to see whether the plateau for this
age group will be higher than that for earlier cohorts at age 65.

Family income has been closely related to both the level of homeownership and the increase in
homeownership since 1971. There was a substantial difference in homeownership across
income quintiles throughout the period; this difference increased over this time, as a result of the
fact that the homeownership rate declined for the lowest-income group but rose for higher-
income groups.
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Families with children were the most likely group to own a home in 1971, and this trend
continued into 2006, but the difference with other groups in this respect has declined over time.
The likelihood of homeownership increased at a greater rate for couples without children and for
non-family individuals over this period. The proportion of these two groups in the overall
population also increased over this period. While these two groups still were less likely to own a
home than were couples with children, the increase in the ownership rates of these two groups
offset the effect of the shifting composition of the overall population to the two groups with lower
ownership rates.

Owned homes provide shelter and the associated local amenities for both owners and non-
owners in the same household. Young adults in their 20s and 30s, particular young men, tend to
benefit the most from the housing services that derive from homes owned by others—in most
cases, their parents. The tendency of adult children to remain living with their parents has
increased over the last three decades.

Appendix
Data and measures

The data for this study are drawn from the Census of Population master micro-data files
consisting of the 1/3 sample of the Canadian population for 1971 and 1976, and the 1/5 sample
of the Canadian population for 1981, 1986, 1991, 1996, 2001, and 2006. We exclude residents
in collective dwellings and Indian reserves in all censuses, by reason of the absence of
historical comparability with Indian reserves. Before 1986, Census data files included dwellings
on Indian reserves and classified them as either owned or rented. In the 1986 Census of
Population, dwellings on Indian reserves were not included in the universe of the tenure
variable. Starting from the 1991 Census of Population, dwellings on Indian reserves have been
included in the universe of the tenure variable as a separate category named band housing
(neither owned nor rented).

We calculate ownership rates at both the household level and the individual level. At the
household level, we pick the primary household maintainer to calculate ownership rates by age,
family income, and family structure. The definition of the household primary maintainer varied
across censuses. In the 1971 and 1976 censuses, no information was collected on household
maintainers, but a household head was identified. In those Census years, the head was the
husband if both husband and wife were present, the parent if living with unmarried children, or
any member of a group sharing a dwelling equally; a person occupying a dwelling alone is
always reported as the household head. In the 1981 and 1986 censuses, the household
maintainer was the one, or one of the persons, in the household who paid the rent (or mortgage)
and taxes, electricity, etc., in order to maintain the dwelling.

In the 1991 to 2006 censuses, respondents in private households were able to identify more
than one person as responsible for the shelter expenses. A primary household maintainer is
identified as the first person listed in the question “Who pays the rent, or mortgage, taxes,
electricity, etc., for this dwelling?” Comparisons with earlier censuses can be carried out using
this variable of the primary household maintainer.
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Text table 1
Homeownership among household primary maintainers

Age grou
Birth cohorts 20to24 25t029 30to34 35t039 40to44 45 tog49g 509[0 54 55t059 60to64 65t069 70to 74 75+
proportion
Total population
1906 to 1910 0.707 0.673 0.632 0.575
1911 to 1915 0.721 0.705 0.682 0.656 0.587
1916 to 1920 0.728  0.731 0.723 0.710 0.681 0.623
1921 to 1925 0.721 0.743 0.748 0.739 0.725 0.716 0.663
1926 to 1930 0.696 0.744 0.759 0.760 0.753 0.748 0.743 0.680
1931 to 1935 0.641 0.730 0.757 0.763 0.764 0.764 0.765 0.753
1936 to 1940 0.527 0.690 0.742 0.751 0.762 0.765 0.773 0.772
1941 to 1945 0.332 0.608 0.703 0.728 0.743 0.754 0.770 0.778
1946 to 1950 0.146 0434 0615 0.678 0.714 0.733 0.760 0.780
1951 to 1955 0.203 0422 0575 0.652 0.694 0.735 0.768
1956 to 1960 0.192 0.387 0.554 0.636 0.700 0.748
1961 to 1965 0.169 0.366 0.535 0.647 0.720
1966 to 1970 0.142 0.350 0.546  0.669
1971 to 1975 0.148 0.370 0.592
1976 to 1980 0.164  0.422
1981 to 1985 0.215
Canadian-born only
1906 to 1910 0.697 0.665 0.627 0.572
1911 to 1915 0.717  0.698  0.681 0.656  0.586
1916 to 1920 0.725 0.724 0.718 0.707 0.678 0.622
1921 to 1925 0.713  0.731 0.734 0.730 0.714 0.706 0.654
1926 to 1930 0.690 0.731 0.748 0.749 0.741 0.737 0.733 0.665
1931 to 1935 0.640 0.717 0.746  0.752  0.751 0.753 0.753  0.740
1936 to 1940 0.535 0.683 0.738 0.744 0753 0.758 0.766  0.763
1941 to 1945 0.342 0.609 0.710 0.729 0.741 0.753 0.766  0.771
1946 to 1950 0.148 0433 0.625 0.683 0.716 0.737 0.760 0.774
1951 to 1955 0.199 0428 0583 0.662 0.710 0.748 0.772
1956 to 1960 0.193 0.393 0.568 0.661 0.722 0.760
1961 to 1965 0.170 0.375 0.561 0.675 0.740
1966 to 1970 0.142 0.363 0.575 0.698
1971 to 1975 0.149 0.380 0.617
1976 to 1980 0.162  0.429
1981 to 1985 0.212

Note: Information on immigrant status was not collected in the 1976 Census of Population. To estimate homeownership for the Canadian-
born in the 1976 Census of Population, we excluded those whose mother tongue was not English, French, Native Indian, or Inuit as
a proxy for immigrants. The resultant Canadian-born sample included immigrants whose mother tongue was English or French but
excluded the Canadian-born who reported a mother tongue other than English or French.

Source: Census of Population, 1971, 1976, 1981, 1986, 1991, 1996, 2001, and 2006.
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Text table 2
Homeownership rates among household primary maintainers aged 20 and over
by broad age groups, 1971-2006

1971 1976 1981 1986 1991 1996 2001 2006
proportion

Total population

All ages 0.603 0.623 0.625 0.626 0.630 0.640 0.663 0.689
20 to 34 0.361 0.443 0.446 0.426 0.419 0.410 0.414 0.460
35to 54 0.695 0.726 0.738 0.724 0.711 0.699 0.709 0.729
55 to 64 0.715 0.718 0.736 0.750 0.758 0.764 0.772 0.779
65 to 74 0.689 0.661 0.661 0.685 0.706 0.733 0.754 0.763
75+ 0.657 0.610 0.571 0.575 0.587 0.623 0.663 0.680

Canadian-born

All ages 0.593 . 0.615 0.616 0.622 0.640 0.664 0.688
20to 34 0.363 . 0.442 0.428 0.426 0.423 0.423 0.466
35to 54 0.692 . 0.734 0.722 0.711 0.710 0.725 0.745
55 to 64 0.708 . 0.727 0.740 0.746 0.755 0.766 0.773
65 to 74 0.673 . 0.659 0.684 0.697 0.723 0.743 0.752
75+ 0.655 . 0.566 0.572 0.586 0.622 0.654 0.665

Immigrants

All ages 0.636 . 0.664 0.667 0.662 0.642 0.660 0.690
20 to 34 0.351 . 0.467 0.414 0.365 0.330 0.361 0.422
35to 54 0.709 . 0.750 0.731 0.712 0.658 0.651 0.673
55 to 64 0.737 . 0.770 0.780 0.796 0.789 0.788 0.797
65 to 74 0.717 . 0.666 0.692 0.734 0.762 0.786 0.794
75+ 0.660 0.579 0.582 0.588 0.626 0.689 0.719

Note: Information on immigrant status was not collected in the 1976 Census of Population.
Source: Census of Population, 1971, 1976, 1981, 1986, 1991, 1996, 2001, and 2006.
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Text table 3
Average adult-equivalent-adjusted family income by age and family-income
quintile (within age group)

1971 1981 1991 2001 2006

Average adult-equivalent-adjusted family income in 2005 dollars,
rounded to the nearest 10

Age 20 to 34

Income quintile
Bottom 8,430 10,750 10,420 9,520 10,340
Second 18,590 24,410 24,480 23,850 24,370
Third 25,490 33,710 34,820 35,080 35,980
Fourth 33,980 44,700 46,750 48,030 49,640
Top 55,090 71,390 76,460 82,400 87,970

Age 35 to 54

Income quintile
Bottom 8,310 12,120 13,290 12,460 12,770
Second 18,640 26,870 29,110 28,080 28,570
Third 25,880 36,810 40,150 39,770 41,120
Fourth 34,640 48,510 53,200 53,640 55,920
Top 60,350 81,760 90,420 97,650 108,060

Age 55 to 64

Income quintile
Bottom 6,240 9,710 10,600 10,750 12,310
Second 16,950 23,100 24,790 25,830 28,320
Third 25,940 34,480 36,700 38,270 41,220
Fourth 36,040 47,510 51,100 53,330 57,120
Top 66,710 84,830 95,670 104,430 119,630

Age 65 to 74

Income quintile
Bottom 6,430 11,490 13,680 14,790 15,210
Second 11,330 16,670 19,750 21,270 23,150
Third 17,720 22,760 27,650 29,450 32,160
Fourth 27,160 33,750 39,640 41,120 44,160
Top 56,280 69,310 80,380 81,910 92,260

Age 75+

Income quintile
Bottom 6,470 11,550 13,620 14,720 15,190
Second 9,920 14,620 17,250 19,130 20,500
Third 14,210 18,380 22,320 25,310 27,890
Fourth 23,120 27,780 33,690 36,630 39,370
Top 50,640 61,370 73,470 72,950 81,540

Note: Adult-equivalent-adjusted family income is calculated by dividing total family income by the square root of family size.
Income quintiles based on adult-equivalent-adjusted family income are derived from all people (regardless whether they
are household primary maintainers) within each broad age range.

Source: Census of Population, 1971, 1981, 1991, 2001, and 2006.
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Text table 4
Homeownership by age group, income quintile, and family type

Age 20 to 34 Age 35 to 54
Distribution by family Ownership rate’ Distribution by family Ownership rate’
type1 type1
1971 2006 1971 2006 1971 2006 1971 2006
percent

Income quintile

Bottom

Family type
Couple with children 60.3 20.7 42.3 37.4 65.1 35.8 71.6 63.3
Couple no children 8.3 10.2 18.9 19.4 6.6 8.1 62.6 57.0
Female lone parent 13.7 22.3 16.1 14.4 14.5 21.0 40.7 35.3
Male lone parent 1.7 1.0 291 24.6 2.0 3.3 51.4 45.3
Non-family individual 16.1 45.8 9.1 13.6 11.8 31.8 41.6 30.2

Income quintile

Second

Family type
Couple with children 74.7 38.1 43.4 58.9 78.6 50.8 72.4 81.5
Couple no children 9.5 16.5 17.7 26.8 6.6 10.5 63.6 68.8
Female lone parent 2.7 9.0 19.5 33.4 6.1 14.6 48.3 58.9
Male lone parent 1.2 1.3 30.9 43.6 1.8 3.8 53.4 60.2
Non-family individual 11.7 35.2 7.4 20.3 6.9 20.4 34.5 42.4

Income quintile

Third

Family type
Couple with children 69.3 39.0 51.0 77.2 76.7 56.5 77.7 90.4
Couple no children 14.7 22.3 17.2 41.0 10.1 13.5 65.2 77.2
Female lone parent 1.2 2.5 19.5 53.1 4.0 7.6 51.4 73.2
Male lone parent 1.0 0.7 36.0 61.0 1.7 3.0 57.0 72.2
Non-family individual 13.9 355 7.1 31.0 7.6 19.3 321 52.8

Income quintile

Fourth

Family type
Couple with children 52.9 34.8 56.3 88.2 68.2 55.7 81.8 94.8
Couple no children 28.0 32.1 20.1 59.2 17.0 18.5 68.6 84.2
Female lone parent 0.5 0.9 29.9 67.1 2.8 4.3 55.3 82.9
Male lone parent 0.7 0.4 38.8 61.8 1.6 2.3 60.1 78.3
Non-family individual 17.9 31.8 82.5 44.6 10.3 19.2 31.3 62.8

Income quintile

Top

Family type
Couple with children 30.1 23.6 65.4 93.6 53.5 48.3 86.7 971
Couple no children 49.7 47.2 31.4 78.5 28.7 28.6 71.6 91.4
Female lone parent 0.2 0.3 36.6 73.8 1.7 1.7 63.1 87.9
Male lone parent 0.4 0.2 48.6 78.2 1.4 1.5 64.9 84.2
Non-family individual 19.6 28.7 12.5 60.4 14.7 19.9 324 72.5

See source and note at end of the table.
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Text table 4 (continued)
Homeownership by age group, income quintile, and family type

Age 55 to 64 Age 65 to 74
Distribution by family Ownership rate’ Distribution by family Ownership rate’
type1 type1
1971 2006 1971 2006 1971 2006 1971 2006
percent

Income quintile

Bottom

Family type
Couple with children 23.6 12.3 82.2 751 5.7 4.4 80.8 75.4
Couple no children 28.6 26.1 78.2 77.6 28.8 26.7 79.2 75.3
Female lone parent 8.1 59 58.8 48.0 3.5 4.1 65.0 57.5
Male lone parent 1.6 1.8 67.8 50.3 1.0 0.9 75.3 54.2
Non-family individual 38.1 53.9 54.4 39.8 61.0 63.9 53.5 41.9

Income quintile

Second

Family type
Couple with children 321 19.8 79.9 84.8 5.5 6.6 83.0 83.7
Couple no children 37.6 41.2 74.5 85.5 55.9 52.7 77.4 84.1
Female lone parent 7.3 5.9 60.4 63.6 0.4 3.7 67.4 68.6
Male lone parent 1.7 1.9 64.7 66.0 1.0 0.9 67.8 71.0
Non-family individual 214 31.3 52.1 56.3 34.0 36.2 56.9 60.4

Income quintile

Third

Family type
Couple with children 28.7 23.7 81.5 91.1 7.4 9.2 83.3 87.9
Couple no children 46.8 44 .4 74.4 88.9 55.1 54.4 78.3 88.8
Female lone parent 5.7 4.9 62.6 75.7 0.5 4.2 64.3 73.7
Male lone parent 1.6 1.8 66.4 72.5 1.3 1.0 73.9 73.0
Non-family individual 17.2 25.3 46.7 64.4 31.6 31.2 56.3 68.4

Income quintile

Fourth

Family type
Couple with children 23.7 27.8 83.6 94.7 7.1 11.8 81.4 92.4
Couple no children 53.8 46.6 76.7 92.4 58.1 57.2 76.0 92.0
Female lone parent 4.6 4.1 62.6 84.5 0.7 4.5 67.2 83.3
Male lone parent 1.6 1.8 68.5 81.3 1.6 1.3 71.9 77.6
Non-family individual 16.4 19.7 47.7 71.9 26.4 252 54.6 75.5

Income quintile

Top

Family type
Couple with children 17.7 27.6 87.6 97.7 5.3 13.3 86.6 96.2
Couple no children 61.7 52.8 78.9 95.4 60.4 59.9 77.6 95.3
Female lone parent 3.2 21 68.7 90.3 0.7 3.7 70.5 89.7
Male lone parent 1.5 1.4 741 86.3 2.1 1.3 78.9 87.1
Non-family individual 15.9 16.1 49.6 78.3 24.7 21.8 55.1 81.0

See source and note at end of the table.
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Text table 4 (concluded)
Homeownership by age group, income quintile,
and family type

Age 75+
Distribution by family Ownership rate’
type1
1971 2006 1971 2006
percent

Income quintile

Bottom

Family type
Couple with children 1.4 1.7 82.1 76.5
Couple no children 12.4 121 78.0 68.8
Female lone parent 4.7 5.3 73.0 65.3
Male lone parent 1.6 0.9 82.6 74.2
Non-family individual 80.0 80.1 55.2 441

Income quintile

Second

Family type
Couple with children 1.3 25 82.1 84.3
Couple no children 50.9 35.1 74.2 75.8
Female lone parent 3.6 4.6 71.0 72.7
Male lone parent 1.4 0.8 76.8 77.9
Non-family individual 42.8 57.0 54.3 54.3

Income quintile

Third

Family type
Couple with children 2.0 4.4 81.4 87.5
Couple no children 50.5 40.9 76.3 82.0
Female lone parent 5.6 6.1 72.8 77.8
Male lone parent 2.0 1.4 82.0 77.4
Non-family individual 39.9 47.2 57.1 61.1

Income quintile

Fourth

Family type
Couple with children 2.7 6.5 85.4 90.7
Couple no children 43.7 43.4 74.8 86.7
Female lone parent 11.7 8.1 68.7 81.4
Male lone parent 3.4 1.8 76.6 85.1
Non-family individual 38.5 40.2 56.7 67.8

Income quintile

Top

Family type
Couple with children 1.6 6.7 90.5 95.4
Couple no children 40.6 46.4 75.4 90.7
Female lone parent 17.6 7.2 72.5 88.1
Male lone parent 5.4 2.2 79.5 91.1
Non-family individual 34.8 37.6 59.1 75.7

1. Figures are rounded and therefore may not total 100% exactly.
Source: Census of Population, 1971 and 2006.
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Text table 5
Share of individuals living in owner-occupied dwellings

Age group
Birth cohorts 20to24 25t029 30to34 35t039 40to44 45t049 50to54 55t059 60to64 65t069 70to 74 75+
proportion
Women
1916 to 1920 0.735 0.733 0.724 0.704 0.673 0.619
1921 to 1925 0.741 0.758 0.760 0.750  0.731 0.718  0.663
1926 to 1930 0.732 0.768 0.778 0.777 0.765 0.757 0.750  0.681
1931 to 1935 0.698 0.762 0.784 0.787 0.786 0.783 0.779 0.766
1936 to 1940 0.620 0.737 0.778 0.781 0.791 0.791 0.797  0.792
1941 to 1945 0.476 0680 0.754 0.769 0.779 0.787 0.801 0.805
1946 to 1950 0.424 0563 0.692 0.734 0760 0.774 0.798 0.813
1951 to 1955 0.475 0556 0659 0.716 0.749  0.781 0.809
1956 to 1960 0.489 0529 0.642 0.704 0756  0.797
1961 to 1965 0.514  0.521 0.630 0.717  0.777
1966 to 1970 0.514 0512 0639 0.735
1971 to 1975 0.541 0.528 0.671
1976 to 1980 0.558  0.573
1981 to 1985 0.603
Men
1916 to 1920 0.766  0.782  0.787  0.791 0.778  0.755
1921 to 1925 0.755 0.788  0.801 0.800 0.800 0.800 0.779
1926 to 1930 0.730 0.785 0.805 0.811 0.812 0.814 0819 0.788
1931 to 1935 0.677  0.771 0.802 0.810 0.815 0.817 0.826  0.825
1936 to 1940 0.576  0.735 0.790  0.801 0.809 0.813 0.827 0.834
1941 to 1945 0.433  0.661 0.756 0.782 0.796 0.803 0.820 0.833
1946 to 1950 0.530 0528 0.677 0.738 0.770 0.785 0.808 0.828
1951 to 1955 0.553  0.531 0.647 0713  0.751 0.786  0.814
1956 to 1960 0.563 0.523 0.629 0.701 0.756  0.795
1961 to 1965 0.598  0.511 0.616  0.706  0.768
1966 to 1970 0.590 0517 0.623 0.722
1971 to 1975 0.612 0.534 0.659
1976 to 1980 0.623  0.579
1981 to 1985 0.652

Source: Census of Population, 1971, 1976, 1981, 1986, 1991, 1996, 2001, and 2006.
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Chart 6

Ownership rates among Canadian-born household primary maintainers
proportion
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Chart 7
Housing market conditions and unemployment rates, Canada
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Sources: The data for this chart are downloaded from Statistics Canada CANSIM tables 176-00431, 027-00111, 327-00051,
282-000211, and 384-0035. The bank rate is the rate of interest that the Bank of Canada charges on one-day loans
to major financial institutions. Mortgage rates follow the bank rate closely. The real housing price index is based on
Statistics Canada’s new-housing price index, corrected for inflation by the Consumer Price Index (following Fauvel
2005). Vacancy rates are based on apartment structures of six units and over in census metropolitan areas, as
complied by CMHC. The unemployment rate is based on the labour force aged 15 and over.
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