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Executive Summary

CanadaOs housing crisifaismore severe thamostpeople realizeThe fundamental problem is an excess of
moneypouring intothe housing markdtom various sourcesombined with an abdication of responsibility by
all levels of government fathe pasB0 years

There are many ethe-ground solutionsgemonstratingpositive was to build affordable housing.nd there are
sevan newhousingrelatedtaxes that could raise the funds needed for a masspension of affordable
housing

The fundamental causd the problenis theexcess of funds flowing into the markathd untilthisis solved
house prices will continue to risepdmostothersolutionswill seemlike neverendingsandbagging.

The money supplyroblem can be solvedh& money can bebtainedo restoresafe, sustainable, socially
designed affordableousing as &indamental humaright.

And by establishing aiAffordable Housing Social Justice Connectpermanenthundredyear solution can be
put in place that will guarantee that Canada need never confront a housinggaisis

What is Happening?

What on Earth ifappening? fieexplosion of housingricesin Vancouver and Victorig crazy,butthesame
thing ishappeningn manycities around the worldhot just the big onelske Toronto, LondonBerlin, Paris,
Stockholm,New York, San Franciscand Mumbabut also smaller communities lilkeelowna andNashville,
Tennessedn Australia, in 2014, house prices rose by a whopping 121%.
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There are signs that the sid is endemiacrosshe developedvorld, which makes it likely thereOs a common
caus€ During 2015, single family housgrices in \Ancouver rose by 3%. In Tsawwassen they robg 41%; in
Richmond by 36.5%n June 2016a very unremarkable 2,400 square fodite¢iroom bungalow with a
basement on West 9%ve in Vancouvewason the market for $5.5 milliohThe bubble is now beginmgrto
slow, but by nowheraearenough to make a difference.

The housing crisis is far more serious than most people realize, and it callsriadhaing solutiosisimilar in
scopeto the way CanadaOs healthcare crisis was solved in the 1960s by publicly funded universaiehealth

Thirty years agoif you had a reasonable incontlee gap between rentireand owning was bridgeabl€oday, in
many parts of Canada, it is not. In 1976, it t&ofears to save enough for a 20% deposit on a mortjageay,
it takes16 years for a British Columbian to do the sar28years in Vancouvefhis poses dugedanger to
the fabric ofCanadiarsociety’

Over the past 15 years, theerage Vancouvérousehol®sncomehas grown byust 10.75%, whilg¢he cost of
housinghas growrby 172% (inflation adjustedjOver the same periodprontoOs housimgicesgrew 188%
while themedian income grew by just 0.38%.

They will never inherit

For hereOs theitigN a third of Canadians dornfn propertyandnor do their parents, so theyll never

inherit Unless they win the lottergr start some genius new busindssy will beforced to renfor life,

constantly on edg@art ofthe permanent minority of renters, feeding money to property owners on the other
side of the divide for as long as they live.

Thehighrents and real estate prices are also driving young families out of the city, resulting in school closures
that are disruptive fathe remainindamilies, and tiresome commes cuttinginto thetime parents havavith

their children.Theyalsoincreasehe pressures on the more vulnerable, who resort to couch surfing or living in
their parentsO basements] tire supewvulnerable, who arbving in the bushes and on the stre@tsluding

seniors, veterans, First Nations men and women, and families vilidhech 1t©s a miserable cascade of

suffering.

What does it do to eountrywhen a third of its people are unable to own a HoRenters feel more
disenfranchised. They vote less, dhdir needs rarelgeceive attentioin CanadaOs legislaturediere amost

all politicianslive on the properowning side of the divideOn one sidef the divideyou borrow money to buy
property On the other, you pay retttthe property ownersThe money flows one way, all the tine@nstantly
increasing thgap betweeithe two sides

With fewerCanadiansble to buythe rental vacancy raté Victoria and Vancouveareapproachingerq
promptinghigher rentsbidding wars by desperate familiesuchsurfing, millennials living in their parents®
homesandhomelessness40% ofCanadians who reispend more than 30% of their household income on rent
and utilities, the levalleemed affordabl0% spendmore than half their incomeftenhavingto choose

between pying he rent and feeding tamily.?

In Britain, wherespeculativesovereign wealth funds invested $26 billion in UK property in 29tdng
families have been shut out of rental affordability in-thivds of the country In America, a $15 to $2Bourly

wage is needed in many states to affarental unit’ In Vancouveryou need an annual family income of
$152,000 to buy a hous@016 data)

What are the Fundamental Causes?

So whatis behindit all? Thereareeightcontributingcauses
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1. An excess of bank money entering the property ma8iate the 1980s, and especially since 2008,
there has beenfar more rapid increase in the creation of moneyh®banks tharthe growth in GDP
needed to absorb it. For a variety of reasons the Bulksomoneyis beinginvestedn the housing
market,including through popular and easy home equity lines of credit. This hasrfleging the
supply oLmoney beyond the capacity of domstruction industryo absorb it, resulting iproperty price
inflation.

2. The ability ofnon-Canadians$o buy poperty in Canada with few restrictions, further inflating prices.

3. Thechoice byCanadians witthigherdisposable inconso investtheirinheritancesn housing further
inflating prices.

4. The trend towardthe commodification of housing, allowing wealthy people and investment funds to
treat housing as an investment commodity.

5. Thefailure of successive governmentdrwest inaffordable housingjeferring to private property
developers and the market.

6. Thefailure of successive governmemsaddress the growing crisis pdverty andncome inequality.

7. The failure ofsuccessive governmerttsend tax evasioandto regulate againgtroperty purchassor
tax-evasion purposes

8. The failure ofaffordablehousing advocates to mobilize those who affesng from the housing crisis
andhelpthem organiz¢hemselvento anoisy, visible political force.

In Capital in the TwentFirst CenturyThomas Piketty showed whhacking government intgention,

inequality in our modern societiesill continue tancreaseAs long ashe rate of return on capital is higher than
the rate of growtlof the economyhe demonstrate@ndunless there are policies to correct the imbalance,
inherited and storedealth will grow faster than earned wealttonstantlyincreasing the level of inequality

Among therelativelywell-off there are many who enjmoodsalaries, gnerousannualbonusesnd good
pensionsAs well as buying homes fohemselveshey invest somef their wealth in propertyincludingsecond
homesand investment properties. If ten people vsithilarincomes compete to buy a house, the value of the
house wonOt shift much. But if three can pay a lot rharethe ther seven, thewill push the prie out of reach
of theseven And if two people with identical incomes and dewayments both want to buy the same house, it
will go to whoever can persuade their bank to issue the largest loan.

Two-thirds of Canadians have parents who own propertydeath being what it isooner or later they will
inherit without needing to pay inheritance taxgsyingcapital gains taxnly on half the value ainy secondary
residenceOver the next decade, CIBC reports that the boomer geneagiabetween 50 ah75 will inherit

$750 billion,massively increasing their disposable incomach of which ill flow into the property market
inflating prices™ As any economist will explain, if you irease the flow of money into timearketfor
somethingwithout increasing the supply, the prieél rise Some developers argue that the solution is simply to
build more housing, but with the housing crisiing a global conditignitOs a lot more complicated than that.

All this is aided by thevay we albw banks tareate new credit at thadick of a mouseand sell the money at

interest The more they lend, the more profit they earn through the interest charged. This is a blessing, since it
enables people to buy homes and build busineasd#0Os a cuessince itincreaseshe social divide, andhen
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it fuels a bubblét can destabilize the entire economy, leavingphblic to bail ot the banksashappened in
variouscountries in 2008

For many years, investors have been treating housingecalative commoditybuy for $1 million, sell for
$1.2 million in ayearO8me = 20% ROI. They have been riding the wave of housing price inflation, feeding the
inflation to their benefit, but to the loss of everyone who needs to rent or buy an laliédndene.

Into thisflooding lakeof bankmoney wecanaddmoney frominheritances, antbreignmoney which in BC is
chiefly from China China has more than a millignillionaires,manyof whomreportedly want to live
somewhere less pollutédChinads wobbly stock exchargescausednanyto seek better returns overseas, and
the weak Canadian dollanmbined with the Chinese yu@slevaluatiorhas drivermany to Canada,

encouraged by Vancouver realtors who market specifically to.th# you live in one ofChinaO#orrid, noisy,
pollutedcities, VancouverOs lyrically leagfreetanust seem like paradise.

As Bill Tieleman wrote in The Tyee, the National Bank of Canada has estimated that Chinese buyers spent $12.
billion in Vancouver in 2015, @ounting for about onthird of all sales, part adinestimatedJS$1 trillionthat
left China in the last 18 months seeking safe investri2nts.

To themix of suspectsve mustaddthe global failure of governments to regulate and abolish the tax havens,
both offshore in places such Rarbados anthe Cayman Islangand within countries such as the US,
Switzerland and Lichtenstein. Thigrasiticcancer on the global econoralfowstax-evading millionaires to use
shell companies to launder their money through prop@then you enter OVancouveréRanama Papers
search engineGreater Vancouvdrsts fifteen times more addresses per populatin Edmontonindicating
tax-evading shell companies where the beneficial owners are hiding their.fames

And to add grit to the wound, AirBNBs are eating into rental availabsitycepropertyowners can generate
more income from shoiterm rentalghan from secure longerm rentalswithout having tdbother withthe
Residential Tenancy Acn Vancouve67% of the listedAirBNBsN 3,179 unit8l are fullapartments or houses
that might otherwise be in the permanent rental gadlofino, people arsleeping in the woods because rental
units have been converted to AirBNE

What Is To Be Done?

#1: Develop aComprehensive Housing Strategy

The solutios begin witha comprehensivéederal/provinciahouwsing strategyhat will end the crisis once and
for all, and ensure that every Canadiasguaranteed accessa clean,safe, securesustainable, affordable
home We need to approadhe housing crisisvith the same level of ambiticdhatTommy Douglas approached
the healttcare crisis in Saskatchewan the 19508l as an emergency that needsig picture, radical solution,
something thabr. Paul Kershaw from UBC and project Generation Squkaxe beemrguing'®

The federal and provincial governmented taackletheroot causes of the problem

(1) Endthe excess supply of mon#yatOfoodinginto the housing markétom banks, inheritances, and
overseas buyers

(2) Gathera large pool ohewrevenuego financea majoraffordable housingonstructiorprogram

(3) Createan Affordable Housing@ocial Justic&€€onnectotto provide a permanedb0-year solution to the
problem.

Canadiansieed toagree that housing is a basic Charter rigitnadzhas etified the 1976 UNnternational
Covenant on Economic, Social and CultitRaghts, which states that the parties to the covenaabg@nize the
right of everyone to an adequate standard of living for himself and his family, including adequate food, clothing
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and housing, and to the continuous foyement of living condition®but it has not extended this recognition as
a Canadian Charter right.

Thenew comprehensivetrategy needs to mala clean break with the failedsumption that development is

best left to the market, and adopt instead the principle, clearly enunciatéy<dPaul Kershaw and

Generation Squeeze, thaldhada's housing market should be regulated primarily to provide an efficient supply
of affordable, suitable homes for community members and families to live in (renting or o@iing).

The development of CanadaOs National Housing Strategy is undieteayng OLetOs Talk Housingd feedback
from many Canadiarfd

#2.Slowthe Flow of Money Into The Housing Market

Mostpeople are unaware that banks create new money whenever they make a loan, based only on the trust that
their investment will be secure. Money is not based on anything solid like gold, but on the shared belief that the
promise of fair exchange that a banterepresents will be honored. Anyone can create a new cyrtae

problem is getting iaacepted, which federal governmesupported money has achieved.

Most people aralsounaware thalike governmets in most of the western world, CanadaOs gowarnhas
abdicatedtself fromresponsibility for the creation of money excémtthe 3%that circulates as cash, printed by
the Mint at the Bank of Canada.

And mostpeople ardikewise unaware that governments have abdicated themselves of seekinde@gui
controlhow the new money that banks create is invested. Thdilne@l economic belief is thaft the economy
is left to itselfwithout government interventiothe market will fird perfect equilibrium. It may bequilibrium
for theeconomistwvith a secure homdut not forthosewhose hopes afver owninga home have gone up in
speculative smoke, who canOt afford the escalating rents, areliving in the parentsO basement or on the
street.

When the economy failed testart after the 2008r&at Financial Crisis, central banks turned to Quantitative

Easing (QE), electronically printing trillions of dollars that they gave to the banks by buying worthless and toxic
securities off them, with thatentiontha the banks would use the monejysthe tento-one leverage that ¢h

new reserves wouldreate to lend to businesses thabuld create jobs. In practice, this didnOt happen.

Businesse didnOt want to borrositherbecause they didnOt trust the markeheywere put off by the higher

interest charges the banks required, and the banks ended up lending almost all of the new QE money to investo
and speculators in commodities and the housing market.

From the bankerOs perspective, it is easier and lessarigidtito the housing market, sincgeopertycan be
sold if the buyer default§¥hen they lend to a business, where the owner may have limited liability, if the
busines flops the owner can walk awand the bank is left holding a worthless assett $edomes second
nature for the banks to lend into a risipdce housing market, driving prices higher, than to lend to a business.

There are three ways in whielgovernment can rassert contl over the creation of credit:

1. It cantakeback sovereigicontrol overcredit creation from the bankas proposed by Positive Money in
the UK, Monetative in Germany, Vollgeld in Switzerland, Sensible Money in Ireland, and the American
Monetary InstituteThis approach is supported Bgmenew economist(eg May Mellor), and opposed
by otheis (eg Ann Pettifor). M persmal response is to opposelit the absence of the banks creating
new money, it would need to be managed by a committee of some kind, likely composed of technocrats
and economistsyhich Ann Peftfor suggess is the road to autocracy. The losslaf-to-day credit
liquidity would also threaternormous harm to the everyday working of the econBmy.
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2. It canlearn fromGermaryOxamplewhere following Article 16 of th@fandbriefAct a mortgage
camotbeoffered onthe current value of a propetytonly on its longterm permanent features under
normal market contibns. This loarto-value ratio, combined with secure regulated rental marlkat
a 60% value cap on mortgadess resulteéh lower property valuatios, lower credit requirements, and
property prices that have been stable or falling since the £870s.

3. It canengage in direct credit guidancalso known as Owindow guidanceO, setting rules as to what
proportion of new money can be investin which sectors of the economy and supjmgssmproductive
credit creation. Thikas beenvidely practicedby governments ifsouth Korea, Japan, Taiwan, and
China since Deng Xiao Ping, making it difficult or impossilll@btain credit for largscalepurely
speculative transactionandit is in large parthe cause dfheir subsequent economic succ@ss

#3. Restrict Foreign Ownership

We needto restrictthe foreignpurchase andwnership of landasMartyn Brownhas arguedoeloquentlyin
The Tyee”* We muld place amutrightbanonthe purchase of property by foreign r@sidents, as Australia
and Norway have doner do it forsix monthgo a year while we sort our policies out, as Bill Tieleman has
argued® ThepreviousBC governmentOs 158dditional property trarfier tax on foreign buyeris Metro-
Vancouver wa a welcome step in this direction.

Alternatively,we could restrict the right to bupropertyto Canadian residentsf any nationality who live and
pay taes in Canada, agony Greeham has arguefr as a solutiorio BritainOs housing crists

#4. Close the Tax Havens

Globally, Canada needs to playfarmore activdeadership role ithe workto close down té tax havensnce
and for all The eonomist Gabriel Zucman, s bookThe Hidden Wealth of Nations: The Scourge of Tax
Havens estimates that $7.6 trillion is being hidderthie havensjncluding % of CanadaQgealth,as a result of
which Canada is losing6 billion year in government revenukghe solutiorhe proposess afully transparent
international finance register, backeglpunitive trade tariffs against cotnies that refuse to cooperafe.

In the meantime, the federal gomeentcould require any company buying property in Canada to join a public
register of beneficial ownership, shimg who the actual owners areciiuldimposesevere punishments on
professional accountawnd others who enable Canadians to evade tixasjld close the loopholes and dodgy
practices that enable tavaders to buy and flip property in Canad&pitildenable local municipaligis to

impose arannualtax surcharge on properties owned by offshordieatiand ittould legislate the forcedale of

all such properties, releasing them back onto the m&tket.

Rental Price Controls

In BC, the law limits the annual rent increase for continuously occupied residential units to 2.9%, which may be
one of the best rent controls in the woilthis does not applytrental tirnovers, however, which affe80% of

Metro VancouverOs 105,000 rental units, where prices are jumping20¢d@year®

Cities canlegislaterentcontrok, asNew York has done since 1938, andSasckholm andBerlin arenow doing
to try stop rentapriceinflation, thoughtheir experience shosvthat unless the regulations arell enforced
landlords will find a way to skirt the ruleand the controlsanlead toa thriving black marke?

Adding to the muddle, developers of new rentalperties need arfancial incentive to build, senduly
restrictive rent controlmay inhibit the very thing we negdhich is more affordable rental units.

#5. UseMunicipal Powers
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Municipalitiescanuse inclusionary zoning t@quire developers to malk®%, 50% or 100%f all new unitsof
a developmemaffordable and famihfriendly, generatingnmixedincome communities.

Theycanzone forincreasediensificationof singlefamily neighbourhood® allow more townhouses

Theycan allowcarfree laneway housing and secondary suaespmpaniethy good transit, safe bikeutes,
and cassharing.

They can make it easy for ndamily members to buy a house together, owning it as Otenants in commonO.

And depending on their leppowers, theycanrequire that any new homes be marketed locally for at least six
months before being offered to foreign buyers, as the Mayor of London, UK, Sadiq Khan, has proposed.

To help tackle homelessnessymicipalitiescanalsoallow land left dle for more tham year to be used for
temporary tiny homevillagesfor the homelesdearning fromDignity Village in Portland, Opportunity Village
in Eugene, Oreggrand VictoriaOs MicroHousing Projéct

#6. A Limited Ban on AirBNBs

Vancouver is proposing t@cense shorterm AirBNB rentals within principal residences, but to deny licenses to
AirBNBs that are irseparat@partments or housggotentially releasingp to3,000units of housinginto the
permanent rental poolhe bancould be linked to the rental vacancy ratadingwhenit rises above 3.0

How Much New Housing Is Needed?

Following the 2015 Canadiai®ederal election, anfpoverty advocates and housing providers asked the
government for $3.2 hillion to renovate old units and to build 100,000 new units natioRWiiefederal
government responded with a $2.3 billisimorttermcommitment over two yeafor a variety of affordable
housing initiatives

The cost othefailure to address homelessnésestimated at $7 billion a year, because as a society we are
using law enforcement, courts and prisons, emergency healthcare, longer hospital stmergedoy shelters
instead of taking a proactive Housing First approastcities like Medicine Hat, Alberta, have déh&his is
the cost ofallowing social entropyto blossom, instead déking a preactivesyntropic approach.

Citizens for Public Juste says 3.2 million Canadians need improved housing, because they pay more than they
can afford on rent, or live in homes that are overcrowded or need major répairs.

This includes CanadaOs First Nations, for whom the Assembly of First Nations hasestimarreserve
housing shortage to be approximately 85,000 units. Aboriginal Affairs and Northern Development Canada puts
the number at 35,000 to 40,000 urins.

In Metro-Vancouver, 145,000 households spend more than 30% of their income on housmbe®arhief
economist with the Canadian Centre for Policy Alternatives, sees the need to build 5,000 to 10,000 new units a
yearin Metro Vancouvealone® For BC as a whole theis probablyneedto build 10,000 to 20,000 unisf
newaffordable housin@year.

Such amassive building programvould generate up to 22,600 new jobs for builders and the trades in BC,
assuming 1.13 jobs per apartment dhit.would also create an opportunity for solutions the climatescaisil
thegrowingproblem of lonelings. (See below.

What Will It Cost?
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10,00 to 20,000 units a yeat $250,000 per unitomes to $2.5 to $5Ihon a year less if governments
contribute landas Vancouver is offering to dapd waive the development fedéis ould finance an
ambitiousaffordable housing building programed by nonprofits. If the new revenueomesfrom targeted
housingtaxes (see below), thisould also help to cool the markéf.the development is denthrough housing
cooperatives (see belypmthe costouldbe considerably lower.

In the pot so far is the federal governme®®3 billion Affordable Housing Initiativevertwo years which
includes$500million for affordable housing unitand various other needk/39 million for First Natins
housing, $208nillion over five yeardor anAffordable Rental Housing Innovation Fund sopport the
construction of up to 4,000 affordablentalunits and$500 millionfor anAffordable Rental Housing Financing
Initiativessto provide lowcost loango municipalities and housing developers to construct affordable rental
housing:

If the federalmoneyis shared among the provinces by population, BCOs share comes to $150 millioina year.
February2016the provincial governmerannounce&365 millionin matching fundso build 2,000 unitsand in
September iadded$500 million to build a further 2,900 rental units. Taken togethelB@eommitments come

to $1 billion, providingthe funds for 5,000 units, ar2d-40% of the finance needed to buttee 10,000 to

20,000 new affordable rental unttgat are needed every year to provide a permanent solution to the crisis

CanadaOs mayors are segl#i12.6 billion over ten yeass part of the governmentOs $20 billion social
infrastructure investment, inalling $7.7 billion to maitain and repair existing unigéad $4.2 billion to build
10,000 units of housing annually across the coufitnjs comes to $1.26 billion a yefar the whole of Canada
which isinsufficient to solve the problem.

To accumulate the fundeededsevensources ohewrevenueareneededll threemunicipal,two provincial and
two federal (see below).

What Did BCOs Political Parties Offe?
¥ The Liberalspromised to build 5,300nits of affordable housing a year
¥ The GreerParty promised to build 4,000 units of affordable housing a year
¥ The NDP promised to builti14,000 units of affordablbousing over ten years, or 1Q@tunits a yeat’

#7. Housing Cooperatives

If the rew affordable housing wasganized as housing cooperatives, backeslupportive policieshe finance
mightbe able tawomelargelyfrom the market. In Sweden, some 13,000 housing cooperatives own 998,000
dwellings, providing housing for 1.6 million people, 22% of Swedppnfsation OThednantowners finance
75D80% of the development cost and the rest of the fingrisimised by the eop organiations through loans
from the banks and other private financial institutions. Tepamers can normally get a loan from the tank
equivalent to 85% of the dowpayment requiredf® If zero-interest capital loans were advanced to cooperatives
(see below), this woultlirtherreduce the cost.

Since 1976the collaborative notprofit Batir Son Quartier in Montreal has developed D0,0nits of affordable
housing half of which arén cooperatives*

Zurich, Switzerlandhas no housing crisis, @itOs chiefly becautiee city respondetbng agoto itsthen
housing crisis byffering interestree loans to buy land fahe development o€ooperative housing.oday, a
quarter of the cityOs housisgotfor-profit, 80% of which iprovided by private housing emperatives”?

Affordable housing experience in Lewishamnidon, UK, shows tha’g it is importattt include the future
owners ofan affordable housing initiative in @esigning the plans. Olnvolving residents directly in the process
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is also one way of making housing more affordable, and it does help to create a committed, localised and
engaged community*O

#8. Zero-Interest Capital Loans

The moneydoes notll needcome from new sources of revenue, since housing produces rent, enabling the
private sector to get involved@hefederalgovernment has committed $500 million to this eamtjthe

provincial government, which can borrowl®so, coulduse the federal money to offeercinterest capital loans
to developers who buil80% or100% rental buildingsandto housing coop$® The BC governmentendsat 1%
for the property tax deferral program for seniors.

Affordable Housing Bondsn use in Britain for 30 years, are also possfb®o is the development of public

banking, which has proven its ability to provide stable, successful banking in North Dakota for almost 100
46

years.

#9. An Affordable Housing Tax Levy

A municipality canenactanaffordable housing tax leviseattle haglonethis since 1981, enabling the city

build 12,500 affordable apartments, help 800 families to purchase their first home, and provide emergency rent
assistance to 6,500 families. The levy incregsegerty taxes by $122 year on a home with an assessed value

of $480,000with an exemption for homeowners whose annual income is less than $40,0f0,thodewho

are over 60, disabled and unable to work, or veterans with seslated disabilitie4’

#10. A Municipal Levy on Properties Bought by Non-Residents

There could be aadditionalmunicipal levy on properties bought through offshore compaaresby non
residents or noiCanadian taspayersat least until purchase by neesidents is restricted ended as UBC
economist Joshua Gottleib has propodgd

#11. A Municipal Levy on Empty Houses orSecond Homes

Vancouver has 10,000 empty condos, while 1,750 people are horf®#&&in Metrovancouve).*® Victoria

has a further 1400 homeless peopfendon(UK) has 50,000 empty propertiaad 6,500 homeless. ThereOs
something deeply wrongith this picture Across Canada, up to 35,000 people live in shelters or on the Streets.

According to \ancouver City Hall staff, if 20% of VancouverOs empty homes were used for rentals, it would
increase the rgal vacancy rate frorthe current extremely low level 6f6% to a healthg%.

VancouverQsewannuall% property valugax on emptypropertiessupported by 80% of VancouverQOs pepple
will cost the owner of an empty $1 million home $10,000 a year to ikesppty>"

#12 An Escalating Property Transfer Tax on High-End Properties

Provincially, there could be an escalating property transfer taxigimend properties, which woulzlsohelpto
coolthe marketin February 2016 the BC government raised the tax to 3% for the portion above $2 million, and
it could go higher.

As a result of the overheated property marttet,BCgovernmenhas been makg an unexpectekilling from
the property transfer tax: $1.49 billion in the last fiscal year, a #i%ease over the year befoamd$562
million more than the government budgefed Given the damage that housing price inflation is causing, it
appropriate thaB0% of the increaskee earmarked for affordable housing.

#13 A Housing Speculation Tax

There could b@ 10% speculation tax opropertieghatare bought and flipped quicklther changes are
needed to close various loopholes that are corrupting the real estate inehesittingsomepeopleto avoid
paying property transfer tadtogether?
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#14. Penaltieson People Who Avoid Capital Gains Tax
There could bdéinancial penaties onpeople who avoid capital gains tax by f&segaiming an investment home
as their pmary residence, with 100% of the revenue (less costs) going into the Affordable Housing Fund.

#15 A Federal Inheritance Tax

Finally, therecould bean escalatingederalinheritance tax on inheritanceser $1 million with 100%o0f the
revenuebeingused to build affordable housing to offset the way inheritahmdfousingprice inflation This
would alsohelpaddresshe deepetrendof growinginequality, although mucimore will be need#to reversit,
including a $15 minimum wagéhe end of student detzffordable childcarand major tax reforms

#16. UseCentral Bank Quantitative Easing to Invest in Housing

As explained above, private danand credit unions create new moeegry daywith few or no restrictions,

limited solely by their perceptiarof trust and risk. Central banks can also create new money, based on trust in
the country and its economy as a whole. This ability to createynOout of thin airO is an essential tool in the
arsenal of financial stability, making it possible for central banks to prop up failing banks and to inject money
into aneconomy at a time of sluggish growsince 2008he worldOs central banks have @and pumped

some $14 trilliorinto economiedn their attemps to stimulate growth, bunostof the money has gone into the
speculative housing and commodities maskieflating prices anadausing the very crisis wseekto address.

In 2015nineteeneconomists includinGteve KeenDavid GraeberAnn Pettifor,Robert Skidelsky anGuy
Standingsigned a letter to thigéinancial Times calling on tHeuropean Central Bartk adopt a more direct
approach to its quantitative easing plan. The simple truttaisf it chooses to, or is directed to do so by its
government, a central bank can stimulate the economy by the direct creation of money to bdadblaffo
housing. The governmentould create Affordable Housing Bonds and give them to local governymemis
profit housing associations and housing arapives, and the central bank would then beyltbnds
distributing the moneyin the UK, this is known as Green Infrastructure QE, or QE for P&bdple.

The Bank of Canada is a public bank, owned by tlopleeof Canada, so there is no inherent obstacle to the
government making request that it issue QE monfey affordable housing this manner.

A commonconcern that is raised when the central banksO ability to create isdisgpssed is that thiecrease

in the money supply will cause inflation, as happened in the pasewdtgovernments printed money to pay

for their warsln reality, to the extent that moneyeation by private banks for speculative purposes is pinned
back, there is room for caat bank moneicreation. It is also arguable that as long as inflation is kept under (eg)
3%, it is a small price to pay for ending the suffering and stress of millions of Canadians by solving the
affordable housing crisis.

#17. Establish a Permanent Afirdable HousingSocial Justice Connector

With
¥ the need having been established;
¥ the right to affordable housing having a strong case to become a fundamental human right in CanadaOs
Charter of Rifpts and Freedoms;
¥ the practicalitieso build whatOs need being quite straightforward;
¥ and the sources of finance being available through new taxes and the Bank af@=anse of
guantitative easing;
it becomes possible to sew tils together into a permanel@0-year solution.

First,an Affordable Housing Indexneeds tde created taneasure anduantifythe level of thehousingcrisis. A
score of 100 wouldell us that in any one regi@veryone wasecurely housed in affordable, warm, nibfree
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conditions and not paying more than 32% of their incamseaent or mortgagé score of anything less would
tell us that Canadians were still suffering housing difficulties and distress.

TheIndexwould be calculatednnually andegionallybased on known datacludingan identifiabledatafor
First Nationsand be used to determine thygpropriatdevel of taxesandfederalQE needed tget the score up
to 10Q

An Affordable Housing Social Justice Connector wahleh be established to prodube volume of money
needed througtaxation and QHEo raise thdndex to 100. Whethe Index reaches 100, the Connector would
remain in place without triggering any flow of money. Whenever and wherever the Index falls below 100,
howeverthe Connector would channel the money needed to rectify the stohés mannerapermanent 100
year solutiorcanbeachieved

The Affordable Housing
Social Justice Connector

Seven new property-related taxes
+ Quantitative Easing

Working Together

With adependablstream ohew revenuggovernmerg couldwork together to financthe building of 10,000
20,000 unitof newaffordable housingn BC, in partnership with nio-profits and agenciesuch as the
Vancouver Affordable Housing Agency.

While provincial and federal governments have been asleep on the housfagtfilee decades, thatg of
Vancouver has not. It established TMayorOs Task Force on Housing Affordability2011, which came up
with VancouverOs Housing and Homelessness Strategy22212A Home for Everyonén 2014 itestablished
the Vanouver Affordable Housing Agencywhich committed 20 parcels ofld for low-cost housing, and in
May 2016 itannounced the construction of 358 affordable housing units on four city4itesia has also been
very active in seeking solutions and enabling new rental developments.

#18 An Affordable Housing Land Reserve
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Land being purchasddr affordablehousihg can be placed in aiffordable Housing Land Reserve, opiing
as a Community Landrust, through which the landould betaken off the market forevdoutthe homescould
still be boughtand soldor residential purpose$his would guarantefuture afordability for generations to
come, while allowing families to own the homes they live in taridave themd their children in their will$®
This isthe way Vancouveis proeeding in partnership with the Vancouver Community Land Trust
Foundatior?®

BC established &lousing Priority Initiatives Funih July 2016, so the foundation is in placejdtv needs to
receive a lot more money, and focus its expenditures on land purghased in Community Land Trusts
support the development of new housaogperatives.

#19. Housing First

Thenew stream of revenwmuldalsoenableevery municipalityin Canadao adopt the OHousing$0

approach to homelessness, giving priority to ensuring that everysreetttane to live in before fosingon

mental [Iness drugandalcohol addiction. Snce starting on its strategy in 2Q@@edicine Hat, Alberta, aity

of 60,00Q haseliminated 100% oits homelessnesgrovidingsecure homes in supportive or subsidized housing
for 875 people, including 28thildren® The Canadian Alliance to End Homelessii&26,000 Homes

Campaign is leading the charge to implement Housing First across the country, calling for 20,000 netw homes
be createdor the homeless byuly 2018

#20. Creativity in Providing Affordable Housing

The argument for enabling ngorofit housing societies to manage the buildimggramis that they have a better
understanding of the variety of housing options that are needed, they operate without a profit expectation, an
they enjoy the public@sist

In addition to traditional building, neappoachesncluderentto-own, temporary prefabricated modular
homes, shipping container homagad the Montreal OGraidomeO threstory townhouse, where firtitne
buyers start with a simple small urdesigned for expansion agamily andits income grows?

In Holland, the government has been encouragingsglding, by which new homes, often in largeale
developments, are financed and customized by private indilsidnot developers, sométh help from
government stimulus schemes for families earning less than $29,000 a yehuilfetbw accounts for a third
of all homes purchasebly-passing the financial cut that developers expect to iffake.

Another model igshe Whistler Housing Authorityestablishedn 1997to address the cbnic shortage of staff
housingin the resortThroughtheir work,more than 1,00Qropertiesareavailable only to local employees and
retireesIf you wantto buy one of thenits, and wish to sell, the price incseds limited tatherise in CanadaOs
national price index, not the local property market, enabling Whistleeps itunits affordable in perpetuifif
VancouverOs new Affordable Home Ownership Pilot Program works on similar principles, with at least one
person needing to be a fiime buyer who works in the cify.

#21 Student Housing

For student housingvherethere is an urgent nedar 20,000 newunitsin BC, the universitiehave said that
theyare ready and willing teelf-finance their own projects. All that is needed is a provincial arrangement that
the debt would not fall within the governmentOs total capital debt, which affects the prosiad@@atingAt

an estimated $100,000 per unit, tlsishe most coseffective way to relieveentalpressurein Victoria,

Vancouver and Burnaby

#22 Passive Homes . N
To tackle the climate crisize nee®l among other thinds to eliminate the use of fes fuels,in part byusing
100% renewable energy in new buildingasfive Houseeduce healbss by 90%thanks tatheir extrathick
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insulated walls and triptglazed windows, andtheyneed no heasource apart from a small electric heat
recovery ventilatorThey are zer@mission home%

Basedon experience in VictoriayhereRob and Mark Bernhardire building Passive Homeheycostonly
4.4% more>* With no heating bill, the small extra cost caneasily absorbed into the financirig.Brussels,
Belgium, since 201%every new building, large or smdtlas beemequired to be built to the Passive House
standard”® If BC was tobuild 10,000 to20,000sustainableaffordable Passive Homes a year, it woulthpalt
us into world leadershignd creat@ waveof similar change around the world.

#23 Sociable Homes

It is also important to desighe layout olhew home$o makethemsociable to address the growimyoblemof
lonelinessThehuman instinct to connect is very stop and when allowed to blossanbuilds communities
where people takeare of each other. Whewnippressed, howevete to thoughtless desigpgeople become
isolatad, leading to lonelinessyhich accentuatestress and mental illness.

For 99.99%of the last million yearsur ancestorbved togetherin communitiesdoing everythingn foot. It
was only 70 years ago, in th®40s that plannersleclaredautomobile acesgo be more important thamuman
contactrestrictinghumans to sidewalks, amjiving approval tsuburbghat often haveo sidewalks at akhnd
no placeswhereneighborscan meet and socialize.

It is important, thereforghat as well as being built to the Passive House standard, and including green space,
allotment gardenand play spacesverynew affordable housing projeloe designedb be sociableysing a
participatory design process and shared leadensfitipnatuial meeting placesndcar access off to one side,

like themuch soughafter UBC student family housing at Acadia PAtkand the pocket neighborhoods tze
architect Ross Chapin has designed on Whidbey Istai¢ashington Stat® Whenlocal considerabns require
that theranust becaraccess among the buildingsd not off to one side, the roadnbebased orthe Dutch
principle ofwoonerfor @iving streetGyhere humans have priorignd carso longer have thautomaticright of
way.

#24. New Villages
A growing number of pgae want more than an affordatlleme. They want to live in acologically
sustainable communitihere they can share, grow foadd develop projects together.

They also want to enjoy a stronger sense of community. They t build a sharingcenomywith a lighter
footprint on the Earth. They want to butidy home villages and ecovillages.

To turn these desires into reality requires a willingness to train people in the skills of land development,
financing and zoningn CanadaGesarly historymany people went out and Htheir own towns and villages
without much difficulty. These dayshowever, the complexity of land development, finance, investors, planning,
zoning, development permit applications and water, seaadeoads approvaieanghat almost all

development is done by developeaverking by professional planners, surveyors and engineers.

The history of cohousindiowever with tencompleted projects in BC, shows that land development can be
managed dmocratically by the residents themselvesing professional help where neefféid is possibleto
imagine a platform being crealtthat wouldassist peo@ to create tiny homéllages and ecovillages.

We oould use a small portion of the affordable hingsunds to train people how to become their own
developers, forming Ecovillage Development Cooperatives, raising the finance, and navigating the complex
world of zoning and development approval.

Conclusion
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Usingthesesolutions we couldturnthehousig crisis into agreat opportunity to buildffordablehomesthat
also buildcommunity andcontributea solution to the climate crisis

Couldit happen? It cdd if enoughmunicipal councilsnonprofits, businesses and service cliget behind it,
urgingour provincial and federgboliticiansto embracesolutiors such as thesand show leadership

#25. A Canadian Affordable Housing Alliance

It could also happen # broadly-based Affordable Housing Allianagasestablishedhrough whichnot just the
leading NGOs buthe millions ofCanadiansvho struggleto buy a home or pay the rerduld organize, the way
agriculturalworkersdid when theyformed thefirst labour unions in the 1800s.

It was only after VictoriaOs Super InTent City msalenany headlines, ruffled so many feathers and won its
court cases in the summer of 2048sisted by VictoriaOs Together Against Poverty Society and many others,
that the city and the province came together to find $86 million to finance 714 new houisinfipr homeless
people. Some people complairtédtthe Super InTent Citdeadershipvasactivist, but that is exactly what is
needed, not just in Victoria but every communiity.

One thing is certainwithoutdeep, intentional dotions this crisiswill only get worse. Mre millennialswill be
shut out of home ownership, more peopit experiencethe stress of waffordability in the rental market, more
peoplewill be obligedto couchsurf orto remain living with their parents, more people will liveviansand
trucks more people will becomeomelessand moreangryTent Citieswill spring upN and not all will be as
well organized as Victoria@sis

Guy Dauncey isheauthor ofJourney to te Future: A Better World is Possibland nine other books. He is an
Honorary Member fithe Planning Institute of BC and a Fellow of the Royal Society for the 3ets.
www.journeytothefuture.ca
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