











The Public Housing Dividend: Social and Economic Impacts of Public Housing in the GTHA

Executive Summary

Five public housing investment pathways across the GTHA are assessed for their
effects on housing outcomes, resident well-being, community effects, downstream
public-system pressure, and regional economic performance over 2026-2050.

The decision problem for the GTHA Community Housing Collaborative and its
government and funding audiences is whether the region preserves and expands public
housing capacity or allows deterioration, closures, and displaced burden to accumulate
over the next quarter-century.

The central finding is that the strongest integrated pathway is a combination of renewal
and new construction, which simultaneously protects the inherited housing stock and
expands future access. It is the option that produces the highest social value, generates
the strongest GDP and employment outcomes, and delivers the greatest reduction in
downstream healthcare-, justice-, and homelessness-related pressure. Reduced
Funding is consistently the weakest pathway, as it shrinks system capacity and allows
deterioration to intensify, resulting in negative cumulative social value, and greater long-
run burden onto other public systems.

The Decision Context

The GTHA public housing system is already large and consequential. At the start of the
evaluation period, it serves roughly 80,000 public housing units and about 160,000
residents across more than 600 developments and over 79,500 households. What
happens to that system over the next twenty-five years matters not only for current
residents, but also for households that could gain access in the future, the communities
in which those buildings sit, the workers and industries that build and supply them, and
the governments that bear downstream fiscal and service-system pressure when
housing conditions worsen.

Public housing investment is more than a capital-spending question. The evidence
shows that pathway choice affects long-run system capacity, building condition, resident
stability, community well-being, healthcare and justice utilisation, homelessness
pressure, GDP, employment, and tax revenue. The issue is regional because the
system spans Toronto, Peel, York, Halton, Durham, and Hamilton, and the effects of
deterioration or improvement do not stop at municipal boundaries. It is long-horizon
because renewal and new construction decisions made now determine the quality,
viability, and reach of the system for decades.

The analysis is scenario-based and compares alternative pathways on common terms
over the same period. That matters because the policy trade-offs are not one-
dimensional. Renewal protects the condition and viability of the existing stock.
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Construction expands access and system scale. The strongest decision cannot be
identified by looking at only one of those functions in isolation.

The Five Investment Pathways
The five pathways considered in the study are:

1. Expected Funding, which reflects the current funding path staying status quo.

2. Reduced Funding, which models a lower-investment pathway.

3. Renewal Only, which focuses on rehabilitation and state-of-good-repair outcomes for
inherited stock.

4. New Construction Only, which focuses on net-new supply and system expansion.

5. Both (Renewal + Construction), which combines renewal with new construction.

These pathways are estimated to produce significantly different housing systems by
2050. Renewal and construction solve different parts of the problem. Renewal changes
building condition, closure risk, and resident exposure to poor-quality housing.
Construction changes who can access housing, how many people can be housed, and
how large the system can become. The combined pathway performs best because it
addresses both sides of the problem at once.

The five-scenario structure allows decision-makers to see what happens under different
levels and types of investment, and provide a comparative framework with traceable
consequences across housing, resident well-being, public systems, and the wider
economy, for each specified pathway.

Overall Comparative Verdict

Both (Renewal + Construction) is the strongest integrated pathway. It reaches about
102,500 active units by 2050, avoids closures and lost units, houses about 239,500
people, generates about $48.3B in cumulative social value, produces about $49.6B in
cumulative GDP, supports about 354,500 cumulative job-years, and delivers the largest
reduction in downstream public-system burden.

Reduced Funding is the weakest pathway. By 2050, it represents a reduction of stock to
about 66,400 active units, with an estimated 139 building closures and about 13,322
lost units. In 2050, the system houses only about 153,300 people, yields negative
cumulative social value at -$8.8B, reduces cumulative GDP to about $12.0B, and
increases long-run utilisation pressure and homelessness-related burden.

The single-track pathways (Renewal Only and New Construction Only) each capture
one side of the problem. Renewal Only protects the quality and viability of the inherited
stock and performs strongly on resident well-being, but it does not expand access at the
same scale as the growth pathways. New Construction Only performs strongly on
access, GDP, and employment, but it does not solve deterioration in the existing
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portfolio. The combined pathway outperforms because it preserves what already exists
while also widening future access.

The scorecards below provide a visual comparison across the social, economic, and
overall value dimensions of this study.

See following pages for tables.
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Table 1:

Resident Community Health+
SV SV Justice
Avoided Vs
Costs Expected

Social scorecard

Hospital
Days o

Total
Social
Value

Scenario

ED Visits
M VS
Expected

Justice
Events o
Vs
Expected

Homeless
Avoided
VS
Expected

S1: Expected | $4.4B $5.2B -$0.8B $0 — — — —
Funding

S2: Reduced | -$8.8B | -$6.1B -$2.7B -$1.2B -285,805 | -107,024 -22,582 -3,093
Funding

S3: Renewal $9.0B $7.7B $1.4B $977M +353,685 | +46,013 +29,777 -2,153
Only

S4: New $35.2B | $33.6B $1.7B $691M +161,077 | +88,483 +14,377 +4,695
Construction

S5: Both $48.3B | $44.2B $4.2B $1.8B +524,133 | +156,476 | +44,226 +4,700




