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I ntroduction

Good afternoon, it is an honor to be with you today. | would like to thank the conference
organizers for providing me with the opportunity to share with you some of the results of Canada
Mortgage and Housing Corporation’ s research on telework and home-based employment and explore
with you how changes in the nature of the Canadian work force are impacting the use, desgn and
regulation of our housing stock and communities. | will takeyou to Montgomery Village, Canadasfirst
telecommunity, and introduce you to acouple who have set up their home- based businessthere. | will
then discuss how home-based employment is chalenging past concepts of how Canadians use their
homes and communities 1 will condude by highlighting how home-based employment crestes
opportunities to design housing and regulate land use and home occupations differently.

Montgomery Village

| would firgt like to transport you to Orangeville, Ontario, a small town about 30 kilometers
outside the urbanized areas of Metropolitan Toronto. Just outside of Orangeville is Montgomery
Village, Canadd sfirg tdecommunity. Montgomery Villageisan innovative community thet ismodelled
after the traditiond architecture of Toronto and integrates new urbanism principles.

The community integrates a variety of housing types, and efforts were made to preserve key
natura festuresof the Site by reducing road widths and increasing the dengity within the built area.of the
gte. Set backs were reduced and the grid patterns were reintroduced with parks located at key
intersectionsinstead of being tucked away behind houses. Laneswered so re-introduced and garages
placed in the back in an attempt to reinforce the public nature and pedestrian orientation of the street.
Pacing the garage on the lane dso created the opportunity to locate an office on the second floor.
Findly, sate-of-the-art Integrated Services Data Network (ISDN) or mid-band telecommunications
service and zoning bylawsthat permit most home occupations throughout the neighborhood hdpjustify
itstitle as Canada sfirst telecommunity.

| would now like to introduce Mary Devries, aresdent of Montgomery Village, who is out
with her husband Robert for their mid-morning walk. Mary and Robert are both home-based workers
and run their counsdling practice for couples in their new home in Montgomery Village. Mary and
Robert moved to Orangevillefrom High Park, an affluent Toronto inner-city neighborhood. They were
attracted by anumber of factors, including the affordable price of their current home—t hey mentioned
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that they could never have afforded a house that would meet their live-work requirementsin their old
neighborhood. Meanwhile, they did not want to moveto atypica suburban subdivisonwithatwo car
garage sticking out in front and were attracted by the new urbanism features of the community. Infact,
they actively sought to develop a co-housing community, but were unsuccessful and turned their
atention to Montgomery Village.

In Montgomery Village, they were able to work with the builder to customize their house to
meet the needs of their practice. Theorigind house plans, which caled for an open floor concept, were
modified so that the business areas of their home could be independent and physically separated from
personal household spaces. Thefront door opensto an enclosed lobby whichisdirectly connected to
Mary's ground level office where she meets her clientsfor counsdling. Thereisadarcase directly off
the lobby leading to Robert's basement office which isright below Mary's. Restrooms accessible to
clientsare found on the staircase landing. All of the office functions of their practice are in the front of
the house. A full wall was added to separate the workspaces from the back of the house wherethey
have agreat or family room and akitchen overlooking their back garden. Specid efforts were so
made to provide adequate visud and acoudtic privacy to their clients. They aso planned to use their
family room for group workshops for couples.

From May and Robert’'s perspective, moving to Montgomery Village has been a great
success. From a broader planning and environmental perspective, we can use thelr Stuation to
illustrate anumber of issues. On one hand, their new homeincorporates some of the latest technologies
for energy efficiency and islocated in amore compact and pedestrian friendly community. Onthecther
hand, with 2,600 square feet thisis the largest home that they have ever owned, even when they had
children. They are more dependent on their car. They no longer have access to good, qudity public
trangportation as aresult of moving to Montgomery Village. They must drive to shops and services
which were within walking distance in their old neighborhood. Montgomery Village, like many other
“neo-traditiond” or “new urbanism” communities, does not have acommercid area despite ambitious
origind plans. The planned main street anchored by aregiona high school and including atdework
center is unlikely to be redlized as origindly intended. Another aspect of Mary and Robert’s new
lifestyleisthat they must completethe hour driveto gointo Toronto at least onceaweek. Findly, while
their clients in Toronto could easly travd to their office via buses or subway, their new clientsin
Orangeville must now drive to therr office.

Home-based Employment and a Changing Workforce

Whether Mary and Robert’'s dtuation is representative of the broader population of
home-based workers remains unclear. What is clear is that they are not alone.

Millions of other Canadians are making, fredy or by obligation, professond and lifestyle
choices that are changing the nature of the Canadian workforce. Teework, telecommuting and
home-based employment have become important facets of this trend. As in the United States,
edtimating the magnitude of these new work arrangementsisfraught with definitiona and methodologica
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problems and chdlenges. The available evidence, however, supports the rotion that home-based
employment is an important and growing phenomenon within a changing Canadian labor market.

Restructuring of the economy, government and corporate downsizing, increased outsourcing,
improvements in telecommunications and computer technology, and the desire to balance work and
home life are dl changing the way labor markets function.. Statistics Canada estimates that the
percentage of non-agricultura workers' at home doubled, from 3 percent to 6 percent, between 1981
and 1991. Statigtics Canadad so forecaststhat the absolute number of workersfor whom thehomeis
the main location of work will increase to 1.5 million in the year 2001 from 1.1 million in 1991.

Congderable atention has been given to the impact of telecommuting on urban form and
transportation. | believe that other forms of home-based employment deserve at least equal attention.
It has been estimated that home-based bus nesses outnumber telecommutersby aratio of roughly 3to 1
in Canada(Market Facts of Canada). Discussion of the opportunities of telecommuting for housing and
community planning therefore cannot be easily separated from the broader implications of other forms
of home-based employment. This is particularly true if one considers tha the sdf-employed and
home-based businessownersare not only likely to work longer hoursthan telecommuters, but areaso
far more likely to work from home on afull-time basis.

Another important reason to think in broader terms than telecommuting iswhere new jobsare
being created in the economy. Telecommuting is associated with traditiond employee-employer
relationships, often in amedium to large corporate environment. However, net job creation in Canada
isincreasingly occurring in the service sector, smal businesses and among self-employed workers and
lessin Corporate Canada. Government cutbacks have in fact led to absolute job losses in the public
Sector in recent years.

Another reason to pay serious attention to self-employment is demographics. Aging baby
boomers should reinforce the trend toward home- based employment over the next decade. According
to the 1991 Census, Mary and Robert are not alone. Workers over the age of 55 were morelikely to
work from home (whether they were paid workers or sdf-employed) than younger Canadians.
Juxtaposed againg this trend is the fact that Canada is one of three countries, dong with the United
States and Australia, to have experienced a strong post-war baby boom. Not only are baby boomers
more numerous, they are aso better educated than the age that preceded them. If past trendsare a
good indication of the future, aging baby boomers could then swell the ranks of the sdf-employed
working from home over the next decade.

If youwill bear with mefor afew moments, | would liketo venture outsde my areaof expertise
to suggest why trangportation planners should pay close atention to contract workers, the
sdf-employed and home-based business owners. Randd| Crane in arecent issue of the Journal of
Urban Economi cs suggested that more attention be paid to the sability of employment when studying
commuting patterns. The few questions on trangportation in our 1994 survey of home-based workers
in Canada unvelled the most profound differences between tedlecommuters and other home-based
workers. It wasclear that telecommuters used their carslessand traveled much shorter distanceswhen
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working fromhome. For other home-based workersthe Situation was quite different asthey needed to
attend meetings with clients and associates as well as purchase and ddliver products. Forty percent
reported using their cars more often and more than half reported using other modes of transportation
such astaxisor courier servicesmoreoften. | will closethisshort tangent into trangportation by saying
that | remain intrigued by these results and would be glad to hear from any of you who may be ableto
shed more light on thisinformetion.

Challengesfor Housing and Community Planning

I ncreasing home- based employment challenges some of the foundations of Canadian post-war
housng and planning. That is the excluson of work activities from the home; the separation of
commercid, inditutiona and residentia uses within communities; and traditiona patterns of peak hour
traffic between the home and the workplace.

Resultsfrom CMHC' s nationa survey of home workers confirmed that the divison between
home life and work activities is becoming increasing blurred.

Most home workers were satisfied overal with their current arrangements. However, many
commented on the difficulty in separating their professona and persond livesand on thelack of socid
interaction when working from home. When asked how appropriate their current home wasfor work,
common problemsfor respondentsincluded work spacesthat aretoo small, thelack of storage space,
intrusions from family, neighbours or friends, inadequate phone lines and noise from outsde their
workspace.

It is worth noting thet the incidence of problems was higher among those who live in smdler
dwdlingsand in multi-family housing. Inthissense, it isimportant to remember that working from home
isnot dways doneby choice. Recentin-depthinterviewswith home-based workers conducted by a
Montredl researchershave unveiled examples of adarker redlity toworking fromhome. Inonecase, a
sngle women has seen her book-recording businessinvade most of the persond living spacein her 2
bedroom gpartment. Not only does her office and recording equipment occupy 3 out of the 5 rooms
available, but her associate and the actorsthat they employ to record the books must comein and out
adl thetime. Meanwhile, shemust hide her businessactivitiesin fear thet her landlord would evict her if
he ever found out. Whilethisis undoubtedly an extreme example, it illustrates that for some working
from home is a necessity and not a free choice. When the home environment is unsuitable for the
occupation, working from home may serioudy impede upon the living conditions and qudity of life of
the residents.

Theidea workspacefor the overwhe ming mgority of respondentsto our 1994 survey includes
a separate room for work with natura lighting and ventilation, visua and acoudtica privacy, adequate
storage and sufficient electrical amperage and outlets. Other options such as a separate entry from the
dreet or aworkspace in a separate building were important for only a minority of respondents.
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While Canada sresidentid stock isrdatively new and in good condition—closeto 2/3 hasbeen
built snce 1960—it was not specificaly designed to accommodate work within the home. Asaresult,
home-based employment isgenerating renovation activity. A substantid percentage of our respondents
had aready completed or were planning renovations to make their home more suitable for work.
Desred or completed modifications include new lighting and dectricd circuitry, the renovation and
finishing of rooms, the addition of walls and new rooms.

For others, moving is amore attractive option to address their live work requirements. Most
respondents had been working a home for less than five years and only a smdl percentage of
respondents—7 percent—had actualy moved asaresult of working from home. However, about one
quarter had contemplated amove. Most of these workers are looking for larger homes with a better
layout. Intermsof location, most are looking to stay in the same city or neighborhood. While many
respondents recognized that working from home gave them more freedom in choosing aplacetolive,
lessthan 20 percent indicated a preference for moving outside the city dtogether and joining the ranks
of exurban dwellers. For some, access to high quality phone lines and long distance charges were a
factor in their rluctance to leave the city. It isaso interesting to note that some 10 percent wanted to
move closer to the city center, often wanting to move closer to clients and services.

Opportunitiesfor Housng and Community Planning

While tdlework and home-based employment challenge post-war concepts of housing and
community planning, opportunities are dso being created to meet the needs of thischanging workforce.
Flexible, adaptable and innovative housing designs and options will be needed to respond to these
opportunities. Asmentioned above, Canadiansare aready making renovationsto accommodate work
within their homes. The design and stick- built technology of many North American homesisinherently
flexible. 1tisperhapsasign of thetimesthat a converson of agarage to ahome office recently won a
prestigious architectural award in British Columbia

CMHC’s"“Open” House

Housng designs will need to meet the needs of persons with disabilities working from home.
CMHC's“Open” House Exhibit toured across Canadain 1992 as part of Canada s celebration of the
Internationd Y ear of Persons with Disabilities. This barrier-free house was designed to help people
with different types of disabilities—mobility, Sght, hearing impairments and environment sensitivities—
live independently in their own homes. The purpose of the demondtration was to raise the level of
awareness and availability of accessble housing ideas and products which will become increasingly
important in an aging society. The* Open” Houseincluded ahome office with specid festuressuch asa
whed chair accessible desk, afile cart on wheds, afull length window to view the front door, and a
closed circuit tlevison system.

The Next Home
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Housing designs for home-based employment will dso need to take into account a greater
diversty of lifestyles and household types. Recently featured in theNew York Times, the 1996 “ Next
Home" prototype at the School of Architecture at McGill University demonstrated how affordable,
flexible and adaptable housing could be built to accommodete the lifestyles and pocket book of
increasingly diverse Canadian households, including smdler and more numerous non-family houssholds

A key feature of the house was the possibility of building it as a sngle-family house, aduplex or a
triplex. Hexibility would so be availableto sdlect different layouts—e.g. thelocation of the kitchen or
bathroom—within each unit. Thefirgt floor of the house festured a one bedroom unit which would be
suitable for a Sngle person working from home. A particularly interesting festure of the Next Home
wasitshborrowing of wiring technology found in office buildings. Incorporating the phone, dectrica and
cable wiring behind the baseboards would dlow the occupants maximum flexibility in determining the
location and layout of their workspace.

CMHC’sToronto Healthy House

With home-based workers spending more of their time a home, it will dso be important to
design housing thet is hedthy for the environment aswell asthe occupants. CMHC's Toronto Hedthy
Houseiscurrently under congtruction and will open next month. Based onawinning designinandiond
hous ng design comptition, thishouse will incorporate many festuresthat will makeit more hedthy for
its occupants and for the environment.

Using technology that iscommercidly available and affordable, thisthree bedroom housewill be

off thegrid and sdf-sufficient. In other words, it will not require dectricity, water or sewer connections.

Care was a0 taken to sdect building materids that minimize off-gassing in order to maximize the

indoor ar qudity. Finaly, awork and meeting Space wasincorporated on theground leve of the house
to reduce travel needs and maximize the environmenta friendliness of the house.

M ulti-Family Housing

Designing housing for home-based employment aso means taking into account the needs of
resdents of sandler dwellings and multi-family housng which are often less suitable to home work.
About one quarter of the respondentsto our survey expressed an interest in working in aneighborhood
work center or asatdlite office. Studies are underway to investigate how work centers and business
servicescould beintegrated within multipleresidentia environment and addressthe particular problems
of working or running a home-based business in multi-family housing. Thiswork is inspired by the
experience of companies such as Bell Canada or BC Td which have set up telework centers or
sadlite office,

Lessons are o being drawn from dternative forms of tenures such as co-operative and
co-housing which incorporate shared communa spaces in a multi-family housing setting. These
communa spaces can include a kitchen, dining room or aworkshop asillustrated here in this Danish
co-housing project, but could just as easily include a common toolshop as shown herein thishousing
co-operdtive for atistsin Toronto.
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However, many issues will need to be addressed before residentialy-based telework centers
become aredity. These include issues rdated to the management of the centers; the services and
facilitiesto be provided; the financid viability and sdlf- sufficiency; and designissuesrelated to privacy,
secure storage and access. Work isunderway to explore theseissuesfurther and to assessthe market
potentid for thistype of option.

Houses on the Information Highway

Houses of the future will aso need to provide for the computer and telecommunications needs

of home-based workers. Anemerging areaof opportunity liesinthewiring of homesand communities

for the information highway. In the future, midband or broadband connections could alow home

workers to have access to a broader range of services such as: video conferencing and video mall;

training videos on demand; multi-mediaand interactive collaboration; interactive education; and visud
demondtration in red time.

Unfortunatdy, much uncertainty remainsand many questionsare still unanswered for developers
and building owners interested in wiring their buildings for the midband or broadband connections:

How big isthe market for higher speed services?

What are the services of interest to tenants or buyers and how much arethey willing to
pay?

What will be the killer gpplications for the future?

Who will bethe service and content providersof the future on the informetion highway?
Is wireless the wave of the future?

Should they own the communications infrastructure themselves?

Should they let an externd provider—in Canadausudly aphone or cable company—
providetheinfrastructure and hold the exclusiveright on the contents and servicestobe
provided? (a Montgomery Village, Bdll Canada provided the necessary infrastructure
for ISDN service)

Despite these uncertainties, a least two new wired resdentia buildings have been recently
opened in Toronto and Vancouver. In both cases, these are luxury high-rise condominium buildings
caering to an afluent clientele. It can be argued that the provison of high-speed access to the
information highway ismore about marketing ahigh-end product than about revenue generation for the
srvice.

The Centrefor Future Studies recently commissioned astudy on wiring multi-family resdentid
buildingsfor theinformation highway. The emerging recommendation isthet builders and developers
should attempt to “future proof” their building with flexible wiring designs. At a minimum, a conduit
system to accommodate future wiring aswell as space for future telecommuni cations cl osets should be
considered.
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A new fidd trid north of Toronto may provide uswith moreinsghts and help remove some of

the uncertainty about the true costs and potentia revenues of wired buildings and communities.. New
home ownerswill move next month into Stonehaven, an exciting new wired subdivisonin Newmarket.
Thanksto Intercom Ontario, aconsortium of over 70 companiesincluding Bell Canadaand IBM, the
resdentswill have access to full-fledged broadband services such as video-conferencing, video-mal,
high speed access to the Internet, video on demand, home automation systems and connection to a
community information bulletin board.

For the companies involved, this trid will offer the opportunity to monitor the use of the
information services by the various members of households who purchased a home in Stonehaven.
Millionsof dollarsare being invested to answer someeusive questions. What doesthe average person
want from the information highway and what piece of equipment—televison, computer, phone or
persond digital assstant—will be the gateways(s) of choice?

The Centre for Future Studies has recently contributed questionsto the baseline survey of new
home owners and we hope to officidly join the consortium in the coming weeks and be able to sudy
how having access to dl these services may affect the residents uses and perceptions of their homes
and neighborhoods.

Regulatory Reform

Theseinnovations cannot beimplemented and society will not be ableto benefit from telework
and home- based employment without an gppropriate regulatory environment at thelocd leve. Without
regulaions that are sengtive to the loca context—i.e. the inner city, older suburbs or new suburbs, it
will bedifficult to harnessthe potentia for tdlecommuting and home- based empl oyment to contributeto
broader land use planning, economic development and urban sustain ability objectives.

The opportunities lie in creating the gppropriate regulatory environment for innovations
integrating work within resdentia environments or, in the oppodte Stuation, integrating resdentid
gpaces within what have been in the past primarily work or commercid environments.

Canadian cities have recognized these opportunities and different land use regulations to
accommodate live-work occupations are emerging for inner cities, older or new suburbs.

City of Toronto

The City of Toronto has recently launched into abold zoning experiment to help revitaize two
mixed use areas on either side of its downtown core: King-Parliament east of the downtown core and
King Spadinawest of core. These areas are diverse and lively and include a number of heritage and
industria buildings as well aslarge tracts of vacant indudtrid lands. While these areas are stable and
have solid employment base, the city wants to encourage increased economic activity in these aress,
create new jobsand enrichthemix of uses. Part of itssirategy isto atract investment to renovate many



of the sound and attractive buildings in these aress into live-work units which would be atractive to
artists, computer programmers or other saf-employed people.

Toachieveitsgod, the dity isusing acombination of investment in community amenitiessuch as
public spacesand parks with a more performance-based zoning framework which isless prescriptive
and provides for more flexibility of use. Out aredendty regulations, in areregulationsfocusing on built
form: the height of buildings, their massing, aswell aslight, view and privecy andards.

Waterloo, Ontario

Home-based workers are dso seen as a target market to revitdize older suburban
neighborhoodsfurther away from the downtown coreor insmaler cities. A study iscurrently underway
in Waterloo, Ontario, to examine how the city's zoning regulations could be modified to encourage
home-based businesses. One aspect of the study will examine how outbuildings could be added to
exising ground-oriented residential properties.

These separate structures could be smilar to garden suites, also known as granny flais. The
concept of garden suites is not new. It has been marketed for some time as a means of providing
independent living for derly parents or relatives by ingtaling on asemi-temporary bassamanufectured
suite. The unit would normally include a bedroom, living room, bathroom and asmal kitchen.

What is new isthe intended use of garden suites as aworkshop or office for a home-based
business. For the home-based worker, the arrangement would offer the benefit of having the office or
workshop located on the samelot, but in a separate building from the residence. Whiletheintent isto
keep the character of residentia areas, the project proponents hope that attracting a critica mass of
home-based businesses within a neighborhood adjacent to the city center would creste opportunities
for networking, to share services and to walk to agppointments.

Markham, Ontario

Regulatory reform is dso underway to encourage home- based employment in many suburban
communities across Canada.

In one example, thetown of Markham has adopted anew *“blanket” home occupation bylaw.
Instead of focusing on which home occupations were permitted or forbidden, this so-called blanket
bylaw permits home occupations, with afew exceptions, as a secondary use within all residential
zones of thetown, provided that the bus ness activity meetsanumber of performance sandardsrelated
to: the Size and type of home business; the number of employees, retall sdes, thenoiselevd; sgnsand

parking.

Conclusion
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In conclusion, telework and home-based employment are part of larger changesinthenature of
work in Canada and can be expected to grow in the future. Telework and home-based employment
will continue to change the way we will use, perceive, design and regulate our communities. 1t will
require renovations and adaptations to the existing housing stock to meet the needs of home workers.
Moreover, new flexible, adaptable and innovative designswill be needed to meet the diverse needs of
this changing workforce. Findly, the chalenge for cities will be to make the necessary adjustmentsin
land use plans and regulations to unleash the potentia for telework and home-based employment to
generate economic growth, revitalize neighborhoods and improve the qudlity of life of citizens.
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