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ABSTRACT

The role of the amateur landlord in the revitalization of the
inner city was investigated. The various theories of revitalizing
older ﬁeighbourhoods presented the options available for inner city
rejuvenation. The identification of the inner city through the use
of census information assisted in the location of the study area. A
review of the past programmes and policies showed the alternatives
available to landlords for rehabilitation of their units. A socio-
economic and physical profile of the Winnipeg study area, Memorial,
was provided through an analysis of empirical data on the neighbour-
hood. The amateur landlord's position in the inner city was determined
through interviews with landlords in the study area. The interviews
provided a general profile of amateur landlords in the Memorial area.

The findings of the interviews dispelled the myth of the "slum"
landlord and also indicated the: willingness of most amateur land-
lords to upgrade their units with the appropriate incentives. The
interview and study results provided the necessary information to
propose recommendations for programme amendments and policy alterna-
tives needed to assist amateur landlords to contribute to or initiate

neighbourhood revitalization.
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Chapter 1

INTRODUCTION

Purpose of this Study

This thesis will examine the possibilities of inner city
revitalization through an investigation of one sector of the housing
economy: the amateur landlord, ie;'landlords that own and operate
low unit rental accommodations (usually less than seven units). The
majority of these units in this study will be those converted from
large single family dwellings to multiple units. A number of terms
have been used to describe these types of rental accommodations,
including apartment house,'revénue home, and conversion unit, and will
be used throughout the theSis;

This thesis is concerned with both neighbourhood revitalization
through amateur landlord participation and the problems of rejuvenating
an area for the existing residents: usually lower income residents
unable to pay the increased housing costs which accompany neighbourhood
improvement. As many lower income residents live in these converted
units, it was felt that by assisting the owners of these units the tenants
would also benefit. To investigate the situations of these landlords
a detailed case study was carried out in an inner city neighbourhood in
Winnipeg. Through the examination of different rehabilitation and housing
theories; past policies and programmes; inner city neighbourhoods, social
and housing characteristics, and survey results, the policies and programmes
needed to assist owners of low unit rental accommodationswhile providing
for the rejuvenation of inner city neighbourhoods is investigated;

" Renewed Inner City Interest:

In the past decade there has been a growing interest in inner city
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neighbourhoods. The gloom and doom which plagued many central city
areas in the past is now being replaced by a more hopeful attitude
towards the inner city:

"There is considerable evidence of a rebirth in
desirability of central city locations for res-
idential use by all income groups."l

"The inner cities are poised for a stunning come-
back--a turnabout in their fortunes that could
be one of the most significant developments in

our natural history."2

"Cities face a dynamic future not slow deaths as
relics of an outmoded past."”3

"For the next twenty years the good...life will
be urban."4

These comments all deal with American cities, however, they can be
applied to the Canadian situation! This inner city resurgence is
occurring also in Canada; as can be seen in the rehabilitation of
older houses by upper income groups; and the redevelopment for luxury
apartment buildings near the city's cére.

These areas of the city had been experiencing both physical and
social decline. After World War II economically mobile, imner city
families moved to the developing areas with larger lots and houses.,”

This population shift left behind a concentration in the inner city

of those unable to leave, usually the lower income residents. Recently,
however, many people have begun to realize advantages of life in the
inner city. They are not‘necessarily retufning from the suburbs, but

are often entering the housing market for the first time.6 Their
priorities for choosing shelter; unlike the suburban generation, includes
avoiding the rising cost'of'COmmuting; convenience of services, entertain-
ment, and facilities, and the supply of large, structurally sound and

often reasonably priced housing.
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There are a number of additional reasons for the shift of locational
preferences: growing interest in the preservation of architecturally and
historically significént structures. For the environmentalist, agricultura-
list; and recreational enthusiast, the knowledge that sprawling suburban
developments results in the loss of some otﬁer land use—-most often, much
needed agricultural land, and the increasing costs of suburban development
to municipalities, ie. services, have also contributed to inner city
resurgence.7 This increased interest in the inner city has often occurred
at the expense of residents already in the area, usually through displace-
ment, caused by whitepainting or redevelopment.

In the past, redevelopment had been a popular method of inmer city
revitalization. However, the negative consequences which have accompanied
redevelopment have led to a more moderate form of rejuvenation: rehabilita-
tion. Rehabilitation and renovation comprise a substantial portion of the
housing industry, representing approximately 20% of the industry in Canada.
Most of this renovation has been done by middle and upper;incqme families.8

The renovation of older inner city units by middle and upper income
families, known as '"whitepainting" in Canada, and "gentrification" in the
United States and Great Britain, has had a definite effect on the inner
city neighbourhoods. Whiteﬁainting improves the physical characteristics of
the neighbourhood, creates economic and social stability, provides a
larger tax base for the municipality, revives the inner city area and can
provide jobs through construction and renovations. However, whitepainting

has a major disadvantage: displacement. With the influx of upper income

_ groups into traditionally lower income inner city neighbourhoods, many of

the lower income residents are forced to leave the neighbourhood and find
accommodation elsewhere. Some residents sell their property because of
the increased housing prices resulting from the increased interest. Others

are forced to sell because they are unable to pay increased property taxes,
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or renovation costs which the city’s bylaws may require. .Tenants are

often the most disadvantaged from whitepainting as they are very seldom,
if ever, given the choice to stay or leave. In summary, the major
problem of whitepainting and renovation in the inner city appears to be

the displacement of lower income residents, who are unable to compete on

the open housing market.
In areas where whitepainting has not affected the neighborhood, many
inner city areas are experiencing various stages of decline. The owners

often have fixed lower incomes and cannot afford to renovate their properties.

The owners of low rent properties cannot afford to invest in costly repairs

and upgrading. Thus, it becomes evident that the lower income inner city
resident loses out whether through whitepainting or a declining neighbourhood.
“Study Focus

Extensive work has been carried out in both Europe and the United
States. Little reference, other than theoretical is made to them in this
thesis. The .differences in urban situations, political processes, ethnic
concentrations, and extents of decline do not permit valid comparison of
the data. Though inner city decline occurs in most cities, those in the
United States -have-been most affected.

Europeans, generally being more amenable to city living have not

experienced the flight to the suburbs, and therefore, decline has not
been extensive. Also, the car does not play such an -important role in

their lives, they are provided with better systems of mass transit, and

they have stricter planning controls:9

On these dimemsions Canada is much closer to the United States than
Europe; however, there are other extensive differences which make it
difficult to relate information: extent of‘decline and abandonment, city

size, inner city concentrations of racial minorities, difference in political
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structures, and the general attitude towards government involvement.
Also, Canada did nofexperiencéurban.riots in the 1960's which helped
~give rise to community actién'movéments_and brogfammes such as the
anti-poverty effort in the United States;lo Because of these diffe-
rences;’this thesis will concentrate on the Canadian city.

A neighbourhood which wés representative of other inner city areas
in both Winnipeg and other Canadian urban centres was selected so the
information and recommendations could be applied to other inner city
neighbourhoods. A number of the recommendations will assist the owner
of an apartment house regardless of location. Along with physical rehabi-
litation, programmes which affect rental unit ownership will be investigated:
municipal building codes, rent controls, landlord and tenant legislation,
"and shelter allowances.

This thesis does not consider only the provision of government
financial assistance., It is important to realize that the governments
cannot provide 'all the funds for rejuvenation, but they can act as
catalysts to encourage private sector involvement in the rehabilitation
process. The government will have to assume some of the responsibility
for providing housing for those unable to compete on the open housing °
market through assistance programmes. This thesis will determine how
governments can assist a certain portion of the private sector, owners of
small rental units, upgrade and removate their units, without the provision
of large amounts of public funds. It is hoped that the policies and
recommendations will assist the initial residents while contributing to
the rejuvenation of areas undergoing both whitepainting and decline. ~

" The Winripeg Context

Winnipeg was .selectéd as the City in which to  conduct the case study

because, being one of the oldest, and at one time one of the most prosperous,
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cities in Western Canada, it has an abundance of older buildings both
commercial and residential. This once prosperous city is being forced
to endure extensive decline in its inner city areé. In certain cases
Winnipeg's decline has been so extensive that it may be likened to the
decline which has occurred in American Cities.ll Though the housing in
Winnipeg has been reported as being both the oldest and of the poorest
quality in Canada, and the inner city is experiencing greater decline
than any other Canadian dity; to compare it to American cities may be
rather drastic.'12 Many of the Winnipeg inner city areas with some
assistance can reverse the process of decay.

In addition, recent trends in the purchase of rental units may
severely affect the condition of inner city neighbourhoods in Winnipeg.
The attraction of low purchase pfices; because of the economic situation
in both the Province and the City; and the prospects of an improvement in
the Winnipeg housing market, has investors from Alberta and British Columbia
buying up apartments and houses at an unprecedented raté.13 In inner city
areas the operation of apartment units by out of town landlords can lead
to further neighbourhood decline. The owner is too far away to know what
condition the units are in. Often if these units were boughﬁ for specula-
tive purposes, as is often true for land around the core, the owner may not
put any money into the unit. Often the only interest is the final selling
price, not the revenue that coulé be obtained from the property, as these
types of property are often redeveloped.

Winnipeg is also the site of a tri—levél; 96 million dollar programme
to improve the inner city area: Core Area‘Initiative;' The'Federal;
Provincial and Municipal governments are all contributing equal funds to
try to reverse the inner city decline presently océuring; (Appendix l);

The Core Area Initiative panel is presently deciding how the money will be
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spent. The suggestions touch a number of different areas: public
relations, neighbourhood devélopment;'establishment of social and
economic agencies, provision of recreational facilities, and housing
proposals.]'4 Though the funds were initially slated for new programmes,
there are questions regarding whether most of the funds may be used for
existing p;ogranimes'.l5 The possibilities become more apparent.with the
Federal government's cancellation of the Community Services Programme,
which was used to fund the Neighbourhood Improvement Programmes in
Winnipeg. The above reasons have all contributed to the decision to
use a Winnipeg neighbourhood as a study area.

The following chapter will introduce theoretical concepts and
‘processes of neighbourhood revitalization. Most are emerging theories
on inner city rejuvenation; Chapter 3 will review past and current
government policies, and programmes on housing and neighbourhood rehabi-
litation, rental accommodations, and landlord/tenant relations. Chapter
4 will define and examine the Canadian inner city with reference to
physical, socio-economic, and cultural chéracteristics. This chapter
will also carry out a detailed socio-economic and physical audit of
Winnipeg's inner city. ". Chapter 5 will revieﬁ‘the methodology used in

this study. Chapters 6 and 7 will present the neighbourhood analysis of

the study area, Memorial. The concluding chapter summarizes and discusses

study results and proposes recommendations for new policies to assist in

rejuvenation of the inner city.
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Chapter 2
THEORY AND THE REVITALIZATION PROCESS

‘Introduction

This chapter discusses the various theories involved in neighbour-
hood revitalization with specific reference to landlords in these

neighbourhoods.

'Neighbourlicod Revitalization

Early theories of urban land values and land use proposed by urban
land economists are no longer adequate to explain the processes of inner
city rejuvenation. These theories concerned the reasons for suburban
' expansion and locational preferences in a city, taking into account
factors such as the price of 1and; household income, commuting costs,
and the quality of the house (Alonso 1964, Haig 1926). The city dweller
was assumed to be an "economic man", attempting to maximize satisfaction
on a largely economic level.1 With the new movement to revive the older
urban neighbourhood, urban economists such as Alonso are reviewing past
_ theories and allowing for this relatively recent urban phenomenon,.. Some
theorists (Alonso 1977, Huth, 1980, Goetze & Cotton 1980) have taken a
socio-economic approach to this renewed interest, while others (James 1977)
.continue to view the city dweller as making decisions on a strictly
economic basis.2

Alonso, Kern (1977) and Huth (1980) attempt to explain the increased
interest in old neighbourhoods .on the basis of changing demography. The
major factors arethe postwar babylbOOm; which has resulted in more people
looking for shelter, an incréaSing number of single persons, changing

lifestyles, decrease in family size, increases in educational levels, higher
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incomes, and an increased percentage of working womén. A large percent-

age of the people choose to live in central city areas.- These'individuals

have aspirations that are dissimilar from those who fled the oldervurban

neighbourhoods three decades‘ago;‘wanting to flee the problems in these

areas: congested streets, small lots, aging housing stock, and increasing

levels of social problems, such as crime. Today's urban dwellers find

the advantages of the inner city outweigh its negative aspects: proximity

to entertainment, work, and central services and facilities. "Such

households may have a relatively stronger preference for city-based

public goods and amenities."3
Another explanation for renewed interest in inner city life has been

the change in prices. Since 1970, the price of suburban housing has

increased, the cost of commuting has increased relative to increases in

energy costs, and the high costs of public services and property taxes

have discouraged suburban homeownership.4 A number of cities are now

realizing the extensive costs of operating and maintaining physical

services to suburban locations. Developers are being required to pay a

larger percenﬁage of the servicing costs, and they transfer the cost to

the prospective buyer; Those who are conscious of the effects of urban

sprawl such as agricultural speéialists, environmentalists, and recrea-

tional enthusiasts are attempting to stop or retard further urban sprawl.
The combination of changes in demography and the shift in prices

hés resulted in the interst in the older urban areas. These changes have

"~ also affected the tenure arrangements of many in the city: an increasing

number of residents choose to rent rather than buy. These changes have

had substantial influences on the inner city urban neighbourhoods. In some

areas redevelopment has occured, completely changing the face of whole
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neighbourhoods. 1In other areas SOmé'buildings have been rernovated,
changing little in the physical appearance;

As rejuvenation of older urban areas is a relatively recent
phenomenon, many of the explanations offered on inmer city revitali-
zation must be called "emerging" theories;

A variety of recent socio-economic theories have aimed to ration-
alize the revitalization. Two very distinct methods of neighbourhood
revitalization have been employed in the past: redevelopment and
rehabilitation. Redevelopment involves the wholesale demolition of
"slum" areas with the relocation of the residents of these areas to
other housing units.5 Rehabilitation attempts to work with the existing

6

housing and commercial stockl - Within these methods of revitalization
there are a numberof theories and processes which need to be discussed:
redevelopment (Keyes 1969); infill; Whitepainfing or gentrification

(Clay 1979; Porter 1979; Christensen 1979; Downs l979;vSmith 1979; Laska
& Spain 1979) and upgrading in place (Ahlbrandt 1975; Downs 1979; Clay
1979). The last section of this chapter will discuss a theory which

does not deal directly with neighbourhood revitalization but is of

significance in this analysié: the amateur landlord (Krohn 1977).

" 'Redevelopment

| In the.past thirty years a number of inner city areas of urban
centres have experienced substantial negative changes: movement of
family households out of the neighbourhoods, increasing concentrations
of disadvantaged groups, decaying housing and increased obsolecence in
both the residential ahd commercial areas; Some of these areas had

decayed so extensively that wholesale redevelopment was felt to be the -

only answer to the problem. This involved both residential and commercial
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redevelopment which was carried out with the use of both public and
private funds. This method of revitalization predominated until the
mid 1960's.

Redevelopment involved the wholesale clearance of neighbourhoods
and attempted to replace the worst "slum" areas with new developments.

It involved also the relocation of the residents,7 which was not always
successful because of lack of communication and citizen participation.
Many residents felt their social networks had been destroyed.8 In the
United States most cities that took advantage of the government programmes
were criticezed for displacing the residents without providing adequate
alternatives.

One reaction against these‘urban renewal programmes was the formation
of neighbourhood organizations which later grew into "the neighbourhood
movement'. Certain urban theorists (Goering 1979) feel the organizations
were an important part of the change in attitude toward the revitalization
of neighbourhoods. Many of these organizations played a substantial role
in urban politics in the early seventies and helped to change certain

10 In Canada, examples of this influence can be seen in

development plans.
Toronto, Vancouver, and Calgary.

In Toronto. citizens groups in Kensington, Don Vale, and Treffan Court
" became involved in the planning and conservation of their neighbourhoods.
In Calgary the residents of Inglewodd, one of the City's oldest neighbour-
hoods became directly involved in the planning process for the neighbour-
hood. In Vancouver the local citizen's organization in Strathcona was
successful in halting the massive redevelopment which was scheduled for
thatineighbourhood, and they managed to convince the City to review its

policy and to initiate a rehabilitation programme instead.11
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. This reaction to urban renewal encouraged most Canadian governments,
federal, provincial and municipal, to change the focus of their inmer city
revitalization programmes from one involving bulldozing to that of

. eq s . 12
conservation and rehabilitation.

© Infill

"Infill" or spot redevelopment is'a method of neighbourhood revitali-
zation that compromises urban redevelopment with rehabilitation: it recognizes
‘the importance of both and the opportunities they afford for differing
areas of older urban neighbourhoods (McGilvray 1966).13 The basic

philosophy of infill housing is to retain the neighbourhood's socio-economic

group. Iﬁférim—temporary accomodation is often provided while the new
units are being built; Declining neighbourhoods have buildings which are
no longer structurally sound and need to be replaced, and/or they have
pockets of vacant lots; These lots provide an opportunity for innovative
infill housing projects, which along with renovation, will improve
building conditions in the neighbourhood. The possibilities for these
infill housing projects can be numerous. With innovative designs the
infill housing projects .can provide both single and multiple housing units

for low income residents without the stigma that some past:public housing
14

projects have generated.

~

) {
" ‘Rehabilitation

Rehabilitation involves the renovation of existing facilities and

structures. Rehabilitation has often referred solely to the renovation

‘of housing units, but it also involves the upgrading of commercial facilities
and services including recreational facilities, water and sewer systems,
lighting, street landscaping, and the attraction of private funds and

commercial outlets for the newly renovated areas.
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There . are two predominant theories of rehabilitation: whitepainting
(Clay 1979; Porter 1979; Christgnsen 1979; Downs 1979; Smith 1979; Laska
and Spain 1979) - and upgrading in place or incumbent upgrading (Ahlbrandt
1975; Downs 1979; Clay 1979). They both revitalize the neighbourhood,
they differ, however, in their influence on the'néighbourhood's socio-
econémic characteristics. Whitepainters move to existing inner city
housing and displace the lower income resident. Upgrading in place,
revitalizes a neighbourhood by assisting those already living in the area,
- thus changing little in the socio-economic composition of the area.

Rehabilitation can be either public or private, or é combination of
both;"A large percentage of rehabilitation is carried out with the use
of private funds to assist in increasing property values and add to the
satisfaction. of the homeowner. Public rehabilitation assists those who
- are unable to carry out the work themselves or forces to comply with
regulations those who may be unwilling to upgrade. Public funds are also
largely responsible for the renovation of -recreational facilities and

. . . 15
municipal services.

" Whitepainting (gentrification)

The growing interest in older urban neighbourhoods has been referred
to as "inner—city rejuvenation!", "private market residential rehabilitation",
"upgrading in reverse through movement", "gentrification", "whitepainting",
n P U . .n 16
and "the back-to-the-city movement".
In Canada, this movement of upper/middle income households to the
inner city and in particular to existing inner city units, has been most

commonly referred to as ''whitepainting"”, and this term will be used throughout

this thesis.
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Whitepainting has been explained as the "result of an alteration of
preferences and/or a change in constraints determining which preferences
will or can be implemented" (Smith 1979):.L7 It is the combination of
the change in demographics and the shift in prices that has motivated
upper middle income interest in inner city neighbourhoods.

- There are essentially four stages in the whitepainting process. The
firéf‘Stagé involves the move of a small group of people, who want to
have "a place to live and express their lifestyle," to these neighbourhoods.
These initial whitepainters buy houses that were either vacant or on the
market and renovate the buildings for their own purposes. Many of these
structures are priced lower than dwellings in other parts of the city.18
During this first stage there is little displacement or public recognition.
Past studies indicate many of these new inner city residents are design
professionals and artists who have the time; talent, and resources to fix
up the older buildings;

"Séaéé fwo sees the initial interest by small speculators and realtors.
More designers and artists move into the area and property is still
available at a reasonable price. Because the houses for sale and vacancies
are becoming scarce, displacement begins to occur because the whitepainters
begin to purchase houses occupied by low income families and individuals.
There is more public attention to the area, and mortgage money becomes
more easily available. |

The third stage is often the turning point in the neighbourhood. A

substantial amount of attention is paid to these areas by the media,

~ government officials and developers, the prices begin to increase substantially,

and displacement increases., The rents in these areas often increase,’

even without improvements. During this stage a number of upper income
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~groups moving into the area see the house as an investment, as well as

a place to live; many are young profésSionals; Because of the growing
interest in the neighbourhood its original boundaries are often expahded.
As the number of whitepainters increase they begin to exert pressure on
both the city and other residents to fix up the neighbourhood. Tensions
between the original residents and the whitepainters begin'to arise.

the neighbourhood, which by now has taken on a whole new character with
a majority of middle/upper income households.19
One of the major reasons for the upper income groups moving into
inner city areas has been rising costs. Residents in today's urban
setting are realizing that new homes are either unavailable because of
high demand or they cannot afford the houses they may want because of
inflated prices and high interest rates. In some cities, such as Vancouver,
the imbalance between supply and demand have made it difficult for many
middle  income families to realize the dream of owning their own home
in the Suburbs; Also, in other cities, as suburbs reach further away
from the core of the city, people are looking to areas closer to places
of work, services, entertainment, and commercial facilities to reduce
commuting costs. In cities such as Winnipeg,'recommendations have been
made . to the City to emphasize infill and rehabilitation of already developed
areas of the City, as opposed to further suburban expansion.20 Whether
it be through consumer demand or city policy, pressure is growing for inner
city areas to change.
The influx of inner city neighbourhoods by middle and upper income
families and individuals is evident in most large Canadian Cities. As

whitepainting is a relatively recent phenomenon, extensive literature and
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research on the subject does not exist. However, a study carried out
in 1977 indicated that whitepainting was in fact occuring in Canadian
cities: of all Canadian cities with populations greater than 50,000
surveyed, the findings indicated that whitepainting was either Well
started or in sufficiently advanced stages in over 95% of the locations
that the city planners were able to respond in the affirmative.21
Though whitepainting does rejuvenate the neighbourhoods, a number
of problems result. Most of these recently rejuvenated areas were most
recently occupied by low income residents because of the low purchase
price, relatively lower taxes, and lower rents. With the growth in
popularity of these areas there is an increased displacement of the
lower income residents. Tenants are usually the most influenced by

22 Owners were féréed'of'encouraged to sell because of

whitepainting.
higher sale prices and/or the inability to cope with increased property
taxes which often accompany upgrading. With the increase in stronger
libbby groups in these‘neighﬁgafﬂééag, the city often increases the
enforcement of building codes; many of the owners are unable to upgrade

and renovate and are forced to sell.

Historically, many inher city Homes had been built to cénform téfthe
lifestyles of their original wealthy owners.23 The houses were often too
large for new families moving into them, and many were converted to
;partment houses, rooming houées, and rooming and boarding establishments.

These converted units were in areas where higher rents could not be
charged, and thus, became a good source of adequate low rent accomodations.
However, with the move back'td‘fheJCity many of the converted units are
sold to those wanting to convert baCk'tO'Siﬁgle family dwellings. These
buildings provide a larger floor area, and depending on the city, are

available at reasonable cost. In Winnipeg these converted units are priced




well below the single family dwellings.24 The tenants in these
buildings are forced to leave and find alternative accomodations.

In cases involving rental property not sold for whitepainting,
the elevated status of the surrounding neighbourhood peémits the
landlord to charge higher rents, whether or not any work is dome on the
units. This may also result from increased property taxes. Landlords
often will renovate the building and raise rents with the hope of attracting
higher income tenants. Most of the original tenénts are unable to pay
the rent increases and are forced to find alternative and sometimes
inferior accommodations. In this situation of whitepainting, it is
evident that the lower income tenant population has the least power.25
In inner city areas this is‘usually the majority of the resident popula-
‘tion, as these areas have high concentrations of renfers.

For civic officials and politicians the benefits of whitepainting
may overshadow its problems. Whitepainting uses virtually no public funds,
as the renovation is done through the private sector. Also, the municipal
services are already in place and thus require little capital outlay for
the municipality. The increased tax base, creation of stable neighbourhoods
in previous problem areas, and increased private sector involvement in the
inner city all create a welcome picture for civic officials and politicians.

However, the city's policy and decision-makers must face the problems
which whitepainting creates. The future cost of services in the rejuvenated
areas may be high, because the'middle‘income groups ‘are generally able to
lobby for and obtain costly improvements in facilities and services. They
will also play a greater role in the destiny of the neighbourhood with
stronger lobby groups;‘sométimes‘refusing to allow certain forms of housing
or developments, eg. public, non-profit or co-operative houéing; In certain

cases the relations between the long térm and new residents can become
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strained because of a difference in lifestyles.2

Whitepainting in many cases decreases the number of available
residential units through conversion of multiple rental ﬁnits to
single family dwellings. This thesis addresses itself to the problem
and the possibilities of displacement by investigating the role of the
owner of rental accomodations with a smali number of units, often
conversion units, in the overall rental situation and their position in

the housing market.

" 'Upgrading in Place (Incumbert upgrading)

"Upgrading in place" involves the renovation of an inner city

neighbourhood for the initial residents. It does not alter appreciably

. . . s s . . 2
the socio-economic or population characteristics in the neighbourhoods. /

This theory assumes that the residents want to remain in the neighbourhood.

For such a policy to work the residents must want to live in the area,

and the owners must have a commitment to want to improve the neighbourhood.

For upgrading in place to be successful the housing aspect cannot be the

only hope for neighbourhood survival: there is also a need to upgrade

28

obsolete and worn municipal services, provision of recreational and community

facilities, increased neighbourhood oriented commercial establishments,

and the provision of jobs and social services to the residents (Downs 1979).

It is apparent that upgrading in place requires a comprehensive plan for
the'area.29 Through upgrading in place the residents can improve both
their housing and socio-economic situations.

There is a need for a renewed confidence in these inner city areas,
not only by its residents, but also by the public and private:sectbrs.30

The individual owners' commitment is necessary in order to make upgrading

attempts successful. This entails the participation of the residents and
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owﬁers in the planning and decision making stages. There is also a
need for some government assistance for improved facilities and in
other qases'for shelter allowances. Public money should act as a
catalyst for private investment in the area.31
The attitude and behaviour of the residentS‘can.play a crucial
role in the success of the rejuvenation programme. No amount of
rehabilitation will assist an area where residents do not conform to
the norms of social behaviour. If there are enough who deviate from
this norm by such activities as crime and vandalism, other residents
will be discouraged from upgrading (Ahlbrandt 1975; Jacobs 1961).32
Most private upgrading occurs in areés with high concentrations
of families. The private lenders tend to avoid areas of multi-family
+ dwelling units, because they feel 'renters and absentee landlords make
the neighbourhood unstable (Clay 1979). Most multi-family rehabilitation
takes the form of condominium conversion, actually whitepainti’ng.33
-~ ‘Upgrading in place indicates the need to assist and retain a
large portion of the initial residents through the use of aids such as
subsidies, low interest loans, and grants. Examples of these are the
"Residential Rehabilitation Assistance Programme, and shelter subsidy
programmes which will be discussed in further detail in chapter three.
Upgrading in place recognizes the high mobility of many inner city
residents, so its actual intention is not to help the initial residents,
per se, but to retain lower income residents in the area so they can also
"enjoy the benefits of the improved neighbourhood." This theory also
recognizes the extremely fragile position of renters, therefore it
emphasizes a ''resident orientedﬁ” as well as a "place oriented" upgrading.
Upgrading in place not only acknowledges the need for physical change it

also gives residents' the opportunity to raise their incomes and social status,
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and gives them greater control over their lives (Downs 1979). These
decisions and policies cannot be made in isolation from other occurences
in a city: they must be part of a much larger city-wide housing policy.34
At the same time, it must be remembered that specific policies nmust be
designed to act at the neighbourhood level, as market forces act on a
neighbourhood level. Throughout such a programme for reju&enation there
must also be effective levels of citizen :'anut.35

It is important that upgrading in place occur in a declining area
that has potential for housing rehabilitation: fairly sound housing stock.
The area must also be able to attract upper income residents to help give
the neighbourhood economic stability. These are also areas that, with
some government assistance can attract privaté-investors. Neighbourhdods
such as this, have often been referred to as "grey'" areas of the city,
as opposed to the excessively disadvantaged "purple” areas. These
rejuvenation programmes must assist these '"grey" areas so they do not

deteriorate furthef.’36 )

Spot Gentrification arnd Fringe Upgrading

Some proponents of upgrading encourage a diverse socio-economic
neighbourhood composition (Downs 1979; Clay 1979). This involves a
combination of upgrading and whitepainting. Spot gentrification (white-
painting) is a process of upgrading in place with some pockets of white-
painting, and frimge upgrading occurs when some owners decide to remain in
an area undergoing whitepainting. Spot gentrification would best serve
the purpose of revitalization if the aim of public policy was to: try to
assist those already in the neighboufhood;37
The very presence of houses renovated through whitepainting will have

an impact on the neighbourhood. They may also be able to attract facilities
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and recreational activitiesﬂintg.the neighbourhood. It also reduces

the concentration of residents who need the most assistance. With
whitepainting of certain houses in. an area, tﬁe'government can con-
centrate its assistance funds on those who need help the most. The
upper income groups usually exert greater political power so the
neighbourhoods influence on city hall is increased, thus an improvement
of facilities and the employment situation of these neighbourhoods may
improve. There is a need for a programme to encourage a certain degree
of upgrading, however, the most important factor should be the retention

of the present residents.38

" 'The Amdteur Landlord

Most people tend to view the arrangement between tenant and landlord
as strictly a business relationship. Most new rental developments do
work on this basis: national professional economy (Krohn 1976). However,
as Krohn et al. indicate there is a second market force in the rental
economy, one whichvthey call a local-amateur economy. A detailed compa-
rison between the two types of landlords is presented in Model 1.

The theoretical basis for the amateur landlord is taken from the
substantivist viewpoint in economic. anthropology: there is a certain
sector of the market place not motivated solely by economic considerations.
The behaviour of individuals cannot be studied in an economic vacuum;
there is a neceséity to look at the other aspects of today's social being.
"In these relationships goods are exchanged not only for other goods or -
money, but also for other social benefits and favoprs."39

It is this theory which has been applied to the local-amateur

economy. - Amateur landlords usually own a maximum of three low unit

buildings, usually do most of the own repairs and manage the buildings




Source:

-23~

Model 1

Mode! 1. The Dual Economy in Urban Rental Housing

A. Owners

1. Resources

2. Motives, rationale of re-
source allocation

3. Recruitment

B. Buildings
C. Tenants

D. Relations of production
and exchange

E. Munagerial techniques

1. Evaluation of return to
capital

. Financing

. Tux planning. decisions

HoWwW ol

. Maintenance

S. Relations with tenants

F. Relation to organizations
and institutions

National-Professional

High capital/labour ratio

Net return to and/or increase

of capital

Via occupations, employment
by owners, real estate sales,
law, accounting. }f via kin
tics, the neophyte also has
economic motives.

Newer. larger, higher rental

Middle and upper class

Contracts are bargained and
defined in 3 wide context.

Macro-cultural articulation of
(“rational™) strategies

All receive national and profes-
sivnal discussion vid manage-
ment literature.

By paid staff or contracts

Through paid staff

Uses commercial law to en-
force contracts

Occupational organizations for
owners, managers, developers
or real estate business become
lobby groups

Political consciousness, access,
-flectiveness at every level

Local-Amateur

Low capital investment; labour
intensive

Complex purposes, not all
articulated

Self-recruitment, kin ties,
being a tenant, having owned
property in home country or

rural area.

Older, smalier, and low rental
Middle, working and lower
class

No contracts. Exchanges are
negotiated in a local context,
often via socially expanded
relations.

Seclf-taught. local or ethnically
based strategies

None

Minimal
None

Self taught, own input. hired
labour minimized
Face-to-face contact

Seif-enforcing agreements are
sought via complex relations,
personal sanclions.

No owners’ organizations, al-
though some organization is
possible via ethnic communi-
ties

No political consciousness, not
even at city level

Roger G. Krohn, Berkeley Fleming and Marilyn Manzer,
The Other Economy: The Internal Logic of Local Rental

Housing (Toronto: Peter Martin Associates, 1977), p.6.
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themselves, and therefore they can afford to rent at a lower rate than
the large scale landlords, who often have to pay management agencies to
maintain the suites. 1If amateur landlords are unable to do the work
themselves they get friends or relatives that can or they trade their
skills and services. The amateur landlords only do work which they cén
afford at the time; they rarely take out loans to do the repairs. The
‘tenants are generally fairly reliable, because they are often friends or
referrals from friends. If a tenant is reliable and takes care of the
suite the landlord can usually keep the rents down, and will, to keep a
"good" tenant. The benefits for these landlords are not only ecoﬁomic
but also social.

Both of these economic systems are necessary in today's diverse
rental market. Model 1, developed by Krohn, indicates the differences
between the two rental sectors. The amateur landlord would not be able
to function effectively in the newer, larger developments and the smaller
low unit accomodations would be inefficiently run by the national professional
economy. Unfortunately many of the local amateur low rent units are being
replaced by large professional economy, higher rent un:i.ts.!+O

Many of the amateur. units. are in prime high density zoned areas and
as costs for the landlord continue to increase it makes it more difficult
for the amateur landlord to survive on the diminishing economic returns.
The social benefits provide a. certain satisfaction to the 1andlofd, however,
there must be a certain degree of economic return for this system to be
effective. If the economic returns fall short of the landlords' expectations
they will naturally be tempted to sgll to developers.

It must be realized that the local amateur economy provides a substantial
source of the city's low income housing. They ask for little government

assistance and through their own labours and social networks they do most of
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their own work. They provide low income housing, which is sometimes
better accomodations than government supported low income housing, and
shelter is provided at much less cost to_the_government. These units
also do not have the negative stigma that often accompanies low income
vhousing projects.

This rental sector must be recognized as a vital part of the housing
economy and they have an important role to play in the rehabilitation of
inner city neighbourhoods. Most of these units are in inner city neigh-

bourhoods ‘and were generally built prior to World War II.42

The landlords
have a stake in the rejuvenation of the neighbourhood because it would
result in higher land values and the attraction of more residents thus
allowing the owner to choose the best tenant. The neighbourhood has a
stake in the.well.being of the landlords because the amateur landlords
make up a large percentage of the property owners in the neighbourhood.

The fate of these landlords can either help to rejuvenate the
néighbourhooduby_their upgrading, or it can completely change the face
of the neighbourhood with their replacement by large professional units.
In some cases it can completely destroy a neighbourhood. With rising costs
such as energy-and-stricter government regulétions;wit is becoming
increasingly difficult for local amateur landlords to survive.43

Chapter 2.has presented the theories of neighbourhood revitalization
and the amateur landlord. The chapter indicates the variety of optioms
available for immer city rejuvenation and the role of the amateur landlord
in this process. Chapter 3 will discuss the various government programmes
affecting the -amateur landlords and housing rehabilitation in inner city
areas.  The chapter will discuss the details of the various programmes;
legislatioﬁ; bylaws;'and policiés;'their effectiveness and their‘relation'

- and effect on the' local amateur economy.
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Chapter 3

GOVERNMENT PROGRAMS AND POLICIES FOR

INNER CITY REVITALIZATION

" ‘'Housing - A Basic Human Right

In 1969 a federal Task Force on Housing was formed. After holding
numerous hearings across the country, the following principles were
proposed:

-action on housing and urban development by Canadian
politicians at all levels of government.

-production of additional housing units, which give
Canadians variety and choice, not only for those who
can afford to compete on the open market, but also for
low income residents.

-assistance for lower income residents to make a '"better
life" for themselves through social and vocational
assistance.

-encouragement of private sector involvement for most
housing needs. '

-rehabilitation of housing where appropriate.
-effective planning for facilities to serve residents.
The dominant principle resulting from the task force was that "every
Canadian should be entitled to clean, warm shelter as a basic human right."1
Recognition of the right to adequate shelter embodies a principle
similar in education and health. These are universal rights in Canada.
Acceptance of the principle implies the validity of direct intervention
of governments where necéSSary.2 These principles echo those put forth
in an earlier Conference on Housing held in Toronto in October 1968. This
conference was sponsored by The Canadian Council on Social Development and
put a greater emphasis on the need for citizen participation in factors

affecting their housing environments.>
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With the realization that there was a certain portion of thé

. Canadian public unable to compete openly on the private housing market
and that something had to be done about the deteriorating innmer city
neighbourhoods, the government immediately proposed a number of relevant
programmes. The early attempts by the different levels of government to
provide or assist low income residents to find adequate shelter had
consisted mostly of providing new housing through public, low income
housing projects. Other programmes largely assisted prospective home-

buyers to attain credit and mortgages.

" 'Urban Renewal (Prior to 1969)

The first attempts at providing ﬁousing for the poor were part of
the governmeﬁt's urban renewal programme. At the time it was felt that
this was the best method by which to provide housing and to improve the
inner city. Unfortunately, this programme required the wholesale destruc-
tion and bulldozing of whole neighbourhoods which were mostly low income
areas. In most cases the units that were destroyed were replaced by high
density low rent units.4

Although many housing units were replaced, whole neighbourhoods were
also destroyed. Many lower incomeresidents were isolated and ghettoized
in the new public housing and were not pleased with their new housing
situation.5

The Task Force on housing confirmed that these large public housing
projécts had become "Ghettos of the poor," and the residents
were faced with a variety of negative social stigmas, in relation to the
surrounding areas. The Task Force therefore recommended a halt to the
initiation of new projects, until a detailed'study was COmpleted:6‘

The government began to recognize that most of those needing housing
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assistance were living in older units in inner city areas.7 In fact,
most people in Canada do not live in "new" housing unitsf8 In the
early 1970's, renbvation and presefvationlof older buildings for their
historic attributes was also becoming a popular movement. Renovation
énd rehabilitation comprised approximately twenty percent of the expendi-
tures on housing in Canada. Most of this work, however, was being done
by middle and upper income individuals. 1In some cases this displaced
inner city low income residents through whitepainting, and so a programme
to '"protect" the low income resident from the upper income groups was
required.9

Most low income residents want to remain in the area, despite the fact
that most work being done is too expensive for their limited budgets.lo In
.the case of the rental units, many landlords are unable to renovate without
substantial rent increaSes  resulting. What was required for these gnits

was a system of grants and loans which they could afford.ll

In June 1972, the federal government amemded the NHA with the
objectives of improving housing stock, municipal services, and social and
recreational facilities.12 The resulting program, NIP (Neighbourhood
Improvement Programme), involved neighbourhood residents in the decision
making process. The NIP's were tri-level agreements between the federal,
provincial, and municipal govérnments.l3 Projects were funded by all
three levels of government with the federal government putting in 50%,
provincial 25%, and municipal 25%; except for the municipal service repairs,
where the municipal contribution'rosé'tq 50% and the federal dropped to 25%.

Though all three levels of'govérﬁﬁent contribute funds to the programme,

it is administered through the municipal government. This is advantageous
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as the municipal governments have closer contacts with the neighbourhoods
and in turn, the ' municipali representatives are more accessible to the
residents.

Three processes are involved in the administration of the programme:

neighbourhood selection, neighbourhood planning, and implementation. The

designated NIP areas are predominantly residential, with a large percentage
of the housing stock in need of renovations, some overcrowding, low to
moderate income residents, and municipal services are in need of repairs or
‘require replacement. During the planning stage the staff conducts an indepth
study of the area including land use, housing conditions, socio-economic
profiles, survey of facilities and services, and in some cases indepth .
interviews with the neighbourhood residents. Also, a site office is opened
in the neighbourhood .to..provide easier access to the residents.l5 A site
office is advantageous because it is less intimidating for residents than
having to go to central civic administration buildings.

Upon completion- of- the studies, the required work 4is determined.
Most decisions are made by citizéns groups and neighbourhood representatives.
16

Their involvement is essential in the success of the project.

The type of work-.that-is eligible includes upgrading minicipal services,

providing recreational facilities and in some cases, providing low income
: housing.17 It must be noted that any improvements made on municipal services
under NIP funds does not show up as an increase on the residents' tax

, . . . . 18 . . X .
assessments, thus the taxes are kept down, This helps inner city residents

who already pay high taxes.
The neighbourhood-involvement in the NIP areas has been an asset for
citizen involvement in planning. However, some critics have reservations

19

as to whether this participation is as effective as claimed. ‘The NIP

programme is an essential component of a mneighbourhood revitalization
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programme. It allows for the provision and upgrading of municipal

services and recreational facilities, without direct costs to the

residents. The programme is also flexible enough to be adapted to the
individual needs and characteristics of different neighbourhoods.20 It
allows such diverse projects as the purchase of vacant and badly deteriorated

properties for new low income housing projects and the provision of

recreational and municipal services.

Residential Rehabilitation Assistance Programme

NIP deals with the overall physical welfare of the neighbourhood

but does not tackle the plight of individual owners who cannot afford to

renovate on their own. An amendment to the National Housing Act in 1973

resulted in the Residential Rehabilitation Assistance Programme, (RRAP).
RRAP uses federal funds, administered through Canada Mortgage and Housing
Corporation, (CMHC), and the objective is "to improve the housing conditions
of low and moderate income people through assisting in the repair and/or

conversion of existing residential buildings."21

This programme was

initiated from a need to stabilize and preserve older neighbourhoods and

conserve the existing housing stock of these neighbourhoods, and the public

and private investments they represent. The programme not only assists in

rehabilitation of the units but more importantly, hélps low income residents
.. . . 22

remain in their neighbourhoods.

The work required on each unit is determined independently through the

inspection of the units, as the work required for each is not the same. The

work done on the unit is to extend the life of the unit a minimum of fifteen
years, so the units can meet the needs of its residents. Some of the repairs
carried out under RRAP include, "heating, plumbing and electrical systems,

and to the structural components of the building -- roofs, windows, etc."
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In some cases funds will be provided to improve the appearance of the

units to try to reverse the general neighbourhood deterioration.23 Once
renovations are completed it is up to municipal building codes to ensure
the building is maintained and the area must be continually monitored to

detect possible signs of deterioration.24

There is an income ceiling for owner occupiers who want to apply for
funds. As well, landlords must agree to rent controls set by CMHC.

Non-profit housing corporations and co-operatives are also eligible
to apply. To be eligible for a grant an applicant must also be in an
approved NIP area, or in areas previously agreed upon by the provincial
~ government. As this report was being written CMHC announced that an
additional $1.5 million will be designated for rehabilitation through RRAP
for Winnipeg. This is part of the $96 million commitment for the Core
Area Initiative. Non-profit corporations and co-ops are eligible
irrespective of location. A portion of the loan can be forgiven depending
on the applicant's income, and landlords can have a certain amount of the
loan "forgiven" if they agree to the rent controls set by the administering
agency (CMHC), regardless of the landlords income. The amount of the loan

25

which is not forgiven is paid back at a preferential interest rate. The

loan limit and forgiveness was recently raised because of the increasing
cost of labour and materials. Appendix B indicates the current figures.
In evaluations .of RRAP done for CMHC, it was found that a dispropor-

tionate amount of funds were going to landlords, Tables 3-1 and 3-2. This

interest by landlords has been interpreted as one result of preferential
treatment in funding in that there is no income limit for landlords, and

26

maximum forgiveness is possible. It must be remembered that many low
income tenants live in these units and with an equitable system of rent

controls and shelter allowances they can be provided with improved housing.
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TABLE 3-1

RRAP FUNDS GOING TO LANDLORDS AS A
PER CENT OF TOTAL URBAN RRAP FUNDS, 1974-1977%

Per Cent Per Annum

Province

1974 1975 1976 1977%%
Newfoundland 0 3 39 28
Prince Edward Is. - - 28 34
Nova Scotia - 49 26 18
New Brunswick - 81 59 57
Quebec - 100 89 88
Ontario 8 46 52 57
Manitoba 3 50 78 - 66
Saskatchewan - 9 , 19 16
Alberta 7 33 26 18
British Columbia 19 32 40 43
CANADA 7 40 50 53
‘Municipal Area
St. John's 0 3 35 54
Montreal - 100 100 98
Outremont 0 0 100 99
Ottawa 100 88 88 89
Winnipeg 2 50 79 70
Calgary 8 40 67 25
Vancouver 34 57 62 65

*Derived from RRAP year-end summaries, Neighbourhood and Residential
Improvement Division, CMHC,

#*Homeowner funds for 1977 are derived from provincial averages.
Landlord funds for 1977 are derived from city averages to October
1, Program Evaluation Unit.

Source: Hussein Rostum, An Evaluation of RRAP for Landlords
(Report for CMHC, February 1978) p. 10.
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TABLE 3-2

LANDLORD RRAP UNITS-AS A PER CENT OF
TOTAL URBAN RRAP UNITS, 1974-1977%*

Per Cent Per Annum

Province ,

' 1974 1975 1976 1977%%
Newfoundland 0 3 43 25
Prince Edward Is. - - 26 34
Nova Scotia - 45 30 16
New Brunswick - 81 57 58
Quebec - 100 85 86
Ontario 7 48 50 53
Manitoba 11 47 70 61
Saskatchewan - 8 16 17
Alberta 4 27 25 17
British Columbia 23 33 35 40

CANADA 8 39 44 47

Municipal Area
St. John's 0 3 40 47
Montreal - 100 100 97
Outremont - 0 100 99
Ottawa 100 88 82 83
Winnipeg 6 47 69 66
Calgary 4 34 62 27
Vancouver 36 56 48 59

#Derived from RRAP year—-end summaries, Neighbourhood and Residential
Improvement Division, CMHC,

*%1977 figures are up to November 1.

SOURCE: Hussein Rostum, An Evaluation of RRAP for Landlords
(Report for CMHC, February 1978) p. 1l.
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In Winnipeg, though the landlord use of RRAP is high (66% of the
units in 1977) there is still a need for further assistance. FEven with
this need, the Province, in 1976 and 1977, had to return a substantial

27 The RRAP funds could have been

sum of unused funds allocated for RRAP.
put to use if more NIP areas had been désignated.
Critics have expressed some reservation over the scope of NIP ana RRAP,
There is concern that both NIP and RRAP ﬁave only touched the surface of
the problem and have not reversed the situation of low income residents.
The programmes fail "to address themselves to the vital question of restoring
human dignity, self worth, and pride, not to upgrade skills and earning power
among the residents."?%
The NIP programmes are in the process of being phased out by the
federal government. 1In March 1980, NIP was replaced by Community Service
Grants. These grants need not be used for NIP areas, though in Winnipeg
a portion of the funds were used for the continuance of NIP. TIn November
1980 the Community Service Programme was also cancelled, thus leaving no
funding for NIP. Approved programmes will be completed, but no new programmes

will be designated.?’

" Co—op and Non Profit Financing

The federal government also participates in inner city rejuvenation
and low income housing provision through the allocation of start up funds

and assistance for non-profit and co-operative groups. Prior to 1978,

...............

the Province through the Manitoba Housing and Renewal Corporation (MHRC),
contributed to the start up funds for co-op projects. At present MHRC only

provides subsidies for low income residents of the co-ops.
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The federal government funds up to $75,000 in start up funds for
co-ops to allow them to organize and they are also eligible for NHA
insured loans from approved lenders that cover up to 1007% ofvthe loan.
30

This is for both old and new units.

Co-operative forms of housing are becoming more popular in many urban

areas. They provide a collective form of housing with all residents sharing
the responsibility for housing. Inner city rejuvenation of older, usually
larger apartment buildings, for co-ops is especially popular in Vancouver
and Montreal.31 These units not only provide housing for low income
residents, but also give the residents a greater degree of power over their
own housing situation, unlike renters.

The City of Toronto has established a non-profit housing corporation
that has renovated some older houses and converted them into suites and fiats
for low income residents. The tenants pay a percentage of their income for

rent.32

‘Rental Housing Insured Loans

Under Section 6 of the NHA the federal government will insure up to 90%
of the lending value (usually up to $70,000 per unit), of approved rental
projects. At least a 10% equity is still required. These loans can be for
rental houses, apartments, hostels, condominium units, and dormitories,
which comply with municipal building regulations. These loans can be for
new construction, purchase of an existing building, repair, rehabilitation,
conversion, or improvement of units. For most new construction the
amortization period can be extended to forty years, but with existing

buildings only extends to the life of the building.33

These loans may not
be advantageous to those wishing to purchase older inner city units if

effective rehabilitation programmes to extend the life of the building are not

also implemented.
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Canadian Home Insulation Programme

The federal government's home insulation programme provides certain
owners with graﬁts to insulate their units. The grants can be applied to
rental units of less than three stories or any house that is the owner's

vprincipal residence. The applicant must either rent or own the unit and
not have previousiy received a grant. In most provinces, including
Manitoba, the units had to be built prior to 1961. The grant can cover
up to 100% of materials (to a maximum of $350, depending on the unit type)
and one third of the labour costs (to a maximum of $150 depending on the
unit).

There are clear warnings on the application that the applicant is
responsible for attaining good workmanship, nevertheless, some applicants
have had problems even when using recommended companies. CHIP should

have better safeguards and monitoring systems built into the programme.34

" ‘Manitoba Home Insuldation Programme

The Provincial Government's insulation programme is administered
through Manitoba Hydro and Winnipeg Hydro. They provide a straight loan
of up to $1000, to upgrade insulation. The loan can be paid back on the,
applicant's hydro bill for up to 20 years, at a 9%% interesf rate. This
programme also includes the installation of storm windows and doors and

necessary attic ventilation.35

" ‘Manitoba Critical Home Repair

The provincial government has a low income/elderly homeowner renovation
~ grant programme: the Manitoba Critical Home Repair Programme (MCHRP). MCHRP
is administered through the Manitoba Housing and Renewal Corporation (MHRC).
This programme offers a grant or a combination grant and loan to senior

citizens or low income homeowners to do necessary repairs: there is an
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~income limit. The repairs include, unsafe wiring, defective and unsafe
heating systems, unsafe or inadequate water supply or sewage systems,
leaking roofs, insulation, defective windows and doors, and certain
structural repairs -- walls, foundations, stairs, ete.

To qualify the house must also be over fifteen yvears old. There
are no restrictions on the location of the house. If the owner lives in
the house for over five years the loan can be forgiven.36 These grants

are not available to landlords.

" ‘Winnipeg Home Improvement Project

The provincial government also supports and funds the Winnipeg Home
Improvement Project (WHIP). This project provides a job training programme
for those unemployed and lacking the necessary skills to compete on the open
job market. 1Its goal is to give participants the needed skills and training
to compete fo; a job. The main aim is to give participants the exposure
to work, personal skill development, and academic upgrading, and a secondary
result is the renovation of inner city dwelling units.37

The project was initially a Local Initiative Project (People's Housing
and Rehabilitation and Repair Inc.) sponsored by the Institute of Urban
Studies (University of Winnipeg), but was extended as WHIP when the LIP
funding ran out. The project initially assisted low income, both tenant
and owner occupied units in the inner city.38 The owners buy the materials
and the WHIP participants do the work at no cost to the owner. WHIP now
only does repairs of owner occupied homes or non—profit buildings: landlords
no longer qualify for the'assistance;' This type of assistance may no .longer
be available to low income‘homéownefs as the WHIP officials would like to
diversify their training programme. Rather than teaching construction skills,

which are in low demand in the province, they would like to teach 8kills in
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fields where participants could get jobs.

Shelter Allowances

Shelter allowances provide the tenant with a subsidy to cover
higher rental costs. These subsidies are effective only when rents remain
stable. Thus, additional legislation such as an equitable system of rent
controls may Be necessary.

The shelter allowances are means tested programmes which base rent
payments on a ratio of the applicants income, usually one seventh to one
quarter of the income.40 This programme provides assistance to the
individual or family, allowing a greater choice of units for the lowef
income residents. This,-however, does not guarantee the upgrading of
inadequate units. Shelter allowances may encourage the construction of
privately funded lower rent units. It can‘also provide for a greater
diversity of residents in the City's different neighbourhoods.

The federal and provincial governments provide a cost shared shelter
allowance for low income residents as provided in Section 44 of the

" ‘Nationdl Housing Act. These allowances help low income residents by

subsidizing the housing cdsts, thus reducing the percentage of income spent
on shelter. Recent amendments have extended these benefits to residents

of non-profit units. This is an incentive for the development of more
co-ops with a greater income mix.

In Manitoba there are two shelter allowance programmes: Shelter
Allowance for Elderly Renters (SAFER) and Shelter Allowance for Family
Renters (SAFFER). SAFER in effect since January 1980, has been fairly
successful, SAFFER, in effect.since January 1981 has not beéen as well
received. As of March 1981 they only had 2000 applications of which only

800 qualified for assistance. This programme has had only minimal
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influence on the low income tenant because of a variety of restrictions:
applicants must have children and they are not eligible for the grant if
they receive any social assistance.' It was found that most renters' income
were either too high to qualify or. so low that they received some other

type of government assistance.41

‘Rent Stabilization

Provincial legislation which does not directly influence renovations,
though, has a substantial impact on the situation of the landlords is rent
stabilization. In Manitoba, rent stabilization (controls) was put dinto

affect by The Rent Stabilization Act (April 29, 1976), Ch R 85 of the

" ‘Manitoba Statutes. It established a rent stabilization board that hears

and deliberates on complaints about anything within the jurisdiction of

the Act. The Act also established legislation regarding the frequency

of rent increases, notice of increases, the ceiling for increases, the
refunding of payment exceeding the ceiling, requests for increases exceeding
the allowed amount, the procedures for disputes between the tenant and landlord
and the payment of differences until the dispute is settled;42 The rent
controls were removed in June 1980.

At first glance, rent controls appear to be the answer to help tenants .

deal with increasing costs, however, upon further examination it appears

rent controls can have a-negative impact on the rental housing market. Rent
controls without additional controls on other sectors of the economy fail

to operate effectively. In 1976, the federal government, as part of its

national economic policy to control inflation urged the provincial governments
to institute rent controls;most provinces tried to institute some form of
controls. The form of rent control most often legislated in the provinces

has .been to specify rent increase Ceilings.éB' The provinces of Quebec and

o “y

Ontario have a rent review board which on a tenants request del;bEKateusw T N
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on the fairness of the rent increase. This requires tenant iInitlative. 4

Several governments have recently made the decision to remove the
controls,. including Manitoba. This decision to remove controls was
likely a decision based on both economics and the political philosophies
of different governments. The rent removal of controls tends to disprove
the theory that "rent control once institutes is almost impossible to get
rid of". (Dr. Michael Teits, Housing Study for New York City —- Rand
Ihstitute).45 In Manitoba, the ease of removal may be a result of the
short length of time the legislation had been in affect. It has been
found that rent controls are harder to remove the longer they are in place.
Unfortunately this indecision and lack of permanancy creates an uncertainty
for the construction of new rental units, and the continued operation of
older onmnes.

The decision to legislate rent contfols can be a politically profitable
one. It is often the result of strong pressures from very effective and
articulate tenants' lobby groups. Because its application seems simple
and the results are immediate, it is the solution moét often sought for
the problem of rising rents. Rent stabilization usually assists the
middle income renter rather than the lower income renter.46

The rent controls may in actuality be a hinderence to the low income
tenant. When some renters would normally move to either larger or more
expensive accommodations they do not, because of the good rental deals they
receive; Thus, these units are unavailable to others hoping to move to
better accomodations. The controls do not lower rents for those that need
it; it merely freezes existing rents; 'In many cases low income renters
continue to be taken advantage of, resulting from a lack of knowledge of

the 1egislation;47
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With the increasing costs of running a rental unit, the landlord
may be forced to forego some maintenance and managing expences. The
buildings can become rundown and it may be more profitable to abandon
the units. When this occurs the lower income renter is usually displaced.

When most landlords in lower income areas take this route, the whole area

deteriorates: the market values drop, financial institutions refuse to
_ give loans and mortgages in these areas; insurance companies no longer issue
policies in these high risk areas, and the city loses the taxes from the

area. This does not necessarily occur because landlords are "price gougers"

out for everything they can get. In actual fact many of the landlords are

middle income investors trying to make a small profit amongst rising prices
.48
and costs of upkeep.
For a rental control policy to be effective and not have the negative
repercussions of past programmes, a permanent and powerful administration
to oversee the properties is needed. The programme should be flexible

49 1f

enough to accommodate any changes in repair and maintenance costs.
higher rent increases are necessary a programme of shelter allowances must

also be in place to assist those unable to cope with the increases on their

Oowll.

" Landlord and Tenant Act and the Rentalsman

‘The Landlord and Tenant Act (Chapter 60 and L70 -- July 29, 1980

September 1977, respectively) -- Manitoba Statutes —- regulates landlord

and tenant relationships and stipulates the obligations of both. The

factors discussed include leases, notices to vacate premises, options
available to landlords for payment failure, security deposits, the appointment
of a rentalsman, and his/her duties. The Rentalsman, and his/her” enforcement

of the Act can have a substantial impact on the local amateutr economy:

.
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the office
—advises landlord and tenants in tenancy matters,

~receives complaints and mediates disputes between
landlords and tenants,

~disseminates information for the purposes of educating
and advising landlqrds and tenants concerning rental
practices, rights and remedies, and

-receives and investigates complaints of conduct in
contravention of legislation governing tenancies.

The decision the rentalsman reaches in disputes between amateur landlords

and tenants can have a major bearing on the future of the units., A

negative decision can have a demoralizing effect on the '"good" landlord.
In the past tenants had few rights, and reports indicated the plight
of the temant: in response a number of provincial governments résponded to
these problems by legislating tenants rights. Manitoba's legislation is
said to have provided the best protection for tenants with stronger commitments
/
to tenant rights, a widely publicized programme and the introduction of
the rentalsman concept;
Many of those championing tenants rights creéted an image of the
_ogrei'sh_.landlord.51 Unfortunately, this is not necessarily so for all

landlords. Often proponents of tenants rights zealously uphold the need

for greater tenant protection and fail to see a landlord's position in a

dispute. There is certainly a need for tenant protection, however, the
landlords position must -also be considered. Failure to see both positions

may result in an outcome that may be detrimental to the tenant, if the

landlord decides to close the units.

" ‘Municipal Building Codes

The municipal building codes are an integral part of a city's.attempt
at maintaining its housing stock. 'As most of a city's housing was built

prior to the inception of these codes many do not conform to the new standards,
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thus may require costly renovation. The codes usually deal with general
upkeep, fire prevention, and healfh standards. The rigorous enforcement

of codes usually arises out of emotional public outcry against 'disasterous
fire, decay and ugliness".52 As was the case in Winnipeg.

Following a fatal apartment fire in 1974, the City of Winnipeg
initiated a rigorous pfogramme of code enforcement.53 More recently a
Winnipeg townhouse fire in May 1980 has caused officials to establish
more stringent regulations and make them retroactive. This requires owners
of townhouses similar to the one in the fire to make all required changes.
These regulations, however, were not established by the municipality, but
by the Provincial Building Standards Board.54

Unfortunately, with the application of bylaws and codes, landlords
are often unable to do the work themselves or it is jﬁst too costly.
Therefore, they mai choose to abandon the units. This is a greater problem
for the amateur landlord as they are often unable to write the expenses off
over a length of time, as with the owners of larger buiidings.“Also, many
of the regulations require the owner to make immediate renovations or face
the threat of closure or fines.

In cases where extensive repairs are required, the landlord will
increase the rents, putting the units out of the income range of the lower
income tenant.55 In Winnipeg, a number of apartment buildings were closed
between 1972 and 1978 as a result of the building codes.56

In Winnipeg, the most important codes (bylaws) deal with general upkeep
for fire prevention and health pruposes: there are four separate bylaws
dealing with fire and another comprehensive bylaw dealing with occupancy

standards.57
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Conclusion

The only policies which were designed to assist the inner éity
are the RRAP énd NIP. The reméining policies deal with the City as a
whole, failing to acknowledge the differing areas within a city. The
inner city's characteristiecs, including physical, social, cultural and

. )
economic, will be discussed in Chapter 4.
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Chapter 4

THE CANADIAN INNER CITY

Introduction

In the lést thirteen years, the inner city has become a popular
topic for study and greater interest is being paid to the physical,
socio-economic and cultural processes and changes occuring. Two basic
questions concerning the inner city are important: the need for
definition of the inner city, and the definition itself, including
various factors that provide-a general immer city profile for four
distinct kinds of Canadian urban areas. Finally, a detailed analysis
will be presented of the inmer city of Winnipeg, its similarities with
and differences from other cities.

Many problems of inmer city research and policy arise‘from either
the total dependence on or the complete abandonment of the American
experience‘.l This thesis will consider but will not dwell on the American
situation because of the different politics, ethnic components, size and
degrees of inner city deterioration between American and Canadian urban

areas.

" 'Why 'Is There A Need For An Inner City Definition?

A major problem encountered in studying the inner city has been the
lack of an adequate and standard definition of the inner city. Theoretically,
such a definition must include physical and socio-economic factors, social
processes, commercial influentes;'recreational facilities, and municipal
services. This lack of sound definition poses a major problem in collecting

statistics and data analysis for the inner city.
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Some urban researchers (Bourne 1978, McLemore, Aass, & Keilhofer,
1974) indicate that definitions of the inner city are too varied and
subjective to permit the delineation of well defined boundaries. The
definitions often tend to be laden with middle class values, misleading and
class oriented.2

There are some difficulties in deciding on boundaries, often resulting
from various stages of deterioration and varying social factors found in
different neighbourhoods. Nevertheless, boundaries must be established
in order to give direction to those studying the area. The advantage of
having a standard definition of the inner city becomes apparent when trying
to relate different studies. With the same boundary and data base, various
studies can be compared and related to one another, and past studies can
provide a basis for further‘inquiry; This is impossible with a varied data
base. The inmer city definition could also assist in more accurate
representation of inner city concerns if the political boundaries could
better reflect inner city concerns and constituents.

It would also be helpful to have varying neighbourhoods identified
within these inner city boundaries. These neighbourhoods could assist
in the preparation of policies in the varying inmer city areas. Such
neighbourhoods must be agreed upon by the different policy making bodies
to permit coordination of the variety of programmes. 1In Winnipeg, two
decision making bodies have provided different neighbourhood definitions
for similar areas. A detailed analysis by the City's Dept. of Environmental
Planning provides definitions for all neighbourhoods in the City, including
the'inner'city‘area!i'TheﬂNeighbourhobd'Improvémént areas; however, have
different boundaries for a number of inner city neighbourhoods.  These '
disparities can result in the lack of co-ordination of both.policies and

programmes in the neighbourhoods."
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In the past, Winnipeg's lack of an inner city boundary or
definition reflected the lack of inner city strategies or a concentrated
and integrated policy for the‘inner'city area of Winnipeg. In 1980,
unaer the Winnipeg Core Area Initiative Proposal, Appendix A, an inner
city boundary was established which could reasonably be called official,

in that it was agreed upon by all three levels of government.

What is the Inner City?

The inner city is a geographic area, though at times difficult to
distinguish, usually near the business centre of a city, with a number of
social and economic problems.3 Today, many inner city residents are
recognizing the positive attributes of their neighbourhoods. Various
_ geographic definitions of the inner city have been proposed: the central
business district (CBD); the CBD and the surrounding'fesidential neigh-
bourhoods, the residential neighbourhoods excluding the CBD, and just the
neighbourhoods in the transition zone, or including neighbourhoods with

4

older than average housing units.” This thesis accepts the premiss that
the surrounding older neighbourhoods are as important as the CBD and should
be included.

Many of these surrounding neighbourhoods are undergoing major social
and physical changes, which are important to the welfare of the City.
' The .surrounding neighbourhoods also have a substantial influence on the
wellbeing of the downtown core, and vice versa. Though some policies will
apply to both areas they also require diverse and different strategies,
and these policies cannot be acted upon in isolation.ﬁecause'Of'the'influence
they have on one anothér: ‘The policy for the inner city must also be

related to overall civic policies, as the inner city also influences the ’

city as a whole.
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THE CANADIAN CITY

McLemore, Aass, and Keilhofer (1975) have provided a detailed
description of inner city characteristics. The Institute of Urban
Studies (IUS) in Winnipeg incorporated much of the criteria from the
McLemore et al. study for their analysis and description of Winnipeg's
inner city. It is from this definition of the inner city that this
théSis generated the base data, énd from within this boundary that a
neighbourhood was selected for intensive study and analysis; Thus a

brief description of McLemore et al.'s definition of the inmer city follows.

" 'McLemore ‘et ‘dal.'s Definition of the Inneér City

The inner city is usually the first area of the city to be developed
and therefore has older housing stock; The municipal services and
facilities are frequently inadequate. The area is more densely populated
thah the suburban areas, and tends to be the receiving area for new
residents in the city. Because of proximiéy to the downtown, these areas
experience increased development pressures for a change to more intense
land use.

" 'Physicdl Characteristics. McLemore et al. selected census tract for

analysis because of the availability.of census information and the fact that
it can be broken down into census blocks if necessary. With the analysis
of census information, the areas that generally emerge as inner city census
tracts are those clustered around the central core of the city.

To define their inner city boundaries, McLémoreeu:al. calculated
the number of residential units built prior to 1946 in each of the census
tracts (1971 census). They included within the inner city boundary-any

census tract where the percentage of housing built before 1946 was more
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than double the metropolitan figure. This method of analysis allows
for age differences between cities. There are some problems involved
in this method of inner.city definition: the census tracts should be
contiguous. If a tract is isolated from the central cluster it is not
included, although it may indeed have similar characteristics. Also,
those census tracts whichbdo have inner city characteristics but are
surrounded by the central cluster are included.5

A number of additional similarities in the physical characteristics
in inner city become evident:

-the proportion of housing stock classified as multi

family dwelling units is generally higher and the

proportion of single detached is much lower.

-the percentage of dwelling units which are owner-
occupied is consistently lower.

—-the average gross rent is lower.

~the lack of adequate open space and recreational
facilities.

—-the greater mixture of land uses in the inner city, and
—the streets are often narrow and congested.

‘Socio—~economic¢ and Cultural Characteristics. Much of the discussion

- of inner city emphasizes their physical characteristics but there is need
to also study the social, economic and cultural factors.

Some social and economic similarities have been isolated in these
neighbourhoods:

-the percentage of young people is smaller and there are
~ greater proportions of elderly.

-the average household size is generally smaller.
-the average household income is lower.
-a greater proportion of the population has less than a grade

nine education; there is very little difference in the
percentage of college graduates.
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~-the proportion of the labour force which was unemployed
is consistently higher,
-in cities which are ethnically heterogeneous, the
percentage of the population born outside Canada is
higher,

~there are a larger proportion of single family parents,

-there are generally fewer children per family, and

~there are substantial losses in population.

Neighbourhood Types Within the Inner City

McLemore et alls review of census statistics indicate that the
inner city neighbourhoods are in a state of decline, and, as McLemore
et al.indicate these figures are generalized and averaged over the entire
inner city. Though most inner city neighbourhoods display some or all
of ‘the aforementioned characteristics, not all are in a state of decline.
There are four distinct, "ideal" neighbourhood types, each with some
unique characteristics: declining, stable, revitalizing, and massive
redevelopment. Inner city neighbourhoods may fall neatly into one of
these descriptions, they can have characteristics of several with one
dominant type, or they can have several sub areas with the characteristics
of different neighbourhood types. The analysis of the neighbourhood types,
not only gives present characteristics, but also indicates "trends and
patterns of development'" for the neighbourhoods.9

............

" ‘Declining Neighbourhood. Declining neighbourhoods are experiencing

losses in population, especially those who are economically mobile, thus

the inmigration of lower income groups and the inability of those low
income residents already in the area to leave has resulted in a concentration
of these residents in inner city neighbourhoods. The outmigration of families
from'theSé'heigthUrhobds;‘1eaVes'a‘large percentage of the non-family

and elderly population.
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There is an increase in thelproportion of tenants and absentee
landlords. The increasing transient population tends to decrease the
interest in the communities' wellbeing. Many business establishments
follow the outmigration of the more economically mobile population.

One of the major influences on inner city decline has been the
increasing rate of suburbanization. The suburbs with their open spaces
and relatively low land prices have attracted both the wealthier inner
city resident population and business and commercial enterprises and
services. The promotion of suburban areas and a rélatively slow growth,
or no growth situation results in a concentration of the lowest income
_ groups and excessive commercial vacancies in the inner city neighbourhoods.
Because these areas lose their appeal, many property owners allow their
property, both residential and commercial, to decline. This is often the
case with absentee ownership; There is little incentive to renovate
or carry out maintenance when the rents, values, and demand are soc low
that they do not receive an adequate return on their investment. Because
of the increasingly poor condition of buildings and other environmental
conditions, the property values increase at a slower rate than the city as
a whole, or in some cases the values actually decline.

In some inner city areas, the construction of the houses may have
been of poor quality to begin with and are often not worth fixing. The
solution for some of these areas may be redevelopment. However, as new
housing is expensive and most low income residents cannot afford new units,
these residences continue to provide shelter for the low income inner city
resident. As. these areas have little attraction to middle and'uﬁper'
income residents the poor quality housing persists. 'This move to the '
suburbs. has resulted in additional problems for lower income residents

of the inner city: many industries and sources of employment for these
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residents have moved to suburban locations, thus causing additional
transportation and unemployment problems for the inner city.

In certain areas public and/or private redevelépment decisions
have caused neighbourhooa decline. Often with the suggestion of
impending redevelopment proposals, the owners will not invest iﬁ their
property and the more mobile residents leave the area.10 In some

instances, this is done deliberately through blockbusting.

Stable Neighbourhood. The stable neighbourhoods have few gains
or losses of population, relatively low proportion of social problems,
well maintained housing, general physical appearance is stable or
improving, property value increases are comparable with the rest of the
city, pressures for redevelopment are not extensive, and there is a high

. . .12
rate of homeownership.

Most of these areas were once higher income neiglibourhoods, which
have become occupied by moderate income families and individuals. There
are a variety of stable communities: traditional working class communities,
older ethnic communities, areas with recent immigrants, strong middle

12

class neighbourhoods, and upper class enclaves.

RevitaliZation Areas. Revitalizating areas present the most problems

to the original lower income residents and those attempting to deal with
problems of these areas. The phenomenon occuring in these neighbourhoods
has been referred to as whitepainting (see Chapter Two). The characteristics
are an influx of middle/upper income families, displacement of lower and
moderate income groups; upgrading and rehabilitation through the use of
private funds, and an increase in property values'.13
The upgrading of the neighbourhood may result in pressures for

redevelopment from private sources, but thé'COmmunities"influénée'and

organization provide countervailing power that prevents. redevelopment.
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Many of the former rental units are converted into owner-occupied units
and a large percentage of the apartment houses disappear. This process
of revitalization and whitepainting occurs in cities with rapidly growing
populations where there is little available land for additional housing,
and there is a substantial higher income, professional population}14

Massive Redevelopment. This last neighbourhood type concerns areas

undergoing massive redevelopment: population gains, but losses of
families, and low income residents, increase of singles, young couples,
and the elderly, usually an increase of average incomes, education and
occupational levels, deterioration of housing conditions for those forced
to leave, improved structural quality, but most likely accompanied by an
increase in density, an increase in renters, a decline in community
organization, and an increase in property values.

The influences are similar to those of a revitalized area, but the
interest in existing buildings either developed after the buildings were
demolished or was not as strong. .For massive redevelopment to occur
there must be some municipal co-operation for changes in zoning, or
relaxation of existing land use bylaws. Redevelopment also produces
increased commercial and office space. Though redevelopment is a methed -
of inner city revitalization, it often destroys the original inmer city

neighbourhood.15

WINNIPEG'S INNER CITY
These characteristics and neighbourhood types give a good indication
of the general socio-economic and physical characteristics of Canadian
inner city neighbourhoods. As cities have unique characteristics and
different factors influencing their growth, an accurate description of

any particular inner city involves an indepth analysis of the conditions
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16

that influence that urban centre.

‘Winnipeg Neighbourhood Types

The City of Winnipeg has defined neighbourhoods within the City
through the Area Characterization Study, identifying various neighbourhoods
in the City for research and policy-purposes. The area characterization
briefly identifies the problems of the areas and ﬁossible programmes and
policies required to assist these neighbourhoods remain viable.17

As with McLemore's identification of various neighbourhood types,
the City has catagorized these into area types. The City of Winnipeg
uses six basic area types, as opposed to McLemore's four, because it involves
the identification of all city neighbourhoods, not only the inner city.

Three stages of development in the urban neighbourhood were specified —-
_ growth; stability, and decline. Within these stages six area types were
identified: growth-emerging area; stability-stable, conservation and

rehabilitation areas; and decline-major improvement and redevelopment areas.

Within the inner city there is only one stable area.18

‘Institute of Urbamn Studies Boundary Definition

Numerous studies have been carried out on inner city neighbourhoods
in Winnipeg. The boundaries of Winnipeg's inner city tend to vary with
the issue being examined, though, based on physical and social character-
istics and civic administration there appears to be a substantial overlap

19

of boundaries. A detailed analysis of this boundary was undertaken by

the Institute of Urban Studies;‘University of Winnipeg, and their definition
of the inner city best reflects the purpose of this study: the boundary takes
into consideration the'Social; economic and physical characteristics; This .
is also the boundary which was adopted by the Core Area Initiative, which

will attempt to reverse the decline occuring in Winnipeg's inner city.
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The IUS method of defining the'boundary was adapted from McLemore

20 However,

et al-'s methodology of isolating inner city neighbourhoods.
unlike McLemore's procedure, based solely.on the physicalvége of the
building, the IUS method involved a number of additional socio-economic
variables important to tﬁe analysis of the .inner city prior to identifying
the neighbourhoods. McLemore does indicaté the need to examine the social,
economic, and cultural characteristics, but only proceeds to do so after
the boundary is defined on the basis of physical age of the housing units.
The IUS method indicates the importance of these issues prior to establishing
the boundary, and also provides an indication of the problems that exist in
the neighbourhoods.

The IUS identified seven criteria for establishing the inner city
boundary:

1) Housing built before 1901,

2) 30% or more of the housing stock in poor condition,

3) populaticn 1688 of 15% or greater in thHe 1971-1976 period,

4) 25% or more of these families at or below the poverty line
in 1971,

5) tenants to occupy 607 or more of residential units,

6) population of more than 40 persons per acre,

7) house density of more than 10 households per residential acre."21
Like McLemore they used the census tract as the unit of study, and "any
census tract with two or more of the characteristics of the seven criteria
were .defined as inner’cityf. Twenty-three census tracts displayed inmer
city characteristics. Four additional census tracts were included on the
basis of characteristics unique to Winnipeg: demographic composition;
percentage of natives;'and.hoUSehOld:denSity;-'A map of the inner city

and its relation to the rest of Winnipeg are presented on Figure 4-1.
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Figure 4-1

Frank Johnston, The Core Area Report (Winnipeg: The
Institute of Urban Studies, 1979), p.7.
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Inner City Characteristics -

Winnipeg's inner city neighbourhoods are "experiencing dramatic
. . s 2
changes in population, size and composition.” 2 These changes are
affecting the physical nature and socio-economic stability in these

neighbourhoods. Thert are two views as to the underlying factors

resulting in neighbourhood change: 1) residential decisions to relocate,
2) institutional policies. Both these factors interact with one another
to affect inner city neighbourhoods. It is difficult to judge which is

the initial cause of decline.23

‘Socio-economic Characteristics

Population Change. The census tract information for Winnipeg as

analyzed for The Core Ared Reéport confirms the premise that immer city,

upwardly mobile residents are leaving. Recent studies of the cénsus
tract information indicate these neighbourhoods are losing population,
particularly families. While the inner city has lost population, the
suburbs have had new gains. This loss of families in the inmer city
has resulted in an increased percentage and concentration of elderly
and single parent families.

The inner city has beeh steadily losing population since 1941,
but this trend has increased drastically over the past ten years: between
the census period 1966 - 1971, the inner city lost 2.3% of its population,
and since 1941 the inner city has lost over one quarter of its population

(29%). During this same period the suburbs grew by 200%, and they are
' 24

‘; still growing at a substantial rate.
The inner city resident population has changed in economic status,

family status and age. With economically mobile families moving to' the

;uburbs, a conéentration'of'elderly; single parent families, and single

person households remain. Of the large Canadian cities, Winnipeg had the -
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highest percentage of elderly in-the.inner city in 1976. In the City, overall,
the elderly population has remained stable, howéver,'there is a marked dif-
ference in the proportion of elderly living in‘the inner city (17%) and the
suburbs (9%). This outmigration of families has resulted in a lower percen-—
tage of childfen under 15 in the inner city (17%) compared with the suburban
area (25%). Between 1971 and 1976 the inner city lost 4600 (16.5%: 27,900 -
23,300) families, while the suburban family population increased by 14,000
(13.4%: 105,000 - 119,000).

Another population group which requires a greater than average amount
of social and financial assistance are single parents, and there is a
growing proportion of these families in the inner city -- in 1976, 4250
families -- 18%, as compared to 10% in the suburbs. This was an increase

of 37 between 1971 and'1976.26

This concentration of’ single households,
elderly and single parents has generated additional pressures for social
and financial assistance. Many of these residents are only able to pay
lower rents which often result in inadequate maintenance of the building,
and in the case of owners many are unable to pay the excessive renovation

and maintenance costs on their homes.

Education. The Core Area Report found levels of education do not dif-

fer greatly between the inner city and the suburbs, with the inner city
showing only slightlyhlower levels. There are substantial differences, how-
ever, within the inner city. More than 50% of inner city population north of
Notre Dame Avenue have less than grade nine education. In contrast, a

large percentage of residents south of Pdrtage Avenue have attended university
(13%), which is greater than the City as a whole (11%).27 This may result
from the residential patterns of the students of the two universities, many

of whom live in the neighbourhoods south of Portage.

Incomes. The last survey of incomes carried out in the 1971 census
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indicates a high incidence of poverty in the inner city, —- more than
18% below the poverty line. Analysis of incomes since 1951 by Johnston,

in the Core Area Report, indicate that the disparities between the inner

city and suburban areas is increasing. Once again, those who are left
in the inner city are the most disadvantagéd, economically. Many of
these residents, who are renters are experiencing affordability problems,
Table 4—1.28

Unemployment. Johnston found the unemployment rates in the inner city

were greater than the suburbs; this difference was especially evident in
the male unemployment rate of the inner city, (7.7%), which nearly doubled
the figure for the suburban areas, (1976 figures). The move to the suburbs
has also included industries and sources of inner city employment. Through
an estimation .of work trips it was found that: there has been a decline in
the number of people going to the core area for work, when the number of

29

people working has actually increased by a third.

Social Assistance. Recent reports-have shown the disparities between

the inner city and the suburbs in areas such as social assistance (four

times suburban rates), child neglect (five times), and juvenile delinquency
. . 30 . . X .

(eight times).” - Also many residents who are left in the inner city may

need some form of social assistance.

Physical Conditions

Accompanying the extensive social problems prevalent in the inner
city there is a decline in the physical condition of the neighbourhood. A
number of factors have contributed to the decline of inner city neighbourhoods:
agé and deteriorating housing stock, industrial and commerical lots, zoning,
railways, rail yards, and rights of way, and disrupting tra?fic arteries.

In the past, there have been few government programmes that have
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Table 4-~1
Percent of Households Experiencing Affordability Problems, 1978

" 'Household Types " 'Totdl City ‘Irdner City ‘Renters

Under 65 years of age

1 person 227 30% 267
2 persons 17 30 26
3 persons 212 19 27
4 persons 10 20 39
5 or more persons 13 22 39
single parent families 57 65 69
Over 65 years of age: single 37 62 50

(Winnipeg: Institute for Urban Studies, 1979) p. 55.
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succeéded in reversihg this trend of physical decline. Aside from

NIP, RRAP and the misguided urban renewal programme, most government
initiated programmés have not looked at the neighbourhood and plans

to reverse the decline. The entire RRAP programme has only assisted
abproximately 1% of the total inner housing stock.31 The past programmes
usually only addresé isolated problems which only delay the processes of
decay and in some cases they fail to do even this. The government
programmes which have had an effect on the inner city have usually assisted
the commercéial and business enterprises in the CBD.32 Only minor changes
have occurred in attempting to reduce the substantial stock of inner city
housing needing rehabilitation, the major cause/result of declining
neighbourhoods. Winnipeg has had some success in rejuvenating certain
néighbourhoods, such as North Point Douglas through the use of the NIP and
RRAP funds. However there is still a substantial portion of the housing

stock and the inner city which need assistance.

Housing Conditions. - A CMHC survey of housing condition in Canadian

cifies-indicates~that Winnipeg has the highest percentage of housing units
in poor condition, Table 4-2. A large percentage of the units in poor
condition are in the inner city. A field survey carried out in 1978 by. the
City of Winnipeg's Department of Environmental Planning indicates the
-housing conditions for the inner city neighbourhoods, Table 4-3.

These figures do not necessarily indiate the conditions of housing
throughout the entire inner city. There are certain neighbourhoods with
very few houses in poor condition, such as Armstrong Point (2%).33 In
several of the neighbourhoods such as North Point Douglas, St. Boniface,
and Centennial the housing conditions-have Improved over the past year

resulting from the infusion of NIP and RRAP funds. There are other

neighbourhoads with up te 49% of the housing in poor condition. The
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criteria for classification were as follows: good -- constructed recently,
only minor problems which can be corrected easily, fair -- housing which
needs some, but not very extensive work such as window repairs, repainting:
and fixing of porches, sheds, and railings, poor ~ poor construction and
lack of upkeep, major problems; need major repairs such as faulty foundations
or sagging roofs, very poor -- housing beyond help, too costly to renovate,

34

basically unsound shelter.

Housing Types. The housing starts in Winnipeg reflect the change in

the City's population. Winnipeg's non-family households have increased to
27% of total households: an increase of 14.4% since 1956. Since 1960 there
has been a substantial shift to multiple units, particularly high density
units, though it is not certain whether this increaée is a direct result of
the change in households. The single family starts hit their lowest level
in 1969-70 — less than 30%. Though there has been a period when the
proportions of single family starts did increase, the majority of housing
starts have been multiple family units.35

Tenure. 1In both the inner city and suburbs the percentage of tenants
has increased: 5.3% (1966: 657 to 1976: 70.3%) in inner city neighbourhoods
and a 7.8% increase was found in the suburban areas of the City. There is
a substantial difference in the proportion of tenants in the inner city
(70.3%) .as compared with the suburban areas (32.8%). A corresponding
disparity occurs in home ownership. Home ownership decreased by nearly
1000 units in the inner city, while the suburban areas ownership increased
by 22,795 units between 1966 and 1976.36

Housing S€arts. This increase in the already high rate of tenancy is

reflected in the type of new construction occuring in the inner city.
Between 1972 and 1978, 4953 new housing units were put on the market. Of

those, 917 were apartment units. The lack of private initiative in these
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Table 4-2

Compared to other urban Centres, Winnipeg's

Stock is of Poor Quality#*

‘% of Totdl Stock

‘Poor Fair Good
Winnipeg 13 3 84
Quebec City 2 90
Montreal 3 82
Ottawa/Hull 3 90
Toronto 5 2 92
Regina ' 11 3 85
Edmonton 3 92
Calgary 2 92
Vancouver 2 92

......

" Source: Barnard & Associates, Housing in Winnipeg, (Winnipeg:
Winnipeg Development Plan Review, 1979), Ex. 18.

Table 4-3

Housing Condition in the Inner City 1978%

Good - Fair Poor Very Poor
N % N yA N % N A
5,049 28.2 8,610 . 48.2 3,836 21.5 346 1.9

*District Planning Division, City of Winnipeg Planning
Department, Field Survey Notes, February 1978.

Source: Frank Johnston, Core Area Report : :
(Winnipeg: Institute of Urban. Studies, 1979) p. 93
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neighbourhoods is indicated in that. the private sector contributed to
only 157% of the housing starts -- mostly Small apartment buildings. The
rest of the construction was carried out by the public sector (60%) or
the non profit sector (24%). A large percentage of these were units for
the elderly.

Many of the new housing starts in the inner city area resulted in
the loss of older units, often family units: 603 single family dﬁellings,
523 attached units, 816 apartment units, or a total loss of 1462 units.37

Vacancy Rates. Though the tenancy level has risen, the vacancy rates

are increasing and are in fact very high in Winnipeg. The bi-annual
survey of vacancy rates carried out by CMHC indicates a 5.1% rate as of
December 1980. This is an increase of .3% since the April 1980 survey.
The vacancy rate is at its highest since late 1971/early L972»followingk
the increase in multiple unit stafts. Vacancy rates are the highest in
the buildings with 6-9 and 20-29 units. This high percentage of vacancies
is second only to Hull, Quebec: 6.8%.

The inner city vacancy rate is higher than in suburban areas.
Conclusion

The majority of Winnipeg's inner city areas are losing population,
especially families, and the& have greater concentrations of those who
need assistance -- elderly, single parents, low income residents, and
the unemployed. Accompanying this social, economic, and cultural charac-
teristics is a declining physical environment. Greater emphasis must
be placed on this area of the city by policy-makers if neighbourhood
decline is to be reversed.

The next chapter will present the imnner city neighbourhood which
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was selected for intensive studies. Also the methodology used will be

discussed.
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Chapter 5

METHODOLOGY AND NEIGHBOURHOOD DESCRIPTION

METHODOLOGY

" 'Introduction

This thesis aimed to iﬁvestigate whether the inner city could be
rejuvenated while assisting the residents already in the neighbourhoods
to remain with specific referenee to owners of small rental units. The
survey investigated the situation of the amateur landlords: their feelings
and relationship to the neighbourhood, knowledge of assistance programmes,
effects of the programmes, funding sources, the types of units they operate,
the problems they encountered in their units and their willingness to
continue their present situation;. Two major questions concerned the
willingness of landlords to sell if whitepainting were to occur, and the

reactions of landlords to possible further neighbourhood deterioration.

‘Why Investigate the Situation of Amateur Landlords?

The literature on inner city decline and rejuvenation has indicated
the need for assistance for owners of rental units. Most studies and
programmes have emphasized rehabilitation of owner occupied single family
dwellings rather than rental units.

Landlords tend to suffer from an image problem, because incidents of

"bad" landlords and slum landloxrds are reported and cases of "good"
landlords rarely get press coverage. The influence of American literature
on the landlords' image has been detrimental, with substantial work

focussing on slum landlords in large American cities. This problem does -

not influence the Canadian rental market to the same extent.
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One sector of the rental ﬁarket‘which has received little attention
are low rental accommodatiions, which provide a substantial percentage of
inner city housing. The owners are now-feeling pressures of increasing
costs and have been forced to reduce maintenance, or in extreme cases,
to close the units. As manyvof these units are concentrated in the inner

city, their future influences the future of the inner city.

Past Studies

Research into the area of local rental housing is not extensive: any
work concerning this sector of the housing market haé only been initiated
in Canada in the past fifteen years. The two studies of most importance
dealing with low unit rental housing in Canada was done by Krohn, Fleming,
and Manzer in Montreal (1977) and Bossen in Winnipeg (1976).

" Krohn, Fleming and Marzer Study. Krohn's work is generally considered

the definitive work on the amateur landlord economy in Canada. A terminology
'Was_deVEloped, and it is useable for research purposes. Through research
on various older Montreal neighbourhoods, theories were developed which
would assist in identifying the different neighbourhood types where amateur
landlords qperate. The theory extends to amateur landlords and their motives
for operation and maintenance of the units (See Chapter Two).

The detailed analysis of the four Montreal neighbourhoods identified
a number of varying rental unit types and the major mechanisms in their
operation, (Model 2).l The study also identifies the landlord-tenant
relationships which occur in the different neighbourhoods: the personal
relationship between the amateur landlord or homeowner and tenant, as
opposed to the impersonal one betweén the professional landlord and tenant.z'

" ‘Bossen Study. The Bossen Study used some of the findings and terminology

~ of this earlier research, and attempted to investigate the economics involved
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Model 2. ' The Area Owner Typologies Related to a Common Typology of Owners*

. Pt.St. St.Louis Quartier
Common Types E. Outremont . Charles . Square  Hochelaga Ste Famille
Home ownersl Residual Home Portuguese Home Home
local (some & "Other"  Owners Owners
Established inherited) Home
. immigrant Owners
Small Residual Income Small Small
investors absentees (some investors investors
inherited)
Professional New " Individual Profess- Profess-
.investors absentee - profess— ionals ionals
ionals
Professional3 FREC Profess—
speculators ional
owners

1. Eastern Outremont and St. Louls Square have subtypes of home owners.

.. 2. Small Investors was not a clear category early in our studies; it

now seems quite important.

3. We have six professional owners in areas of potential land value
gains; one of these is left over from a more optimistic phase (FREC).
We have only one professional owner trying to make a profit on tenants
who have little choice in their apartments.

#Source: Krohn, et.al,, The Other Economy: The Internal Logic of Local

‘Rental Housing, (Toronto: Peter Martin Associates, 1977), p. 123.
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_ in the operation of low unit rental accommodations in an older'inner
city neighbourhood in Winnipeg: ‘The research also attempted to identify
and analyze the problems encountered by amateur landlords: landlord
tenant relations; landlord-government interaction and the social changes
occurring in the area.

The Bossen Study dealt.. with conversion units. Detailed interviews.
were carried out on both owners and tenants. From an analysis of assessment
records, it was found that there were three types of amateur landlords in
the area: resident landlord —- those living in the unit, district landlord --
those living in the neighbourhood, and absentee landlord —- those living
out of the area. The main area of interest was in apartment houses, as
opposed to rooming and boarding houses.5

Some differénées'betWeen'the'types of owners were identified. It
was found thét within this amateur economy there was just as much likelihood
of a "bad" landlord and a '"bad" tenmant. This finding dispells some of
the past beliefs about landlords, especially aBséﬁtééwiéﬁdlords.4 Both
the findings of the Krohn et al. and Bossen studies provided a general

information basis on amateur landlord for this thesis.

" 'Research Steps

The background research on inner city rejuvenation, theories of
rehabilitation, the inner city and the inner city of Winnipeg, have been
included in the previous chapters of this thesis. A Winnipeg inner city
neighbourhood was isolated for detailed study, including an analysis of
the'phySical; socio-economic and cultural characteristics of the neighbour-
hood. Also, within this neighbourhood, a groub was identified to participate

in the personal interviews.
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Neighbourhood Selection

On the basis of an analysis of census date, tax roll information,
and civic data, the Memorial neighbourhood was selected as the best
_sample area. It displayed no unusual characteristics which would make
it an atypical neighbourhood. Beoause of its typical inner city
characteristics, the data and conclusions from this survey are adaptable
to other Canadian inner city neighbourhoods that have a high proportion
of apartment houses. This neighbourhood was also selected because there
was a distinct physical difference between apartment houses in different
areas of the neighbourhood. In general, those on Balmoral were better
maintained than those on Langside. This difference allowed not only the
investigation of inner city apartment houses, but also an evaluation of
differences within the amateur landlord economy and the reasons for this
difference.

Through the use of tax assessment information, compiled by the City
of Winnipeg, Department of Environmental Planning, all rental units with
six or less units were isolated. There are buildings which have multiple
rental units, but which may not appear on assessment files because of
unreported conversions. Therefore, these could not be included in the
total number of units.

Persons identified on assessment files were initially contacted by
phone. More than 50% of the original list of landlords participated in
the interviews. ThoSé‘thSé'teléphone numbers could not be found were sent
letters informing them of the project and a call back time tO‘arrange a
personal visit: ‘This, hoWéver;.provédfto.be'Unsuccessful with only one
response.

There were a total of 49 units that tﬁe'tax assessment files listed

as rental structures containing six units or less in both areas: 37 on
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Langside and 12 on Balmoral: Though there were substantially fewer
buildings 6n Balmoral it was necessary to use the street because of
the apparent attempts at rehabilitation which had occurred; This would
provide a comparison for Langside and could possibly identify the possible
changes needed for an effective rehabilitation programme.

The contact list was reduced to 47 from 49 because twé.buildings had
not been used as rental units for about ten years, but had been converted
back to single family homes. Of the remaining 47 owners contacted there

"was a very high response rate (62%).

" 'Method of Inquiry

It was determined that personal interviews would be the best method
" of gaining the information needed; Landlords are generally sensitive to
their poor public image. Personal contact was selected therefore as the
method that would obtain the highest possible response rate. This factor
was deemed important, bearing in mind the relatively small sample.

A second reason for choosing the personal interview method concerned
the information desired. Some questions required only a "yes" or '"no"
response, but from there on, the interview would have to be directed. As
well, other studies have shown that respondents hesitate to answer questions
about income or assets in the more impersonal questionnaire method. Even
in personal interviews, probes are often needed to elicit this more "sensitive"
information; |

Once the participant agreed to take part in the Study, a mutually
convenient time was established for the personal interVieW;"Somé
interviewees preferred to do the survey over the phone. Interviews took

about one hour, and most participants were willing to answer all questions.
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. The first few surveys served as a pretest. There wére no changes in
the interview guide after the test, thus they'were.included in the
final analysis.

The interview guide (Appendix C), consisted of a number of objective
questions such as rents, number of units, and length of ownership. The
interviews were especially useful for the subjective questions. It
allowed the participant to elaborate on the points brought up, often
providing examples. One of the main reasons for doing this survey was
to assess the feelings of the landlords and their situation in the rental
economy. The interview was the best method of evaluation. Most landlords
were co-operative and discussed their situations openly. Even the respondents
who were initially apprehensive about the project responded openly once

the interview got underway.

" 'Méthod of Analysis

Because of the nature of the questions asked, sophisticated
statistical methods were not necessary. The figures were computed by
hand. One of the most important aspects of these interviews were the
comments made by the respondents. A number of the most representative
and interesting remarks will.be cited. The analysis which follows in
Chapter 6 is divided into subject headings parallel to the survey. The
data on Balmoral will be first, followed by Langside, and finally, a

comparison of the two.

NEIGHBOURHOOD DESCRIPTION
!

" Introduction: Census Tract 15-

Examination of the census data and tax assessment information for’

27 census tracts in the inner city boundary showed that part of census
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tract 15 best served the purposes of this study. Census tract 15

(See Figure 5-1) is bound by the Assiniboine River on the south, Osborne
and Memorial Streets on the east, Portage Avenue on the north and
Sherbrook Street on the west. Census tract 15 exhibits .socio-economic
charaoteristics similar to the overall inner city characteristics in
the City of Winnipeg, including -- higher than average (oVerall city)
‘uoemployment, decreasing population, lower incomes than the rest of the
City, higher percentage of lone-parent families, larger percentage of
families without children, large proportion of elderly, substantial
number of older housing stock, generally in need of some renovation and

repair, and a higher percentage of rental units and tenants.5

" 'Two ‘Neighbourhoods -

Census tract 15 essentially contains two different neighbourhoods:
Armstrong Point and Memorial. The use of census tract 15 as a whole may
tend to distort slightly the study findings, because of the inclusion of
Armstrong Point. -Armstrong Point, unlike some other neighbourhoods in
the West End has not experienced extensive decline and does not need
assistance for rejuvenation. It is still a fairly stable neighbourhood .

with a middle and upper income population. The City of Winnipeg in the

Area Characterization Study referred to this neighbourhood as a stable
area, the only one so classed within the inner .city boundary. Memorial,
on the other hand, is experiencing various stages of decline and has been

called a major redevelopment area;6

Armstrong Point was once the bastion of Winnipeg's upper income

families. It offered a quiet attractive living area because of location, .
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lack of heavy traffic, large lot sizes, river front properties, large
trees and a location fairly close to facilities and services, yet isolated
from most inner city problems. One writer has graphically described
Armstrong Point:

"There were no houses in Armstrong Point. There

were only castles, hugh castles three full stories

in height, some with leaded glass windows, and all,

certainly, with dozens of rooms. They were built

in an assortment of architectural styles and peopled

by names from Winnipeg's commercial and industrial

Who's Who. I was awe-stricken by the sheer size

of the houses."’

These attributes have helped Armstrong Point to remain a desirable
place to live. Even today, with most inner city neighbourhoods deteriorating
and experiencing growing concentrations of lower income residents,
Armstrong Point has maintained a substantial middle and upper income
population and the physical conditions are well maintained. Most houses
are in fair (53.85%) or good (44.447) condition, and only two of the 117
buildings have been classed in poor condition. It is also a low density
housing area with pockets of education and institutional uses.8

The inclusion of Armstrong Point would balance out the negative inner
city factors such as poor housing conditions, income, unemployment, and

family types, and thus may distort some of the needs of the inner city

neighbourhood.

‘Memorial

Memorial, as defined by the City of Winnipeg, Area Characterization

‘Study, follows census tract 15 boundaries quite closely. It excludes
Armstrqng Point and the predominantly commercial sector along Colony,
and it includes the west side of Sherbrook and the east side of Maryland.

Therefore the boundaries of this study area, Memorial, are as follows:
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Cornish on the south, the Assiniboine River and Colony on the east,
St.Mary's and Portage to the north, and Maryland on the west (see

. 9
Figure 5-2).

Historical. Historically, Memorial experienced an era of prosperity

and had been part of the City's once affluent West End. Accompanying the

economic prosperity of the late 1800's in Winnipeg, was a period of growth
and expansion of residential areas: areas with distinct neighbourhood
characteristics segregated by class and ethnicity, levels of municipal
services, and housing construction.lO
With the advances in transportation technology, the City was able
to expand its residential areas, and following this expansion the West
End became the "district of the prosperous middle class".ll
As with many other inner city areas, urban expansion and the growing
sophistication of modes of transportation and their networks, many middle
income families from the West End moved to the suburbs. The areas offered
fairly low prices for large lots. As these residents moved the desirability
of the West End decreased and the neighbourhood has been turned over to
lower and moderate income residents. Many of the houses were too 1arge
for these families so a substantial number of the houses were converted to
multiple suite buildings: some self-contained, some with shared facilities
and others with just rooms to rent. The move to multiple family dwellings
began about seventy-five years ago, with the construction of large
apartment blocks.12 This area has now been turned over to renters and
landlords, many of whom are absentee landlords.

The Pressures for Change. The Memorial neighbourhood is similar to

other inner city neighbourhoods, but has some unique characteristics. Many

houses are in various states of decline, though fairly sound and rehabilitable.
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MEMORIAL: External Influences

Square

Great . West
Life

‘4 Armstrong
Point

Westminster

Figure 5-2



Because of the external factors operating on the Memorial area

it could experience either extensive decline and decay, or it.could go
through massive redevelopment and rehabilitation. The possibilities

for rehabilitation and redevelopment are evident from the process occuring
in neighbouring areas. The neighbourhood is under pressure from all four
surrounding areas, (See Figure 5-2). Thé Westminster neighbourhood to
the west is presently undergoing rehabilitation through whitepainting,13
and this has extended to Memorial, though not as prominent. The location
of Armstrong Point to the south can also exert pressures for neighbourhood
improvement and revitalization. Pressures for redevelopment are generated
from the north by an expanding downtown, and to the east by Great West
Life's redevelopment plans.

‘Land Use. The Memorial area has a mix of land uses including low
density and multiple dwelling units, commercial facilities, schools,
public institutions and utilities. There is little vacant land in the
Memorial area and any land that is vacant is in little pockets where one
or two houses have been demolished. There is one large éection of vacant
land between Balméral and Colony which is owned by Great West Life Assurance
Co., located to the east of Memorial on Osborne Street. There is no
industrial land in the neighbourhood, but there are substantial sections
of commercial lots. Most of the commercial spaces are located on Portage,
Broadway, Sherbrook, and on Maryland north of Broadway. The institutional
uses include churches, the Misercordia Hospital, and the social services
centre. There is only one school, Balmoral Hall, a private school in
Memorial; but there are two schools close to the neighbourhood;.just fo

14

the east in Westminster.

Zoning. The zoning in the area provides for substantial commercial

strips along Colony, Broadway, Portage and Sherbrook.’ Many of the Commercial
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enterprises along Broadway are converted houses.15 Often the Main
floor is used for the business and the upper floors for residents, or
both floors are used for commercial outlets, and along Sherbrook
businesses have been added onto the front of the houses.

There is no low density residential zoning: all of the residential
areas are zoned multiple family, R3 and R4. Most of the residential zoning
for this area is medium density, however, the residential use in the area
is still primarily low density,16 This zoning, which has persisted for
thirty years can be detrimental for the neighbourhood, because it permits
the redevelopment of the area to a higher density. To date the increase
of units has mostly been attributed to the conversion of large single
family dwellings to multiple units, thus has not substantially altered

the physical nature of Memorial. There have been some new multiple family

units built in the area (mostly north of Broadway), however, the possibilities

of massive redevelopment to more expensive units exists under the present
zoning. If the City expects to assist this area and its residents, they
17

must look at a revision of their present zoning bylaws.

‘Commercial Development. Though commercial strips have fragmented

the neighbourhood, especially on Broadway, their development is virtually
irreversible. The commercial facilities on Portage tend to be of a
regional nature, including car dealerships, while those on Sherbrook and
Broadway are local and operate on a much smaller scale. These facilities
include florists, small specialty shops and boutiques, photography shops
and corner grocery stores. There is also a hotel on Sherbrook and a major
supermarket on Maryland. The supermarket caused some controversy over its
recent closure, and another supermarket chain has recently takenﬂovéf the

. 1
premises.
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Residential Development. The Broadway commercial strip separates

two residential areas of the neighbourhood. The houses in the area north
of Broadway are smaller and some of the single family units have been
replaced by multiple dwelling units, mostly medium density apartment
buildings. South of Broadway the housesbare larger and the apartment
buildings are generally older than between Portage and Broédway.19 Most
of the new multiple family construction in the area between Broadway

and Cornish are row house type units, though very little construction of
this type has occurred.

Just north of Memorial, between St. Mary's, Portage and Colony, the
new Colony Square has recently opened for occupancy. Colony Square is a
multi-use/high density development with a commercial orientation to both
Portage and St. Mary's, two apartment towers and an office complex.

Further external pressures have developed through Great West Life's
purchase of a substantial tract of land on the eastern edge of the
neighbourhood. Great West Life owns most of the land between Osborne,
Mostyn, Balmoral and Broadway. They are presently expanding their
commercial facilities. Great West Life has planned for a residential
development on the land they do not use for their own commercial purposes.
They have plans already approved for a townhouse development along Balmoral,
however, these development plans have been postponed until the economic
situation in Winnipeg'improvés;zo Also, last year, several of the residents
on the west side of Balmoral were approached by a real estate firm and asked
if they would be willing to sell their homes'.21

Traffic Arteries. Aside from Broadway most of the major traffic

arteries are on the periphery of the neighbourhood. Sherbrook and Maryland
are major one way north-south connectors serviced by the Maryland Bridge,

Portage is one of the city's major east-west arteries, and Broadway though
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not as importaﬁt as Portage can become a congested east-west connector during
the rush hours. There does not appear to be any major traffic problems in
the area. ﬁost of the major.streets_attract the through traffic, and
because of the street patterns the residential streets cannot be used

as throughways, as most lead to dead ends. Westminster can be heavily

used, though, this does not appear to be a problem. These streets must
be maintained for residential use as-they cannot accomodate large traffic
volumes because of their narrow size.

" ‘Recreational Land & .. Municipal Serviceg. There is a definite need

for additional greenspace and recreational facilities. The schools in

the neighbouring Westminster area only provide limited playground facilities.
The Broadway Optimists Community Club on Young Street just south of

Broadway prdvides the only recreational facility within the Memorial area.22
Thus, the ratio of parks to 1000 residents is only .85 acres, far below

the City's recommendations of 8 acres.23 Though the parks and recreational
facilities are lacking, other municipal services such as streets, sewers

and water mains appear to be in good condition.24 Figure 5-3 indicates

the need for additiomal greenspace in the area.

" ‘Conclusion

Chapter 5 has presented the methodology, the rationale for choosing

the study area and a detailed description of the Memorial neighbourhood.
The first part of Chapter 6 provides an analysis of Memorial, both physical

and socio—economic. The last part of the chapter will present the findings

of the interviews.
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Chapter 5.
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Chapter 6
FINDINGS OF THE STUDY

This chapter is divided into three sections. The first section
provides an analysis of the types and conditions of the housing in
Memorial and the two interview areas. It also provides a socio—economic
profile for Memorial through a neighbourhood analysis. The second
section deals with a detailed analysis of the interviews. Within this
section the two streets will be analyzed in detail and the two areas
will be compared. The final part of the chapter presents the conclusions

of the study findings.
NEIGHBOURHOOD ANALYSIS

Socio-economic Characteristics

Unless otherwise specified, all statistics on the socio—economic
character of Memorial were taken from the City of Winnipeg's (Department
of Environmental Planning), neighbourhood information based on 1971 ana
1976 Statistics Canada census information.

Income. Memorial has a substantial proportion of low income
residents, according to the 1971 census. There is no substantial
difference in the proportion of the non family income distribution.

In fact, the proportion of residents with an income of less than 2000

was greater for the City as a whole (38%) than the Memorial area (34%).
The Memorial neighbourhood has a larger percentage (9%) of its non family
population in the 2000 - 4999 income range than the city. It was found
that in general, for both the City and the study area, a significant

majority (greater than 70%) of the non family population fell into the
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lowest income groups. This is especially significant for the Memorial
area with its high numbers of non-family residents. In the City,
family households comprise just less than twice the non-family households
whereas non family households in Memorial outnumber the family household
by more than 100%. Therefore, the concentration of non-family households
increases the possibilities‘of a greater proportion of lower income residents.
There is a substantial difference in the income levels of families
between the City and Memorial. In the study area, 20% more of the population
is in the lowest income catagory. The income distribution is definitely
skewed to the lower end of the scale, which is opposite to the City as a
whole. In Memorial, 37% of the family population has income under 5000 and
only 16% between 10,000 adn 20,000, and the City statistics indicate 17%
below 5000 and 36% in the higher, 10,000 - 20,000 income range.
‘Occupation. There are no significant differences between Memorial
and the City in occupation. In Memorial the highest proportion of residents
are employed in the clerical (24%), education, health and religion (16%),
service (17%), and manufacturing and repair fields (10%) which reflect
the major employment sectors for the City as a whole.

" 'Education. There has been a dramatic shift in the educational levels
for the study area. In 1971, 15% of the population in Memorial had attended
university. This figure jumped to 247 in 1976. During this same period
the increase in university attendance for the City was only 6%. This
sudden increase reported in the 1976 census results in a larger proportion
of those attending university in the Memorial area (247%) as compared to the
City (20%). There is also a substantial decrease in the proportion of
residents with less than a grade 9 education (297% - 23%); though this is

still higher than the City's average, the gap is narrowing considerably.
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Population. There has been a significant drop in population in
Memorial, as with many other inner city areas. The City itself experienced
a 5% increase in population between 1971 and 1976. 1In céntrast, the
study area population decreased by 21.43% over all age groups. The

greatest losses of population occurred in the following age groups: 15 - 24,

45 - 64, and the over 65s. Memorial is experiencing change much more

rapidly than the inner city as a whole. Though the inner city is losing
population, Memorial lost nearly twice (21%) the percentage of its population
than the rest of the inner city\(12%).
Though the percentage of population lost was higher for most age
~groups in the Memorial area, a striking difference occurred in the 65 and
over age groups. This difference is likely due to the initial high
proportion of those over 65 and the construction of a number of senior
citizens residences in inner city areas other than Memorial. Though there
-was a substantial number of those over 65 leaving the area the proportion
of this popplation group is still nearly twice that of the City as a whole
and is greater than the inner city over 65 population: Memorial --— 18.33%,
Inner City -- 16.7%, City of Winnipeg -- 10.22%. The difference is |

even more marked when the suburban areas of the City are isolated with

only 8.6% of its population over 65.

As with other inner city areas the population statistics indicate
a low proportion of families with children. Over one half of Memorial's

population are one person households and over one quarter are two person

households, and the percentage of the populatibn’under fifteen is less

than one half that of the City. . The percentage of single person households
is also growing. There was a drop of 275 families between 1971 and 1976.

Over 60% of the remaining families in the Memorial area had no children.
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Lone Parent Families. Though there was an actual decrease in the

number of lone parent families in Memorial their proportions are increasing.
In 1971, lone parent families made up 197 of the family population. This
figure in 1976 had increased to 21%. Over one fifth of the families were
lone parent families, which is nearly twice that of the entire city - 11%.

These statistics from the 1971 and 1976 census information reveal
the concentration of high need groups in this neighbourhood: the elderly,
lone parents, and low income residents.

‘Tenancy. Because of the residential composition of the neighbourhood,
there is a large percentage of renters, 90Z. This figure had not changed
dramatically since the l97l‘census. The high rate of tenancy is reflected
in the type of units in the neighbourhood. 707% of the units were apartments
in 1971 and by 1976 this had increased by 77. There was a corresponding
drop in the proportion of single family units.

The largest percentage of residents had lived in the area for less
than one vear (33%). This transient population, usually renters, make the
neighbourhood unstable, and an increase in this populétion can accelerate
decline. There is also a substantial percentage (227%) of the population
that had lived in the area for more than ten years, most of which are home
owners. Many of the more stable residents are leaving the area.

The statistics indicate that a substantial percentage of the residents
in Memorial are in the lower income groups, many in need of assistance of
some form. The majority of the residences in the area need some repairs
or some major renov;tions."A number of these buildings are rental units,
and repairs are impossible without corresponding increases in rents. As
many of the units are rented to lower income tenants;'the'increased'rents
usually force them out of the units, though the rents in Memorial are

~generally lower than the rest of the City. The analysis in the interviews
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investigates the possibility of renovating low unit rental accomodation
without displacing the Memorial area tenants. First an analysis of the

housing characteristics of Memorial will be preseﬁted.

Housing Characteristics: Mémorial

Housing Conditions. In the survey of housing conditions carried out

for this thesis it was found that most of the houses were in fair or poor
condition. It must be remembered that this survey involved only the
external appearance of the house. Table 6-1 indicates the number and
percentage of conditions of residential units in Memorial. There are a
large percentage of houses in fair condition. If these houses are not
maintained and are allowed to deteriorate, the City will find that a
majority of the units are in poor condition, and rapid decline will occur.

The condition of rental units are also indicated on table 6-1.

Table 6-1

Housing Conditions: Memorial

Total units Rental Units -
Good 79 13% 57 15%
Fair 433 70' . 266 68
Poor 109 17 _70 17
621 393

SOURCE: Field survey for this thesis, 1980.

There is no substantial difference in housing conditions between
the rental units and the total units;’ There is a slight increase (27%)
of rental wmits in good'condition: This increase is likely a result of
the new row housing and the recent development of new apartment buildings.
There is no significant differénce of rental units and single family

owner occupied units in poor condition. There is, however, a difference
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between the two in good and fair condition. There is a greater percentage
of rental units in good condition (5%), and a corresponding decrease
of reﬁtal units ip fair condition.
The age of the housing reflects the age of the neighbourhood. There
has been very little residential construction since 1969 in the neighbourhood.
Over three quarters of the residential units were built before 1945 and
of these 447 were built prior to 1920.1
Unit Types. There are a variety of housing types in the Memorial
neighbourhood, but the tenant occupied units far outnumber the owner
occupied units. The rental units include, medium density apartment buildings,
conversion units, semi-detached units, single detached units and row houses.
There are substantial conversion units in this area. Most of the 2-6 unit
buildings are conversion units. Table 6-2 provides an indication of the
percentage and numbers of the different types of units and their tenancy.
The tenancy in Memorial is very high, 93.7%. This has been an increase of
+ 3% since 1971.2 A significant number of the older apartment buildings
and conversion units.provide a large percentage of the lower and moderate

income housing in the neighbourhood.

Table 6-2

Unit Types & Tenancy: Memorial%*

Total Owner Oc. Tenant Oc.

Single 176 5% : 114 657% 62 35% X
Semi 439 13% 43 107 396 907%
Row 20 1% 2 10% 18 907%
Apartment 22§Z'l§iz ":éé. - 27 2711 'Q§Z
3402 100% 215 67% 3187 947%

*SOURCE: City of Winnipeg -— Department of Environmental Planning
. and Tax Assessment Records



Rental Situation. The Memorial area, on the whole, has been

~ fairly "tough" for renting. Even when tenants move in it, it is
difficult to keep them, and this has remained the same for at least
three years. One of the major problems with renting in the area had

been the deterioration of some of the larger apartment buildings.3

Housing Characteristics: Balmoral and Largside Streets

The previous section has presented a general view of the physical
characteristics of Memorial. The following section of the chapter will
provide a detailed analysis of the physical characteristics of the two
areas in Memorial selected for the interviews.

Thefe are a substantial number of low unit rental accémodations
in the study area, Memorial. Inquiry showed that there are two distinct
areas within Memorial; They both contain a number of low unit rental
buildings, many of which are conversion units. The two areas are Balmoral
and Langside, both south of Broadway. There is a distinct difference in
the physical condition and level of deterioration in the two areas, although
only one city block separates them, (See Figure 6-1).

The two streets differ in lot sizes, architectural styles, building
size and housing condition. There is also a substantial difference in
the number of units and residential structures. The difference in numbers
has resulted from the demolition of all but one building on the east side
of Balmoral Street, between Broadway and Mostyn Place. This land is now
owned by Great West Life; whose purchase of the east side of Balmoral has
set a precedent for further redevelopment of Meﬁbrial, and has put the
present residents in danger of being forced out of the neighbourhood.

" 'Structural Types. Table 6-3 shows the types of structures and units

on both Balmoral and Langside. The 2-6 unit category constitutes the’

%,

largest proportion of building types on Langside, and a number of the
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semi-detached units could be put in this category as many have been
converted into multiple dwellings; When the figures fdr the semi-detached
and 2-6 unit buildings are combined they make up a major portion (56%)
of residential buildings. These are the rental units with which this

thesis is concerned.

Table 6-3

Types of Rental Structures*

Lanside Balmoral
Structures Units Structures Units
Single 9 (20%) 9 ( 3%) 2 (10%) 2 ( 1%)
Semi-Detached 8 (17%) 22 ( 7%) 8 (407%) 21 ( 9%)
2-6 Units 18 (397%) 67 (21%) 3 (15%) 14 ( 6%)
7 and Over 11 (24%)'2l§ (69%) _7 (35%) 188 (84%)
46 313 20 235

*SQOURCE: Department of Environmental Planning and
Tax Assessment Records. .

' ‘Housing Conditions. The west side of Balmoral Street has initiated

some rehabilitation and rejuvenation. In 1978 when the City of Winnipeg,
Department of Environmental Planning initiated the area characterization
study, a majority of the residences were found to be in need of some
rehabilitation and the largest portion (462) of the structures were

reported to be in poor condition, needing extensive renovation. In an

update of the housing conditions done in 1980 for this thesis, using the
City of Winnipeg criteria, it appeared that many of the units had some

work- done on them since 1978. As-Tabte 6-4 indicates the conditions have
changed substantially; Just under one third of the housing in poor

condition was more recently moved to the "fair" classification, which suggests

- recent renovations and rehabilitation. Though there was a slight drop in
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the number of houses in poor condition, housing conditions on Langside

did not change substantially between 1978 and 1980.

Table 6-4

Housing Conditions*

Balmoral Langside

# % | # % ]
Good 4 ( 3)**14  (11) 9 (10) 11 (12)
Fair 20 (12) 72 (43) 44 (42) 52 (49)
Poor 4 (13) 14 (46) 32 (33) 37 (39)

*SOURCE: Department of Environmental Planning, 1978 Housing
Condition Study, 1980, field survey for this thesis.

*%Numbers in brackets indicate 1978 statistics.

The 1980 housing conditions survey reveals marked differences
between Langside and Balmoral. The proportion of houses in poor
condition on Langside is substantially greater (237%) than on Balmoral
and the percentage in fair condition is higher than on Langside. The
neighbourhood deterioration on Langside is reflected in the number of
houses that were for sale on the day of a recent field survey in the
area: 117 were up for sale, while on Balmoral there were no homes
for sale.

Other differences in the two streets contribute to their contrasting
physical nature. Though both streets have large three storey residences,
those on Balmoral are larger and more elaborate. These are the homes
that in their prime were the homes of the "prosperous middle class". The
houses on Balmoral have moré detail and "accessories'" -- sunporches;'bay
windows, and large verandas; while Some of the houses on Langside have
these features, most are ordinary residences without these extra details;

Also, many of the apartment buildings on Balmoral are in fairly good
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condition and appear to have been fairly high rent units at one time.
There are also several apartment buildings built more recently. The
houses on Langside are smailer and on smaller 1ots, and many of the
apartments in this area have been allowed to deteriorate to a state
of substaﬁtial disrepair.

Rental Unit Housing Conditions. The condition of the rental units

varies little from those of all units, rental or owner occupied (See
Tables 6-4 and 6-5). On Balmoral there was a drop in the percentage

of rental accomodations in good condition over the total Balmoral area.
Balmoral also has several houses which have been completely renovated in
recent years.

There is a marked difference in the condition of rental units
between Balmoral- and Langside. This difference is more pronounced than
the statistics considering all rental units. Balmoral has a much greater
percentage of structures in fair condition, and there is a corresponding
increase in the proportion of those rental- buildings on Langside in poor

condition (See Table 6-5).

Table 6-5
Condition of Rental Units®

Balmoral Langside

i % # %
Good 2 10 8 15
Fair 16 76 24 46

Poor 3 14 20 39
*SOURCE: Field survey for this thesis, 1980.
The first section of this chapter presented an analysis of the socio-

economic and physical characteristics of the Memorial .neighbourhood and a
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detailed physical characteristics analysis of the two streets selected
for interviews. This following section will present the findings of the
interviews on Balmoral and Langside and will attempt to determine the

difference between the landlords in the two areas.
INTERVIEW ANALYSIS

This segment of the chapter is divided into three sections. The
first section discusses Balmoral and gives the analysis of interviews
of landlords on this street. The second section investigates the situation
of amateur landlords on Langside through the use of the interviews. The
final section examines the similarities and differences in the two areas.
A number of general comments were made by the landlords about their rental
situations and these will be included in the final comparison as they
do not differ substantially between the two areas.

Some landlords were apprehensive about participating in the interviews
when first contacted, but, once the interviews were underway the respondents
were most co-operative and open about their situations. Most landlords

wanted to maintain their units, several wanted to do extensive renovations,

and were concerned about the physical condition of their units. Unfortunately

many of the owners were unable to maintain the units to the extent they
wanted for a number of reasons including poor market conditions in the area,
poor tenants, government legislations and programmes and increasing costs
of upkeep.

Because of the stereotyped images of "slum landlords', government
officials, politicians and urban researchers overlook their problems. In
speaking to some government officials it became apparent that they have no
sympathy fo; landlords and their depressed rental markets. This survey

clearly indicates the landlords are not "ogres', as often portrayed.
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Balmoral

Landlords and their Rental Units. Eight of the ten owners of low

unit rental accommodations on Balmoral agreed to be interviewed for this
study. Seven of these amateur landlords were non-resident landlords

(Table 6-6). It was found that there were two types of non-resident
landlords: those that either lived in or near Memorial -- neighbourhood
landlord, and owners thét live in other areas of the City or those who

live outside of Winnipeg —-- absentee landlords. When these conditions are
taken into account the percentage of absentee landlords drops to 50% of

all owners (see Table 6-7). Of the absentee landlords only one had lived
in the neighbourhood at one time. Some of the reasons for leaving included
the house being too large, a bettef house was found in another area of the

City. One neighbourhood landlord moved to the house next door.

Table 6-6

Apartment House Ownership#*

Resident Nonresident
i yA # 7%
Balmoral 2 25 6 75
Langside 3 14 18 86
Total 5 17 24 86

*SOURCE: Landlord interviews.

Table 6-7

Non Resident Landlords#*

Neighbourhood Absentee v % Total
# 7% # %
Balmoral 2 33 4 67 50
Langside 3 17 15 83 71
Total 5 21 19 79 g 66

*SOURCE: Landlord interviews
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The average length of ownership was fourteen years, (Table 6-8).
Ownership in Balmoral appears to be fairly stable with three
(37.5%) of the respondents owning the units-for more than twenty years,
and two respondents (25%) for 5 - 10 years. There were no landlords who
had owned their units for less than five years. Most of the owners felt
~ the units would be a good source of income whén they retired. All units
except one were operated by the owners most of whom were retired or had

other jobs.

Table 6-8

Length of ownership#*

Balmoral Langside Total

# % # % # Z
Less than 5 yrs. 0 5 24 5 17
5-10 2 25 7 33 9 31
11 - 15 2 25 1 5 3 10
16 - 20 0 2 10 2 7
over 20 3 37.5 6 29 9 31
N/A 1 12.5 1 4
Average 13.9 years 12.9 years 13 years

*#SOURCE: Landlord interviews,

Units. Nine of the buildings had been converted. Only one is still
a single unit, and it is rented out as a group home. Half the respondents
had done the conversion work themsleves. Various reasons were given. The
most prevalent reason was that they did not need all the space, and felt
the suites would help pay their expenses. Also one respondent moved out
of the house and converted it to supplement income. Only one respondent
said he would consider converting back to a single family unit;‘ Five

Balmoral landlords owned additional units, of which 2 were in the neighbourhood.
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Table 6-9 shows the number of units and their types. There is
a greater percentage of smaller suites. Bachelor suites comprise nearly
50% of the units; 167 of the units are housekeeping rooms; and the
remainder are one bedroom suites. There are no two and three bedroom suites

in the units surveyed. There are approximately four units per building.

Table 6-9

Unit Types¥*

Balmoral Langside Total

i % # yA # yA
Bachelor 15 48 17 19 32 26
Housekeeping 5 16 29 32 34 28
1 bedroom 32 36 11 35 43 36
2 bedroom 0 10 11 10 1
3 or more 0 1 1 1 1

- group home 1 1 2

*SOURCE: Landlord interviews

The rents are fairly low: housekeeping rooms are generally under $100,
bachélor suites are around $100 and the one bed;oom suites are between $150
and $200. These rents can be considerably lower than the rents in public
housing units depending on the tenants income. Most of these units are
furnished and utilities are included.

" Tenancy. Balmoral had a vacancy rate of 6.57, in the surveyed units
at the time of the interviews (October-November 1980), and only one
respondent reported a vacancy problem, though it was not serious. Three
of the landlords (38%) felt that a problem with turnovers has developed
in the last two or three years.  The respondents said this was once a very

stable rental area, but the increase in the number of larger apartment

buildings has left a more transient tement population, and this has affected
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the rental stability of Balmoral. One landlord mentioned that one
tenant who had lived in the unit for 35 years had recently moved to
Lions Manor, a senior citizens home.

All landlords said that either all or a majority of their tenants
were singlés. Only two landlords remarked that they rented ﬁo families,
usually without children. The high proportion of elderly and single
parents in the neighbourhood is not reflected in the tenancy of low unit
buildings on Balmoral. Three landlords (10% of the Units) said they had
elderly tenant(s), and only one (3% of the Units) rented to a single
parent. The tenancy patterns are probably related to the fact that few
of the Balmoral units are large enough to accommodate families.

Half the respondents (only two of whom are non-resident landlords)
said that they have had problems with their tenants. These problems
began to occur following the increase in the transient population, and
usually included failure to pay rent, failure to provide adequate notice
when vacating the units, damages in excess of damage deposits and theft
of furniture and appliances.

Neighbourhood Activity. On Balmoral, half of the landlords were

involved in some kind of neighbourhood activity. This high level of
involvement_is a result of a recent fight between Balmoral residents and
owners with Great West Life over a proposed parking lot on the east side
of Balmoral Street; Other organizations mentioned were the Broadway
Optimists Club (a community organization) and a church. Though some °
absentee landlords wefe involved in the parking lot issue, this was their
only involvement in the neighbourhood. One owner was aware of a ratepayers
organization, but has not been involved.

When asked about problems in the'area; landlords agreed that property

" taxes are too high. There was only one complaint about the physical and
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social condition of the area. It ﬁas mentioned that there was some crime
and vandalism in the area, some houses were deteriorating and a nearby
fraternity house tended to be noisy. These problems are said to be not
as serious as they had been a year ago. The Balmoral landlords, when
asked to describe their neighbourhood, gave comments ranging from "average"
to 'one of the best neighbourhoods in Winnipeg'.

Most owners on Balmoral (75%) said they had never thought of
selling their units in the past, and are not concerned with selling in
the future. Some did say that the reason they would not sell.was because
"it would not be worth it'". The prices their units are commanding on
today's housing market would not be worthwhile and would not cover the
expenses. If the market in the area does pick up, some might consider
selling.

" Renovations. All landlords on Balmoral have done some work on their
units involving removations, general maintenance, and upkeep. The
renovations included wiring, plumbing, replacing heating facilities and
furnaces, addition of washrooms, general redecorating and painting,
roof repairs and replacement, and changing windows. All landlords, except
the one who employed a professional agency, did most repairs and upkeép
themselves., 1In certain cases they had hifed tradesmen for such work as
plumbing and electrical but they had tried to avoid these additional
expenses. The owners along Balmoral appeard to be meeting costs of
maintenance of their units with the rents they receive fairly well.

'Finaﬁéiﬁg. Owners had used their own funds for repairs and said
that only rarely had they taken loans. Initial mortgages were obtained
from banks or credit unions. None of the owners had .ever used government

7

assistance and a number would not use government assistance even if available.
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One owner did apply for RRAP funds on an apartment house in a NIP
area but did not receive satisfactory results. The owner wanted to do
the work herself, but was told the work would have to be contracted out

‘according té RRAP rules, which was not correct. To try to upgrade the
units the owner agreed to the conditions. Unfortunately, following an
inspection and an application the owner heard nothing further from the
RRAP office —— not even a refusal.

" ‘Awareness of and Redction to Government Programmes. The level of

awareness of govermment programmes for rehabilitation was very low. Only
two of the respondents (25%) knew about RRAP, three respondents (37.5%)

about the Home Insulation Programmes, one respondent (12.57) about MCHRP

and WHIP and none were aware of the NHA/CMHC insurance for loans for
purchase or rehabilitation of older houses (Table 6-10). Of all of the
respondents, only one had ever applied for any of the programmes: RRAP.

The lack of awareness of programmes may have resulted because many of the
landlords are ineligible for these programmes: only CHIP and the NHA/CMHC
insurance are available to landlords in this area. Only one landlord (12.5%)
had applied for assistance and only two (25%) said they would even if the

programmes were available.

Table 6-10

Respondents Awareness of Government Programmes®

Balmoral Langside Total

# 5o # % # %
RRAP 2%% 25 22 52 13 - 45
Insulation 3 37.5 - 19 90 22 76
MCHRP 1 12.5 5 24 6 21
WHIP 1 12.5 8 28 8 28
NHA/CMHC ins; 0 2 10 2 8

*#SOURCE: Landlord interviews

**Affirmative response
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There was generally a negaﬁive feeling toward the government.

Taking this attitude toward governments into account, the landlords
reaction to rent controls is surprising. The reaction was not generally
negative. Only two respondents (25%) felt it had affected them. Where
rent controls_did.affect the landlord, they said their rents were low to
begin with and could not bring them up to market level. Most said their
rents were low and had not raised them substantially in the past, and
had not planned to in the future.

Five of the landlords said they had been affected by the building
codes, especially the fire regulations, but most did not feel too negatively
about the orders: they felt they were needed. The renovations they were
required to make included the installation of fire rated doors and hardware,
smoke detectors, fire alarms, and fire extinguishers. These requirements
have placed a number of hardships on the owners of smaller units. Even
the owners of larger units were forced to write off the costs of upgrading
to City building code standards over a period of 5-10 years. These costs

cannot be carried that long by the amateur landlord.

ﬁere generally negative. There was a feeling that the Act and the
Rentalsman were not fair to landlords.

The Balmoral area appears to be recently rehabilitated, and the owners
do not have essentially negative feelings about their rental units and
tenants. Though some of the owners have complaints, they do not seem to
be too serious. This area may seem to be stabilizing; but it is an area
which can change drastically with the slightest change in the market
situation. Great West Life's parking lot plans for Balmoral Bast and
the recent survey of owners propensity to sell on Balmoral West indicate

there is definitely a possibility of redevelopment.
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Though there were some negative feelings about tenants, increasing
cost of maintenance, and government regulations, the complaints were not
serious. Many of the landlords were willing to continue operating their
units. Amateur landlords on Langside, on the other hand, were not as
satisfied with their units and a number had been discouraged to the point

of wanting to sell.

Langside:

" Landlords and their Rental Units. Of the 37 landlords contacted on

Langside, 21 (57%) agreed to the interviews. Many of the landlords in
this area were quite dissatisfied with their rental units and several have
thought of closing the units. Because many of the landlords are having
problems meeting maintenance costs this area is fast deteriorating, as is
evident from the housing conditions survey. Though the area is deteriorating
there are also several .instances of whitepainting. The uncertainty of this
area is especially crucial for the landlords and their tenants. The area
can continue to deteriorate or it can be rejuvenated by whitepainting or
redevelopment. Deterioration would have a negative effect on both landlord
and tenant and the rejuvenation though an asset to the landlord, can be a
serious problem for the tenant.

Langside has a substantial percentage of non-resident landlords (over
80%) including one which lived out of the Province (Table 6-6). Of the
non-resident landlords, three (177%) are neighbourhOOd landlords; the number
of absentee landlords is substantial (83%) (Table 6-7). Of all landlords
the absentee landlord has the lowest response rate (53%).

Though there are a number of absentee landlords, over half (53%) had
lived in the Memorial area. The percentage of non-resident landlords (827)

who had lived in the house was fairly low. Some major reasons for the
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outmigration were: they "did not feel it was the best area to raise
children," they '"did not want a house with renters under the same roof;"
they "wanted a larger house and could afford more." Some had moved to
be close to their place of work.

In one instance the government contributed to the outmigration
through expropriation. The owners had recentl& renovated their house,
which was also a multiple rental building and they tried to fight the
expropriation, because they liked the area and wanted to stay. Unfortunately,
they were forced to sell around 1974. The building was demolished and
the land still remains vacant; as plans for the development never materialized.

Although 53% of the owners have left the neighbourhood the ownership
of the units is still quite stable; the average length of ownership on
Langside is 13 years (Table 6-8). Most (33%) of the landlords had owned
their units for between 5-10 years and 29% had owned the units for over 20
years. There are several (24%) that have bought the units recently (last
5 years). Most of these were bought as an investment.

Those who bought the units as an investment felt the rental units
would be a good way to supplement income, help pay the mortgages on their
own residences, and provide a good source of income when they retired.

In one particular case the house was bought for the use by a non-profit
organization for a group home. The majority of the owners purchased the
houses specifically as an investment to supplement their incomes. There
were few who had lived in the houses then moved and decided to rent the
units. One owner who lived next door to the rental unit bought the
building "to help clean up the area:"

As a resident of the neighbourhood, he was concerned about its
deterioration and, when the house next door came up for sale .he bought

an renovated it.
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40% of the owners owned additional rental units and of these most
were within the neighbourhood. The owners usually operate one building
to supplement their incomes. Most are retired or have other jobs. 1In
only one case did the owner run the units as a sole means of income. In

this instance the owner was forced to quit his job because the work on

the units was taking up too much time. There was some indication that
the landlord would like to dispose of some units and get back to work.

Units. Most (867%) units were converted to multiple units. Only
107% of the landlords did the work themselves: the units were converted
prior to purchase. One of fhe buildings was originally built as a multiple
unit dwelling in the early 1960's. There are two units rented as single
family dwellings, one which is a group home, and the other was converted
back from a multiple unit, because the landlord preferred to rent to
one family rather than a number of tenants.

There are some larger units on Langside, though most are smaller omnes
suitable for singles or couples, without children. Table 6-9 represents
the type of units in this area. The one bedroom unit made up the largest
percentage of unit types with 367 of the units. There was also a substantial
percentage (327%) of housekeeping rooms, and (19%) bachelor suites.

Though the two bedroom suites had the lowest percentage, it is important

in this area which usually has smaller suites. There was an average of
4.3 units per building. These apartments varied with some self-contained

suites and others with shared facilities.

The rents in this area are low; The housekeeping rooms generally rent
for under $100, bachelor suites for approximately $100, one bedroom suites
for $100 - $150 and the two bedroom suites for between $150 - $200. These
rents generally include furniture and . all utilities except the

telephone.
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Tenancy. The vacancy rate for Langside is 7.8%. This is lower
than the 8.7% (CMHC, 1980) for the surrounding area. 337 of the owners
said they had a vacancy at the time of the interview and 437% said they
had vacancy problems in the past: these problems have occurred in the past
five yéars. ‘Nearly one half the Langside owners felt they had a vacancy
problem. Most did not perceive any difficulties in keeping their units at
full tenancy; Some of the owners felt the "proliferation" of new government
sponsored housing such as senior citizens housing or low income housing
has contributed to a loss of some tenants. Several landlords mentioned
that some of their tenants had moved to these newer housing units,
especially the housing for the elderly.

Though vacancies did not seem to be a major obstable, the high
turnover rate was a problem. This, like the higher wvacancy rate, has
developed over the last few years. Many of the landlords felt this was
at one time a stable area with good tenants who stayed a long time,
because of the lower rents. Unfortunately over the last few years their
more stable tenants left and a more transient population has moved in.

Over one half the owners mentioned they had a turnover problem on Langside,
espcially with their single rooms.

Though most owners were satisfied with their tenants, a few were
becoming disillusioned because their tenants did not take care of the
property, often stealing furniture from the suites, and are sometimes
delinquent in rent payments. Landlords often had to deal with costs of
repairs that far exceeded the amount of the damage deposit. As the rents
are low and landlords can only charge -one half of one month's rent for a
damage deposit, the deposit is not very high and seldom comes near to
paying for repairs and replacement of broken windows, stolen furniture

and -appliances. One owner's remarks seem to sum up the feelings of many
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of the landlords: the "tenants are a whole crew of bums'.

Most of the suites are rented to single persons, reflecting the
high proportion of single households in the area. Though there are also
substantial numbers of senior citizens and single parents in Memorial,
these numbers are not reflected by their numbers in the rental units:
senior citizens 3.3% and single parents 1%; 14% of the landlords said
most of their tenants were on fixed incomes including unemployment
insurance, welfare, and social security.

" ‘Neighbourhood Involvement. Very few landlords on Langside are

involved in neighbourhood activity, which may be a result of the high
degree of absentee landlords. Only 19% of the owners carried on any
activity in the neighbourhood and fewer still (14%) belonged to any
neighbourhood organizations. Those who said they belonged to a neighbour-
hood organization mentioned'fhe Broadway Optimists Club or a church. Only
one landlord belonged to the local residents organization, the Wolseley
Residents Association. Only one Langside absentee landlord carries on

any activity in the area, which consists of attending a church and
shopping in the neighbourhood. One owner said they were aware of a rate-
payers organization but most respondents did not know what a ratépayers
organization is.

The owners on Langside were very critical about both their tenants,
the cost of maintenance of their units and the neighbourhood. They have
some complaints about the area. Some feel that it is becoming a "slum"
area. The problems most often mentioned by the landlords include, crime,
vandalism; and juvenile delinqﬁenty; the large apartment builaings which
have not been well maintained; deteriorating housing stock, lack of
recreational facilities; increase in the native population; absentee

landlords, especially those not living in the City, slum landlords, and
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high taxes. Some landlords had also noticed instances of child neglect.
The one very positive note in the neighbourhood was the level of municipal
services and . only one complaint was expressed.

The level of neighbourhood satisfaction is reflected in the statistics
representing propensity to sell. Most of thoée on Langside (52.4%) wanted
to sell. 1In fact one actually sold the property recently and another '"had
worked out a' deal which failed to materialize.' Even those who said they
had no. intention of selling actually would if they could get a "fair"
price. Several had felt it would actually be more profitable to close
the units and just pay the taxes. This would of course represent an
investment loss. Not one of the absentee landlords had any intention of
ever moving into the units;

Renovations. All but one landlord mentioned they did renovations
and work on their units in addition to genefal maintenance. Because of
the constraints of low rents and increasing maintenance costs, especially
utilities, many owners cannot do some of the needed repairs. They try to
do most of the repairs themselves, so they do not have extra costs of trades
help, and if they cannot afford to do the repairs immediately they will wait
until they have enough money. As one landlord said, "I am not going to
foresake some of my own activities, eg. entertainment, to do repairs if
it is not an emergency. I'll wait until I can afford it with the intake
of rents."

" Financing. The landlords rarely go to external source, such as banks,
lending institutions, or governments for assistance with repairs. Those
who mentiéned problems (19%) with funding had encountered difficulties
when they first applied for loans to purchase the units;"TheY'héd to put
up their own houses as collateral if they wanted to buy a revenue: home.

When they did get the loan, many lending institutions would give them a
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mortgage of 80% only, requiring a 20% downpayment. Several landlords

found that only certain lenders would give mortgages for older homes.

Also, one landlord encountered a problem with minimum foot frontage to
get a loan.

Awareness of and Reaction to Government Programmes. Only one

Langside owner had made use of any government programmes: WHIP, CHIP

and MCHRP were used when the owner was still living in the house. The
owner encountered some problems of poor workmanship on the CHIP and was
unable to get recourse or compensation. One respondent who owns units in
NIP areas was asked to participate in RRAP but declined, because he was
unwilling to follow.the rent control provision.

The owners generally knew little or nothing about various government
programmes. The lack of knowledge of rehabilitation programmes is likely
a result of their expressed dislike for government assistance. 627% of
the landlords said they would not apply for government assistance even if
it were available,

0f the different programmes the owners were most aware of the insulation
programme (907%). This awareness of the insulation programme is probably a
result of the publicity carried out for the programme. Also, aside from
the NHA/CMHC insurance, this is the only programme available to the landlords.
Just over 507% were aware of the RRAP funds, 247% of MCHRP and 337 of WHIP.
The programme landlords were least aware of were the CMHC/NHA insurance
for loans for the repair or purchase of older homes (Table 6-10).

Though the landlords were skeptical about government involvement, this
is not reflected in their reaction to rent controls. In fact, one landlord
considered "it was a good idea"; 81% of the landlords on Langside said
the rent controls had no effect on their rents. The complaints about rent
controls dealt with the inability to keep up with increasing costs with

rents that were initially low.
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Though landlords had few complaints about rent controls they were

apprehensive about the Landlord and Tenant Act and the Rentalsman. In

one case a dispute over a damage deposit and payment of a month's rent
for failure to provide adequate notice changed the landlord's view of the
Rentalsman, which they initially thought was a good idea. In the case

of the damage deposit, the owner was forced to give the deposit to the
rentalsman, until the dispute was settled, even though a window had to be
replaced. However, when the owner asked about the rent owing to him, he
was told he would have to go to the courts to get the money. When faced
with such a situation the owners said they would rather drop the matter
than go to court. The costs of a lawyer and the time are not really worth
what the owner would receive in return, therefore, owners often have to
take the loss. Also attempts to get the money are often futile because
many of the tenmants do not even have the money.

Some of the amateur landlords who have dealt with tenants on welfare
have run into some problems. The landlords are usually guaranteed of the
rent because it comes directly from the government, however, in certain
situations the landlord did not get the rent when the rent was given to
the recipient to give to the landlord. The major complaint seems to be
with damages. When one landlord called the welfare department about damages
done by a tenant on social assistance, the landlord was told the welfare
department was not responsible. The landlord is then forced to absorb
the full costs of repairs or replacement. Many of the landlords are in a
precarious situation because  they are basically required to rent to anyone,
and unfortunately the landlord may have to pay dearly for having adhered to
the rules.

Only 19%Z of the Langside landlords said the municipal building codes

affected them: few were affected by the fire regulations. The major complaint
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that the owners on Langside had about thé City's Bylaws involved the
health regulations and their administration. Most serious complaints
about health regulations came from the Langside owners. Several of the
landlords had been forced to close some of their units because of the
health regulations. The changes the owners were required to make would
have been too expensive. These changesbincluded renovations such as
extending plumbing to the third floor suite and raising the entire building.
There were told that the City could not guarantee the opening of the suite
even when the work was done: the owners could spend a lot of money fixing
the unit and not be allowed to rent.

Those who had to deal with the health bylaws were displeased with
the way the work orders were handled. They did not feel they were given
sufficient time to do the work, some of the orders were unrealistic, and
the method of administration was described as "authoritarian." They also
did not think the method of inspection was fair: when they were told to
do work they asked why their neighbour did not have to the same work on
a similar building, and were told that a complaint had to be lodged first.
One landlord felt the inspector was trying to '"make an example of him."
This ad hoc method of inspection was emphasized when a number of landlords
said an inspector had never even visited their units. There were several
who felt there should be stricter regulationsand more inspection, but they
should be done on city wide, house to house basis. Many felt the
inspection methods were hurting'the‘"good" landlords and thus discouraging

them.
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Langside and Balmoral: A Comparison

Though only one city block separates Langside and Balmoral there
is a definite difference in the physical conditions of the two streets
and the landlords reaction to both their tenants and units. The previous
analysis investigated the landlord's situation on the two streets in
isolation of one another. The following section will identify the
differences and similarities in the two streets.

Landlords 'and their units. Of the total sample group only 8 (17%)

were owner occupied buildings thus indicating the disproportionate number
of non-resident landlords. There is a-greater percentage of non-resident
landlords on Langside (867%) than on Balmoral (75%) (Table 6-6).

0f the two types of non resident landlords, the absentee landlord
far outnumbered the neighbourhood landlord in both areas. The proportion
of absentee landlords on Langside is much higher than Balmoral. Also
of all groups the absentee landlord had the lowest response rate.

The figures for landlords who left the neighbourhood is especially
significant on Langside at 53%. Only one absentee landlord on Balmoral
had ever lived in the Memorial area. Though a number of the landlords
had left the area both streets appear to have a fairly stable ownership
(Table 6-8).

- 'Units. The units in both areas were largely comprised of smaller
suites, one bedrooms, bachelors, and housekeeping rooms (Table 6-9).
The Langside area has a fairly significant number of two bedroom suites
(11%) whereas Balﬁoral has noné;' Unlike the Langside area with a large
number of housekeeping rooms and 1 bedroom units, the largest proportion
of unit types on Balmoral were reported as bachelor suites and there are

significantly less housekeeping rooms."
_ . .
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Just under one half of the owners on Balmoral had done most or
all of the conversion themselves, while most of those on Langside,
nearly 907, bought the unit when it had been previously converted.

. When asked if they would ever consider converting back to a single
family dwelling, only one answefed ves.

Tenancy. The vacancy rate for both areas is higher than the City
of Winnipeg's (5.1%), but lower than the surrounding neighbourhood (8.7%)
(CMHC, Dec. 1980). The vacancy rate on Langside (7.8%) is higher than
that on Balmoral (6.57%) which may reflect the stability of the two areas.
Many felt they could rent out all of their suites because of the lower
rents, however, they chose to keep their suite vacant until they could
find a "desirable" tenant.

There was a marked difference in the views of landlords of the two
areas towards vacancies and their tenants. Those on Balmoral saw no real
problem with vacancies and few mentioned significant problems with tenants.
On the other hand, one half the Langside owners felt they had a problem
with vacancies, and a number mentioned they had had problem tenants.

This seems to confirm that there is greater stability on Balmoral, . This
change in the tenant population appears to coincide with the apartment
building boom in Winnipeg in the early and late 1970's.

Though there were several complaints from the Balmoral owners the
majority of negative comments on tenants came from the owners on Langside.
Because of the overall city vacaﬁcy rate and the situation of rental
units in Winnipeg; the owners felt they had to rent to tenants they would
not normally rent to in a better rental market situation. They often
regretted their decision when forced to pay excessive repairs or replace-
ment costs, and many felt it would have been better to leave the unit vacant.

Very rarely did owners who either lived in the neighbourhood or in the °




-123-

building have these complaints, either on Balmoral or Langside.

There is a substantial amount of negative feeling towards the
tenants from the landlords, but the positive aspects of landlord/tenant
relationships must also be emphasized; In one instance one owner had
contacted a community health organization to look in periodically on
an elderly tenant because the owner was too far away. Several other
landlords also expressed concern over the personal wellbeing of their
tenants. BSome of this personal concern is being lost with the increased
transient population, and a number of landlords, especially on Langside
are becoming disillusioned with their units and tenants.

There were more (297) landlords renting to families on Langside
than on Balmoral (22%), likely the result of larger units on Langside.
Many landlords, especially on Langside, felt the area was not a very
- good family neighbourhood and was not a place to raise children. In
fact, this was the reason several moved from the neighbourhood.

‘Neighbourhood Activity. Very few landlords are involved in any

neighbourhood activities and there is a smaller proportion of neighbourhood
participation by Langside landlords. When asked whether they belonged
to neighbourhood organization, such as the residents association, some
landlords from both areas felt these organizations tend to serve the
narrow purposes of a few. Most absentee landlords did not seem to be
interested in the area and a common response was "I don't live in the area
so I don't know what's .going on."

When asked to describe their neighbourhood the Langside owners had
a greater negative feeling about their area. This is reflected in the
willingness on the part of the owner to sell: 25% of the Balmoral landlords

would consider selling, while 52% of the Langside owners wanted to sell.
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Renovations. There was very little difference in the type of work
done on the units or the method of doing repairs. Many said they did
the work themselves because they just could not afford to pay someone else
with fhe money they get from the rents. The landlords, especially on
Langside, said they are barely méeting'their expenses, even when they do
their own work. They do not seem to put a premium or price on the time
they have to spend working on their units and it does“not figure into the
costs of upkeep. These landlords very rarely take out loans to do any
repair work.
"Finanéing. The methods of funding either repairs or the initial
purchase of the units differed little between the two areas. When asked
how they funded repairs and renovations most indicated they used their
own funds. For the initial purchase of the units most had little difficulty
getting mortgates. This ease of attaining mortgages is likely related to
the time of purchase, as many of the owners have had the units for a number
of years.

' ‘Avareness of and Reaction to Government Programmes. Many of the

respondents were unaware of the various government programmes available
for renovations (Table 6-10). There is a marked difference in the
knowledge of insulation programmes between Balmoral (37%) and Langside
(90%). A substantial percentage of the Langside landlords were aware of
the RRAP programme. Though the rate of knowledge of the Langside owners
was substantially higher than those on Balmoral, general knowledge of
these programmes was still very lOW;'

When asked whether they had ever considered applying for these
programmes the affirmative response for Balmoral (12.5%) was considerably
lower than the Langside response’(44;4Z). Most of those said they had

- considered or had applied for the insulation programme.
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Most of the landlords in both areas felt the govermment should
not be involved in housing, and they did not want to apply for assistance.
Most landlords do not want any handouts, or direct governmeﬁt intervention.
They are willing to work for renovations and repairs.

In both Langside and Balmoral there ié concern over the excessive
property taxes. This is one area that most agreed the government could
take action. Their main concern was the increases of taxes which occur
when improvements are made to their units. They saw the city's taxing
procedures as a negative policy in the area of renovation. This often
serves as a deterant for renovating and upgrading. In several instances
the landlords were ready to do some major renovations to the building
until they found out their property taxes would be increasing. One owner
had planned to take out a sizable loan before he knew of the tax increases.
Most of the owners are being very rational about the situation: they
realize their taxes will have to increase eventually, because the value
of their property has increased, but they want to be given the chance
to recoup the costs of renovations through a tax deferment.

Many of the landlords were unaware of NIP and its assets, but after
a brief explanation, a number of landlords on both Balmoral and Langside
felt such a programme would assist the area by attracting tenants to help
stabilize the neighbourhood. There was some skepticism that NIP may be
used to assist only a few in the community.

Most felt that rent controls were not a major problem. The feelings

were not similar towards the Rentalsman and the Landlord and Tenant Act.

In both areas a number of landlords felt the Rentalsmen's office was a
tenants representative group, and landlords did not get much assistance.’
The City's municipal regulations had a greater effect on the Balmoral

Street landlords than those on Langside. Of those who commented on the
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effect of municipél regulations, 66.7% gave a negative response, while
on Langside the negative answers only made up 197 of the responses.
Most of the respondents. said the fire regulations did have an effect,
however, they agreed with the orders.

Some of the landlords found the governments very unco—operative
when required to make changes through the City's bylaws. At the same time
the provincial govermment was unwilling to relax rent controls. With
neither the City nor the Province willing to relax their regulations, many

of the landlords were forced to absorb the added costs of repairs.

" ‘General Comments

Several respondents, one who had just recently sold the unitsfelt
that these revenue homes were a thing of the past. These comments seem
to be supported by the comments of the landlords. Many would like to

~sell their rental units, because they are not making enough profit; they
are just breaking even and some even claim to be absorbing the extra
costs. The two major complaints were high taxes and rising utility
costs (especially gas, which tripled in the last two years), as most
suites include utilities in their rents. There were also several
complaints about high insurance costs, but this can be expected with the
age, use, and location of the units. One landlord, who was in the field
of real estate said there is only a 5% return on the investment, and in
actual fact the money would be better invested in an ordinary savings
account, especially with Winnipeg's present housing situation.

In only one case was the unit being run by a professional rental
agency. In speaking to a representative from the agency it was found
that the only way a profit could bé made is if they were run on an owner

operator basis, and the best would be owner-occupied.
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Many of the landlords felt the_bnly way to rejuvenate the area
was through a renewed interest in owner occupied units. Rejuvenation
would also require demolition and replacement of older, deteriorated
houses and replaciné them with newer medium to low density housing units
for families. |

Several had mentioned they wanted to sell their units to the
govermment and one respondent thought that MHRC would be looking at
purchasing these houses in the near future.

Others felt that the area needed to attract young couples and
younger professionals and people willing to put some effort into
building an inner city neighbourhood. One respondent has bought a
house in the area and whitepainted, and there was mention thig process-
was occurring in several other houses where the muitiple units were

either converted to single units or duplexed.
CONCLUSION

" Amateur Landlord -- Slum Tandlord: 'an 01d Myth?

The results of this inquiry show that the image of the "slum"
landlord cannot be accurately applied to all landlords in the inner city
areas, even those that are experiencing extensive physical deline.

Amateur landlords do not necessarily fit the negative image of individuals
who charge exhorbitant rents with little maintenance in return. Amateur
landlords tend to be middle income individuals and families trying to
supplement their incomes with the rental units.5

Planners and government officials have suggested that a number of
these units could be held for speculative purposes, in hopes that dowh—‘
town expansion would force the price of this land to increaSé.G' Though

some recent purchasers and even some longtime owners who now want to sell
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may have the future selling price in mind, this future selling price
seems an unlikely reason for holding the property when considering the
length of ownership. Twenty years is a long time for small investors
such as the sample groups to hold land and tie up capital for speculative
reasons. Most of the landlords thought the units would be an investment
to supplement their incomes, but they have found that this type of
investment only gives approximately a 5% return. This does not include
personal time and labour committed to maintaining and operating the
units. The revenue homes or apartment houses returns were much higher
in the past, but with increased vacancy rates, rising maintenance costs,
especially utilities, and the "bad" tenants, many of these landlords
have been forced to re-—evaluate their investments and some have decided
to sell.

Contrary to the image of the slum landlord, many of the landlqrds,
both resident and non-resident, are interested in the future of the
area and are concerned with its present deterioration. Many of these
owners have been forced to give up some renovations because they cannot
afford them. Most of the renovations they do is on their own.or with
the assistance of friends and relatives, and most have at least a minimum
standard of maintenance. Many landlords are in fact sensitive and aware
of the landlord's image and have themselves mentioned the few slum

landlords as a problem.

" Neighbourhood Implication

Because of reluctance to raise rents and rapidly increasing operating
costs many owners are finding their "investments' unprofitable. One of the
landlord's comments best sums up the situation "I don't want to raise

the rents because the tenants have been there for a long time (and they
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can't really afford the increase), but I can't afford to be Santa Claus'.

Most landlords have tried to make a success of their venture, but
they are becoming very disilluéioned with phe situation and all of the
problems. One of the most frequent comments was ''the units are just too
much of a hastle to continue running them." They felt they were working
too hard for what little return.they would get on their investment. A
number also mentioned they would never advise anyone else to invest in
apartment houses. This disappointing situation has occurred over the
last few years.

If given the right price many owners would sell. It is probable that
the new owners would choose not to run an apartment unit, as more people
are realizing the lack of satisfactory returns. These units would most
likely be Whitepainfed.or redeveloped, thus displacing lower income residents.,

Many landlords will be unable to continue in their present situation.
As they make up a substantial portion of the landowners in the area, they
can influence the future of the neighbourhood which will either deteriorate
completely or will be turned over to the middle and upper income groups.

A number of external factors have contributed to this situation including
‘

excessive construction of apartment buildings, slow housing and rental

market situation, and the lack of political and financial commitments to

the inner city. The success of the amateur landlords and their ability

to cope with these factors can lead to further neighbourhood deterioration

or rejuvenation.

" ‘Balmoral and Langside

The interviews revealed some of the differences between Langside
and Balmoral. The explanation for the difference in physical conditions

of the two streets appears to be the number of absentee landlords.
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Landlords who live in the neighbourhood and especially in the building

have a greater control over their tenants and they also have a greater
stake in the neighbourhood. The larger lots and houses on Balmoral
increase the desirability.of the area, thus there may be more incentive

to maintain the properties. The possibiliﬁies for resale on Balmoral

are also greater. These factors all contribute to the greater satisfaction
of Balmoral owners. There are a number of programmes required to turn
Langside around, and these programmes will also be useful for areas such

as Balmoral. Though the physical appearance of Balmoral is "good" there

is a possibility these owners would sell.

The amateur landlords have an important role to play in the future
of the inner city, unfortunately, government regulations and programmes
do not recognize this importance. In certain instances there was a negative
feeling towards the landlords. Govermments must realize the unique position
the amateur landlord has in rejuvenation and this must be reflected in its
policies. There is a need for specific government programmes and assistance
for landlords, because their situation is not the same as the homeowner.
These types of programmes require a realization that the amateur landlord
has a role to play in both the revitalization of inner cities and the
provision of shelter for lower income residents.

This chapter indicates a number of problems faced by amateur landlorxds.
Because. of the discontent, a number of landlords have considered selling or
closing units, which would take a number of low rent units off the market.
The following chapter discusses the policy implications and programmes
needed to assist the landlord remain in business and/or retain the units on
the open rental market. The policies will be based onthe comments made by
landlords and the background research carried out on both Memorial and the

inner city.
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Chapter 7

POLICY IMPLICATIONS:

CONCLUSIONS AND RECOMMENDATIONS

Summary of Findings

Before the recommendations are discussed, a summary of the study

findings are presented:

Unlike the prevalent view of the inmner city "slum" landlord,

most of these landlords were middle income individuals trying

to supplement their incomes.

Most were concerned about the declining physical and social
condition of the neighbourhood.

The landlords tried to at least maintain a minimum standard

of maintenance and they often wanted to do work but could not
afford it.

They do their own repairs and rarely take out loans for the units.
They are concerned over the increased rental instability in the area.
The units are fairly small and rents are low.

There is little concern over rent controls.

There are a number of reservations about the Landlord and Tenant

Act and the Rentalsman.

They object to the present building bylaw administration.
Knowledge of government programmes is very low and the desire to
use these programmes is alsO'low:

Balmoral landlords were more satisfied than those on Langside,
likely due to' the nature of decline and the percentage of absentee

landlords in the two areas.
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- Many landlords, especially on Langside would sell if given the
opportunity.

- There is little mneighbourhood involvement and they were often
skeptical about neighbourhood groups.

- This area will decline further or possibly redevelopment will

occur, if the govermment does not redirect its policy.

Present government policy provides two options for neighbourhoods
such as Memorial. They can be rehabilitated usually through whitepainting
or they can experience extensive deterioration. In both bases, the low
income tenants lose, by either being forced to leave or live in inadequate
shelter.

- Reliabilitation. Though whitepainting has not been extensive in

Winnipeg, there have been instances in certain areas of the City. If

the City Council approves the Pldan Winnipeg recommendations of emphasizing

iﬁfill and rehabilitation the possibilities of whitepainting increase.
This policy will put pressure on inner city areas such as Memorial for
both rehabilitation and redevelopment. A number of the owners of these
units, because of the problems they have encountered, would be more than

willing to sell if given an appropriate price. 1In the very near future

the Balmoral area will likely be under pressure for redevelopment especially

if Great West Life develops the east side of Balmoral. Also, because the
houses in Memorial are in reasonably good condition, they are prime
candidates for whitepainting: The proximity fo the downtown and Armstrong
Point also puts added pressure on the neighbourhood to change;"

‘Deterioration. Even in areas where pressures of -redevelopment and

rehabilitation are non-existent the tenant along with the landlords lose.
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The .tenant is burdened with inadequate shelter and sometimes.displaced
through apartment closures. The landlords burdened with government
regulations,'low'rents;'increasing costs, and irresponsible tenants
are at times forced to give up sSome maintenance and in certain cases
closure or abandonment results.

In certain-instances; either because of municipal regulations or
tenant irresponSibility; owners are forced to carry out extensive repairs.
Because the owners of these units do not have the large overhead of the
larger'units; they cannot write their losses off and make them up somewhere
elSe;‘ The money required to replace broken window, abused and stolen
furniture, damaged facilities, etc., can be a major portion of the
landlords income from the units. This requirement to do immediate repairs
and replacements may result in a failure to do work which may help enhance
the neighbourhood,veg; external structural work, and painting. Work which
the owner would have otherwise done had the unexpected expenses not
interfered. Thus these units become further deteriorated because the
owner is unable to meet the expenses, more "undesirable" tenants move
» into the area and the neighbourhood deteriorates further because the owner
no longer has the incentive to fix the units. Also at this point landlords,
out of desperation, may abandon their units, adding to the neighbourhood
problems. An example of this abandonment and mass deterioration has
occurred in the South Bronx area of New York and many other large American
Citiés;'

Granted, the problems encountered in these cities is excessive and
not likely to occur to the same extent in Canada; because of the differing
urban situations: city size, lack of extensive ethnic concentrations,
and greater involvement in Canadian lives. Canada must be aware that in

" many Canadian Citieé'the'landlords are feeling the pressures of being
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unable to cope with excessive costs and are being forced to close down
apartments or suites. In Winnipeg, a number of apgrtments have been
closed,'often later to be demolished; Though there was. not an excessive
number of closures in the Memorial area, several of the landlords mentioned
they had been forced to close some of their units and othefs had seriously
thought of just closing the whole building. The tenant problems do play
a part in the decisions to close the building or units, but the major
rgaSon for closure ié the City bylaws. A recent study found that 39% of
all units closed were the result of City bylaws, and the bylaws accounted
for over one half (64%) of the units where the actual cause of closure
was determined.l The problem of bylaw administration and the inspectors
handling of work orders were cited as a problem by the landlords on Balmoral
and Langside.

Other government regulations which adversely affect landlords has
been property taxes; If the City hopes to get ownersto upgrade and
rehabilitate their units, they will have to provide a more equitable
method of property assessment, one which will encourage upgrading not
penalize it. The combination of bylaws and property taxes discourages
ownerz of rental units from upgrading their property which can result in

further neighbourhood deterioration.

The Application of Upgrading in place for Apartment Houses

At this point it is important to recall the revitalization process
of upgrading in place or incumbent upgrading, referred to in Chapter 2.
This method of upgrading rejuvenates‘the'area'while assisting the incumbent
residents to remain; It is this option the policy for the amateur

landlord should look towards.
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A policy to assist owners of apartment houses cannot only involve
"handouts"” and grants. As the survey found, many of these owners are not
interested in the govermment's grant giving programmesg many want to do
the work themselves and use their own resources. Most owners are concerned
about the external factors which affect their rental situation. Thus, to
facilitate an effective rejuvenation of these units and the surrounding
.neighboﬁrhoods, programmes and policies must be co-ordinated so they do
not cause additional hardships, such as the combination of the municipal

upgrading regulations and the provincial rent controls, did in Winnipeg.

' ‘Housing Policy

For a successful programme to assist inner city amateur landlords
‘and their tenants the City needs to have an appropriate housing policy.
This is especially true for a city with a housing market situation similar
to Winnipeg's. At present, suburban lots ,and houses are still in a price
range that middle income families can afford and therefore many move from
inner city areas. If cities continue to spread and people keep moving
from inner city areas, the central cities will die. This is especially
true in areas such as Winnipeg which has not had substantial population
increases. In cities without external powers to induce interest in the
Ainner city the municipal govérnment must try to encourage this interest
through its housing policy. The City of Winnipeg appears to be moving
towards such a housing policy. The success of this venture has yet to be
tested, as these policies are still in the recommendation stage.

" 'Plan Winnipeg, which was brought forth in January 1981, by the City

administration has recommended a reassessment of city development priorities:
priority should be given to rehabilitation and infill as opposed to suburban

devélbpment.z' This type of programme is especially appropriate for Winnipeg
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with its extensive stock of older homes and pockets of inner city vacant
land. Also, because of the patterns of residential development in
Winnipeg, there are sizeable tracks of uhdeveloped lend between'the
extensively developed inner city neighbourhoods and the emerging suburban
areas, Only with develoﬁment directed to the inner city through government
policy will the market situation improve to assist in neighbourhood
revitalization, as one of the major problems in these areas is fo increase
desirability.

This thesis examined a neighbourhood requiring extensive rehabilitation
as well as some redevelopment (infill). These are particularly sensitive
areas as they provide shelter for many lower income residents, many living
in revenue homes, apartment houses, or converted units. The following
policies and recommendations deal with these units, and their owners, with

a view to determining the fate of those who live in these low rent units.

" 'Neighbourhood Self-sufficiency

The initial problem is to generate renewed interest in these areas

which, hopefully will be implemented through Plan Winnipeg. With this

renewed interest a number of upper income groups will begin to look to the
inner city areas such as Memorial for shelter. This area would be especiall&
inviting with its relatively sound housing stock, proximity to the downtown,
residences not excessively bothered by traffic, and relatively low housing
prices. An added advantage is its proximity to Armstrong Point, and
Westminster. If the area were to become popular, comments from the landlords
interviewed indicate that most'woﬁld be willing to Sell; especially on
Langside.

It is inevitable that a number of the low rent units: will disappear
with a renewed interest in the'inner‘city;thrdugh conversions to single

family or duplexing by whitepainting. In fact, it is necessary to have a
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mix of socio-economic groups to create a stable neighbourhood and prevent
decline from occurring again;

It is obvious that areas with high concentrations of low income
residents are going to deteriorate because the owners cannot afford the
upkeep and landlords canmot properly maintain the units with their low rents.
Also, government assistance cannot be given out to these areas indefinitely.
Programmes such as NIP and RRAP are fine, as temporary measures, but
when the funding stops, residents are once again unable to afford the upkeep
and the area deteriorates. Many of these inner city areas will have to
eventually carry and support themselves,

The government's role is now to find ways to keep the displacement
due to whitepainting to a minimum, while still attempting to get the
neighbourhood to exist on its own resources. One‘of the best ways of
trying to move towards an independent rejuvenated community is to create
policies which will assist amateur landlords and help these conversion

units remain on the housing market.

" ‘Apartmernt House Rehabilitation

Befére governments can provide a successful rehabilitation programme
for the amateur landlord they must realize 1) rehabilitation is cheaper
than redevelopmentB, 2) rehabilitation adds to the vitality of both the
neighbourhood and city, and 3) the amateur landlords are not "money hungry,
price gougers."

A successful programme of apartment house rehabilitation will require
the co-operation of all three levels of governments as each has its own
jurisdiction;'eg: collection of property taxes, the provision of housing,
and the control over funds for government grants. In the pasf;.a certain

degree of "buck passing" has occurred. Governments when questioned about
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their involvement in housing programmes would state that the responsibility
was with another level of government, and no one was willing to take
responsibility.4 No matter which government has "official” jurisdiction
over the provision of housing, the fact remains, the responsibility for
providiﬁg adequate housing belongs to all three levels of government
through the variety of programmes they administer. A successful government
programmé for rehabilitation also requires the involvement of the private
sector and as the private sector will not invest in poor market areas,

the recommendations-will discuss incentives needed to encourage the

private sector involvement. There are two types of policies which ‘affect
the amateur landlord: direct impact policies and secondary impact policies.
The direct dimpact policies are those which are directed at the amateur
landlord in particular. The secondary impact policies, through their
neighbourhood revitalization or assistance for tenants help the landlord
by creating a better market situation and providing for equitable

rents. The following recommendations are those that directly affect the

landlord.

" ‘Municipal ‘Government

The municipal government usually has the greatest direct affect
on the amateur landlords. Programmes, if administered properly, can
assist in the maintenance and the rehabilitation of neighbourhoods such
as Memorial. If adminiétered‘indiscriminatel§ and arbitrarily they can
result in further deterioration of the neighbourhood. The two municipal
regulations which affect the amateur landlord are the property tax
assessments and building codes.

" Property Tax AssesSment. Presently, the high property taxes and

" methods of assessment have both prevented and discouraged ownérs of low

unit rental avcommodutions from carrying out some maintenance and renovations.
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There is.a need for the city to review its property tax assessment
policies. Presently, the City raises taxes when improvements are carried
out, and at times at the issuance of a building permit. For many landlords
their renovations do not bring in more rents, thus does not cover the cost
of repairs and increased propérty taxes. Many landlords are discouraged
from doing extensive repairs because of this policy. This just adds to
further ‘decline. There should be a policy of tax increase deferments,
which would allow the landlord to recoup some of the losses. The deferments
would depend on the extent of the repairé and size of operation.

To provide incentive to do repairs the municipality could either
~give a rebate or reduce taxes for the work done. As the policy is today,
owners are penalized for attempting to improve both their own units
and the neighbourhood.

" ‘Building Code Ernforcements. Most would argue that building codes

are necessary, especially those dealing with fire and health, to maintain
and improve the physical condition of the city and for personal safety.
These codes or bylaws should encourage renovation, unlike the largely
negative discouraging effects they have today.

The inspection should be carried out on a city-wide comprehensive
basis, not the ad hoc method which presently exists. Owners who violate
the codes and show no efforts to do any work should be severely penalized
so it is worth their while to "clean up". If a person is willing to do
the WOrk; but because of a lack of finances is unable to, there should be
a system of low interest loans or grants available.

The inspectors should not only order people to upgrade their propérty;
théY‘should.be équipped’with the necessary skills to deal.with the owners
tactfully, and they should also be a source of information of possible
assistance‘proérammes;‘ Inspéctbrs should be able to council people on how °

to do the work or refer them to someone who can, if the resident cannot afford
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the renovations; This is especially important in an older lower income
neighbourhood. It can add a positive note to a largely negative process.

Presently a variefy of different building codes exist: including
Provincial and Municipal. These should all be incorporated into one,
administered at the municipal levei; It is also important that the code
be easy to understand and accessible to the public.

Some of the bylaws -may need to be re#iewed taking into account the
smaller rental units. Often standards which are fine for large buildings are
too severe for the amateur landlord administered units. Policies which force
the closure of good, low rental units, because of regulations such as floor
to window ratios need to be re-examined.

As it would be difficult to start arbitrarily relaxing building codes
the City could establish a "Committee of Adjustment" which would operate
very much like a "Board of Variance' operates in rezoning applications.

Such a committee would be able to judge the landlord's appeals on their
individual merit, and relax codes where necessary. An alternative or a
policy operated in conjunction with a Committee of Adjustment would be a
new bylaw dealing specifically with apartment houses. This bylaw would

recognize the unique situations of the amateur landlords.

" 'Provincial Government

Provincial jurisdiction would include measures that would influence the
~ general rental situation and landlord and tenant relations. The Provincial
~ government also has the power to assist in the improvements of, or comstruction
of, dwelling units through rehabilitation grants and provisions of new housing.

Landlord and Tenant Act.. In the past the concern over the powers of

landlords had in relation totenants resulted in the introduction of legislation
which protected tenants from unscrupulous landlords. This legislation in its

attempt to assist the "exploited” tenant overlooked the plight of the "good"
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landlord. Today, if the landlord has é problem with a tenant he has two
choices: to go to the Rentalsman or go to the courts. Many landlords feel
the rentalsman is unsympathetic to their cause and is just an ombudsman for
the tenant. Though the Rentalsman is supposed to be a representative for

both the landlord and tenant according to the Larndlord and Terant Act, further

provisions preclude this. The Act does provide for tenant protection especially
in disputes over damage deposits. The only recourse landlords have to recover
unpaid rents and damage expenses exceeding the deposit is through the courts,
which can be expensive and time consuming. |

There is a need for a judicial body, whose powers go beyond that of the
. rentalsman, to arbitrate disputes. These powers must include settlements of
damage disputes and questions of back payments of rents.‘The powers must be
similar to those of the courts, but not requiring the extra expenses of lawyers,
which many amateur landlords cannot afford. The system must be established in
such a way that both landlords and tenants can make submissionson their own,
without feeling intimidated. The powers.to evict, transfer payments and
requirement of maintenance where necessary must be included. The rentalsman
still has a very important role in the landlord/tenant relationships were
disputes éan be solved without a judicial body, and as an information source.
If a creation of such a body is too expensive, these powers could be extended
to the Rentalsman.

" Rent Stabilization. With the revitalization of this area, rents may

begin to increase, especially in larger buildings, so rent controls may be
necessary. The previous rent controls had little effecf‘on the amateur
landlord and few had high rent increases. Rejuvenation of the area will
pressure landlords to increase their remnts. If the aim of the overall .
rehabilitation is to also assist the present residents, rent controls

will be'nécéSSary; Also, the act must make allowances for external

costs’ such as improvements required by city bylaws. Controls
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should not be tied to a set percentage increase, but should be
restricted to the cost of upkeep and expenses and a certain percentage
of profit.

Rent controls required the cost of improvements be ammortized
over a ten year period for rent increases. Large landlords found it
difficult to function under these conditions. Improvements with such
regulations is completely out of the question for amateur landlords,
who do repairs on a day to day basis.

It may be necessary to have the limits fairly high to encourage
the construction of new rental units. For renters who cannot meet the
new rents, shelter allowances will have to be in place. To be effective,
such a system of rent controls must be administered by an independent
body free from political interference. Changes in government of different
political philosophies creates an uncertain atmosphere in the rental

sector, which usually hurts both tenant and landlords.

Low Interst Loans drd Rehabilitation Grants. A programme of loans

*

and grants is now available to hoﬁeowners through MHRC'S, MCHRP. This
programme should be extended to owners of revenue homes, who rent to low
income tenants. This programme would not include major repairs, but repairs
such as window replacements. This would assist landlords to do repairs

they would not normally do, because of the added expense. It also'assists
the tenants because they are not required to cover the cost of upgrading

through rent increases.

‘Federal Government

The Federal government can be involved in inner city.apartment house '
rehabilitation through a variety of methods, the most direct being RRAP,

Transfer funds to governments and non-profit groups can assist in the
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construction of mew infill housing or the rehabilitation of older units;
these will be discussed later in the chapter. The federal government can
have a direct influence omn the revitalization of an inner city area and
the demand for apartment houses through loan guarantees and income tax
policies.

" 'Residential Rehabilitation Assistance Programme, CMHC is presently

investigatingithe possibilities of extending the areas of RRAP funds.
They have designated'l;S million dollars under the Core Area Initiative
for RRAP in certain designated areas in Winnipeg, in addition to the‘
present NIP areas. Though, this is a start, $1.5 million to do renovations,
some major; for the whole inmner city does not go very far in a revitalization
programme. For these funds to have an appreciable effect they would have
to be concentrated in one or two areas; Comments made by civic officials
indicate that this may océur; This still leaves other inner city areas
‘without assistance. RRAP assistance should be made available td all inner
city areas.

For the landlord a major deterrent to apply for RRAP funds has been
the requirement of rent confrols. 1f a pfovincial rent control system

were in place, RRAP controls would be unnecessary.

Loans ‘and T.oan Guarantees. In certain cases, landlords do not want

outright graﬁts as provided in RRAP, therefore, it may be necessary for
the government to provide low interest loans to these landlords for repairs.
Though the government is providing the loan the area becomes more self-
sufficient than with outright grants.-

At present guarantees are made by CMHC for loans covering the purchase
or renovation of older residential buildings;' This programme needs to be

publicized further.
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Financial institution.lending policy, for their own protection,
at times discrimante against the purchase of older units. One of the
major factors in giving mortgates is the life expedtancy of the unit.
A rehabilitation programme and CMHC guarantees would make the béhks more

amenable to inner city areas, which could help reverse the decline.

has .no way to cover a loss in his investment. If a loss could be written
off on the owners personal income tax they may be willing to allocate
additional funds for upgrading. The capital cost allowance in effect prior
to 1972 are no longer available for existing units. The government between
1976 and 1978 dinitiated the Assisted Rental Programme (ARP) which permitted
the owner of a new rental property to use it as a tax shelter. Private
sector interest in the programme decreased substantially by 1978.5

The task for the federal government is to initiate a rental property
tax shelter for the rehabilitation of older units. The owners must feel
they have something to gain from doing repairs. The federal government
could also initiate a system of tax shelters for those who buy rental
property in the inner city, on the condition they choose to live in one of
the units. This provision would reduce the likelihood of private
investors buying inner city rental property for a tax shelter and allowing
it to deteriorate. This would also stimulate owner occupancy which the
survey found added to neighbourhood stability.

These government programmes; at all levels, must be undertaken in
conjunction with one another as a comprehensive strategy. The implementa-
tion of one programme can have a severe negative effect in another area.
For example, if a strict enforcement of bylaws is established without
provisions for low interest loans or'grants;'closure of some units may

result, or if an extensive rehabilitation programme is initiated without
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rent controls or rent subsidies, displacement of low income renters

will likely occur. Thus, the negative COnsequenées of the programme

must Be studied and policies to counter these effects must also be
instituted. The package of policies and programmes proposed in this
chapter assists the amateur landlord directly. Additional programmes

to assist both the neighbourhood and its residents must also be instituted

if apartment house rehabilitation programmes are to be a success.

"Secondary Impact Policies for the Amateur Landlord

The policies, programmes, and recommendations presented previously
have direct impact on.the amateur landlord. There are a number of
recommendations which influence the amateur landlord's position through
a secondary effect. These policies attempt to improve the general
physical and socio—-economic characteristics of the inner city. Such
policies benefit the amateur landlord because they increase the value of
the property, decrease the vacancy rate, increase demand for units in
these areas, and if the owner is interested in selling, increase the
marketability of the units. The neighbourhood improvement makes it easier
for the amateur landlord to get loans for renovations if required and
provides some incentive to upgrade.

One of the major problems that must be dealt with involves
neighbourhood stability and attraction. No amount of rejuvenation will
assist an area that lacks residential stability or attracting power.
Rejuvenation of this type puts up a facade but never gets to the cause
of the problem. This often happens with government assisted low income
housing projects where housing is provided'yet the resident’s.economic
and social situations change little;f'Thus; a comprehensive strategy is

needed to consider the economic, unemployment, and income situations many
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lower income people find themselves in, as well as the provision of
~adequate affordable shelter.

The strategy of the amateur landlord economy and their rental
units must be part of an entire "package" of policies and programmes
which need to be implemented if an attempt to reverse the trend of inner
city deterioration is to be successful. This strategy for the amateur
landlord is only part of one for the neighbourhood, which, in turn, is
part of an inmer city policy resulting from an overall city economic
and housing policy. The success of such a series of programmes requires
the co-operation of all.three levels of government, and the private sector.

- Community Developmernt Corporation. One of the most effective and

comprehensive methods of inner city rejuvenation is through the use of a
community development corporation. This method of neighbourhood rejuvenation
deals with the neighbourhood as a whole, addressing such diverse characteristics
as "declining commercial activity, a surplus labour force, a concern with

- the stability of the neighbourhood, rising crime and addiction rates,
deteriorated housing and citizens concern that they lack control over

the economic conditions which determine their fate." This method tries to

. get the citizens involved in the self-help programme with the assistance

of public and private funds. ' The programmes are initiated at thellocai

level and are funded by the '"third sector economy" -- public/private.

‘Co-operative ‘and Non-Profit Housing. The City presently has a non-

profit corporation, but it has had.. limited use. The non-profit organization
could assist those landlords who want to sell even, with an improved inmer
city market'situation; A non-profit purchase would allow the residents

to remain in the units. ‘A co-op would give control to the tenants.  The ’
co-op and non-profit organizations should concentrate on rehabilitation

in the inner city because of the abundance of stock, and this method
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usually requirés less capital. Rehabilitation also assists in retaining
a sense of community.

Non-profits and co-ops can get rent subsidies from the government,
thus allowing for lower income residents. These réhabilitation CcO-0pSs
and non-profit units ha&e had a certain degree of success in Montreal,
Toronto and Vancouver. This method of providing housing can also be used
for infill developments in the inner city.

" 'Infill. A greater effort needs to be made for innovative infill
and redevelopment in inner city areas. Incentives need to be given to
developers and co-ops to use already vacant land in the inner city:

. governments could also participate in the construction of these units,
depending on demand. These units should be fairly modest and fit well
with the neighbourhood. Also, where rehabilitation is not possible the
owners should be encouraged to redevelop. A number of the new infill
projects should provide. family units.

" ‘Discouraging Redevelopmernt dard Erncourdging Owner ‘Occupancy. One of the

major problems in areas where the property values are increasing, is owners
selling out. In Memorial this may result in the replacement of a sound
housing stock with higher density, newer, more expensive units. Also,
whitepainting will likely occur. If kept to a minimum, whitepainting can
assist in stabilizing the socio-economic character of the neighbourhood.

If some amateur landlords no longer want to operate their units a
number of possibilities are available which would preclude massive
redevelopment. The governments main objectives in these situations is
to increase owner occupancy, as well as trying to assist the residents
already in the units; One method; has been mentioned earlier in the Chapter -
tax shelters for owner occupied revenue homes. Other methods include

co-op or non-profit development, "sensitive" infill, (dlso mentioned




previously), review of present zoning, land leasing, and urban
homesteading..

As can be seen, some of the recommendations also provide for vacant
lots or lots with buildings unable to be rehabilitated. These programmes
need to be in place as the neighbourhood is being rehabilitated, as many
of the amateur landlords may decide to sell with the slightest increase in
market values. These programmes need to be ready to step in as the
amateur landlord leaves. Programmes such as this may require greater
planning control: giving the city, provincial, or federal governments the
first option to buy; and a greater control over demolition and construction.
" 'Zoning. The threat of redevelopment could be precluded by a more
representative zoning based on present land uses. The overzoning in a
number of inner city areas increases the threat of demolition and redevelop-

ment. Some of the inner. city zoning does not support a rehabilitation policy.

" Land Leasing. This policy recommendation provides increased low

income home ownership. The City would offer long term leases for inmner
city vacant lots. As ownership stays in the hands of the City, the lessee
need not pay for the land, thus decreasing the price of housing. The
lessee would have full property rights and they could build the type of
house they wanted. Costs could be cut further if the owners do most of
the work themselves —- sweat equity. This programme recommended to the
City in 1978, has yet to be impleménted.7

Programmes such as these are needed if home ownership is to be
encouraged in .the inmer city.

"~ Urban Homestedading. Urban homésteading is' a concept which became

popular in the United States in the 1960's when the incidence of
abandonment was reaching a crucial point. If the applicant qualifies -

(usually income tested) they are given abandoned land or housing. The
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homesteader would be required to rehabilitate to municipal standards

and stay in:the unit for a minimum length of time.8 Though abandonment

is not a substantial problem in Winnipeg, this concept could be used

for property transferred to the City for. tax defaults with houses needing
rehabilitation.

Demolition Cortrol. One method of reducing redevelopment, where

unnecessary, would be to have greater controls to refuse demolition. This
allows the City to discuss the options with the owner and increases the

possibilities of rehabilitation.’

‘Conclusions

This survey has indicated the amateur landlord in certain cases are
ready to close their units and as these owners comprise a large portion
of some inner city neighbourhoods, their situations can influence the
whole neighbourhood. It has also been shown that the assistance these
. owners want is not through extensive government funds. One of the major
changes which must occur is a change of attitude towards these landlords.
The type of assistance these landlords feel will help their situations
involves changes in’legislation and administration of bylaws which affect
them.

Rejuvenation need not be a difficult task or put a strain omn public
funds. If governments are willing to make a few concessions and co-operate
with the residents and owners the area can be revitalized. It must be
remembered that the governments cannot be constantly holding the neighbour-
hood up with an extensive infusion of funds, but the neighbourhood needs

to be able to function on its own: neighbourhood self-sufficiency.
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Research Directions

This study has provided a view of the amateur landlord and their role in
neighbourhood revitalization. Further study is required in the area of
policy making to see how the policies to assist amateur landlords could

be successfully implemented. There must be more research and effort in

getting the amateur landlords involved in the neighbourhood and the actual
planning stages of neighbourhood revitalization. Further research is
needed on apartment houses in all parts of the country to determine the

specific needs of each community, before these units become obsolete.

This thesis has explored the situation of amateur landlords, the
possibilities for rehabilitation of apartment houses they operate, and
the implication these owners and units have on inner city rejuvenation.
Through the use of interviews with amateur landlords in a Winnipeg inner
city neighbourhood, experiencing both rehabilitation and decline, a
number of conclusions were reached regarding the amateur landlord and
their units, and the programmes and policies nee&ed to assist them.

The policies and programmes needed to assist the landlords and their

tenants include two types of policies: those that have a direct impact

on the landlords, and those that have a secondary impact, usually

through general neighbdurhood revitalization.

" 'Direct Impadct Policies

- Review of the City's property tax assessment policies:
- have a tax increase deferment for rehabilitatiom, to help
the landlord recoup losses. '

- have a rebate or tax credit for rehabilitation and renovations.
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- Review of building bylaw and code policy:

city-wide, comprehensive inspection
- stricter penalties for those who do not adhere to the bylaw,

- low interest loans and/or grants for those unable to pay for
the repairs,

- more equitable codes for smaller units,

- integration of wvarious codes at the municipal level,

- provision of a better, more positive inspection system —-
inspectors should be able to advise owners on the programmes
available for assistance,

- the establishment of a committee of adjustment to relax
building codes where necessary,

- the enactment of a new bylaw designed specifically for
apartment houses.

- There should be a more equitable judicial body for landlord
and tenant disputes, one which would not require court intervention.

- Equitable rent controls to assist the incumbent tenants.

— An extension of RRAP to all inner city areas.

- More publicity and information about all government assistance
programmes, expecially the CMHC/NHA loan guarantees for rehabilitation
and purchase of older units.

- Provision of income tax shelters for rehabilitation of low income

rental property and the purcahse of owner occupied rental units.

" "Secondary Impact Policies -

- Establishment of a Community Development Corporation to assist
in the socio-economic revitalization of the area.
- Encourage non-profit and co-op rehabilitation housing for' those

units where owners choose to sell.
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- Implementation of an infill programme, both public and pfivate,
to replace badly deteriorated units and £ill in vacant lots.

— Change the zoning so it is better related to‘actual land use;

— Have landleasing for appropriate vacant land, to encourage
low income homeownership.

- Have urban homesteading for abandoned or tax default units,

- Institute greater demolition control to reduce the possibilities
of redevelopment,

- Continuance of a.system of shelter allowances that lets the
landlord carry out renovations which result in renﬁ increase,
but allows the original resident to remain.

Though these programmes and policies are directed at the Winnipeg

situation, it is hoped the policies, if adapted, would assist amateur
landlords and their tenants in other Canadian urban centres and in turn

assist in inner city rejuvenation.

‘Resedrch Directions

- Policy implementation
- Landlord involvement in the neighbourhood

— Further research on amateur landlord across Canada
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APPENDIX A

MEMORANDUM OF UNDERSTANDING REGARDING THE
DEVELOPMENT OF THE WINNIPEG CORE AREA INITIALIVE

1) PURPOSE OF THE MEMORANDUM OF UNDERSTANDING

Canada, Manitoba and Winnipeg agree to co-operate in the development of
the Winnipeg Core Area Initiative and the identification and implementation
of specific programs and projects to be undertaken either independently

or jointly in support of the common development strategy of the Core Area

Initiative.

The purpose of this Memorandum of Understanding is to outline the principles
which are guiding the three levels of Government in the development and

negotiation of the Winnipeg Core Area Initiative.

It is inéended that the necessary agreements and schedules be prepared

for the consideration of the three levels of Government by December 31,
1980 and that the legal arrangements required to carry out the Winnipeg
Core Area Initiative be in place by April 1, 1981 and cover a five year

period.
2) OBJECTIVE

The objective of this Initiative is to provide increased employment
opportunities, to encourage appropriate industrial, commercial and resi-
dential devélopment in the core area, and to facilitate the effective
social and economic participation of core area residents in development

opportunities.
3) STRATEGY

In accordance with the strategy described more fully in the Appendix to
this Memorandum, the Winnipeg Core Area Initiative will include a variety
of social, economic and physical programs to meet the objective. Within

this general intent, measures that may be undertaken include the following:
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a) the encouragement of appropriate Industrial and
commercial development in the core area, through the

provision of public infrastructure and other forms of

assistance;

b) the provision of expanded institutional and on-the-job
employment training programs, relating to specific job

opportunities for core area residents;

¢) the development and expansion of community improvement

and home ownership, rehabilitation and rental programs to

provide housing and neighbourhood stability for core area

residents;

d) the development of community-based facilities and
services which will enhance social, health care, educational
and income support and employment opportunities for core

area residents;

e) consideration of appropriate methods of implementing
agreed upon programs and projects which may include the
establishment of a core area development authority or

corporation to focus private and public investment in the

core area.

4) AREA OF APPLICATION

This Initiative will apply to the area described in the attached map

which will be referred to as the '"core area" for the purposeé of this
Initiative. Projects may be .undertaken outside of the core area where it
can be demonstrated that these would contribute in a significant manner

to the objectives of this Initiative.
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5) RESOURCES AND COST SHARING -

The Federal Department of Regional Economic Expansion (DREE) has
offered to contribute $32 million of new funds o the Winnipeg Core
Area Initiative over a five year period, provided that the City and
the Province each match the DREE funds on a dollar for dollar basis.
The Federal Government is also committed to identify other programs
and projects to be added to the Initiative in addition to the DREE
funds. The Provincial Government recognizes the need to pursue the
revitalization of Winnipeg's core area and w;sbes'to reach agreement
on measures to be included in the Core Area Initiative as soon as
possible, but the Province is concerned that the cost-sharing arrange-
ments proposed by the Federal Government deviate significantly from
the ratios which have generally applied in respect or agreements.
under the Canada-Manitoba General Development Agreement. The Province
is also concerned that the additional federal programs and projects for

inclusion in the Initiative be identified as soon as possible.

a) Proceeding with the signing of the proposed agreements
and schedules is subject to the determination of mutually

acceptable cost-sharing arrangements.

b) The Federal Government will add additional programs and
projects to complement this Initiative as may be identified

prior to and during the time the agreement is in force.

c) Complementary programs or projects may be undertaken by
the Federal, Provincial or City Governments in addition to
the basic commitment for cost-shared funds referred to in

5(a) above.
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6) POLICY COMMITTEE

A Policy Committee, made up of one Federal and one Provincial Minister

and the Mayor of Winnipeg, will review proposed development opportunities,
appropriate arrangements for public consultation, and methods of

implementing the Winnipeg Core Area Initiative.

7) AGREEMENT MECHANISM

a) To undertake the Winnipeg Core Area Initiative, two
complementary legal documents will be required: (1), an
agreement between the Province and the Federal Government,
including financial contributions to programs and projects
under the Initiative, and (2), an agreement between the
Province and the City including financial contributions to

programs and projects under the Initiative.

b) These agreeﬁents are the necessary legal arrangements
to respect the jurisdictional responsibilities of the three
levels of Government. It 1is intended that these documents
will form the common basis for the Initiative and will be

executed and in effect simultaneously.

8) CO-ORDINATION AND IMPLEMENTATION

a) A Joint Liaison Committee, consisting of two senior civil
servant representatives from each level of government, will

be established to provide advice to the Policy Committee,

on intergovernmental co-ordination, the preparation of the
necessary agreements, the consultative process, and the
identification and implementation of specific programs and

projects.
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») In addition, the Joint Liaison Comnl ttee may appoint
technical and co-ordinating committees as reguired to

provide for éffective.particfpation of representatives of
concerned Federal, Provincial and City depertmcnts in the
development of program and project proposals and in the research

and development of the overall Core Area Initiative.

PP Ry YIRS AP el
12

zioyd Axworthy
Canada, Minister of Employmeu. aiu sauwgracion

G.W.J. (Gegty) Mercier, 0.C.
Manitoba, Minister for Urban Affairs

R
i BT i e s e i am v ST war o g v s e s B o o e e e e

Wwilliam Norrie, G.C.
‘Mayor of Winnipeg

DATED _ _”_/,E‘;/z%»//i\ 22 ., 1980.
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APPENDIX B

RRAP Loans and Grants

‘Homeowner RRAP

RRAP assistance is in the form of a loan from CMHC and part may be

forgiven.
Maximum loan is $10,000/unit, not exceeding the cost of repairs. Up

to 3750 of it may be forgiven depending on the income of the homeowner.

‘Landlord RRAP

Landlords can receive up to $10,000/unit and the amount of forgiveness
is up to 50% of the rehabilitation costs -- up to $2500 per unit.
The foregiveness portion is administered through the government and the

loan through a financial institution.
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APPENDIX C

Interview Guide _

City Planning, University of Manitoba

How long have you lived at the address?

Have you lived in the neighbourhood for long?

Had you ever lived in the house?

Did you ever live in the neighbourhood? (Colony, Portage, Maryland, Cornish)
How long did you live in the house (neighbourhood)?

Was there any reason for leaving?

The Rental Unit

How long have you owned the unit?

Number of Units Number Rental Range

Housekeeping
Bach. or studio
1 Bedroom

2 Bedrooms

3 or More

Are you aware if the building had been converted into a multiple unit
dwelling?

Did you do the work or was it already converted when you bought it?
Do you know when the work was done?

Do you have any plans to reconvert the building back to a single family unit?

Tenancy

Do you have any vacancies now?
Had there been a problem with vacancies in the past?

What about the turnover, is there a problem? Why would you say this
is a problem?

Can you see any way to stop this trend?
Are most of your tenants single or families?

Are there any senior citizens?' .
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What about single parents?

Do you own any other rental units in the area? Portage, Maryland,
Cornish, Colony

Neighbourhood

Do you carry on any activity in the neighbourhood?
Are you involved in any neighbourhood groups or organizations?

Do you know if there is a local ratepayer association and are you
active?

How would you describe the neighbourhood, compared to others —-— housing
conditions, services (streets, lighting, etc.) social conditions, is
there a problem with crime?

Do you see any problems in the area?
Have you ever thought of selling the property?

Do you have any plans to sell the property in the near future?
(one or two years) could you tell me why?

Have you ever thought of moving back?

" Removations
Have you done any work on the units?
What? When?

Could you give me a rough estimate, in today's dollars, of the cost
of these repairs?

One of the biggest problems in renovating inner city buildings appears
to be obtaining funds, so I was wondering if you would tell me if you
had any problems getting funds or loans to do the work?

Where did you obtain the funds? Own resources
CMHC assistance
Government "= 0
Banks -
Private Lender.: . =~
Other IR

Did you try any other source?
If you used government assistance, which programme?
Do you plan to do any work om the units in the near future?

What? Could you estimate the costs?
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Assistance Programmes

What have been the effects of rent controls?
What about municipal regulations, eg. fire and health?

Are you aware of the government assistance programmes available for
renovations? RRAP :
Home Insulation
Manitoba Critical Home Repair
Winnipeg Home Improvement Programme
Private Lender Loans with NHA Insurance or
CMHC guarantees

I realize that some of the programmes are not accessible to landlords,
but T was wondering if you had thought of using or had attempted to
use any of the programmes? Which ones?

If this was a designated area or the programmes were available to
rental unit owners, would you consider applying for them?

Has there been any level of talk or activity in the neighbourhood
about the Neighbourhood (Community) Improvement Programme?

Were you aware that any neighbourhood upgrading by NIP does not
result in increases assessment and local improvement taxes are

usually not levied?

What types of programmes, assistance, or incentives are needed to
assist landlords to renovate units?

What have been some of the major problems you have encountered?

Do you see any way to renovate the units without an excessive
increase in rents?
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