
THlRD SECTOR HOUSING: AN EXAMINATION OF THlRD 
SECTOR HOUSING INlTiAllVES AND A COMPARISON OF 

THE PRIVATE AND NON-PROFIT RENTAL MARKETS IN 
INNER-CITY WINNIPEG 

by Dwayne O.M. Rewniak 

A Pracficum Submitted to 
the FacuQ of Gmduate Sfudies A 

Partiel Fulfilment of the Requirments for the Degree of: 

MASTER OF CITY PLANNING 

Department of City Planning 
University of Manitoba 
Winnipeg, Manitoba 

(c) April, 1997 



National Library Bibliothèque nationale 
du Canada 

Acquisitions and Acquisitions et 
Bibliogmphic Seivices services bibliographiquso 

The author has granted a non- L'auteur a accordé une licence non 
e x c l d e  licence dowing the exchrsive penneüaut à la 
Naîional Li* of Canada to Biôiiothèqye nationale du Canada de 
reproduce, loan, distri'bute or seII reproduire, pr&er, distci'buer ou 
copies of this thesis in m i c r o f ~  vendre des copies de cette thèse sous 
paper or electronic formats. ta forme de midche/fih, de 

reproduction sur papier ou sur format 
electroniqye. 

The a d o r  retains ownexshïp of the L'auteur conserve la propriété du 
copyright in tbis thesis. Neither the droit d'auteur qui protège cette thèse. 
thesis nor substantial extracts h m  t Ni la thése ni des extraits substantiels 
may be printed or otherwise de celle-ci ne doivent être imprimés 
reproduced without the author's ou autrement reproduits sans son 
permission. autansatioa 



THE UNlVERSlTY OF MAMTOBA 

COPYRIGET PERMISSION PAGE 

D w u m  O-H. Bmmiu 

A Thesis/Pmcticum submiited to the Facdty of G d i u t e  Shidia of The Univenity 

of M d t o b a  in parthl rilfiument of the q9ir~rnents of the dcgce 

of 

Permission bas beei grand to the Ub- of The Uoivmity of Maaitoùa to lend or seU 
copies of tbir thesWpmcticum, to the Nationai Librujr of Canada to microfilm this thais 

and to knd or xll copia of the Blm, and to Dissertations Abstrricts intemationai to publisb 
an abstrict of t b  thesis/practicim. 

The author menes other pablicatioa rights, and neither tbis thesirlpracticum nor 
estensive extracts h m  it may be printcd or othemuise ceproducd withoat the author's 

written permission. 



ABSTRACT 

There is a growing awareness of the need for non-govemmental sectors to 

step fomnird as the funding for federal and provincial social housing programs 

continue to be curtailed. Expectations are the highest in the third sector where 

many housing researchers believe that thid sector housing organizations wili 

help to bridge the poverty gap by providing additional affordable housing for 

Canada's growing nurnber of households in core housing need. One of the 

main problems with this assumption. however. is that it is unlikely that these 

non-profit organizations have the funding capabilities required to produce this 

housing on their own. Therefore. if the third sector is to emerge as a major 

player in Canadian housing, it must integrate with the public and private 

sectors. The best way to accomplish this is through housing pattnerships. 

The two main purposes of this practicum were to briefly examine third sector 

housing initiatives and their role in Canadian inner cities. and to compare 

Winnipeg's non-profit and private rental markets. The methodology consisteci of 

a literature review of Canada's third sector and a neighbourhood and rental 

market analysis of four study areas in inner-city Winnipeg. The review of 

literature found that the gradua1 elhination of govemment funding for new 

social housing projects will likely resuit in the third and pnvate sectors having to 

corne up with new ideas and approaches to developing additional affordable 

housing. Similarly, in Winnipeg, a detailed analysis of the private and non-profit 

rental markets à the inner-city showed that private and non-profit housing 

partnerships are one way to solve the high vacancy problems of the private 

rental sector and to help stabilize inner-city dedine in the process. 

The practicum concluded that partnerships alone are not enough. Additional 

third sector housing initiatives must be implemented if third sector housing 

organizations are to be signifiant players in Canada's future housing market. 
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CHAPTER ONE 

1.0 OPENlNG REMARU 

Until recentiy, l i ie had b e n  written about the role of the non-proft, or third 

sector, in providing affordaMe housing to low income individuals and families 

throughout Canada's inner-cities. This changed in 1993. when the federal 

govemment announced that it would not increase its support for social housing 

beyond the current funding level of approximately two billion dollars per year 

(Canada Department of Finance 1993, 55-56). It was at this time that many 

social housing experts began to express concem over the future supply of 

affordable housing for Canada's growing number of households in "cor8 

housing need.' They strongly suggested that alternative housing arrangements 

and sources of funding be established immediately. This, however, posed a 

serious problem. Where would the addiional housing funding come from? 

It was hoped that the provinces would take more of a direct role in the 

delivery of social housing, but the capital in many instances was simply not 

available. The municipalities, on the other hand, cannot assume a more active 

role in the provision of social housing, because they cannot afford to directly 

subsidize housing, and are not expected to provide much funding for the 

development of social housing in the Mure. 

Conversely, the private sector has traditionally avoided social housing and 

focused primarily on the dernands of the private housing market. Trends 

appear to indicate that the private sector will continue to operate in this fashion, 

but alternative options exist. The private sector cm, and should, be involved in 

responding to the problems of housing affordability, but how can this be 

achieved? Partnerships between the private, public and third sector are the key 



to addressing future affordable housing needs throughout Canadian inner- 

cities, but they can only be successful if they feature inœntives that are mutually 

beneficial to al1 three parties. 

Expectations are the highest for the third sector where many housing 

researchers believe that third sector organizations will help bridge the poverty 

gap through the provision of affordable housing. As a result, third sector 

organizations across Canada are now being asked to assume more housing 

responsibility in the inner-cities. This will be one of the major focuses of this 

practicum. 

There is a growing awareness of the need for non-govemmental sectors to 

step forward as federal and provincial social housing programmes continue to 

be curtailed. As mentioned previously, one of the sectors that is expected to 

accomplish this task is the third sector, but will these organizations be able to 

develop additional affordable inner-city housing? Before answering this 

question, it is important to realise that the third sector is presently at a 

crossroads. It can elher observe as its housing role piogressively dirninishes, 

or it can rise to the occasion and become a dominant force in the Canadian 

housing sector. The choice will be up to the various third sector organizations 

across Canada, and hopefully they will make the rigM one. 

The purpose of this practicum is to: 1) review the literature on Canada's third 

sector and compare it with the non-profit sector in Britain; and 2) examine the 

role the third sector has had. and is cunently having on housing in Canada, and 

more specificaîly, in the city of Winnipeg? In doing so. a detailed cornparison 



will be made between the non-profit and private rental markets in inner-city 

Winnipeg. The intention of this analysis is to detemine the viability of future 

housing partnerships in the area. Finally, the premise for this practicum is 

based on the belief that since fiscal restraint is becoming a key fedeml and 

provincial priority in the area of housing, it will be up to non-profit and private 

sector organizations to help bridge the gap by providing additional affordable 

housing to inner-city tesidents across Canada. 

The remaining purposes or objectives of this practicum are as follows: 

1. To provide a brief history of third sector housing policy in Canada, to 

analyze the successes and failures of these housing policies, and 

compare them to third sector housing policy in Britain. Britain has been 

chosen as a case study because non-profit housing has recently 

emerged as a key player in th8 British housing market. 

2. To determine whether a case can be made for the third sector, private 

sector and municipal governments playing a strongei role in housing. 

3. To examine options for future affordable housing initiatives that will draw 

on the strengths of the public, private and third sedon, and promote 

greater comrnunity involvement. 

1.2 PRO-S TO BE INVESTIWTEQ 

One of the main problems that will be investigated in this practicurn is 

whether or not third sector housing organizations have the funding capabilities 

required to produce sufficient nurnbers of affordable inner-city housing. Prior 

research has led me to believe that they do not. Therefore, a second 

presumption of this practicum is, in order for the third sector to emerge as a 

major player in the Canadian housing market, it must integrate itself wîth other 

private and public sector organizations. This can best be accomplished through 



the notion of partnenhips. Partnerships alone, however, are simply not 

enough. Third sector housing organizations are unlikely to be significant 

players in Canada's future housing market unless there is a major shift in 

govemment policy. In Britaïn, for example, "the government appears to have 

more faith in the ability of the third sector to provide user-friendly projects that 

are more integrated into the community' (McKee 1993, 11). The question then 

becomes how can the three levels of govemment in Canada be convinced that 

a major shift in housing policy is necessary. As fiscal restraint increases and 

the costs of other housing options heighten, the govemments will have no other 

choice; third sector housing will have to be re-examined and redefined as a 

policy option (McKee 1 993, 1 ). 

1.3 W S T I O N S  TO BF A O n R w  

1) How many different variations of third sector housing presently exist 

throughout Canada; what are their roles; what are their strengths and 

weaknesses; and how do they compare to the British non-profit housing 

experience? 

2) Is there a need for additional non-profi housing to be constructed in the 

city of Winnipeg? Some would argue that Winnipeg is one of the most 

affordable clies in Canada to live and does not have an affordable housing 

shortage or problem. I would argue that prior research has concludeci that there 

is a shortage of affordable housing for low income residents in inner-city 

Winnipeg.2 If I am proven wrong, however, and it is discovered that there is not 

a need for additional third sector housing at present, there will definitely be a 

In two nrurrh prprn that w m  Completed h 1995.1 cmciuded that lbre was a hortage of affordable 
housing for low hcme residsnts in Winnipeg's innsr-city. A University of Manitoba Mastef s Thes& by 
Ufoegbuns (lm) tiued 

A \Ninnibea ~asenfimd this condusim. 



demand for it in the near Mure. By the year 2,020, demographic trends indicate 

that the proportion of young aboriginals and seniors will increase dramatically.3 

This segment of the population is usually one that is dependent on the public 

and non-profit sectom for housing. Hence, with the gradua1 elimination of 

govemment funding for new social housing projects. the third sector would then 

be the most obvious candidate to provide thD new housing. 

3) Partnerships and innovation among community-based groups. 

municipalities, the private sector and the federal and provincial govemments 

are to be encouraged. Are there any examples of successful partnerships in 

Canada or the United States? How can partnerships be established in 

Winnipeg, and what organizations would be involved? 

1.4 JülETHODOLOW 

This practicum will attempt to examine third sector housing initiatives and 

their role in Canada, and more specifically, in inner-city Winnipeg. In order for 

this to be done effectively, the history of third sector housing, the different types 

of third sector housing and the various strengths and weaknesses of the third 

sector must al1 be examined. This will be done thmugh a literature review of 

third sector housing in Canada, with the focus being on descriptive, explanatory 

and evaluative research of the numerous differences and similarities behnreen 

the Canadian and British non-proft housing experiences. Canada Mortgage 

and Housing Corporation (CMHC) Rental Market Surveys will be used to 

analyze the non-profit and private rental markets in the four CMHC survey 



zones (Fort Rouge, Centennial, Midland and Lord Selkirk), and future third 

sector housing initiatives will be examined at the end (see figure 1). 

In addition, interviews will be conducted with a nurnber of people involved in 

the public, private and thid sector housing fields. The public sector will include 

Manitoba Housing Authority and Canada Mortgage and Housing Corporation 

(CMHC); the private sector will consist of potential developers who could 

possibiy form partnerships with non-profit organkations; and the third sector will 

include representatives from Winnipeg Housing and Rehabilitation Corporation 

and Habitat for Humanity. 

Non-profit organizations in the United States, such as the Columbus Housing 

Partnenhip (CHP) will be briefiy examined as examples of successful privatel 

third sector housing partnerships, and non-profit housing in Britain will be 

analyzed as a comparative case study. 

Once this information has been collected, I should be able to determine 

whether third sector organizations in not only Winnipeg, but throughout 

Canada, have the available resources that are required to produce the majority 

of social housing in the inner-city. If it is concluded that they do, I shall come up 

with an alternative fom of third sector housing that involves increased 

community involvement, and creates numerous partnerships involving al1 of the 

major players in the three housing sectors. If it is concluded that they do not, I 

shall then come up with a number of options regarding what could be done to 

"reinvent' the third sector. 

In summary, information for aiis study will come from the following sources: 

1. An extensive review of literature (general, govemment, theses) obtained 

from institutional, govemment and university libraries. 
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Canada Mortgage and Housing Corporation (CMHC) rental market 

sutvey information and housing publications obtained from the CMHC 

Winnipeg office. 

Census data gathered frorn Statistics Canada and Winnipeg Area 

Characterization information obtained from the City of Winnipeg 

Planning Department. 

Personal interviews conducted with people invohred in the public, private 

and third sector housing fields. 

This practicum consists of eight chapters. Chapter one provides an 

introduction to the practicum by stating its purpose, objectives, problems to be 

investigated and questions to be addressed. Chepter two discusses 

-erswives of self-or- . . in housing and pdical planning. 

Chapter three reviews the general aspects of the mird sector. These include 

the three different types of third sector housing, the roles of the third sector and 

its strengths and weaknesses. Chapter four provides a brief bistory of third 

sector housing policy in Canada. The chapter also analyres the successes and 

failures of these housing policies and concludes by evaluating Canada's third 

sector housing experiences. Chapter five provides a neighbourhood anwsig 

of the four CMHC survey zones (Fort Rouge, Centennial, Midland and Lord 

Selkirk) that are to be examined in this practicum. The neighbourhood analysis 

will consist of seven major variables: population totals by age and sex, family 

status, average incomes, ethnic origin, the level of education for the population 

aged 15+, the total number of occupied private and non-profit rental dwelling 

units. and the condition of these units. The purpose of this information is to 

provide a statistical profile of the target groups who usually require affordable 



housing in the inner-city, and to show just how compatible the non-profit and 

private for-profit sectors really are. The target groups include Aboriginals, the 

elderly, single parent families, visible minorities and recent immigrants. 

Chapter six provides a detailed anaiysis of the non-~rofït rental market in the 

inner-city and compares it to the -. f w  rental market using the 

four CMHC survey zones mentioned above. A number of variables will be used 

to make these comparisons, and they include the following: the vacancy rates 

by the type of dwelling, the number of bedrooms and the site of pmject; the age 

distribution of the dwelling units; and the average market renl. Once these 

variables have been analyzed, the research findings will be presented and 

recommendat ans will be made in chapter seven with respect to the 

compatibility of these two sectors, and whether privatelthird sector housing 

partnerships are a future possibility in the city of Winnipeg. 



CHAPTER TWO 

SELF-ORGANIZATION AND RADICAL PLANNING THEORY 

2.0 jNTRODUCT10M 

The main objective of this chapter is to provide theoretical perspectives of 

self-organization in housing. The focus will be on self-help housing, and the 

reason for examining this type of housing is twofold: 1) comrnunity self-help 

perfectly complements the idea of public, private and third sector housing 

partnerships, and has previously been successful through Habitat for 

Humanities sweat-equity program; and 2) since a detailed section of this 

practicum will concentrate on non-profit CO-operatives and community land 

trusts, it will be imperative to understand as much about self-help housing and 

community participation as possible. 

Radical planning initiatives will also be examined in this chapter because 

they are based on community and social objectives, rather than profit making. 

As a result, they complement the goals of the third sector and the notion of self- 

help housing mentioned above. Also, in Britain there has been a recent 

movement towards radical planning in the non-profit housing sector, and it will 

be determined whether or not these radical planning initiatives can be 

successfully applied to the priesent housing situation in Canada. 

Before delving into the theories of self-organizatîon and radical planning any 

further, however, a second "theory' or perspective that I would like to discuss in 

greater detail involves the 'right to housing' debate. 



2.1 "THE RlGHT TO HOUSINE l m  

Although the right to adequate housing may appear to be an issue that would 

generate little argument or controversy, the tmth is that the notion of housing as 

a basic human right is a statement that for the past two decades has been 

'hardm on wording, but 'softm on legislation. While many international covenants 

and resolutions often refer to the right to housing, most are not legally binding 

and the majority of their standards have never been implementedl (Leckie 

1989, 23). This has been particularly tnie in Canada, where the federal 

govemment has continually failed to initiate right to housing legislation although 

the number of homeless people continues to grow each year. 

This is not surprishg when you consider that the Canadian govemment 

seems to prefer discussing homelessness as a supply problem rather than a 

housing distribution one (Porter 1989). Why would they decide to focus on one 

and not the other? According to Bruce Porter, CO-ordinator of the Toronto-based 

Centre for Equality Rights in Accommodation 

Canadian govemments, and Canadian society in general, find it 
easier to think about solving the problem of scarcity than to address 
the ingranied structure of social inequality. It's always easier to 
blame homelessness on an economic factor such as housing supply 
than to look in the minor and se8 ourseIves as a society that targets 
paiacular groups - single parents, native people, the unemployed, 
social assistance recipients - and inflids on them one of the cruelest 
deprivations imaginable, denying them, of al1 things, a home. (Smith 
1989.13) 

Recent events, however, seem to indicate that this particular way of thinking will 

hopefully change. With the completion of the ï I  U m  Nations 

onference on S-& this past June in Tuikey, the worldns nations 

seern ready to place high priority on the right to housing issue once again. One 

1 Two of these international covenanis indude the Vancouver bedaratkn on Human SeWements in 1976 
and remfution 32fî30, wtiM was adopted by the United Natbns General Assembly in 19n. 



of the major themes of the recent Habitat Conference fell under the umbrella of 

adequate shelter for all. While past conferences have made bold staternents 

such as this before, Habitat II could be different because it has the potential of 

helping to determine the right to housing direction Canada should take as a 

nation in the years to corne. 

Not everyom, agrees that al1 humans have a basic right to housing. In fact, 

there are two differing arguments to this somewhat controversial statement. The 

first argues that since the right to housing implies an obligation on the pari of 

other people to provide a basic human need, it is not a right, but a disguised 

demand for wealai (Block 1989, 30). Block refers to this as a positive daim and 

reasons that 'if positive claims are also rights. then people must not only have a 

right to decent shelter, but to an absolutely equal share of the world's housing 

as well" (Block 1989.31). Hence, Block believes that we must reject this right to 

housing claim, but fails to provide any type of alternative to take its place. 

Conversely, the second argument reasons that while people have the right to 

enough resources to obtain adequate housing, they do not have a right to 

housing. Baxter chooses to take an economist's approach to the question of 

rights, and argues that 'since economics deals wlh the mechanics of the 

allocation of resources to alternative uses, and not with what rights should be 

accorded to people in a society, people do not have a right to housing' (Baxter 

1989, 32). 

Block and Baxtefs focus on economics is very different from the position that 

will be adopted in this practicum. By agreeing that al1 people have a basic right 

to adequate shelter, a hindarnental assumption being made is that 'affordable, 

adequate housing is not simply an economic commodity that c m  be bought and 

sold according to the whims of the market, but a social right which places an 

obligation on govemrnents to assist in providing it' (Hulchanski 1989, 3). 



Simply put, housing is more than a roof over one's head. It is a basic necessity 

of life that not only plays a stabiluation role in people's lives, but is the key to 

building a stronger sense of community as well. 

Although selfsrganiration theory goes well beyond the notion of self-help 

housing, in this chapter any references made to self organization will be used in 

a housing context only. 

In reviewing the literature on self-organization in housing, a number of 

different self-help theorles were examined, and they include the following. 

According to Hans Hams (1982) 

No theory exists to date that explains the seif-hefp phenornenon in tems 
of the âiierent economic and political conditions under which it has 
occuned, nor in tems of questions about whose problems rnay be 
solved by t In fact, as Pirhofer and Uhlig (1 9n) have argued, 'a 
theory would be needed, which supports the connection between the 
longtemi development cycles of the capitalist economy and patterns 
of collective class action. (Hanns 1982, 17) 

Harms concludes by stating that '1 would be useful to attempt to foflow the 

relationship between self-help and social movement in society, as well as the 

relationship between integration and repression' (Hamis 1982, 17). 

It is this relationship between self-help and social movement in society that 

forms the basis of John F.C. Turner's perspectives on self-help housing theory. 

Turner sees the principle of self-help housing as positive because the housing 

that is produced leads to greater autonomy of individual housing users, and is 

independent of the political and economic contact in which proprietary housing 

usually ariæs. He proposes that this principal be the basis of solving housing 

problems as well as other social problems, and argues that 'self-help housing is 

a policy that is not only an effective social and political palliative, but also rnakes 

good sense econornically as well' (Hamis 1982, 17,56). 



This argument is not without cnticism, however, and according to Rod 

Burgess (1082). Tumers thoughts on self-help housing can be criticized on a 

number of levels. F i a  this type of self-help housing is not necessarily self- 

built, since many people alter their houses structurally even when they are 

provided with a ready-made unit. Second, Burgess argues that Turner's 

proposed self-help housing policies are no more aian 'ideological bluffs,' which 

in practice will only be realized at a very srnall level (Burgess 1982, 56,91). 

Most importantly, Burgess believes that it is very difficult to define what Turner 

and his proponents mean by self-help. 

The presurnption behind much selfhelp philosophy is that people 
should do more for themselves. They should do a lot more of what 
other people are at present doing for them, and they should be 
encouraged to carry out themselves a lot of what they currently 
expect other people to do for them. (Burgess 1982.57) 

Burgess sees this type of self-help housing as problematic because it is not a 

f om of radicalism as Turner proclaims, 'but an economic and ideological 

means necessat'y for the maintenance of the status quo and the general 

conditions for capitalist development8 (Burgess 1082, 57). This fom of self-help 

does not focus on grassroots communiîy developrnent as Turner suggests, but 

rather on govemments who are expected to help provide this type of housing. 

As a result, this is not self-help housing in its truest forrn, and is certainly not a 

form of radicalism. Self-help housing can only be considered a radical initiative 

if it involves little or no assistance from the public sector and focuses primarily 

on community participation. This type of self-help housing is referred to as true 

self-help (Rowe 1988) and its definition and characteristics will be the focus of 

the remainder of this section. 



2.21 SEI F O WLP HOUS1NG DEFINm 

'Self-help housing tradltionally refers to methods of housing provision in 

which the Mure occupants contribute some or al1 of the labour to provide 

themselves with homes' (Duke and Macleod 1995, 1). Although this is the 

definition with which most people usually identify, the true definition of self-help 

includes much more than involvement in the building process. According to 

Rowe, true self-help requires involvement in every stage of the housing 

process. There are four stages and they include: 1) the acquisition of land, 2) 

the planning of the project and obtaining of approvals and permits, 3) the 

design selection, costing and financing and 4) general contrading (Rowe 1988, 

3). While involvement in every stage is necessary in order for the housing to be 

truly classified as self-help, Rowe is aware of the fact that in most instances 

individuals do not participate in every stage of the housing process. As a result, 

a household only needs to assume the lead role in one of the four stages in 

order for it to still be considered as self-help housing (Pineau 1990, 14). 

Therefore, Rowe's definition of tnie-self help can best be described as being a 

fom of housing that consists of individual or group involvement in the entire 

housing process, and requires little, or no assistance from any of the three 

levels of govemment. What is more important, true self-help offers the chance 

to save in the costs of housing design and construction. According to CMHC's 

SeFHelp Demonstration Program, the self-help proces can reduce the cost of 

a conventional un& from $80,000 to approximately $45,000, for a total capital 

cost swings of $35,000. Furthemore, it can also reduce the average monthly 

mortgage payrnents from $834.31 to $595.95 in Rowe's self-help unit, and from 

$953.50 to $536.34 in the CMHC Demonstration unit as well (Pineau 1990, 



131) (see table 1)s These cost swings are one of the key characteristics that 

makes self-help housing an effective solution to providing additional affordable 

dwellings, but they are not the only one. There are many other advantages, and 

they include the following: 1) Self-help makes home-ownership more 

accessible to lower incorne penons; 2) Participation in the housing process 

reduces maintenance costs; 3) Self-help has the potential to develop positive 

extemalities such as drawing leadership from the community in which the 

housing is built; and 4) Self-help involves community participation throughout 

the housing process, and is successful in helping to develop the skills of its 

residents (Pineau 1990, 21-23). It is this notion of community participation that 

is one of the essential features of self-help housing, but what is it about 

community involvement that makes R so important to the self-help housing 

process? According to Pineau (1990), comrnunity participation is essential in 

self-help for three reasons. First, community involvement is a key ingredient in a 

successful self-help program because it decreases govemment costs and 

increases skill levels. Second, community involvement can pressure 

neighbourhood residents into maintaining a good community standard. Third, 

community participation can develop the cornmunity beyond its dependent 

status through the pooling of fiscal and human resources (Pineau 1990, 136). 

Overall, self-help housing is an effective answer to the affordable housing 

problern because with federal money no longer being available for new social 

housing, it represents one of the bettet hopes for affordable housing solutions in 

the future (Duke and MacLeod 1995, 10). As a result of this, the public sector is 

slowly beginning to realize that self-help housing has a lot to offer to low- 

income Canadians in need of adequate and affordable housing. Not only does 

This tabla was taken (mm Pinau's 1gsO pradlum. and h o  table was cakufated fmm information pmvided 
by Winnipeg's CMHC office and m -, p. 26. 



TABLE 1: COS1 SAVINGS THROUGH SELF-HELP 

Conventional Unit Cost 

1 Self-Help Unit Cost 

Total Capital Cost 
Savings 

ROWE CMHC DEMO. PROGRAM 

Self-Builder Govemrnent . Client 

Labour Provisior 

Source: John Pineau, Tho Potential for Self-He@ Housing in 
orthern Remote AborigjLLbl C o m u n i t i ~ ~ .  Master's of City 

Planning Pncticum, University of Manitoba, 1990, p. 132. 



the housing reduce construction costs through the concept of sweat-equity, but 

it involves individuals and groups in the planning and design stages of self- 

help, and ends up building a stronger sense of community in the process. 

AHhough self-hefp is not for evetyone, for those willing to invest a large amount 

of time and hard work into the building of their own housing, it is an affordable 

and effective solution that is well worth the wait. 

2.3 RADICAI. PLANNlNQ 

According to Barclay Hudson 

Radical planning is an ambiguous terni that consists of two mainstreams 
of thinking that occasionally flow together. The first version is associa- 
ted with spontaneous activism, and is guided by an ideafistic, but prag- 
matic vision of self-reliance and muhial aM. Like transactive planning, 
it stresses the importance of personal growth, cooperative spirit, and 
freedom from manipulation by anonymous forces. More than other 
planning approaches, however, its point of departure consists of speci- 
fic substantive ideas about collective actions that can achieve concrete 
results in the immediate Mure. (Hudson 1979,370) 

Hudson states that Wis is radicalism in the literal sense of 'going back to the 

rootsm, and it is content to operate within the establishment, rather than 

challenging the system head-on' (Hudson 1979, 390). Conversely, the second 

stream of radical thought takes more of a critical and holistic look at large-scale 

social processes such as the effect of class structures and economic 

relationships (Hudson 1979, 390). According to Gordon (1971) "the focus is 

less on ad hoc problem solving through resurrected community, and more on 

the theory of the state, which is seen to pemeate the character of social and 

economic life at al1 levels, and in tum determine the structure and evolution of 

social problemsm (Hudson 1979, 390). This form of radicalism is considered to 

be slightly more revolutionary than the first stream of radical planning, but it will 



not be the version of radicalisrn focused on in this section. It concentrates too 

much on theory and not enough on problern solving through community 

participation. Instead, the first and more pragmatic version of radical planning, 

and how it relates to third sector housing, will be the one focused on throughout 

the remainder of this chapter. 

This type of radical planning is important because 'it stresses public 

accountability and public involvement, and is based on community and social 

objectives rather than corporate or profit-making goalsm (Colenutt 1 990, 31 8). In 

other words, the planning is community-led and not market-led, and as a result, 

it perfecty complements the main goals of the third sector and the notion of self- 

help housing mentioned earlier. Whether this type of planning can be 

successfully applied to the housing situation in Canada, however, is something 

that has yet to be deterrnined. The answer to this question can best be found by 

looking at the impact that radical planning has had in Britain. Britain has been 

selected as a case example because there has been a recent movement 

towards 'so-called' radical planning in the country's housing sector. This 

movement occuned during the 1980s when the Thatcher govemment initiated a 

radical change in its approach to town and country planning? The changes 

involved a re-orientation of the purpose of planning and a shift towards greater 

acceptance of market criteria, selective application of environmental criteria and 

the removal of social criteria. lncluded in this was 'a re-orientation of the 

procedures of planning away from community-based local democracy and 

towards centralized govemrnent supervisiona (Thomley 1990, 21 7). These 

decisions in tum had a great impact on the country's housing sector and 

resulted in major changes being made to British public housing. Wih a lack of 

3 ~ h & m o r a m s r i l w u k n o m i u ~ ~ u i d i l ~ m ~ c o m ~ d ( w o ~ s t r a n d s : l ) t h e  
neo-iiberai strend which d m  on the work d Friedman and Hayekand emphasires aie importance of the 
market; and 2) We euthoritarian or ~ n r a t h n ,  stmd which emphasites traditional consewative 
values of hierarchy and aliegiame to govemment authoritf m m l e y  1990.35). 



govemment housing financing, funding concems led to a decline in housing 

association statts, a sharp reduction and massive sale of council housing. and a 

reorganization of housing management. The end result saw a movement away 

from quasi-public sector housing and a movement towards privatization. While 

these changes were obviously radical ones, the Thatcher govemment's 

decision to reformulate its housing policy did not necessarily cause beneficial 

results. Housing critics, for example, pointed to the growing polarkation of the 

housing system, between an owner-occupied sector caterïng to the wealthy and 

a rented sector senring an underclass of poor. unemployed and elderly 

households (Cole and Furbey 1994. 208). More importantly, it has been 

suggested that the new funding changes will now make it harder for housing 

associations to provide low-cost housing for the special-needs groups who 

require it the most. Therefore, although the transformation of social housing 

under the Thatcher govemrnent can indeed be considered a radical one, it is 

not the type of radical change that could be successfully applied to the housing 

situation in Canada. The housing policy simply focuses too much on the market 

and not enough on the social welfare of the state. This does not mean, 

however, that British radical planning initiatives have nothing to offer to 

Canadian third sector housing. A range of alternative modes of planning have 

recently been developed as a response to the Thatcher govemment's re- 

orientation of the British planning system, and a few of these initiatives will be 

c~nsidered next. 

According to Robin Thompson, 'a radical alternative to Thatcherism can best 

be achieved through a change in attitude to planning towards a caring and 

more redistributive philosophy.' Thompson believes that planners must accept 

the dominance of the market and realize that largescale state intervention is no 

longer politically or financially feasible (Montgomery and Thomley 1990, 15). 



Instead, Mure radical planning initiatives will have to work with the existing 

planning structure, and two examples of this are public action zones and 

community development trusts. 

Public action zones are an example of a radical land use policy that wouM 

allow special areas to be declared for public sector use, where there would be 

positive planning, and measures to overcome the disadvantages to social 

development imposed by the private land market (Newman 1990, 124). While 

the idea of public action zones is not entirely new, what is new are the notions 

of partnewhips, local trusts and increased community involvement being 

integrated into the concept. With the introduction of these three ideas, it is 

hoped that community groups will take a more active role in the development of 

public action zones, and eventually start the public action zone procedures 

themselves, when a local authority is reludant to do so (Newman 1 990, 128). 

Similariy, community development trusts are a second example of a radical 

idea being incorporated into British housing policy. Community development 

trusts are independent trading companies that are established by community 

interests, whose main objectives are to acquire and restore land and buildings, 

improve the environment and provide other services for the benefit of the 

selected area (Bailey 1990, 150). What is more important, is the fact that they 

are non-profit organizations that encourage community participation and attract 

resources from the public, private and third sectors. Therefore, community 

development trusts are a key radical planning initiative because they provide 

local communities with the opportunity to play a direct and positive role in the 

planning of their own neighbourhoods (Bailey 1990, 151). In fact, community 

development trusts and public action zones are both excellent examples of 

radical planning initiatives because they focus on community-based and not 

market-led planning. As a result, they are two planning initiatives whose focus 



on community and social objectives will perfectly complement the examples of 

land banking and community land trusts that will be discussed in chapter seven. 

2.4 SUMYARY AND CONCI USION 

The pu- of this chapter was to provide theoretical perspectives of self- 

organization and radical planning in housing. These two theories were focused 

on because they both will be useful when examining third sector housing 

initiatives and their roles in Canadian inner-cities in later chapters. More 

specifically, self-organization theory and its primary focus on self-help housing 

was centered on because community self-help perfectly complements the idea 

of housing partnerships, and has previously been effective through the Habitat 

for Humanity organization. Convenely, radical planning initiatives were looked 

at because since they are based on cornmunity and social objectives rather 

than profit making, they also fit in with the goals of the third sector and the notion 

of self-help housing mentioned above. 

In the end, it was concluded that both theories are not only relevant to the 

Canadian non-profit housing sector, but are relevant to each other as well. 

Self-organization and radical planning theories, for example, both focus on 

community participation and are driven by radicalism. Self-help housing is 

radical in that it involves little or no assistance from the public sector and 

focuses primarily on community involvement. Public action zones and 

community development trusts, on the other hand, are radical because they 

focus on community and not market-led planning. Therefore, the discussion of 

both theories should not only provide a better understanding regarding what it 

takes for third sector housing to be successful, but should aiso cleariy show the 

direction in which Canadian social housing will have to move in if it is going to 

make the transition into the next miflenniurn. 



CHAPTER THREE 

AN EXAMINATION OF THIRD SECTOR HOUSINO IN CANADA 

3.0 NTRODUCTION 

The purpose of this chapter is to review the general aspects of third sector 

housing in Canada. Section 3.2 will dearly defne the ternis third sector 

housing, public housing and proprietary or for-profit housing. Section 3.3 will 

contemplate the different types of third sector housing that are presently 

available. Section 3.4 will look at the roles of the third sector and sections 3.4 

and 3.5 will focus on its strengths and weaknesses. Once this has been 

discussed in great detail, the history of third sector housing in Canada will then 

be reviewed in chapter four. 

3.1 ING DEFINITIOP( 

The temi third sector housing is one that is often met with confusion and 

unfamiliarity. Although many people are familiar with the private and public 

sectors (the two traditional supplies of Canadian housing), the third sector is an 

alternative that many do not know even exists. This is unfortunate considering it 

is a choice that many housing researchers believe can overcome many of the 

deficiencies that are inherent in the public and private approaches. More 

specifically, We third sector has the potential to provide low-cost housing that is 

not only more responsive to specialized housing needs, but provides 

opportunities for community and tenant involvement and has a security of 

tenure at a stabilized cost as well' (Institute of Urban Studies 1982.2). 

As for actually defining the third sector, the review of Merature has shown 

there to be a number of alternative definitions. Christine McKee, for example, 

states that 'third sector housing is usually defined to include all housing units 



that receive an explicit public subsidy, in whole or in part" (McKee 1993, 1). 

This deflniüon is inaccurate because since it equates third sector howing with 

al1 subsidized housing, it eliminates important housîng sector distinctions that 

are very relevant to thb practicum. ConvemIy, James Douglas remarks that 

the third sector can also be described negatively as non-market and non- 

govemment housing (Douglas 1983). This definition is also inaccurate 

because while third sector housing is without a doubt considered to be non- 

market, it is not always non-government. Many third sector housing 

organizations rely, at least partially, on govemment funding for their housing 

projects, and municipal non-profits are created by municipal govemments in 

order to control and manage non-profit housing. Finally, Wolfe and Jay prefer 

the term third sector to simply mean non-profit and CO-operative housing, 

although they readily admit that this definition can also lead to difficulty and 

confusion. This is because numerous nonprofit organizations are devoted to 

profit-making causes (i.e. private non-profits), and many CO-operatives hope to 

make a profit for the beneft of their own members (Wolf and Jay 1990, 198). 

Therefore, in order to avoid further confusion, the "th ird sectof will mainly refer 

to locally sponsored community-based organizations and self-help groups 

created outside the initiative of the public sector, and non-governmental 

volunteer organizations that at one time were reliant on some form of 

government funding. This does not mean, however, that non-profits and CO- 

operative housing will not be part of the third sector housing equation. For the 

purposes of this practicum, third sector housing will include three types of non- 

profit organizations; municipal non-profas, private non-profts and continuing CO- 

operatives. All three types will fom the core of the non-profii or third sector 

throughout this practicum, and aiey will be discussed fuither in sedion 3.3. 



3.21 W C  SFCTOR HOUSlNG DEFINITION 

Public housing in Canada consists of federally subsidized housing that is 

owned and managed by public housing authorities with means test criteria that 

target 100% of the units for the very poor (Dreier and Hulchanski 1993, 48). 

The fundamental rationale for the public housing program is to provide housing 

units that are not in cornpetition wiai the proprietary or for-profit housing market, 

and they comprise about 2% of the nation's housing stock (Dreier and 

Hulchanski 1993, 48). 

3.22 PRIVATE (FOR-PROFIT) SECTOR HOUSINO. DEFINITION 

P rivately-initiated, for-profit dwell ings include al1 owner-occu pied and rental 

structures that are constructed without any direct funding from either the federal 

or provincial levels of govemment. As a result, the proprietary sector does not 

provide housing for the social housing sector and focuses primarily on the 

dernands of the private housing market. It is important to note, however, that the 

role of the private sector goes well beyond the provision of housing for the 

proprietary market. The private sector is responsible for building and renovating 

al1 types of housing, whether public sector, third sector or private sector 

enterprises (Fallis and Murray 1990, 14). Therefore, since the private sector 

already has the experience and expertise in building non-market homes, it will 

be argued in later chapters that it should also be involved in responding to the 

problems of housing affordability as well. 

3.2 SECTOR HOUSlNG 

Public or municipal non-profits are housing corporations developed by local 

govemments to produce and manage non-profit housing (Institue of Urban 

Studies 1982, 2). An example of a public non-profit in Winnipeg would be 



Winnipeg Housing and Rehabilitation Corporation (WHRC), which was 

established by the City of Winnipeg in 1977 as a Municipal Non-Profit 

Corporation.1 WHRC has been a major player in the third W o r  for almost two 

decades, and its purpose is to provide safe, clean and affordable shelter to 

people with low or modest incornes, and to upgrade or rehabilitate the aging 

housing stock throughout the innerait. (W.H.R.G. Annual Report 1992). 

As an alternative fonn of public bureaucracy, municipal non-profits are in 

many respects more similar to public housing than community-based non-profit 

housing. The municipalities that build this type of housing generally establish 

housing authorities to manage the units. They consist of a board of directors 

who are usually appointed by a municipal council, and often include memben 

of city council sitting on the board (Drier and HulchansM 1993, 54). 

Private non-profits, on the other hand, are community sponsored groups that 

are usually divided into two different categories. They can take the fomi of 

church organizations and charity groups, which typically build only one project 

for a particular age group (ex. senior citizens) associated with the organization. 

Conversely, 'private non-profits can also consist of highly innovative and often 

community-based organizations, which build several projects to meet particular 

needs, such as specialized forms of housing for groups in the inner-city or 

special types of transitional and supported housing' (Dreier and Hulchanski 

1993, 54). An example of the lrst type of private non-profit in Winnipeg would 

be St. John's Haven, which is a 44 unit rent-to-income seniors ptoject located in 

Fort Rouge. An example of the second type is the Lion's Club, which has 

actively developed housing for families and senior citizens in Winnipeg for the 

Winnipeg Housing and Rehibilitatkn Cofporahn (WHRC) fdb somewhere betwm a public and private 
non-pro& The Corporaüon's funding ham aie local level is almost non-existent and it receives rnost of its 
capital from the buildings it mnts. It is important to note, however, that Winnipeg City Council has recently 
voted ta dissaive the agency and have WHRC corne up with a new mand8ta 



past two decades. Therefore, as the narne suggests, private non-profits can 

best be described as private corporations that operate on a not-for-profit basis. 

The third and final type of thnd sector housing that is to be looked at in this 

practicum is the continuing CO-operative. Unlike the first two types of non- 

profits. CO-operative housing is different in that the housing produced is 

collectively owned by the residents, who then becorne both owners and renters 

at the same time (Dreier and Hulchanski 1993, 56). In other words, it is a non- 

equity form of tenure. The housing units cannot be sold and when someone 

moves out, another household from a waiting list moves in. While there are a 

number of non profit co-operatives established throughout Winnipeg, it should 

be noted that the only one that will be focused on in this practicum is the Willow 

Park Co-Operative. There are two reasons why. First, it was one of the 

foremost CO-ops to be established in Canada, and second, it received no 

govemment grants at its inception and has not received any govemment grants 

to this day. In fact, the only govemment help they received was from the City of 

Winnipeg, who leased them the property in 1963 (Redekop 1993). Therefore, 

Willow Park is a perfect example of how CO-operatives can be successful 

without public sector funding, and that is why it is extremely relevant to this 

practicum. 

Overall, Canada's three examples of third sector housing provide a full range 

of options that accommodate local and special needs groups in the area of low 

to moderate incorne housing. More specifically, "the three third sector housing 

approaches also provide the opportunity to experiment with new mortgage 

instruments that may be applied to more forms of housing in the Mure' (Dreier 

and Hulchmski 1993, 57). Finally. it is important to note that although non-profit 

housing can consist of many different foms, municipal non-profits, private non- 



profits and continuing CO-operatives will be the only ones discussed in this 

practicurn. 

3.3 P O U S  OF THlqD S-!SINO 

The primary role of nongrofits is to provide housing for low to moderate 

income residents who cannot obtain adequate and affordable housing from the 

private sector (Institute of Urban Studies 1982, 4). While this role can be 

partially filled by the public sector, many people are ineligible for this type of 

housing the way the present system exists. This is mainly due to income 

restrictions that are applied to public housing projects, and which until 1989, did 

not apply fully to non-profit housing? Nonetheless, third sector housing 

continues to act as an effective in-between to the private and public sector, 

meaning that the housing it produces is not only available to those people 

whose incomes are too high for public housing, but for those whose incomes 

are too low to become involved in the private market as well (Institute of Urban 

Studies 1982, 4-5). 

Third sector housing is also a delivery option that provides the opportunity for 

residents to manage their own housing. This opportunity is again not available 

in private nntal accommodation, and is usually ver- limited in public housing. 

Therefore, with the ability to direcUy participate in the management of one's own 

housing, the non-profifi sector is the only sector that offers tenants the chance to 

develop management skills and a security of tenure amongst consumers that is 

second to none (InstiMe of Urban Studies 19829). 

fhird sector housing has a lot to offer from the viewpoint of public 

expenditure as well. At a time when govemments can afford little or no new 

2 In 1989, n-mfit housing became a h i i î y  targated housing progmm for aiose defined by CMHC to be in 
'core housing rie&. 
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funding for low-income public housing, studies have shown that the total long- 

tem costs to govemment are Iower for nonprofit housing than they are for 

public housing and rent supplernent units.3 In fact, an evaluation of the co- 

operative housing program by the federal govemment in 1992, showed that the 

opeiating costs for CO-ops were lower than any of the other fonns of subsidized 

housing.4 (Dreier and Hulchanski 1993, 60). Therefore, non-profit housing is 

considered to be more cost-eff8ctive than public housing because in contrast to 

the open-ended subsidies of public houslrg, the financial contributions for non- 

profit housing are fixed and known in advance (Institute of Utban Studies 1982, 

5). At its present rate of development, however, non-profit housing 

organizations cannot produce enough units to meet the increasing demands of 

al1 low-income households. In fact, it is unlikely that these groups will ever 

achieve the rate of production required to develop enough affordable housing 

for Canada's 1.2 million households in core housing need (Kastes 1993, 3). As 

a result, alternative housing arrangements and sources of funding must be 

established immediately, and that is why this practicum proposes that the 

private sector fomi partnerships with the third sector. 

Non-profit housing can also act as an important resource in revitalizing 

deteriorated inner-chies. In Winnipeg, for example, during the period of the two 

Core Area Inliatives, which took place from 1981 -1 986 and 1 986-1 991 , over 

1,000 units of public and 

inner-city alone (Manitoba 

private non-profit housing were constnicted in the 

Housing end Renewal Corporation 1991) (se8 table 

Accordng to CMHC, 'average operathg costs foi pblic housing am fmm 52700 to ts.8ûO p r  unit. 
dependittg on the partkuiar program imrohred, cmpamâ to less than $3,000 for all types of co-operative 
housing programs" (CMHC 1992a, 328)- 



2).5 This construction ended up providing affordable housing for many of the 

area's low-income residents, and some would even argue helped revive an 

inne r-city that was in considerable declines 

TABLE 2: NON-PROFIT HOUSING PROGRAM DELIVERED BY 
MANITOBA HOUSING AND RENEWAL CORPORATION (MHRC) IN 
INNER-CITY WINNIPEG 

Source: Manitoba Housing and Renewal Corporation, M H R C 
nnual Reirorts I982-199Q. (Winnipeg: MHRC), 1993. 

PROGRAM 

Public Non-Profit Program 
(MHRC Owned) 

Private Non-Profit Program 

Urban Native Non-Profit 
Program 

TOTAL: 

This table has bem Wi i  (mm a table mat is locsted in Ufoegbune*~ 1993 Masteh of City Planning 
thesis üüed An of f 

The Cors Area Initiative wm a unique, tiHeveI progrm. ini!&ted h 1981 to mitdke Winnipeg's hner City- 
Cost sharing was quai between the tederal, prwkiai and munkipaî leveb of government, and it was 
design& to address îhe physical, social and economk problems of the inner dty. 
The many madians to the Corn Area Initiative were mixed at best While some wwld argue that 1 did 
absolutely nothing to revitaliie Winnipeg's inner city, others would say that it definitefy helped to improve it. 

Source for Public Non-Profits: 
MHRC, Occupancy Listing for Public Housing 

No. of Units 

1,000 

298 

71 

1,369 

Types of Units 

144 elderly 
856 family 

44 elderiy 
35 familyfelderly 

21 9 family 

All family 



Another important role regarding non-profa housing is that it responds to 

unique and new housing needs that are identified by the actual cornmunity 

itself. In Winnipeg, for instance, th8 thnd sector organizaaon known as S.A.M. 

P roperties and Management lncorporated fulfills mis role through its mandate, 

which is to provide the management of affordable rental units for families and 

senior citizens, and to respond to unique and new housing needs as identified 

by the inner-city neighbourhoods themselves (S.A.M. Management 

lncorporated 1995). This is essential because the affordable rental units then 

end up getting to those who need them the most. 

Finally, although third sector housing has played a significant role in the 

federal govemment's social housing strategy since 1973, the role of non-profit 

housing in the past two decades has been very modest to say the least. Third 

sector housing in Canada accounted for only 5% of the total housing starts in 

the 1972 to 1980 period, and from 1 981 to 1993, nonprofit housing starts have 

been decimated, going down from 31,000 units in 1981 to just 8,200 units in 

1993 (Dreier and Hulchanski 1993, 46). Therefore, it should be obvious that a 

new and impioved role for third sector housing is definitely needed. With 

limited funding, the establishment of partnerships between the public, private 

and third sectors is necessary, and this is an idea that will be explored in 

greater detail when future third sector housing affordability strategies are 

discussed in the recommendations chapter at the end. 

3.4 QTRENGWS OF THE THlRD SECTOR 

In order for third sector housing to be successful, there are a number of 

characteristics that it must embody, and these Viclude the following: 

1) The major feature of the third sector is that the housing is not built for profit, 

but for social reasons. As a result, housing is provided to the people who 



require it the most. ln Winnipeg, third sector organizations have played an 

extremely important role in achieving this goal. They have been directly 

responsible for the construction of over 1,000 non-profit housing units, most of 

which have gone to inner-cïty residents who have desperately needed them 

(Manitoba Housing and Renewal Corporation 1991). 

2) According to Dreier and Hulchanski, the third sector also provides 

program delivery mechanisrno that woik well (Dreier and Hulchanski 1993, 73). 

Since the third sector supplies housing for both low-income and moderate- 

income residents, it offers a more effective form of deliveiy than either public or 

private housing. This has definitely been the case in Winnipeg as well. It is my 

opinion that non-profit housing organizations here have played a more 

important role concerning the establishment of inner-city affordable housing 

initiatives, than either the public or private sector. Two examples of these 

organizations would be Winnipeg Housing and Rehabilitation Corporation, 

which has produced over 600 non-profit dwelling units throughout the inner-city 

alone, and Kinew Housing, which has been responsible for the acquisition, 

renovation and repair of almost 300 inner-city urban native housing units. 

3) As mentioned previously, the third sector provides a potential tool for the 

revitalization of inner-city neighbourhoods. This is an area in which non-profit 

groups have great potential in ternis of both rehabilitating older rental properties 

and maintaining them for lower income residents (Institute of Urban Studies 

1982, 6). More irnportantly, 'non-profit groups can often take advantage of 

financial assistance for rehabilitation that is not available to the private sector, 

which enables the non-profits to fix aie properties white maintaining affordable 

rents' (Institut8 of Urban Studies 1982, 6). This has definitely been the case in 

Winnipeg through the establishment of the Residential Rehabilitation 

Assistance Program or RRAP. 



4) The third sector also offers the opportunities to develop community 

involvement, selfdiance and security of tenure for consumers (Institute of 

Urban Studies 1982, 1). It does this by allowing tenants to participate in the 

management of their own housing, either directly as in the case of a CO- 

operative, or jointly with a non-profit sponsoring group (InstRute of Urban 

Studies 1982, 4). In Winnipeg, this strength has best been accomplished 

through the creation of cosperatives such as Willow Park. 

5) Another strength of the third sector is that it acts as an alternative to both 

market housing and govemment controlled public housing. As mentioned 

previously, one of the reasons why third sector housing is so effective is the fact 

that it is available to people whose incomes are too high to qualify for public 

housing, but not high enough to enter the private market. 

6) One of the final and most important strengths of the third sector is that it 

offers very strong volunteer support. This has been particularly t u e  for 

Winnipeg in the cases of Habitat for Humanity and the Lion's Club. When 

Habitat for Humanity builds homes in Winnipeg, for example, they get 

tremendous commitment and support from neighbouring residents, and it is this 

desire to help that rnakes third sector organizations so effective. 

3.5 -NEWFIS OF THE THlRD SECTOR 

Not surprisingly, there are also a number of problems and issues confronting 

the non-profit sector, and these can be broken dom into five main weaknesses. 

1) Many third sector organizations are too dependent on the various levels of 

govemment for funding. Wlh the federal govemment severely cutting al1 new 

funding for the non-profit and CO-operative housing programs, one must wonder 

if Winnipeg's third sector organizations can bridge the housing gap, or are they 

too dependent on govemment funding to make it on their own? The answer to 



this question seems to be divided. Some, Iike authours Jeanne Wolf and 

William Jay, believe that 'with the redudion of federal and provincial support for 

social and co-operative housing. it seems fikely that the third sector will not only 

continue to play an important role in housing, but will probably accomplish this 

by filling the gaps left by aie public sectof (Wolf and Jay 1990, 21 1). Others, 

however, argue that third sector housing organizations are unlikely to be 

significant players in Canada's future housing market unless there is a major 

shift in govemment policy. Whatever the case, it is simply too early to predict 

exactly what type of an effed the reduced funding will have on third sector 

housing organizations across Canada. 

2) The problem of acquiring suitable land at an affordable price is also a 

difficult dilemma to overcome for many third sector organizations. In the City of 

Calgary, for example, a study concluded that affordable land acquisition is one 

of the problems that creates most of the other difficulties confronting non-profit 

groups (Institute of Urban Studies 1982, 35). This is because in most major 

cities almost al1 of the prime developable land is held by private development 

companies, excluding non-profit groups from cornpetition before they can even 

begin (Institute of Urban Studies 1982. 35). Therefore, it is up to the 

municipalities across Canada to assist the third sector in obtaining suitable 

land, and this could involve limiting the restrictions on zoning and providing 

land at limited or no cost to third sector organizations. The City of Winnipeg has 

a fairly good record at providing the latter, but there is still room for 

improvement, and this will becorne more apparent when examining options for 

future affordable housing initiatives in chapter seven. 

3) Many argue that third sector organizations are too few in number to have 

much of an effect on the provision of affordable housing in the inner-city. 

Although this may be true in a number of larger Canadian Census Metropolitan 



Areas (CMA's), in my opinion t is untrue in Winnipeg. For a city of its site, 

Winnipeg has a more than adequate supply of third sectoi housing 

organizations. Winnipeg Housing and Rehabilitation Corporation, Kinew 

Housing, S.A.M. Propertjes and Management Incorporated and the Kiwanis and 

Lion's Clubs, for example, have al1 been around since the 1970s, and have 

constructed the majority of affordable housing units in Winnipeg's inner-city. 

The only concem is that the existing organizations must begin to come up with 

additional funding in order for them to be able to produce more affordable 

housing units in the inner-city. How this goal can be achieved, however, is 

difficult to detemine. but an attempt will be made to provide some alternative 

suggestions when examining future third sector housing initiatives in chapter 

seven. 

4) There are also problems with the groups with which the nonprofits must 

interact. Since non-profit groups are often required to deal with Canada 

Mortgage and Housing Corporation (CMHC), as well as aie provincial authority 

(Manitoba Housing Authority), the result is often that of frustrating delays 

(Institute of Urban Studies 1982, 36). These delays usually come in the fom of 

excess papeiwork and having to abide by specific requirements that are very 

difficult to follow. There is not much that third sector organizations can do about 

this, however, because as long as they rely on govemmental assistance and 

app roval, they will continue to come across bu reaucratic frustration and delay 

(Institute of Urban Studies 1982, 37).7 Hence, they can continue to play the 

bureaucratie games of the public sector, attempt to change the way 

bureaucraties operate, or find another player. The choice is up to them. 

It should be noNd that in 1986, üw adminMmüon and âetiivery mvimnments for nonpioffi housing were 
simplified to reduce dupliia'an. 



5) 'Since a community non-profit group is essentially an amateur 

organization engaged in the intricate problems of developing housing to 

cornpete with housing that is produced by professionals, A should corne as no 

surprise that many of the problems associateci with non-proft groups are linked 

to the veiy nature of the groups themælves8 (Insütute of Urban Studies 1982, 

33). This is why one final weakness of the third sector is that it is very hard ?O 

sustain non-profit groups. This is particularly true in the case of private non- 

profits such as church organizations, who usually depend a great deal on 

voluntary support when developing a housing project. This voluntary support 

takes a tremendous amount of time and energy, and when you consider the 

delays that are usually associated with the completion of a non-profit housing 

project (i.e. land difficulties, approval delays, financial dificulties, etc.), it is easy 

to see why these groups are so hard to sustain (Institute of Urban Studies 1982, 

33-34). Most people sirnply do not have the time to stay for the duration of the 

project, and without the voluntary support, it is extremely hard to make these 

projects work. In Winnipeg, however, the city does not seem to have much of a 

problem when it cornes to sustaining non-profit groups. As mentioned 

previously, organizations such as Winnipeg Housing and Rehabilitation 

Corporation and Kinew Housing have al1 been around since the early to mid 

1970s, and Habitat for Humanity, alhough only being established in the city 

since 1 987, has always received tremendous volunteer support. 

3.6 -Y AND CONCWSION 

After reviewing the general aspects of the third sector in Canada, a number 

of observations can be made. First, the terni third sector housing should now be 

one that is very concise and easy to understand. In this practicum it is 

associated with the tenn non-profit housing and it includes three types of 



housing units: public, or municipal non-profits. private non-profits and 

continuing cosperatives. Second, although the third -or senres a number of 

important roles and functions, it was concluded that its roles have been very 

modest ones, and that a new and improved role for third sector housing is 

needed. Third, in looking at the strengths and weaknesses of the third sector, it 

was detemined that although aie two were very evenly matched, in the end it 

cornes down to problems associated with funding. Third sector organizations 

simply do not have the funding capabilities that are required to carry the 

rnajority of the affordable housing load in the inner-city on their own. As a 

result, one of the main strengths they will have to improve upon involves 

foning partnerships with the public sector. and more specifically, the private 

sector. Partnerships alone, however, will not be enough. Third sector housing 

organizations are unlikely to be significant playen in Canada's future housing 

market unless there is a major shift in govemment policy. This notion will be 

explored further in chapter four when the history of Canada's third sector is 

exarnined. 



CHAPTER FOUR 

THE HlSTORY OF CANADA'S THlRD SECTOR 

4.0 1NtRODUCT ION 

This chapter will provide a brief history of Canada's thiid sector, focusing on 

the numerous amendments made to the National Housing Act (NHA) as a result 

of the increasing importance of the non-profit sector. Section 4.2 will look at the 

rise of third sector housing in Canada, concentrating on the major landmarks in 

third sector housing policy. Section 4.3 will analyre the so-called 'fallu of the 

third sector. Section 4.4 will discuss the successes and failures of third sector 

housing policy objectives in Canada and compare them to nongrofi housing 

policy in Britain. Section 4.5 will conclude the chapter by evaluating Canada's 

third sector housing experiences. 

4.1 F T H l B  SECTOR HOUSIW IN CANADA 

Third sector housing in Canada has had a fairly short history, and this is not 

surprising given the domineering presence of the country% private sector in the 

housing market. Although the roots of non-profit housing extend al1 the way 

back to the 1944 National Housing Act (NHA) limited dividend housing 

provisions (Section 15). it was not until the 1964 NHA amendments that non- 

profit housing received an identity separate from that of entrepreneurial 

housingl (Radewich 1986, 43). This was the direct result of the lackluster 

performance of the entrepreneurial sector, and lead to the federal govemment 

being persuaded to concentrate on irnproving third sector housing in Canada. 

Although far from extensive. the amendments to the 1964 National Housing Act 

The 1944 NHA limited avidemd housiig provMons offered direct federai l o w  a pmfemd Merest rates to 
municipally owned corporatiorrs, builders and private non profit groups. 



did end up encouraging additional private non-prof& housing construction and 

resulted in the formation of a few cMc housing corporations as well (Radewich 

1986, 43). What is more important, the 1964 NHA arnendments were an 

important stepping stone for the third sector in Canada and directly lead to 

fuither govemment interventions occuning in the years that followed? 

In the late 1960s. for example, with many Canadians facing growing 

difficulties in meeting nsing housing costs, the federal govemment tumed to a 

couple of different approaches to respond to the issue of affordability. These 

included the Assisted Home Ownership Programme (AHOP) and f int-time 

home buyeh grants for owners, and non-profit housing for renters (Sewell 

1993, 162). During this time, the non-profit programmes were amended several 

times, but it was not until 1973 that many believe third sector housing received 

its true start in Canada? 

In 1973. the NHA was again amended to encourage non-profit housing, and 

the result saw an act introducing public, private and CO-operative versions of 

non-profit housing on a national basis for the first time (Dreier and Hulchanski 

1993, 52). The amendments were established because many of the country's 

existing non-profit groups found it financially difficul to provide housing to iow- 

income families and the elderly. To remedy this situation. the 1973 programme 

ended up providing ioans covering 100% of the capital costs of a project, and to 

ensure that rents were affordable, the program aiso provided a grant that was 

essentially a loan that was equal to 10% of the capital cost (Sewell 1993. 164- 

65). 'The 100% loan and grants had an open-ended quality to them, and to set 

ThM setuof housing had not ôeen sQeciflcaliy mfecnd to in kgislatkri Wom the adoption of the 1973 
NHAameridment 



some spending Iimits, CMHC established Maximum Unit Prices (MUPs). MUPs 

set the maximum amount a non-profit organization could pay for a unit, acting 

as an effective upper limit on the cost of the land that could be purchased and 

on the design and construction costs' (Sewell 1993, 165). Therefore, for the 

first time, Canadian housing policy truly tumed its focus towards third sector 

housing, and this time the federal govemment had aie funding to back it up. 

The thrust of the 1973 NHA amendments were fuither reinforced by the 

introduction of rent supplements in 1975, and by further amendments to the 

NHA in 1978 (McKee 1979). It was et this time that the federal govemment 

negotiated a global funding arrangement wHh the provinces for al1 social 

housing programmes. lncluded in its restructuring was the introduction of the 

Section 56.1 NonProffi and Cooperative Housing Programme, which consisted 

of public nongrofit, private non-profit and co-operative components4 (Radewich 

1986, 45). The Section 56.1 programme was designed to echieve three main 

objectives: 'to provide modest, affordable housing appropriate to the needs of 

low-and moderate-income families and individuals; to produce housing at 

minimum costs by implementing suitable cost controls; and to encourage 

approved lenders to provide capital for low-and moderate-income housing 

needsa (CMHC 1983, 2). These üiree objectives became the driving forces 

behind third sector housing and resulted in a greater emphasis being placed on 

non-proft housing throughout Canada as well. In fad, an evaluation done by 

CMHC found that the 1978 amendments to aie NHA were effective in improving 

unit output. In a four year period fiom 1978 to 1982. for example, 65,000 non- 



profit units were constnicted under Section 56.1, compared to the previous five- 

year period when only 32,309 units were pmduced (McKee 1993,7). 

These successes were short Iived, however, because a few months later the 

federal govemment began to transfer social housing programme delivery to the 

provinces. Hence. Mile the 1973 and 1978 NHA amendrnents did boost third 

sector housing in Canada, it took less than ten years for the federal govemment 

to substantially dismantle it. In fa&, after 1980, which was the peak year for 

Canada's social housing supply programmes, fewer and fewer third sector 

housing units received funding. The 'faIl' of the third sector was very near. 

4.2 THE P R E S U W  FULU OF THE THIRD SECTOS I 

By the eaily 1980s, Canada had rediscovered the problem of hornelessness. 

The new housing steps taken by the federal govemment, however, severely 

constrained the third sector. Along with the dimination of land banking, the 

federal govemment introduced a number of measures that fnistrated efforts ta 

produce social housing for low-income families (Bacher 1 993, 258). As 

mentioned earlier, the largest blow was the shift of housing responsibility to the 

provinces. The federal govemment assumed that the provinces would continue 

providing the funding where they had stopped, but a number of the provinces 

could not keep pace. As a result. many of the provinces had to cut back on their 

social housing funding as well. 

These cutbacks were further accelerated by an evaluation of the non-profit 

programme in 1983 and a Consulting Paper on housing produced in 1985. The 

former raised questions about the cost effectiveness of non-profit housing 

programmes, while the latter emphasized cost effïciency, greater emphasis on 

the role of the private sector and more targeting towards those in greatest need 

(McKee 1993, 2). The result saw Canada's non-profit housing programme 



being substantially modified. 'It was changed in 1989 to serve mainly needy 

rent-to-income households (except in the case of special purpose projects 

selected through a cornpetitive process), and in 1992 the CO-operative program 

was eliminated altogethef (McKee 1993, 2). Non-profit organizations were 

vastly becoming more and more excluded from consultation on social housing 

issues by the provinces, and rnany people began falling through the cracks of 

Canada's social safety net as a result (Bacher 1993). 

The mid-1990s only saw Canadian housing policy continue to deteriorate. 

Federal and provincial cutbacks in the social housing sector continued to rise 

dramatically, and this came to a grinding halt in 1993 when the federal 

government capped its financial support for social housing at the existing level 

of $2 billion (Canada Department of Finance 1993, 55-56). More specifically, 

this meant that new funding would no longer be avsilable for the private and 

public non-profit housing programmes and the direct delivery CO-operative 

housing programme. 

Today, many housing researchers believe that third sector housing in 

Canada is at a crossroads. It can either fade away, as some have predicted, or 

it can rise to the occasion and becorne a force in the housing sector in the years 

to come. It will b8 up to third sector organizations across Canada to make and 

act upon this decision, however, and hopefully they will choose the right one. 

4.3 THE SUCCESQES AND FAILURES OF THlBQSECTOR 
LlCY IN CANADA AND RRlTAlY 

The purpose of this section is to analyze the successes and failures of third 

sector housing policy objectives in Canada, and compare them to non-profit 

housing policy objectives in Britain (Housing policy landmarks are outlined in 

table 3). Main has been selected as a case study because non-proft housing 



has recently emerged as a key player in the British housing market. and 

accorâing to Christine McKee, 'the British govemment seems to have more faith 

TABLE 3: LANDMARKS IN NON-PROFIT HOUSINO POLlCY IN 
CANADA AND BRlTAlN 

: Creation of Canada Mortgage snd , Housing Corporation (CUHC) 

NHA amendment leads to non, 
profit housing remiving an #enWy 

1 seperate fmrn entrepreneur* housing 

/ ~atïonai Housing M (NHA) amerided 
! to encourage non-profit howing 

i Irnplernentaîion of Rent Supplement 
: Amendment to NHA 

i NHA amendment introduced the new 
Section 56.1 Non-Profit and Co- 
Operah've Housing Program 

1980 
! 

1982 

1985 .Consultative Paper on Housing 

1993 i Budget arts eîiminate al1 new sodd 
/ h~usinq starts 

Creation of the Housing Corporation 

Wdening the Choice: The Next 
Steps h Housing 

Housing Act which outlined a W o r  
rate for Housing Assadatians 

Housing Act inûoducing the 'right to 
b u r  PWCY 

Housing Benefit Act 

Soda1 Security Act 
(Chmges to Housing Benefit) 

Housing Act which resulteâ in hou- 
sing -atim becoming aie 
major provider of rentai housing 

Source: C. McKee, Two Decades of Non - Profit Housing: A 
oirlpafative Analysis of the British and Caniidisn Non-Profif 
ousipa Pro anynes Mg72 - 1992) and its 1 

Policv Dinctiyn in the 19908. (Ottawa: ~~H~?1993) ,  
taons for Fut= 

p. 3. 



in the ability of the third sector than the Canadian govemment does' (McKee 

1 993. 1 1 ). The criteria that will be used to analyze the successes and failures 

will include the total number of non-profit housing units produced by each 

country, the type of financial arrangements made for the delivery of these 

housing uni& and the overall effectiveness of the non-profit programmes 

themselves (i.e. to what extent have housing policy objectives been achieved). 

Once this has been accomplished, the chapter will condude by re-evaluating 

the positives and negatives of Canada's third sector housing experiences. 

4.31 CANADIAN AND BRITISH NON - PROFIT HOUSING DEFINED 

The first question that must be addressed is: What is the difference between 

non-profit housing in Canada and Britain? The biggest difference is that non- 

profit housing in Canada has had a much shorter history and provides a much 

smaller share of the housing market than its British counterpart (McKee 1993, 

2). Furthemore, in Canada, non-profi housing is delivered under the auspices 

of Canada Mortgage and Housing Corporation (CMHC) and the various 

provincial agencies, while in Britain it is delivered under the Housing 

Corporation. W i i  respect to actually defining non-profit housing, however, the 

two are very similar, with the primary difference occurring in name only. In 

Britain, organizations that deliver nonprofit housing are known as housing 

associations, and they are comparable with nonprofit or third sector housing in 

Canada. According to the National Federation of Housing Associations 

(NFHA), a housing association is defined as an independent organization that 

is fomed by a group of volunteers who are concemed about housing problems. 

It is different from a private Company letting or selling housing because it does 

not trade for profit. The members of the association cannot talc8 a share of any 

surpluses which the association may make, and the housing is provided for 



those in greatest need (NFHA 1994, 1). 'Housing Associations provide 

subsidized housing for rent and c m  be regarded as third sector housing in 

relation to local authority public sector housing and the private housing market" 

(McKee 1993, 1). Therefore, throughout the remainder of this chapter the terms 

non-profit housing and housing associations will be used to refer to third sector 

housing in Canada and Bntain respectively. 

4.32 A BREF Hl[ - 
Non-profit housing in Britain has had a more detailed history than its 

Canadian counterpart. lt was developed in one fom as part of the nineteenth 

century philanthropic housing movement (Langstaff 1992, 30). It was not until 

the twentieth century, however, that the non-profit sector, and more s pecificall y 

housing associations began to make a name for themselves. In 1920, with the 

role of non-proft housing largely being replaced by local authorities, housing 

associations were noted more as advocates for housing refomi than builders of 

non-profit housing units. This began to change during the post 1945 period, 

however, when difficulties arose associated with rent control, inadequate 

subsidies and nsing building costs (McKee 1993, 2). Faced with a dramatic 

decline in the supply of piivately rented housing in the eariy 1960s, govemment 

action was taken to improve rental housing provision through non-proffls, and 

more specifically, housing associations (McKee 1993, 2). The first step was the 

creation of the Housing Corporation in 1964, which was a single purpose body 

set up to oversee the affairs and funding of Housing Associations (Housing 

Corporation 1989). The second was the development of the 1974 Housing Act, 

which according to Mike Langstaff (1984), 'was a watershed for the housing 

association movement.' The 1974 Housing Act outlined a major role for 

housing associations to deal with the problerns of inner-city decline and 



introduced financial subsidies to provide non-profit housing organizations with 

the oppottunity to achieve this goal (McKee 1993, 4). One of these new 

su bsidies was the introduction of the H ousing Association Grant (HAG), which 

wiped out much of the capital cost of a new build or rehabilitation project and 

ended up fueling the expansion of housing associations for the next two 

decadess (Langstaff 1984, 22). Finally, in 1988 a Housing Act was established 

by the Conservative Govemment, and its purpose was to cause a major shift in 

how housing associations operated. The objective was to move them away 

from the quasi-public housing sector (which associations had becorne as a 

result of the 1974 Housing Act) and towards the private rental sector. It 

accomplished this by introducing a system of mixed publidprivate funding6 

(Randolph 1993, 39). Therefore, not only did the 1988 Housing Act mark a 

definite shift towards rental housing, but it resulted in housing associations 

becoming the major provider of rental housing in Britain. More specifically, the 

1988 Act ended up reviving Main's rental sector and gave low-income people 

a choice of renting outside the Council Estate as well (Coleman 1991). Housing 

Associations had clearly made their mark, and by the eariy 1990s were already 

being proclaimed as the savior of Britain's social housing sector. Whether they 

have lived up to their advanced billing, however, is something that will have to 

be detennined in the next section. 

M i i  fundng uR be dkmssd in gmater detail when comparing the Rnencing of 6- and Canadian non 
prof* in secaorr 4.43. 



4.33 CANADBN AND BRITISH NON O PROFIT HOUSINO 

After briefiy reviewing the history of non-profn houslig in both Canada and 

Bntain, it is easy to see that the two are in many ways very sirnilar. 80th chose 

to adopt nonprofit housing as a pdicy focus in the early 1070s (the amendment 

to the Canadian NHA in 1973 and the Housing Act in Bntain in 1874). and both 

programmes are regulated by corporations. specifically CMHC in Canada and 

Houshg Corporations in Britain. W i i  respect to financing. 'both depend on 

rent subsidies to penetrate affordability, through the nature of the financing of 

the programmes, rent supplement and the housing benefit, and both 

governments have recently favoured increased privatization to solve their 

housing problernsm (McKee 1993, 7). There are differences between the two 

countries, however, and these are most noticeable when looking at the 

successes and failures of each country's non-profit housing policy objectives. 

In Britain, the policy objectives adopted in the 1074 Housing Act had an 

imrnediate impact on the number of non-profit housing units that were 

produced. In 1973, for example, only 11,137 new dwellings were started and 

5,051 renovations were approved, but by 1977, the figures had jumped to 

28,219 and 1 3,868 respectively (McKee 1 993, 4). It was clear that the British 

govemment had established a more detailed role for housing associations, and 

the result was a vast increase in production. The numbers dropped slightly in 

1979 (1 5,556 for new dwellings and 21,658 for renovation approvals), however, 

and this was a definite indication of thngs to come. Between 1980 and 1988, 

housing associations were plagued with capital funding concems, and the 

result saw new building staits by housing associations fall from 21,000 units in 

1980 to only 13,000 units in 1982 (McKee 1993, 4). Throughout this period, 

however, the average new housing starts for housing associations continued to 

hover around the 13,000 mark, and by 1989, they accounted for 632,000 



dwellings. or 8.4% of the country's total rental stock (McKee 1993, 8). In fact, 

the housing associations share of the rental market had not only doubled in just 

10 years time, but the Housing Corporation has recently increased its rental 

stock by a fumer 30% as well (McKee 1993.8). Therefore, ït is easy to see why 

non-profit housing in M a i n  has becorne so important to the country's housing 

sector. It was called upon by the British govemment to becorne a major 

provider of rental housing at a time when the Thatcher govemment had Iittle 

confidence in council housing. What is more important, is that non-profit 

housing has emerged as one of the key rental housing choices in Britain, and 

this has been a direct result of the country's housing policy objectives. 

Unfortunately, the same cannot be said for Canadian housing policy objectives. 

In Canada, the role of nonprofit housing, when compared to housing 

associations in Britain, has been very modest to Say the least. Since the 

amendment to the National Housing Act in 1973, third sector housing in 

Canada has accounted for only 5% of the total housing starts in the 1972 to 

1980 period, and this has ranged from a low of only 32,309 units being started 

between 1973 and 1978, to a high of 65,000 units being cornmitteci between 

1978 and 1982 (McKee 1993, 8). The dramatic improvements In the 1978 to 

1982 period were the direct result of new housing legislation introduced in 

1978, which shifted Canadian social housing policy away from public housing 

and towards a stronger nonprofit approach (McKee 1993.6). During this time, 

the peak year for non-profi housing was 1980 when over 31,000 units were 

funded, but similar to Britain, capital funding concerns in the mid 1980s resulted 

in the number of non-profit units dropping substantially. From 1981 to 1993, for 

example, non-proft housing starts were decimated, decreasing frorn 31,000 



units in 1981 to just 8,200 units in 1993 (Dreier and Hulchanski 1993, 46).7 

This last figure coincided with the fedeml govemments decision to no longer 

fund any new public or private non-profit housing projects, and leads us to the 

situation we find ourseives in at present. Wiai social housing funding now only 

being limfted to existing projects, it will be in the Canadian govemments best 

interest to cal1 upon the third sector to becorne one of the primary managers of 

the existing non-peffoming stock and one of the main providers of new non- 

profit housing starts in Canada. In Britain, the latter choice has already been 

made, and the Canadian govemrnent should consider the same. 

When comparing Canadian and British policies on housing finance, a 

number of diffetences can be detected immediately by looking at the major 

landmarks in the two countries' non-profit housing policies. In Britain, the 1 974 

Housïng Act had a huge impact on housing associations and the way they were 

to be financed. The Act expanded the role of the Housing Corporation to 

primary bank manager and introduced the subsidy system that became known 

as the Housing Association Grant (HAG). The grant was basically a front end 

payment that reduced the financial cornmitment of a registered association to a 

level where there was no profit or loss on a projece (Langstaff 1984). This 

subsidy system was accompanied by increased funding for housing 

associations through the Housing Corporation, and by the late 1970s, the 

housing stock of associations had increased greatly (Langstaff 1992, 3 1 ) . By 

the early 1980s, however, capital funding concerns led to a decline in housing 

association statts, and it was not until 1988 that housing policy again had a 

major impact on the financing of housing associations. 

In practice, H*CI eGmh.ted 85% of the coci(rr of schemg of a pmject and mached 100% for many 
needs schernes (Hüis 1987). 



Since the late 1980s, the main innovation in housing association funding has 

been in the area of private funding, and this is connected to the Conservative 

Government's objective to move them away from the quasi-public sector, which 

associations had become a part of as a result of the 1974 Housing Act, and 

back toward the private rental sector (Randolph 1993, 39). At the heart of the 

financial restructuring was the introduction of a new system of mixed 

publidprivate funding that imposed a limit on the proportion of scheme costs 

covered by the Housing Association Grant (HAG). The HAG was now to be 

fixed at the beginning of the scheme, as opposed to calculated at the end, and 

the result saw housing associations producing more homes for the same 

amount of public money (Randolph 1993, 4041). There is genuine concem 

from British housing crltics, however, that the new funding changes will make it 

harder for housing associations to provide low cost housing for the special 

needs groups who need it most. At this point in tirne, however, it is simply too 

early to tell. In the meantime, the British Conservative Govemment has shown 

great initiative in their housing policy by creating these new funding schemes, 

and this is more than can be said for the present Canadian govemment. 

In Canada, housing policy has been shaped by cost concerns, the 

privatization of housing programs and the de-centrakation of govemment 

functions (Bublick, Carter, McKee and McFadyen 1991). It should corne as no 

surprise then, that the biggest changes affecting non-profit housing 

programmes in Canada have bsen connected to the federal govemments 

efforts to cap its housing funding. Although many believe this to be a ment 

phenornenon, the truth is the federal govemment has been trying to reduce its 

expenditure on non-profit housing sinœ the 1970s. In 1973, for example, non- 

profit houshg was plagued by a lack of development capital and the result saw 

only 32,309 non-profit units being started between 1973 and 1978 (McKee 



1993, 6). While many attempts were made to address the funding concems 

during this time, it was not until 1978 that the fedenil government made a 

number of housing policy changes specifically designed to remedy this on- 

going problem. These changes included 'the termination of capital financing of 

non-profit housing in favour of loan guarantees against loans made by private 

lenders; wÏthdrawal fiorn capital bans for public housing; the introduction of 

$75,000 start up Orants for non-profits; and a move away from direct 

involvement in social housing, and towards a poslion of disentanglement. 

which consisted of making the provinces responsible for producing non-profns 

that were viable for low-income tenantsn (McKee 1993, 6). While the changes 

were successful in increasing the number of nonprofit units across the country. 

from a cost effective point of view they were still a failure. Non-profit housing 

was now considered to be a more expensive fonn of housing than public 

housing. and to make matters worse, it was only having a marginal impact on 

meeting the housing needs of the low-income tenants who needed it the most 

(McKee 1993, 7). Non-profit housing was clearly in distress and the federal 

govemment was quick to recognize this. Instead of implementing new and 

innovative housing policies to revive non-proft housing in Canada, the federal 

govemment continued to cutback on their non-profit housing programmes. In 

1992, for example, the federal CO-operative programme was eliminated, and in 

1993 it was announced that funding would no longer be available for new 

social housing commitments under the private and public non-profit housing 

programmes. Canada's social housing sedor had been given a definite wake- 

up call, and it wes suggested that action be taken to remedy the situation. 

Therefore, after comparing Canada and Britainls policies regarding housing 

financing, it is clear to see that the two countries' govemments have decided to 

move in two very different directions. While the British govemment has 



purposefully shifîed its housing policy towards strengthening non-profit rental 

housing and coming up with new and innovative ways to finance the non-profit 

sector, the Canadian govemment has drastically reduced its spending on non- 

profR housing, and has all but given up on the likelihood of the non-proft sector 

becoming a key player in the countiy's housing market. 

As for the overall effectiveness of the two countries non-profit housing 

programs, the main question that stiII needs to be asked is to what extent have 

these housing policy objectives been achieved? In Briîain, we have observed 

that non-profit housing policy has been directly responsible for the non-profit 

sector emerging as an important player in the British housing market (McKee 

1993, 8). In 1974, it led to a more detailed role for housing associations and a 

greater increase in the production of non-profit housing, and in 1988, it 

introduced a new system of mixed publidprivate funding that saw housing 

associations being able to produce more non-profit units for the same amount of 

public money. What is more important, is that non-profit housing policy has 

continued to make a difference in Britain, even at a time when fiscal restraint is 

making it increasingly harder to do sa 

In Canada, non-profit housing policy objectives can best be described as 

being moderately achieved. While there have been some successes, such as 

the 1978 amendment to the National Housing Act (which saw Canadian 

housing policy shift away from public housing and towards a stronger non-profit 

approach), the majority of policy objectives have been marginal ones, and have 

had minimal impact on the non-profït sector. Instead, the federal government 

has decideci to focus its housing policy on funding caps and decentralization. 

end this has resulted in the predicament the federal government is presently 

finding itself in. Therefore, with the elimination of new social housing 

commitments under the public and private non-proffi housing programmes, the 



tirne is right for the public, private and non-proft sectors to corne up with new 

ideas and approaches to developing additional affordable housing (Kastes 

1993, 4). The ment  establishment of the CMHC Canadian Centre for Public- 

Private Partnerships is a good stait to remedyng the situation, but more must be 

done if Canada is to keep pace with Britain in the area of non-profit housing 

policy. The Mure of social housing in Canada depends on it. 

4.4 SUMMARY AND CONCLUSIONS 

By providing a brief history of third sector housing in both Canada and 

Britain, this chapter has shown that the two countries non-profit housing 

policies, while being developed at similar times and for similar reasons, are 

actually very different. In fact, it can be stated without a doubt that the two 

countries non-profit housing policies, have moved in completely opposite 

directions since the funding concems of the mid 1980s. While the British 

government has made the decision to put non-profit housing at the forefront of 

its housing policy by coming up with innovative funding approaches for housing 

associations, the Canadian govemment has solved its costs concem problems 

by agreeing to cap its financial support for social housing at the existing level of 

$2 billion per year (Canada Department of Finance 1993). Therefore, it should 

be obvious that new initiatives for providing additional affordable housing are 

required, and these will be explored fumer in chapter seven. 

This marks the end of the literature review on third sector housing in Canada. 

The next two chapters will specifically concentrate on the city of Winnipeg, 

focusing on an inner-city neighbouhood analysis in chapter Rve and a detailed 

analysis of the private and nonprofit inner-city rental markets in chapter six. 

Chapter seven will examine future third sector housing initiatives and chapter 

eight will conclude aie practicum. 



CHAPTER FIVE 

WINNIPEG INNEFI-CITY NEIGHBOURHOOD ANALVSIS 

5.0 JNTRODUCTlON 

Fort Rouge. Centennial, Midland and Lord Selkirk are the four inner-city 

areas that comprise this chapters neighbourhood analysid The rationale for 

studying these four neighbourhoods is twofold: 1) they are the four Canada 

Mortgage and Housing Corporation (CMHC) survey zones that make up the 

private and non-profit iental mailcet suwey that will be administered in the 

following chapter; and 2) the information obtained from the four 

neighbourhoods will provide the basis for the detailed comparison between the 

private and non-profit rental markets that will take place in Chapter Six. 

The neighbourhood analysis will consist of the following information: 1) the 

population totals by age and sex of the four neighbourhoods; 2) the areas' 

family status (i.e. single parent families, non-family persons, etc.); 3) the 

average male, female, family and household incomes; 4) the ethnic origin of 

neighbouhood residents; 5) the level of education for the population aged 15+; 

6) the total number of occupied private and non-profit rental dwellings; and 7) 

the condition of the private and non-profit rental dwelling units.2 The purpose of 

this information is to provide a statistical profile of the target groups who usually 

require affordable housing in the 

parent families, visible minorities 

inner-city (Aboriginals, the elderly, single 

and recent immigrants) and to show how 

* The statbtical cemus Monwiai for dl four CMHC wmy zones cui be found in qpcmdx 1, whiïe the 
data for non-PM dwellings c m  be found in 8ppmdb 3. R is ab30 important to note that the time period used 
for this neighbourhood analysis was 1981-1 991. Census data for 1996 was not availabie at this tirne. 



compatible the non-profit and private sectors really are. The compatibility of the 

two sectors will form the basîs of the non-profit I private for-profit rental housing 

partnership that will be suggested in Chapter Seven, and without this 

neig h bourhood analysis, the correlation between the two sectors would li kel y 

not be as cleariy shown. 

S. 1 ZONE ONE: FORT ROUGE 

The FOR Rouge area is bounded on the south by Jubilee and Parker Avenue, 

on the north by th8 Assiniboine River, the Red River on the east, and Waverly to 

the west. Fort Rouge is the second smallest of the four CMHC survey zones in 

terms of population size, and its boundaries consist of the following census 

tracts as defined by Statistics Canada: 001,002,003, 004.01, 004.02. 01 0, 01 1 

and 01 2 (se8 figure 2). 

5.11 POPULATION CHANGE AND AGE AND SU( DISTRIBUTION 

The population of Fort Rouge in 1981 was 41,205. This total declined slightly 

in 1986 to 41,027, and further declined to 39,390 in 1991. This represents a 

population percentage change of -4.6% for the period of 1 981 to 1 991 , and this 

trend is expected to continue into the next century (City of Winnipeg Planning 

Department l99l). 

In the case of age and sex distribution, females constituted 54.4% of Fort 

Rouge, while males made up only 45.6% of the areats total population. These 

figures were three percentage points above the female average and below the 

male average for the entire city of Winnipeg, and represented the widest age 

gap in the male and female population out of a l  four CMHC survey zones. 

The largest percentage of population for Fort Rouge males was found in the 

age categories of 25-34 (1 1 .O%) and 3549 (9.2%), while the largest population 



percentage for Fort Rouge fernales was 65 years+ (1 3.3%) and 25-34 (1 0.9%). 

The high pemtage of males and fernales aged 2549 was attribut& to the 

FIGURE 2: FORT ROUGE AREA 

Source: Statistics Canada, Profile of Conpus T r ~ t s  in W 
Part A. (Ottawa: Induutry, Science and Technology C a n a d a m  
1@@1 Cenaus of Canada. Catalogue number 95-360. 



fact that this paiocular age group is growing more rapidly than any other age 

group in the entire city of Winnipeg (Social Planning Council of Winnipeg 1991, 

4). Furthemore, the high proportions of females aged 65+ were the direct result 

of this age group in Winnipeg increasing 23.6% between 1981 and 1991 

(Social Planning Council of Winnipeg 1994, 1). It is significant to note that Fort 

Rouge's population of young people aged 0-14 was the smallest percentage of 

any age group, both male or female in the area. This indicates a young 

population on the decline, and is a trend that was prevalent thmughout most of 

suburban Winnipeg as well. 

In innercity Winnipeg. however, the trend was very different. Despite the fact 

that inner-city neighbourhoods are usually characterized as having an older 

population (Carter 1994), in Midland and Lord Selkirk, a high proportion of 

children were found in both of these areas. This will become more apparent, 

however, when observing the age distribution of males and females of the two 

neighbourhoods' in sections 5.31 and 5.41. 

5.1 2 CENSUS FA- 

In 1991, there were 9,210 censos families in Fort Rouge. Of this total, 82.1 % 

were the tradiional husband-wife family, while 1 7.9% were lone parent families 

(see figure 3 in appendix 2). This last figure was slightly above the Winnipeg 

average, and should corne as no surprise when you take into account the high 

proportion of females aged 20-34 in the area. Since the majority of single 

parents in Winnipeg are female (83.7%), and since FOR Rouge has one of the 

highest percentages of females in the city, it is logical to conclude that the 

percentage of lone parent families would be highei in Fort Rouge than the city- 

wide average (Social Planning Council of Winnipeg 1994, 1). 



There was a total of 37,390 persons living in Fort Rouge. Only 66.2% were 

family persons, while 33.8% were non-family persons. This latter figure was 

very high when compared to suburban neighbouhoods such as Windsor Park, 

where only 8.5% of the area's population consisted of non-family persons (City 

of Winnipeg Planning Department 1986). Therefore, the higher percentages of 

non-family persons and single parents in Fort Rouge suggested that a decline 

in the proportion of farnily units was occurring in the area (Charette 1993, 15). 

5.13 J N C O E  

The average income for Fort Rouge males and females 15+ can be found in 

figure 4, which is located in appendb 2. These mures represented the highest 

male and fernale income totals of al1 four CMHC survey zones being examined 

in this neighbourhood analysis, making Fort Rouge the wealthiest by far of the 

four study areas. Only Midland, with average male incomes of $21,074 and 

average female incomes of $15,425 came remotely close to Fort Rouge's high 

male and female average incomes. 

The average family income for the Fort Rouge neighboufiood was $48,304, 

while the average household income was $3814453 These two amounts were 

quite similar to the city-wide averages, and contain the highest family and 

household incomes of al1 four CMHC survey zones (see figure 5 in appendix 2). 

5.1 4 ETHNIC O R l W  

The largest ethnic group in Fort Rouge was British, comprising 34.5% of the 

area's population. This was slightly higher than the city average of 26.8%. The 

area also contained a modest portion of the German population, with 1 OS%, 

Average fmüy i n a m  den to Mo weighteâ mean total haw of tsnrwr fams'i h 1990, wNb average 
househdd income refers to the weighted mean total income of households in 1990 (StatWc Cenada Census 
D'ionary 1991,128,142). 



compared to the city average of 10.9%. People of Ukrainian origin made up 

8.2% of the Fort Rouge population, while French (5.5%) Aboriginal (4.8%), 

Polish (3.7%) and Filipino (2.1 %) origins made up the mst. 

5.1 5 EDUCATION 

In Fort Rouge, 23.4% of the arears residents had a high school education 

without a certificate, while 10.6% had completed the grades 9-12. Two percent 

graduated from trade school and 21 -7% had a university degree. Conversely, 

only 8.3% of the area's population had an education that was below the grade 

nine level. This la& figure was slightly below the city-wide percentage of 

10.8%, while the city average for people w l h  a university degree was 8.7% 

below the Fort Rouge average (see figure 6). This suggests a neighbourhood 

with an above average level of education. making Fort Rouge the most 

educated area of the four CMHC survey zones. 

5.1 6 OCCUPlEO PRIVATE AND NON - PROFIT DWEWNG UNlTS 

Fort Rouge had a total of 19,455 occupied private dwelling units and 840 

non-profit rental units.4 Of the private dwellings, 43.8% were owner-occupied, 

while 56.2% were rented. Apartment units comprised the greatest amount of 

private dwellings with 58.2% (1 1,330 units). Single-family dwellings were a 

close second with 38.3% or 7,445 units. Semi-detached homes (2.2%), row 

houses (1.1%) and other single-detached homes and movable dwellings 

(0.2%) made up the remaining 3.5%, with only 675 units (se8 figures 7 and 8 in 

appendix 2). 

Non-profit unb am not induded wlh tho occupied private âweiîings. The figum for non-profit dwellhgs 
are taken from appenâii 3. 



FIGURE 6: EDUCATtON LEVELS IN FORT ROUGE 

CI Winnipeg 

Source: Statistics Canada, Profile of Census Tracts in Winnioeg, 
Part B. (Ottawa: Industry, Science and Technology Canada, 1994). 
1991 Census of Canada. Catalogue number 95-361. 

Therefore, in Fort Rouge the numben showed that slightly more people 

rented than owned. This can be compared to the entire city of Winnipeg, where 

the vast majority of residents owned (60.6%) their own dwellings, as opposed to 

renting them (39.4%). This is not surprising when you take into account that 

Fort Rouge has always been a very strong rental market for the private sector. It 

has the second highest total of private apartment units out of the four CMHC 

suwey zones, and its renter to occupied owner ratio will likely continue to widen 



in the future because of the popularity of these types of dwelling units in the 

area. 

Of the non-profit rental units, private non-profits comprised over 90% of the 

area's tenta1 stock, making Fort Rouge the neighbourhood with the lowest 

percentage of public non-profits of the four CMHC survey zones. At 840 units, 

the area also contained the second lowest amount of non-profit apartments, 

with only Lord Selkirk (565 units) having a lower number of dwelling units. 

5.1 7 AND DWEWNG UNIT CONDmOm 

The majority of construction in Fort Rouge occurred before 1 96 1, where 

60.1% of the area's private dwelling units were built. This can be compared ?O 

the period of 1961 to 1991, where only 39.9% of Fort Rouge's dwelling units 

were constructed. These figures are vastly different from those of the nonprofit 

dwelling units, where 70% of the rental apartments were built after 1975, 

compared to only 30% being constructed before 1975. As a result, the private 

dwelling units in Fort Rouge can best be characterked as aging, while the 

majority of non-proffi rental units are quite new. 

An aging housing stock, however, does not necessarily mean that the 

dwelling units were in poor condition. This was definitely the case in Fort 

Rouge where only 12.3% of the area's dwelling units were classified as being in 

need of major repair. Even though this number seemed relatively low. it was 

still four percentage points above the city-wide average of 8.3%, suggesting that 

an above-average number of the neighbourhoods dwelling units were not as 

properly maintained as they should be. Of the remaining dwellhg units, 61.3% 

were considered to be in need of regular maintenance, while 26.4% were 

classified as needing rninor repairs (see figure 9 in appendix 2). 



Lastly, the average value of a dwelling unit in Fort Rouge was estimated ta 

be $88,313, which was $6,686 less than the city-wide average of $94,999 (see 

figure 10 in appendi 2). The average gros  rent in the area was $524 and only 

5.2% of these renters spent 30% or more of their household income on rent 

(Statistics Canada 1994). This percentage was the lowest of the four CMHC 

survey zones. and was representaüve of the higher incomes and higher levels 

of education in the Fort Rouge neigbourhood. 



5.2 ZONE TWO: CENTENNIAL 

The Centennial area is bounded on the south by the Assiniboine River. on 

the north by the Logan-CPR rail line, the Red Rwer on the east and Keewatin, 

Notre Dame, Sherbrooke and Osboume Streets to the West (see figure 11). 

The neighbourhood is one of the oldest areas in Winnipeg, and it has the 

smallest population of the four CMHC suwey zones being examined in this 

section. Its boundaries consist of the following census tracts, as defined by 

Statistics Canada: 01 3.014. 022, 023.024.025, O26,O27,O3& and 033. 

5.2 1 1 CJANDTRIBUTIO.~ 

The population of Centennial in 1981 was 29,llZ. This total increased 

slightly in 1986 to 30.540, and further increased to 31,725 in 1991. This 

represents a population percentage change of 8.2% for the period of 1981 to 

1991, and makes Centennial the only neighbourhood in this analysis to 

experience a growth in population over the 1981 to 1991 period. 

In the case of age and sex distribution, males conaituted 51% of Centennial, 

while females made up 49% of the are& total population. It is interesting to 

note that Centennial was the only neighbourhood of the four CMHC survey 

zones where the male population exceeded the female population. In every 

other Winnipeg neighbourhood, including the entire city-wide population, 

females outnumbered males by at least a 51 % to 48% margin. 

The largest percentages of population for Centennial males were found in 

the age categories of 25-34 (23.7%) and 3549 (18.2%), while the largest 

percentages of Centennial females were 25-34 (19.7%) and 6% (1 9.3%). 

These four percentage highs for males and females were the same as the Fort 

Rouge neighbourhood, and can again be attributed to the baby boomers and 

an elderly population that is on the rise. 



FIGURE Il: CENTENNIAL AREA 

Source: Statietica Canada, Profib of Ceneua Trasts in Wi 
part A. (ûttawa: Industry. Science and Technology Canada,= 
1991 Census of Canada. Catalogue numbr 95460. 



Finally, it should also be noted that Centennial had a relatively small 

percentage of the population benNeen the ages of 0-14 (17.3% for males and 

16.1% for females) when compared to the Midland and Lord Selkirk 

neighbouthoods. Although nowhere neat the numbenr of Fort Rouge (see zone 

one), this is a trend that was the exact opposite of what is presently occurring 

throughout most of Winnipeg's inner-city, but was similar to othet Canadian 

inner-city neighbourhoods, which are usually characterized as having an older 

population (Carter 1994, 2). 

5.22 -SUS FA- 

There were 6,280 census farnilies in the Centennial neighbourhood. Of this 

total, 71 -7% were the traditional husband-wife family, while 28.3% were lone 

parent farnilies (see figure 3 in appendix 2). The figure for husband-wife 

families was 13% below the city-wide percentage, while the figure for lone 

parent families was 13% above the Winnipeg percentage. This made 

Centennial the area with the lowest husband-wife and the highest lone parent 

family percentages of the four CMHC suwey zones. 

There was a total of 29,250 persons living in Centennial. Only 61.7% were 

family pemns, while 38.3% were non-farnily persons. The peicentage for non- 

family penons was the highest by far of the four CMHC suwey zones and was 

much higher than the city-wide percentage as well. This can best be explained 

by the large amount of elderly persons aged 65+ that were living in Centennial 

in 1991. Of even greater importance was the fact that 85.4% of the area's 

elderly persons lived alone. The rnajority of these elderiy persons were female, 

and this is not unexpected since there were over 1,000 more eldeify females 

living in Centennial than there were males. Therefore, with such a large 

percentage of the areats elderly population living alone, it is not surprising that 



the percentage of non-family persons was so much higher in Centennial than 

the other three neighbourhoods. 

5.23 jNCOME 

The average income for Centennial males and females 15+ can be found in 

figure 4, which is located in appendix 2. The hivo figures were substantially 

lower than the city as a whole. and represented the lowest male and second 

lowest female income totals of the four CMHC suwey zones. This made 

Centennial the poorest of the four study amas, and proof of this was found in the 

area's rising unemployment rates. low leveb of education, increased number of 

single parent families and Aboriginals, and very low levels of family and 

household incomes. 

In the case of family and household incomes, the average family incorne for 

Centennial was $30.282, while the average household income was $24,439. 

These two amounts were well below the city-wide averages, and again 

represented the lowest family and household incornes out of the four CMHC 

survey zones (see figure 5 in appendix 2). 

5.24 -N 

fhere was no one dominant ethnic group in the Centennial neighbourhood. 

Instead, other single origins (33.3%) comprised the majority of the area's 

population. This would seem to suggest that an above average number of 

immigrants were situated in Centennial, and the area's immigration statistics 

proved this to be true. Between the period of 1981 to 1991, for example, 5,170 

persons immigrated into the neighbourhood, making Centennial an area with 

one of the highest levels of immigration in the inner-city. 



As for the remaining ethnic origins, they consisted of the following: 1) people 

of BrHlsh descent comprised 18.6% of the area's population; 2) people of 

Filipino ongin 11.9%; 3) people of Ukrainian origin 6.2%; 4) people of French 

origin 4.1% and 5) people of Polish origin 3%. What wss more important, 

however, is that Aboriginals made up 16.7% of Centennial's population. This is 

fundamental because the Aboriginal population is similar to the international 

immigrant population in that both corne to the city looking for a bette? life. The 

only difference is unlike immigrants who generally achieve an improved 

standard of living after about ten years, Aboriginal households tend to get 

locked into poverty (Social Planning Council of Winnipeg 1991, 6). 

Furthemore, since the Social Planning council of Winnipeg states that 'more 

than three Aboriginal households out of five have diffmlty meeting their shelter 

costs', they are a segment of the population that is usually in need of affordable 

public or non-profit housing. and this is an area that is of considerable 

importance to the rest of this practicum. 

5.25 EDUCATION 

In Centennial, 29.5% of the area's residents had a high school education 

without a certificate, while 10.6% had completed the grades 9-12. Only 2.7% 

had graduated from trade school, and 8.5% had a university degree. 

Conversely, 21.5% of the area's population had an education that was below 

the grade nine level, and this is almost twice as high as the city-wide 

percentage of 10.8% (see figure 12). This implies a neighbourhood with a 

below average level of education when compared with the rest of the city (Fort 

Rouge included), making Centennial one of the hast educated areas of the four 

CMHC suwey zones. 



FIGURE 12: EDUCATION LEVEL IN CENTENNIAL 

Educrtion Lave l 

Source: Statfstics Canada, Profile of Census Tracts in Winnipe 
Part B. (Ottawa: Industry, Science and Technology Canada, 19947 
1991 Census of Canada. Catalogue number 95561. 

5.26 OCCUPIED PRlVlSTE AND NON-PROFIT DW-G UNlTS 

Centennial contained a total of 14,640 occupied private dwelling units and 

2,323 nongrofit rental units. The total for the non-profit units was the highest of 

the four CMHC survey zones, and the rnajority of these units were public and 

private non-profils. Of the private dwellings, 20% were owner-occupied, while 



80% were rented. This represented an owner to renter ratio of 1 :4, and resulted 

in more people renting than owning in Centennial than any of the four areas 

being studied in this neighbourhood anaiysis. Wth such a high percentage of 

renters, it should corne as little surprise that apartment units comprïsed the 

greatest amount of private dwellings in Centennial with 75.5% (1 1,075 units). 

Single-family dwellings were a distant second with 21.1% (3,085 units), and 

semi-detached homes (1.8%), row houses (1 .a%) and other single-detached 

homes and movable dwellings (0.3%) made up the remaining 3.4%, with only 

495 units (see figures 7 and 8 in appendix 2). 

Therefore, in Centennial the statistics from 1 981 to 1991 indicate that the 

number of single, semi and row housing units have al1 declined, while the 

nurnber of apartment units have increased substantially. Single-family 

dwellings, for example. decreased by only a few percentage points. while 

apartments more than doubled in size. This has resulted in the higher rent, 

lower ownership ratio that presently exists in the neighbourhood, and is 

correlated to Vie socio-economic constraints (low income and education levels, 

increased single parent families, etc.) that hinder Centennial residents. 

5.27 POE AND D W M G  UNIT CONDITIONS 

In Centennial, the age of the private and non-profit housing stock has shown 

great variation. While 46% of the private constnicaon in the area occurred 

before 1961, 54% of the housing was built frorn 1961 to the present. These 

figures were somewhat sirnilar to those of the non-profia dwelling units, where 

73% of the rental apartments were built after 1961, compared to 27% being 

constructed before 1962. The variation in this housing stock can best be 

explained by the dernolition of the old housing that was built before 1961 and 

the reconstruction of new homes in the 1970s and 1980s. The rebuilding of 



these new homes was the direct result of the Neighbourhood lrnprovement 

Progmrnm8s (NIPs) of aie 1970s and the Core Area Initiative (CAI) of the 1980s. 

The Neighbourhood lmprovement Programme in Centennial, for example, was 

directly responsible for the acquisition of thirty propetties (the rnajority of which 

were used for affordable housing) and was also involved in the delivery of the 

federai govemment's home repair programme, which was refened to as the 

Residential Rehabilitation Assistance Programme, or RRAP (City of Winnipeg - 
Department of Environmental Planning 1981, 27). Conversely, the Core Area 

lnitiative improved the quality, availability and affordability of housing in the 

Centennial neighbourhood through the creation of a number of housing 

impmvement programmes. These included the Core Area Home Renovation 

Programme (CAHRP), the Core Area Residential Upgrading and Maintenance 

Programme (CARUMP) and the Core Area Grant for Home Ownership 

(CAIGHO). All of these programmes not only improved the quality of howing in 

Centennial immensely, but altered the area's housing stock as well. As a result, 

the aging housing stock ended up being replaced by the newer public, private 

and non-profit dwelling unes that are found in Centennial today. 

These newer dwelling units are in tum, responsibie for the low percentage of 

housing considered to be in need of major repair in Centennial. At only 8.7%, 

this figure was the lowest of the four CMHC survey zones for dwelling unit 

condition, and was on even par wîth the percentage for the city as a whole. As 

for the remaining dwelling units, 70.3% were considered to be in need of 

regular maintenance, while 21% were classified as needing minor repairs (see 

figure 9 in appendiu 2). 

Lastly, the average value of a dwelling un& in Centennial was estimated to 

be $69,712, which was substantially less than the ciîy-wide average of $94,999 

(see figure 10 in appendix 2). This difference can Ikely be attributed to the 



area's smaller housing, increased crime rate and the inability of residents to 

obtain household insurance in the neighbourhood. These three factors have 

directly led to a negative effect occuning on the m a t s  housing value. 

As for renters, the average gloss rent in Centennial was W and 10.3% of 

these renters spent 30% or more of then household income on rent (Statisücs 

Canada 1994). This percentage was more than Nice that of Fort Rouge, and is 

representative of the high numben of renters in Centennial. along with the 

area's lower income and education levels. 



5.3 m E  THREE:,QLAND 

The Midland area is bounded on the south by the Assiniboine River, on the 

north by Notre Dame Avenue, Sherbrook and Osboume Streets to the east, and 

St. James Street to the west (see figure 13). Midland is the second largest of 

the four CMHC survey zones in terms of its population size. and its boundaries 

consist of the following census tracts as defined by Statistics Canada: 01 5.01 6, 

017,018,019, (]20,021,028,029,030, and 031. 

5 3 1  1 - A N D . A O E  D ~ s ~ ~ ~ B u ~ ~ o ~  
The population of Midland in 1981 was 43,965. This total increased to 

45,337 in 1986, but decreased by over 2,000 perrons to 42,990 in 1991. This 

represents a population percentage change of -2.3% for the 1981 to 1991 

period, but it is uncertain whether this trend will continue into the next century. 

Midland's population over the past two decades has sirnply fluctuated too 

wildly, making it difffcult to predict positive or negative population changes in 

the future. The most likely scenario, however. should see Midland continuing to 

experience a slight loss in population. 

When observing age and sex distribution, females constituted 51.2% of 

Midland, while males made up 48.8%. These figures were almost the sarne as 

the city-wide averages of 48.5% for males and 51.5% for females, making 

Midland quite stable in tenns of b sex distribution ratio. 

The largest percentage of population for Midland males was found in the age 

categories of 25-34 (23.3%) and 3549 (20%). while the largest population 

percentage for Midland females was also 25-34 (19.9%) and 35-49 (1 8.3%). As 

mentioned previously, the high percentages in these particular age groups 

were aîtributed ta the baby boom population, whose age group has grown more 



FIGURE 13: MIDLAND AREA 

Source: Statistics Canada, Profile of Census Tracts in W- 
Part 4. (Ottawa: Industry, Scknce and Tochnology Canada, 1994). 
1991 Census of Canada. Catalogue number 95-360. 



rapidly than any other age group in Winnipeg (Social Planning Council of 

Winnipeg 1994, 1). Finally, it is important to note that similar to the Fort Rouge 

and Centennial neighbourhoods, Midland had a female population aged 65+ 

(17.6%) mat was more than double the city-wide percentage as a whole. 

5.32 CENSUS F w  

In 1991, there were 9,940 census families h the Midland neighbourhood. Of 

this total, ?X8% were the traditional husband-wife family, while 22.2% were 

lone parent families (see figure 3 in appendix 2). This last figure was 6.8% 

below the city-wide pemntage, but was only the third highest in terrns of single 

parent families out of the four CMHC survey zones. Only Fort Rouge, at 17.9%, 

had a percentage that was lower. 

There was a total of 41,780 persons living in Midland. Of this total, only 

70.5% were family persons, while 29.5% were non-family persons. This latter 

figure was high when compared to Winnipeg's suburban neighbourhoods, but 

not as high when measured up to the rest of the inner-city. While it is not 

immediately apparent why, the remaining socio-economic characteristics 

should help to explain exactly what it is about Midland that makes it different 

from the Fort Rouge and Centennial neighbourhoods discussed previously. 

5.33 j N C O w  

The average income for Midland males and females 15+ can be found in 

figure 4, which is located in appendix 2. The twa income averages, while 

slightly higher than the average for the inner-city as a whole, were still 

thousands of dollars below the city-wide male and female averages for income. 

Midland males, for instance, made $6,466 less than Fort Rouge males, whose 

income totals were very close to the city-wide average for Winnipeg males. As 



a resuit, even though Midlands male and female income totals were the second 

highest of the four CMHC suwey zones. the area was definitely not a high 

income one. Lower incomes predominated, and this was tnie for not just the 

individual incomes, but the family and household incornes as well. 

The average famiiy income for Midland was $35,926, Mi le  the average 

household income was !631,773. These two amounts wefe much lower than the 

city-wide averages, and represented th8 third lowest family and household 

incomes of the four CMHC suwey zones (see figure 5 in appendix 2). 

5.34 ETHNlC ORlGlN 

Similar to Centennial, in Midland there was no one dominant ethnic group in 

the neighbourhood either. Instead, other single origins (32.4%) cornprised the 

rnajority of the area's population. This would seem to suggest that an above 

average number of immigrants were located in Midland, and its immigration 

levels proved this to be true. Between the period of 1981 to 1991, 5,365 

persons immigrated into the neighboumood from outside of Canada, making 

Midland an area with a higher level of immigration than even Centennial 

(Statistics Canada 1994). This was important to this study because the 

immigrants who move into the inner-city are more Iikely to have a lower level of 

education and have a greater chance of being unemployed than the rest of the 

general population (Social Planning Council of Winnipeg 1991, 5). Therefore, 

they are also more likely to have low incornes, resulting in the maiority of 

immigrants experiencing housing affordability problems as well. 

As for the remaining ethnic origins, people of British descent made up 19.8% 

of Midland's population, while people of Filipino origin comprised 16.6%. 

Aboriginals were next at 12.3% and German (8.6%), Ukrainian (5.6%), French 

(4.1 %) and Polish (1 .Th) orighs munded out the rest. 
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5.35 WUCATIOF( 

In Midland, 28.3% of the area's residents had a high school education 

without a certificate. while 10.5% completed the grades 9-12. Only 2.3% had 

graduated from trade school and 11.7% had a university degree. Conversely. 

17.4% of the area's population had an education that was below the grade nine 

level. This last figure was 6.6% higher than the cQ-wide percentage. while the 

Winnipeg average for people with a university degree was only 1.3% higher 

than the Midland percentage (see figure 14). This suggests a neighbourhood 

that falls somewhere in-between the higher education levels of the Fort Rouge 

area and the lower education levels of Centennial. 

FIGURE 14: EDUCATION LEVEL IN MIDLAND 

-- - 

Midland 

O Winnipeg 

Source: Statistics Canada, Profile of Census Tracts in Winnlpeq, 
Part 8. (Ottawa: Industry, Science and Technology Canada, 1994). 
1991 Censuo of Canada. Catalogue number 95-361. 



5.36 OCCUPIED PRIVATE AND NON-PROFIT DWEWNG UNIT S 

Midland contained a total of 18,185 occupied private dwelling units and 

1.1 87 nonproft rental units. The total for the non-proft unL was the second 

highest of the four CMHC sunrey zones, and the majority of these units were 

private non-profits. Of the private dwellings, 46.8% were ownersccupied, while 

53.2% were rented. Single-family homes comprised the greatest amount of 

private dwellings with 50.7% (0,215 units). Apartment units were a close 

second with 46.5%, or 8,435 units. Semi-detached homes (1.5%), row houses 

(0.8%) and other single-detached homes and movable dwellings (0.5%) made 

up the remaining 2.8%, with only 510 units (see figures 7 and 8 in appendix 2). 

Therefore, in Midland the housing numbers revealed that slightly more 

people rented than owned. This was much different from the city as a whole, 

where more residents owned their dwellings, and was even more different from 

the Centennial neighbourhood, where the oveiwhelming majonty (80%) rented. 

As a result, it can be concluded that the occupied private dwellings in Midland 

were evenly distributed between owned and rented, making the area's dwelling 

units dosest in similarity to the Fort Rouge neighbourhood discussed earlier. 

5.37 AG€ M D  R W N G  UNIT WNDITIONS 

More construction in Midland took place before 1961 than any other period. 

Dunng this time, 78% of the area's 18,185 private units were built, and this can 

be compared to the period of 1961 to 1991, where only 22% of Midland's 

dwelling units were constructed. These figures were almost completely 

opposite from the area's non-profit rental units, where only 32% of the 

apartments were built before 1962, compared to 68% being constructed after 

1962. As a result, the private dwelling uni& in Midland can best be described 

as being older in structure, while the majority of non-profit rental units are quite 



new. In fact, 32% of the area's 1,187 non-profit rental units were less than tan 

years old, making Midland an area in which a large amount of new non-profi 

construction has occuned during the past decade. 

mi le  an older housing stock does not necessarily suggest that the majority 

of a neighbourhoods dwelling units are in poor condition, or in need of some 

minor repain, it was definitely true in Midland, where 13.9% of the area's 

dwelling units were classified as being in need of major repair, and 28.5% were 

in need of minor repair (see figure 9 in appendix 2). These figures were the 

second highest of the four CMHC survey zones, with only Lord Selkirk having a 

higher number of dwelling units in need of major or minor repairs. It should also 

be noted that 57.6% of Midland's residents considered their dwellings to be in 

need of regular maintenance only. This percentage was 11% lower than 

Winnipeg's, and when combined with the percentages for major and minor 

repairs, proved that a good portion of Midlands housing stock was not only 

deteriorating, but in definite need of repair. 

Finally, the average value of a dwelling in Midland was estimated to be 

$76,075, which was almost $20,000 less than the city-wide average of $94,999 

(see figure 10 in appendix 2). As for renters, the average gross rent in Midland 

was $463 and 7.0% of these renters spent 30% or more of their household 

income on rent (Statistics Canada 1994). 



5.4 ZONE FOUR: LO-SELKIRK 

Lord Selkirk is bounded on the south by the LoganCPR rail Iine, on the north 

by Cornithers Avenue, the Red River on the east, and Keewatin Street to the 

west (see figure 15). Lord Selkirk is the large* of the four CMHC survey zones 

in tenns of population, and its boundaries consist of the following census tracts 

as defined by Statistics Canada: 034. 035, 036, 041, 042. 043, 044, 045, 046, 

047, 048, 049, 050.01, and 050.02. 

5.41 1 AND AG€ AND SEX DI-UTION 

The population of Lord Selkirk in 1981 was 47,693. This total increased 

marginally in 1986 to 47.755, but decreased by almost 2,000 persons to 45,920 

in 1991. This represents a population percentage change of -3.9% for the 

period of 1981 to 1991, and this trend will likely continue over the next few 

decades (City of Winnipeg Planning Department 1994). 

In the case of age and sex distribution, females constituted 51 -4% of Lord 

Selkirk, while males made up 48.6% of the area's total population. These two 

figures were almost identical to the city-wide percentages (51.5% for females 

and 48.5% for males), and made Lord Selkirk an area with a sex distribution 

ratio that was consistent with many of Winnipeg's other neighbourhoods. 

nie largest petcentage of population for Lord Selkirk males was found in the 

age categories of 25-34 (18.5%) and 35-49 (17.8%), while the largest 

percentages for Lord Selkirk females were 65+ (20.1%), 25-34 (16.6%) and 35- 

49 (16.6%). The increasing amount of males and females aged 2549 was 

attributed to the baby boom population, while the high proportions of females 

aged 65+ was the direct resuit of a city-wide eldeily population that increased 

23.6% between 1981 and 1991 (Social Planning Council of Winnipeg 1994. 1). 



Source: Statistics Canada, Profile of Cemua Traas in W 
part 4. (Ottawa: Industiy, Science and Technology C a n a d a m  
1991 Census of Canada. - Catalogue number 95.360. 



Finally, it is significant to note that Lord Selkirk had the largest percentage of 

children aged 0-14 (43.4%) out of al1 four CMHC survey zones. At 43.4%, the 

area had a young population that was ove? three times greater than Fort Rouge, 

and twice the sire of the city es a whole. 

5.42 CENSUS FAMI- 

There were 11,685 census families in the Lord Selkirk neighbourhood. Of 

this total. 74.6% were the traditional husband-wife family. while 25.4% were 

lone parent families (see figure 3 in appendix 2). This latter figure was 10% 

higher than the city-wide percentage, and it made Lord Selkirk the CMHC 

suwey zone with the second highest percentage of single parent families. Only 

Centennial, at 28.3%, was higher. 

There was a total of 44,825 persons living in Lord Selkirk. Of this totai, 

77.5% were family persons, while 22.5% were non-family persons. These 

figures were surprisingly close to the city-wide percentages of 82% for family 

persons and 18% for non-family persons. and seemed to suggest an area that 

was more similar to a Winnipeg suburb than an inner-city neighbourhood. This 

was most likely due to the high percentages of children aged fouiteen years or 

younger in Lord Selkirk, and resulted in a neighbourhood that was not only 

much younger in age than the other CMHC survey zones, but appeared to be 

more stable as well. This was a deceptive statement, however, because the 

higher percentages of family persons in Lord Selkirk did not necessarily mean 

that the area was more stable than the other neighbourhods. It simply meant 

that an increase in the proportion of family units was oocuning in the area. 



5.43 J N C O U  

The average income for Lord Selkirk males and females 15+ can be found in 

figure 4, which is located in appendix 2. The two dollar amounts were much 

lower than the city-wide average, rnaking the area the second poorest of the 

four CMHC suwey zones. Combine this with the high percmtages of single 

parent females in the area, and the result was a neighbouihood that is 

beginning to appear to be not as -le as initially indicated. 

The average family income for Lord Selkirk was $30,601, while the average 

household income was only $27,439 (ses figure 5 in appendix 2). These two 

amounts were substantially lower than the city-wide averages, and represented 

aie second lowest family and household incomes of the four CMHC survey 

zones, reaffinning Lord Selkirk's position as one of the poorest neighbourhoods 

in inner-city Winnipeg. 

5.44 ETHNIC ORlGlN 

The largest ethnic group in Lord Selkirk was of Ukrainian origin, comprising 

21 % of the area's population. Aboriginals were a close second at 20.1 % and 

this was 14.4% higher than the ciîy-wide percentage of only 5.7%. This meant 

thaï there were more Aburiginals living in the Lord Selkirk neighbouhood than 

anywhere else in the entire city of Winnipeg. Also, a large percentage of these 

Aboriginals were between the ages of 0-14, easily making Lord Selkirk the 

youngest of the four CMHC suwey zones in terms of its Aboriginal and non- 

Aboriginal population. 

As for the rest of the area's ethnic origin, other single origins made up 16.2% 

of the Lord Selkirk population, while British (14%), Filipino (9.6%) Polish (9%), 

and French (3.1%) origins rounded out the rest. 



5.45 E- 
In Lord Selkirk, 36.5% of the area's residents had a high school education 

without a certificate, while 10.4% completed the grades 9-12. A total of 2.5% 

graduated from trade school and only 4.6% had a university degree. This 

percentage was 8.4% lower than the city-wide percentage of la%, and it was 

also the lowest percentage by far of the four CMHC survey zones. ln fact, the 

Centennial neighbourhood, at 8.4%, was the only area that was remotely close 

to Lord Selkirk regarding residents with a university degree. 

Conversely, almost 23% of Lord Selkirk residents had a level of education 

that was below grade nine. This percentage was again the lowest of the four 

CMHC survey zones, and was 12.2% higher than the city-wide percentage of 

10.8% (see figure 16). 

Therefore, the percentages for the level of education in Lord Selkirk definitely 

indicated a neighbouhood with a below average level of education, making 

Lord Selkirk the least educated area of the four CMHC survey zones. 

5.46 OCCUPlED PRIVATE AND NON-PRWlT DWELLlNQ UNITS 

Lord Selkirk contained a total of 1 8,110 occupied private dwelling units and 

565 non-profit rental units. Of the private dwellings, 57.8% were owner- 

occupied, while 42.2% were rented. Single-detached homes comprised the 

greatest amount of private dwellings with 65.7% (1 1,895 units). Apartments 

were a distant second with only 24%. or 4,340 units. Row houses (5.5%), semi- 

detached homes (4%) and other single-detached houses and movable 

dwellings (0.8%) made up the remaining 10.3%, with only 1,870 units (see 

figures 7 and 8 in appendix 2). 



FIGURE 16: EDUCATION LEVEL IN LORD SELKIRK 
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Source: Statistics Canada, Profile of Census Tracts in W i n n h  
Part B. (Ottawa: Industry, Science and Tethnology Canada, 1994). 
1991 Census of Canada. Catalogue number 95-361. 

Therefore, in Lord Selkirk the numben clearly indicated that more people 

owned than rented. This was a key distinction because it makes Lord Selkirk 

the only area of the four CMHC suwey zones in which this trend was occumng. 

In Fort Rouge, Centennial and Midland, the majority of residents rented their 



own dwellings as opposed to owning them. Furthemore, more people in Lord 

Selkirk lived in single and semi-detached homes (69.7%) than any other 

neighbourhood in the inner-city. This was important because while the home 

ownership rate for the city of Winnipeg as a whole has stayed fairly constant for 

the past fifteen years, the home ownership rate for Lord Selkirk actually 

increased slightly over the 1981 to 1991 period (Social Planning Council of 

Winnipeg 1 991, 12). This high rate of home ownership was likely a result of the 

area trying to accommodate smaller families and single parent households, and 

could also be a result of the fact that the boundaries of part of this survey zone 

extend into areas that can be considered suburban. 

Of the non-proft rente1 units in Lord Selkirk, the majority were private non- 

profits (52%), while cosperatives (22%), public non-profits (19%) and urban 

native projeds (5%) made up the rest. Finally, it is interesting to note that at 

22%. there was a greater percentage of continuing CO-operatives in Lord 

Selkirk than any other inner-city neighbourhood. 

5.47 AG€ AND D U C ;  UNIT CONDlTlONS 

The majority of construction in Lord Selkirk occuned before 1961, where 

14,345 or 79.2% of the erea's 18.1 10 private dwelling units were built. This can 

be compared to the period of 1961 to 1991, when only 3,765, or 20.8% of Lord 

Selkirk's dwelling units were consmicted. These figures were very different 

from those of the non-profit dwelling units, where 80% of the rental apartments 

were built after 1975, compared to only 20% being constructed before 1975. As 

a result, similar to the Fort Rouge and Midland neighbourhoods discussed 

previously, the private dwelling units in Lord Selkirk were characterized as 

aging, while the vast majority of the non-profit rental units were quite new. In 

fact, 70% of the area's 565 non-profifi rental units were less than ten years old, 



making Lord Selkirk the CMHC survey zone with the highest percentage of new 

non profit construction. 

An older housing stock would seem to indicate that a good portion of Lord 

Selkirk% dwelling unHs were either in poor condition. or in need of some minor 

repairs. This was definitely true in Lord Selkirk. where 14.2% of the area's 

dwelling units were classified as being in need of major repair, and 29.5% were 

in need of minor repair (see figure 9 in appendk 2). The percentage for 

dwelling units in need of major repair was almost double the city-wide 

percentage, and it was also the highest of the four CMHC suwey zones. 

Simihrly. the percentage for dwelling unïts in need of minor repair was also the 

highest of the four survey areas, and it was 6.4% greater than the city-wide 

average. Finally, P should also be noted that 56.3% of Lord Selkirk's residents 

considered their dwellings to be in need of regular maintenance only. This 

percentage was 12.2% lower than Winnipeg's, and when combined with the 

percentages for major and minor repairs, proved that a good portion of Lord 

SelkirKs housing stock was in definite need of repair. 

Lastly, the average value of a dwelling unl  in Lord Selkirk was estimated to 

be $59.812. which was $35,187 less than the ciîy-wide average of $94,999, and 

represented the lowest average value of any home in the CMHC study area 

(see figure 1 0 in appendix 2). 

As for renters. the average rent in Lord Selkirk was $454 and 8.9% of these 

renters spent 30% or more of their household incorne on rent (Statistics Canada 

1994). This percentage was the second highest of the four CMHC survey 

zones, and was representative of the area's lower income levels and high rates 

of unemployment. 



5.5 COMPARATlVE NElGHBOlJRHOOD ANALYSlS 

After reporting the census data of the four CMHC survey zones. it should be 

immediately apparent that the four inner~city neighbourhoods al1 share similar 

housing and socio-economic characteristics. There are. however, major 

differences behneen the amas as well, and that is why il is important to do a 

comparative analysis of th8 Fort Rouge, Centennial. Midland and Lord Selkirk 

neighbourhoods. 

5.51 SLMILlrRiTIES NW DIFFWENCES 

There are a number of similariües and differences arnong the four CMHC 

suwey zones, and they include the following: 

1) Threesutsf-four study areas had a population site that was very similar. 

Midland (42,990) and Lord Selkirk were close to being equal, while Fort Rouge 

(39,390) was a few thousand away from Lord Selkirk's high of 45,920. 

Centennial, with a population of 31,725, was the study area with the lowest 

population. 

With respect to population percentage change, threeoutsf-four areas 

experienced a loss in population over the 1981 to 1991 period. Fort Rouge, 

Midland and Lord Selkirk al1 experienced a negative population percentage 

change over this tirne, ranging from a high of -4.6% (Fort Rouge) to a low of 

-2.3% (Midland). Centennial was the only CMHC study area that experienced a 

growth in population over the ten year period (+8.2%), making it the only survey 

zone with a population percentage change that was positive. 

In the case of age and gender distribution, al1 four CMHC survey zones had 

percentages that were remarkably similar. In al1 four areas, males aged 25-34 

and 3549 had the highest population percentages, while females aged 25-34 

and 65 years+ had the highest population percentages in al1 four areas as well. 



The high percentages of males and fernales aged 25-34 and 35-49 were 

attributed to the baby boom population, which is growing more rapidly than any 

other age group in the entire city of Wnrnipeg. Furthemore, the high 

proportions of females aged 65+ wem the direct resut of this age group being 

continually on the rise, increasing 23.6% between 1981 and 1991 (Social 

Planning Council of Wnrnipeg 1994, 1). 

Finaliy. it is important to note that threesut-of-four study amas had a very 

small percentage of males and females aged 0-14. This was not surprising 

considering that inner-city neighbourhoods are usually characterized as having 

an older population (Carter 1994, 2). What was surprising, however, is the fact 

that Lord Selkirk, (and to a lesser extent Midland) with 43.4% of its population 

aged 0-14, had a high percentage of young persons that was not only over 

three times the size of Fort Rouge, but was twice the size of the city as a whole. 

Therefore, the area's population can best be describeci as having an above 

average number of children, given its inner-city location. 

2) Threesut-of-four study areas experienced census family charactefistics 

that were very similar. Centennial (28.3%). Midland (22.2%) and Lord Selkirk 

(25.4%) al1 had lone parent family percentages that were well above the city- 

wide average of 15.4%, and husband-wife percentages that were well below 

the Winnipeg percentage of 84.6%. Only Fort Rouge had percentages that 

were equal in cornparison with the city-wide percentages. 

Three-outsf-four study areas also had family and non-family person 

percentages that were very similar. Fort Rouge, Centennial and Midland al1 had 

non-family person percentages that were higher than the city-wide percentage. 

These figures were also very high when compared to Winnipeg's suburban 

neighbourhoods, where only small fractions of the areas population consist of 

non-family persons- Therefore, the higher percentages of non-family persons 



and lone parent families and the smaller percentages of children aged fourteen 

and under in Fort Rouge, Centennial and Midland, suggest that a steady 

decline in the proportion of family units was occurring in these three areas 

(Charette 1993, 15). 

Conversely, the Lord SelW neighbourhood had a high percentage of family 

persons and this would seem to indicate that the area was more stable than one 

would nonnally expect for an inner-city neighbourhood. This is a very deceptive 

statement to make, however, because the higher percentages of family persons 

in Lord Selkirk did not necessarily mean that the area was more stable than the 

other three neighboumoods. It sirnply meant that an increase in aie propoition 

of family units was occurring in the area, and this was a result of Lord Selkirk 

having the highest percentage of children aged foutteen years and younger out 

of the four CMHC suwey zones. 

3) When comparing average incomes, two of the CMHC suivey zones had 

incomes that were well below the city-wide averages, while the other two had 

incomes that were only slightly less than the Winnipeg average for incomes. 

Centennial and Lord Selkirk, for example, had male and female incomes that 

were substantially lower than the city as a whole, and represented the lowest 

male and female income totals of the four CMHC suwey zones. Similarly, the 

average family and household incomes for the two neighbourhoods were lower 

than the city averages as well. makhg Centennial and Lord Selkirk the poorest 

of the four study areas. 

While Fort Rouge and Midland's male and female average incomes were 

higher than Centennial and Lord Selkirk's, they were still well below the city- 

wide averages for income. Therefore, although these two neighbourhoods 

appeared to be much wealthier than Centennial and Lord Selkirk, they were 

definitely not high income areas. Lower incomes predominated in al1 of the 



study areas except Fort Rouge, and this was tnie for not just the individual 

incomes, but the family and household incomes as well. 

4) In the case of ethnic origin, the four CMHC survey zones showed some 

similarities. In both Centennial and Midland there was no one dominant ethnic 

group, but rather a number of different groups of varying ethnic orïgin. This 

seemed to suggest that an above average number of immigrants were situated 

in these two neighbourhoods, and their high immigration levels prove this to be 

accurate. This was important because the immigrants who move into the inner- 

city are more likely to have a lower level of education and have a greater 

chance of being unemployed than the rest of the city (Social Planning Council 

of Winnipeg 1994). As a result, they are also more likely to have low incomes, 

resulting in a large number of immigrants requiring affordable housing to meet 

their shelter needs. 

The Centennial and Lord Selkirk neighbourhoods were also similai in that 

Aboriginals made up a very large percentage of their populations. In 

Centennial, for example, 16.7% of the population were Aboriginals, while in 

Lord Selkirk, 20.1 % were of Aboriginal origin. This meant that there were more 

Aboriginals in these two areas than anywhere else in the entire city of 

Winnipeg, and this is important because since more than three Aboriginal 

households out of five have difficuîty meeting their shelter costs, they are a 

segment of the population that is usually in need of affordable public or non- 

profit housing (Social Planning Council of Winnipeg 1 991 , 6). 

Lastly, the only area different from the three mentioned above was Fort 

Rouge. In Fort Rouge, the largest ethnic group was British, comprising 34.5% of 

the area's population. Aboriginals made up only 4.8% of the neighbourhoods 

residents, and immigration levels were nowhere near the totals of Centennial 



and Midland. Therefore, in terms of ethnicity, Fort Rouge had more in common 

with the &y-wide percentages than its three CMHC suivey zone counterparts. 

5) Three out of the four study areas experienced education levels that were 

very similat. Centennial. Midland and Lord Selkirk al1 had levels of education 

that were below average when compared to the rest of the city. In Centennial, 

for example, 21 3% of the area's residents had an education that was below the 

grade nine level, compared to the &y-wide percentage of only 10.8%. In Lord 

Selkirk, the percentage was 22.8% and in Midland it was 17.4%. Conversely, 

the three areas' percentages of residents with a university degree were well 

below the city-wide average as well. In Centennial, only 8.5% of the residents 

had a university degree, while in Midland the percentage was 11.7%. Lord 

Selkirk had the lowest percentage of university graduates (4.6%). and when 

combined with the high percentage of residents with a level of education below 

grade nine, made the area the least educated of the four CMHC survey zones. 

The only area that was completely opposite from the above three was Fort 

Rouge. In Fort Rouge, the percentage of residents with an education below 

grade nine (8.3%) was lower than the city-wide percentage of 10.8%, while the 

percentage of residents with a univenity degree (21.7%) was well above the 

city-wide percentage as well. This suggested a neighbourhood with an above 

average level of education. and made Fort Rouge the most educated area of the 

four CMHC survey zones. 

6) When analyzing the four areas occupied private and non-profit dwellings, 

a number of similarities were noticeable. First, more people rented than owned 

in three out of the four neighbourhoods. Only in Lord Selkirk, where 57.8% 

owned and 42.2% rented, was the percentage of owners greater than the 

percentage of renters. Second, apactrnent unes were the dominant dwelling 

type in Fort Rouge (58.2%) and Centennial (75.5%), while single-detached 



homes were the majority in Midland (50.7%) and Lord Selkirk (65.7%). Finally, 

while the total nurnber of occupied private dwellings in Centennial were found 

to be the lowest of the four CMHC survey zones, the number of non-profit rental 

units in Centennial (2,323) was higher than any of the other neighbourhoods. 

Public and private non-profits made up the majority of these units, Mile private 

non-profits made up the majority in Fort Rouge, Midland and Lord Selkirk. 

7) After analyzing the dwelling unit conditions of the four CMHC sunrey 

zones, a number of similarities and differences were detected once again. First, 

in three out of the four areas, the majority of the private rental units were 

constructed before 1961. Fort Rouge (60.1%), Midland (78%) and Lord Selkirk 

(79.2%) al1 had more construction take place during this period than any other, 

resulting in an older rental housing stock. Centennial was the only area where 

more private construction had occurred from 1961 to the present (54%) than 

any other. Conversely, the majority of non-profit rental apartments in al1 four 

CMHC survey zones had been built after 1975. Therefore, the private dwelling 

units in the four study areas can best be characterized as being older units that 

were in many instances in need of sone major or minor repair, while the vast 

majority of the non profit rental units were quite new. 

Second, the percentage of private dwelling units in need of major repair was 

much higher than the city-wide average in all four CMHC study areas. This is 

not surprising when you take into account the large percentages of older 

apartment units mentioned above. What is surprising, however, is that only 

8.7% of the private dwelling units in Centennial wem in need of major repair. 

With such a large percentage of apartment units constructed before 1961, one 

would expect that the nurnbers of units in need of major repair would be as high 

as Midland or Lord Selkirk. They are not, and this was most likely because the 

Neighbourhood lmprovement Programmes of the 1970s, and the Core Area 



Initiative of the 1 9 8 0 ~ ~  resuîted in the dernolition of the old housing that was built 

before 1961, and led to the reconstruction of the new homes that are found 

there today (see sdon 5.27). 

Finally, the average dwelling value was substantially lower than the city-wide 

average in three of the four CMHC survey zones. In Centennial, Midland and 

Lord Selkirk, the average value of a home was $25,000 legs in two of the areas 

and $19,000 l e s  in the other. Only Fort Rouge, with an average dwelling value 

of $88,313 was remotely close to the Winnipeg average of $94,999 (Statistics 

Canada 1994). 

As for renters, Fort Rouge residents paid the hîghest rent ($524). but only 

5.2% of them spent 30% or more of their income on rent. Centennial residents, 

on the other hand, paid the lowest rent ($444), but 10.3%, or almost twice the 

amount of Fort Rouge, spent more than 30% of their income for rent (Statistics 

Canada 1991). Midland and Lord Selkirk% percentages were doser to 

Centennial than Fort Rouge, and these figures were representative of the three 

areas' lower income and education levels. More importantly, the proportion of 

renter households paying more than 30% of their income on shelter increased 

from 29% to 38% between 1981 and 1986 (Social Planning Council of 

Winnipeg 1991, 12). The percentage continued to increase into the mid 1990s, 

and has led to the growing housing affordability problem we find ourselves in 

today. 

5.6 S U W R Y  AND COh&LUSIONS 

The findings from the Winnipeg inner-city neighboumood analysis has 

undoubtedly shown that the four CMHC study areas (Fort Rouge, Centennial, 

Midland and Lord Selkirk) a l  share similar dwelling characteristics There are, 

however, some major socio-economic differences between the Fort Rouge 



neighbourhood and the three remaining study areas. They include the 

following: 1) the percentage of !one parent families in Fort Rouge are much 

lower than the percentages for Centennial, Midland and Lord Selkirk, 

suggesting a neighbourhood that is relatively staMe; 2) the income averages 

are much higher, making Fort Rouge the wealthiest of the four study areas; and 

3) the education level is considerably higher, making Fort Rouge the most 

educated area of the four CMHC survey zones as well. In spite of al1 these 

differences, however, the dwelling characteristics remain vety similar. This is 

important because the information that has just been analyzed can now provide 

the basis for the detailed cornparison between the private and non-profit inner- 

city rental markets that will take place next in chapter six. 



CHAPTER SIX 

AN ANALYSIS OF THE PRlVATE AND NON-PROFIT RENTAL 
MARKETS IN INNER-CITY WINNIPEG 

6.0 lNf RODUCTION 

Although there seems to be an abundance of information on Winnipeg's 

private rental market, prior research has shown that little has been written on 

the city's inner-city non-profit rental market. This chapter will attempt to provide 

a detailed analysis of the non-profit rental market, and compare it to the private 

rental market in inner-city Winnipeg. Federally subsidized public housing units 

will not be included in this comparison. 

A number of variables will be used to make these comparisons, and they 

include the following: 1) the vacancy rates by the type of dwelling unit (Le. 

apartment or row/town house), th8 number of bedrooms and sire of project; 2) 

the age distribution of private and non-profit dwellings; and 3) the average 

market rents. 

Once these variables have been thoroughly examined, the research findings 

will then determine how compatible the private and non-profit secton really are. 

If the vacancy rates in the four inner-city neighbourhoods, for example, are 

found to be high in the private, for-profii rental sector and low in the non-profit 

rental sector. it will likely suggest that there is too much consumer choice in the 

private rental market and not enough choice in the non-profit rental market. 

One presumption that could be made from this involves the formation of housing 

partnerships between the two sectors, and if this is found to be true, it will be 

recornmended that privatelnon-proft housing partnerships be established in 

inner-city Winnipeg. 



6.1 STUDY AREA 

For the purposes of this practicum. the inner-city study area consists of four 

census-based CMHC survey zones and they include; 1) zone one: Fort Rouge. 

2) zone two: Centennial, 3) zone three: Midland, and 4) zone four: Lord Selkirk 

(see figure 17). Although the boundaries of a few of the census tracts in these 

zones extend beyond the area that is usually defined as the inner-city (see 

McLernore et al 1975). they will be used in this pracHcum in order to give a 

better representation of the private and nonproffi rental stock in these areas. 

Therefore, in this chapter, inner-city Winnipeg will be defined geographically by 

using Statistics Canada census tracts and socially as the socio-economic 

problems (see chapter file) that lead to inner city change.' 

6.2 bEFlNlTlONS 

As mentioned previously. the third sector refers to locally sponsored 

community-based organizations and self-help groups created outside the initiative 

of the public sector, and non-govemmental organizations that at one time were 

reliant on some fom of govemment funding. In addition, third sector housing 

typically includes three types of non-p rofts, and the y include public, or municipal 

non-profits, private non-profits and continuing cwperatives. 

Municipal non-profits are developed by one of the three levels of govemment to 

produce and help manage non-proft housing. Private non-profits are, in most 

cases, community sponsored groups that usually take the form of church 

organizations and charity groups, and operate on a not-forgrofit basis. Finally, 

continuing cooperatives are a non-equity fonn of home ownership in which the 

According to mis deffnioon, the h m  aty L th. olb centrai a m  of a CMA induâing th. Centrai Business 
û i i r i c t  (CBD) and a ~irnwnding band of mature rssidscitial districts, usdty d pre-war stock (Brown and 
Burke 1979,l-2). WhiIe the age of this bushg stock appeam to ôe aie main criteriori for deflning the inner 
city, other ~ n o r n i c  variabkm within aie censris tracts are very important as well (Ufoegbune 1993, 
9). 



FIGURE 17: WINNIPEG CMHC SURVEY ZONES 

Source: CMHC, Manit~Ba Renël Market R e ~ o r t  - October 1995. 
(Winnipeg: Market Analysis Department), 1 995. 

Repriiited with the permission of CMHC. 



housing produced is collectively owned by the residents, who then become both 

owners and renten at the m e  time (Dner and Hulchanski 1993,56). 

Privately-initiated, for-profit unls, on the other hand, are rental structures 

constructed without any direct funding from either the provincial or federal 

govemments. For the purposes of this report, private rental units will be divided 

into two different dwelling types; apartments and rowhown houses. According to 

CMHC's 1995 rental market report, 'an apaitment is a self-contained dwelling unit 

situated above or below one or more other units with which it may share common 

hallways and access to the outside.' Conversely, a rowhown house is a 'ground- 

oriented dwelling un l  attached to two or more similar units so that the resulting 

row structure contains airee or more units' (CMHC Manitoba Rental Market Report 

1995, 30). 

6.3 PESEARCH ANALYSIS AND FINDINOS 

In analyzing the private and non-profit rental markets, four variables will be 

used to compare and contrast the two. They include the following: 1) the vacancy 

rates by the type of dwelling unit, the number of bedrooms and size of project; 2) 

the age distribution of dwelling units; 3) the average market rents and 4) the 

project type (see appendix 3).2 

6.31 WCANCY RATE 

As a rule, a vacancy rate reaching 3% nonnally provides renten with a 

reasonable choice in the housing market. When rates fall well below the 3% level, 

consumer choice is Iimited and new rental construction should be considered 

(CMHC Manitoba Rental Market Report 1995,2). Conversely, when vacancy rates 

Ail privatdy initiated for-profit va- ratas. age dirtiiutions and ientai rates were takm fmm CMHCs 
1 995 Manitoba Rerital Market Report. 



exceed 5% for an extended tirne. consumer choice improves, but new rental 

construction is discouraged (CMHC Manitoba Rental Market Report 1995, 2). 

How do the vacancy rates of Winnipeg's private and nonprofit rental markets 

compare to the given trends mentioned above? 

6.311 Z O N E : O R T  ROUQE 

The vacancy rate for privately-initiated for-profit rental apartments in the Fort 

Rouge neighbourhood is 3.8%.3 This represents a decline of 0.4% from October 

1994 when the vacancy rate was 4.2% (see table 4).4 

The vacancy rate for rowhown houses in the area W zero. This is because there 

are only 21 units of private row housing in Fort Rouge and none are vacant. It is 

important to note. however, that rowjtown houses only make up less than one 

percent of the rental universe in Fort Rouge. 

In the case of bedroom type, 93% of the private apartment structures in Fort 

Rouge are either one or two-bedrooms. Bachelor suites and three-bedroom 

apartments make up the remaining 7%. and the vacancy rates of each type are as 

follows: 1) The vacancy rate for bachelor suites is 5.7%, and they make up 4% of 

the apartment structures in Fort Rouge. 2) The vacancy rate for one-bedroom 

apartments is 4.2% and they make up 53% of the area's dwelling units. 3) The 

vacancy rate for two-bedroom apartments is 3.1% and they consist of 40% of the 

area's apartment structures. 4) The vacancy rate for three-bedroom apartments is 

1.5% and they make up 3% of the dwelling units in Fort Rouge (see table 5). 

Prhratdy initieted for-profit mnlJ aparbnents do not indude prhraîe nonprofits or conünuing co- 
operaüves. 

Al1 tables in th& chapbr are located hi appmdi'i 4. 



Finaliy, in Fort Rouge the highest vacancy rates (4.1 %) are found in apartment 

structures 20-49 units in size. Mile the lowest vacancy rates occur in aparhnents 

that have 100-1 99 units (3.4%) (see table 6). 

The vacancy rate for non-profit rental apartments in Fort Rouge is 2.0%, while 

the vacancy rate for rowftown houses is zero. This is because there are only 6 

units of non-profit row housing in Fort Rouge, accounting for less than 1% of the 

non-profit rental universe in the area (see table 3. 
Conceming bedmm type, 90% of the non-profit rentai structures in Fort Rouge 

are bachelor suites and one bedroom units, while the remaining 10% consist of 

two and three bedroom aparbnents respectively. The vacancy rate for bachelor 

suites is 5.4%. and they make up 33% of the apartment structures in the 

neighbourhood. The vacancy rate for one-bedroom apartments is 0.2% and they 

consist of 56% of the area's dwelling structures. The vacancy rate for two- 

bedroom apartments is 1.5% and they make up 9% of the aparlment structures in 

Fort Rouge. The vacancy rate for three-bedroom apartments is zero, but it is 

important to note that they only make up 2% of the dwelling units in the 

neighbourhood (see tables 8 and 9). 

Finally, in Fort Rouge the highest vacancies (4.1%) are found in apartment 

structures 20-99 units in size, while the lowest vacancy rates are found in 

apartments 100-1 99 units (3.4%). 

Overall, the vacancy rates of both the privately-initiated rental market and the 

non-profit rental market are very comparable in Foit Rouge. The two markets have 

only small pockets of row housing, accounting for less than one percent of the 

area's rental universe, and resuîting in a vacancy rate of zero. In both sectors, 

one-bedroom apartments are the most prevalent room type and the lowest 

vacancies are found in apartment structures 100-199 units in size. There is one 

major difference between the No, however, and it is that the vacancy rate for non- 



profit rentai apartments (2.0%) is 1.8% lower than that of the private sector (3.8%). 

As a result, M Fort Rouge consumer choice for low incorne renters is limited. This 

is not surprising when you consider that Fort Rouge has always been a very 

strong private sector market. It has the second highest total of forprofit apartment 

units out of the four downtown zones, and it is not likely that additional non-profit 

units will be constructecl in this area anytime soon.5 

6.312 ZONE TWO: CENTENNW 

The vacancy rate for privately-initiated rental apartments in the Centennial 

neighbouhood is 7.3%. This represents a decline of 2.5% from October 1994, 

and it marks the largest drop in vacancies out of the four CMHC survey zones (see 

table 4). 

The vacancy rate for row/town houses in the area has not been included in this 

analysis because there are only 10 unls of row housing in Centennial, making up 

a minute 0.2% of the area's rental universe. Therefore, it can be concluded that 

there are not enough units of row/town housing in Centennial to establish an 

accurate vacancy rate that does not distort the expected results. 

In the case of bedroom type, 54% of the privately-initiated rental units in 

Centennial are one-bedroom, with a vacancy rate of 7.6%. Two-bedroom 

apartments are next at 29%, and they have the lowest vacancy rate of the four unit 

types (6.4%). Bachelor suites make up 15% of the apartment units in the area and 

they have a vacancy rate of 7.5%. Threabedroom apartments comprise the 

remaining 2%, and they have the highest vacancies out of al1 four unit types (13%) 

(see table 5). 

5 ~ e l p r t m r r p m ( i l m t i l u n i t a u t m ~ h ~ o i i ~ a i g e t o a < ~ h 1 9 a 1 .  lhiscanbe 
campared to the Ceritennial, M i i  and Lord Selkirîc neighboufhoods, whrch have aU had new nmpmfit 
units constNcted in the 1996s. 



Finally, in Centennial the highest vacancy rates (19%) are found in apartment 

structures 3-5 units in sire, while the lowest vacancy rates occur in apartrnents that 

have 2W+ u n b  (4.7%) (see table 6). 

Before analyzing the vacancy rates of the nonprofi rental market in 

Centennial, it is important to Crst note that the area's vacancy rate is being 

unnecessarily inflated by an apartment located on 185 Smith Street. The building 

is an outdated public non-profit seniors complex nin by Manitoba Housing 

Authority, and it consists of 373 units (mainly bachelor suites) of which 104 are 

vacant. As a result of these vacancies, this one apartment structure alone has 

ended up inflating Centennial's vacancy rate by 3.7%. Therefore, the figures 

throughout the rest of this chapter that are shown in parentheses represent the 

vacancy rates of Centennial and the iner-city without the inclusion of the above 

mentioned apartment structure. 

The vacancy rate for non-profit rental apartments in Centennial is 8.8% (5.1 %), 

making it the census zone with the highest vacancy rate in the entire inner-city. 

This is largely because the Centennial neighbourhood is home to almost 50% of 

the nonprofit rental apartments that are situated in inner-city Winnipeg. Hence, 

the greater the number of rental units in a given zone, the greater the likelihood of 

the area's vacancy rate being that much higher as well. It should also be noted 

that Centennial has the oldest average building age of the four inner-city suivey 

zones (1955). providing another valid reason why the vacancy rate is much 

greater in Centennial compared to the other thme amas. 

The vacancy rate for rowhwn houses in the area is quite high as well. While 

there are only 34 units of row housing in Centennial, 7 units are vacant, resulting 

in a vacancy rate that is over 20%. For cornparisons sake, the census zone with 

the next highest inner-city rowhown house vacancy rate is Lord Selkirk at only 



7.2%. Therefore, the figures seem to indicate that Centennial is one of the more 

problematic nonprofit rental areas in the inner cRy. 

It should corne as no surprise then that the same trends follow when looking at 

the vacancy rates by bedroom type. For bachelor suites, for exemple, the vacancy 

rate b 14.4% (5.6%), accounting for 39% of the apartment structures in the 

neighbourhood. The vacancy rate for one-bedroom apartments, on the other 

hand, k only 3.6% (2.7%). While they only make up 25% of the areas dwelling 

structures, one-bedroom apartments in Centennial have the lowest vacancy rate 

of the five-bedroom types. From two-bedrooms on, however, the vacancy rate 

begins to progressively rise. The vacancy rate for (wo-bedroom apartments, for 

instance, is 5.9%, and they account for 28% of the apartment units in Centennial. 

The vacancy rate for three-bedroom apaitments is 7.2% and they consist of 7% of 

the neighbourhoods dwelling structures. Finally, the vacancy rate for four- 

bedroom apartments is 9.1%, but there are only 11 apartment units, accounting for 

less than 1 % of the area's apartrnent structures (see table 8). 

Lastly, in Centennial the highest vacancies (21.3%) are found in apaitment 

structures 6-1 9 units in size, while the lowest vacancy rates are found in 

apartrnents 100-1 99 units (3.1%). Apattment structures 6-19 units in size make up 

18% of the rentals in the area, while structures 100-199 units in size 

accommodate 24%. 

Overall, the vacancy rates of the privately-inliated rental market and the non- 

profit rental market both exceed the 5% rule for vacancies in Centennial (7.3% for 

the private sector and 8.8% (5.1%) for the nonprofit sector). As a result. while 

consumers have plenty of choice, new housing construction is severely 

discouraged. This is particularly tnie in the non-profit sector where new rental 

apartments have not been constnicted in the Centennial neighboumood since 

1 990. As a comparison, both Midland and Lord Selkirk have had over 40 units of 



rental apartments constnicted between the years 1994 and 1995. Similarly, the 

private sector has not built an apartment in the area since 1991 when a four story, 

25 unit cornplex was put up on Ellen Street. Therefore, it is recommended that no 

new apartment buildings be constnicted in the area until the present vacancy 

problem is deait with first. A potential solution could involve the private and non- 

profit sectors fomiing some type of rental partnership in a number of the more 

troublesome buildings in Centennial. The likelihood of partnerships will be dealt 

with in greater detail later in the chapter. 

As for the remaining vacancy categories. the vacancy rates by bedroom type 

are almost al1 above the 5% level in both the private and non-profit sectors. The 

biggest difference between the two, however, is that the pereentage of bedroom 

types is more evenly dispersed in the non-profit sector. In the private sector, 83% 

of the a p a m n t  structures in Centennial are eïther one or two-bedroom suites, 

while in the non-proft sector no bedroom type rates higher than 39%. This is not 

surprising when you take into consideration that one and two-bedroom private 

units make up almost 90% of Winnipeg's private, for-profit rental market (CMHC 

Manitoba Rental Market Report 1995.3). Therefore, the percentages clearly prove 

that the bedroom types in the non-profii rental sector show greater variation than 

those in the for-profit sector. 

Finally, it is worthy to note that while the vacancy rate for non-profit rental 

apartments in Centennial is by fa? the highest of aie four CMHC survey zones in 

the innercity, in the private sector it is the second lowest. While it is not known 

exactly why this trend is accuning, by analyzing the final two study areas, it should 

provide a bette? answer as to why this trend is taking place. 



6.313 ZONE THREE: MIWNC) 

The vacancy rate for privately-initiated rental aparbnents in the Midland 

neighbouhood is 8.7%. This represents a declnie of 1.3% from October 1994 

when the vacancy rate was 10% (see table 4). 

The vacancy rate for rowitown homes in the area is 6.4%. There are 47 units of 

this type of housing in Midland. and there are more units hem than in any of the 

other three CMHC suivey zones. 

In the case of bedroom type, 58% of the private apartment structures in Midland 

are one-bedroom units, accounting for a vacancy rate of 9.1%. Two-bedroom 

apartments are next in size at 23% and they have a vacancy rate of 8.7%. 

Bachelor suites make up 18% of the area's apartment structures, and with a 

vacancy rate of 6.2% represent the lowest vacancy rate of the four-bedroom types. 

Three-bedroom apartments make up the remaining 1% and they have the highest 

vacancy rate (22%) of any bedroom type in the entire inner-city (see table 5). It 

should be noted, however, that with only 16 units of three-bedroom apartments in 

the entire area, the sarnple is not large enough to provide Midland with a reliable 

vacancy rate. Additional units would be needed to give the areats vacancies a 

more accurate reading. 

Finally, in Midland the highest vacancy rates (13.4%) are found in apartment 

structures 50-99 units in size, while the lowest vacancy rates occur in apartments 

that have 20-49 units (7.5%) (see table 6). 

The vacancy rate for non-profit rental apartments in Midland is 1.6%, which is 

the lowest rate out of the four CMHC suwey zones (see table 7). As a result, 

consumer choice for non-profit rental houslng b severely limited, and new rental 

construction. or housing pamienhips with the private sector, should seriously be 

considered. The last new project that was built in the neighbouhood was a 25 



unit row house in 1994, and when this îs combined with the area's low vacancy 

rates, it seems that addiional non-profit rental housing is required. 

The vacancy rate for row/tow11 houses in the area is the highest out of al1 the 

different vacancy categories for Midland k ing  looked at in this anafysis. At 5.3%' 

there are more vacancies in row houses than any other type of dwelling structure 

in Midland. But since row houses only comprise 3% of the rental units in the 

neighbourhood, they do not have much of an affect on the vacancy rate of the 

entire rental universe (1.6%). 

In the case of bedroom type, 47% of the non-profit rental apartments in Midland 

are one-bedroom units, and their vacancy rate îs a minute 0.7%. This figure 

represents the lowest percentage for one-bedroom apartments throughout the 

Inner-city. The vacancy rate for bachelor suites îs 1.7%, and they consist of 25% 

of the apartment structures in the neighbourhood. Two-bedroom aparhnents are 

next at 19%, and they have a vacancy rate of 3.7%, the highest vacancy rate of 

any of the five bedroom types in Midland. Three-bedroom apartments have a 

vacancy rate of 1.2% and they make up only 8% of the rental aparânents in the 

area. Four-bedroorn units account for the remaining 1% of the apartment 

structures. and they have no vacancies. There are, however, only 13 units of this 

type of rental housing in the Midland area. As a result, additîonal units would be 

needed to give the neighbourhood's vacancies a more accurate readîng (see 

tables 8 and 9). 

Finally, in Midland the highest vacancies (7.7%) are found in dwelling 

structures 3-5 units in size, while the lowest vacancies are sihiated in apartment 

structures 100-199 and 200+ units in size. In both of these cases, there are no 

vacancies, regulting in a vacancy rate of zero. 

Overall, the vacancy rates of both the privately-initiated rental market and the 

non-profit rental market in Midland are extremely different. In fact, the difference in 



vacancies between the two is a staggering 7.1% (8.7% for the private sector 

compared to 1.6% for the non-profit sector). This is without a doubt the widest gap 

in vacancies between any of the four CMHC suwey zones, and this gap is not only 

restricted to the apartment vacancy rate, but the vacancies of al1 four individual 

bedroom types as well. One-bedroom vacancies, for example, are 9.1% in the 

private sector, but only 0.7% in the non-profit sector. Similady, the vacancy rate 

for bachelor suites in the private rental market is 6.2%, Mile the nonprofit rental 

market is only 1.7% (see tables 5 and 8). Therefore, it is obvious that the Midland 

area is finding itself in a situation where there is too much rental aparhnent choice 

in the private sector and not enough choice in the non-profit sector. There has to 

be a logical reason as to why this difference is so much greater in this particular 

neighbourhood than the two discussed previously. One reason could have to due 

with the fact that excessive vacancies in some of the area's problem buildings are 

likely causing distortions in the data analysis. The research that has been 

accumulated to this point. however, has not provided me with a concret8 answer 

that proves this statement to be completely accurate. As a resuit, further study is 

necessa ry. 

It should be noted that there are a few sirnilarities between the private and non- 

profit sectors in Midland and they are as follows. The vacancy rate for rowltown 

housing is quite similar between the two. At 6.4% and 5.3% respectively, both 

rates are above the general 5% b e l ,  meaning there is not a need for more 

rowltown housing in the area. Also, one-bedroom apartments are by the far the 

most prevalent type in both sectors, accounting for 58% of the units in the private 

sector and 47% in the non-profit sector. 

Overall, the Midland area is by far the most relevant of the four CMHC survey 

zones with respect to the proposed formation of privatelnon-profit housing 

partnerships. This is an idea will be expanded upon furaier in chapter seven. 



6.314 ZONE F 0 U R : S W l R K  

The vacency rate for privately-initiated for-profit rental apamnents in the Lord 

Selkirk neighbouhood is 9.0%. This represents an increase of 1 -5% from October 

1994 when the vacancy rate was only 7.5% (see table 4). It is also important to 

note that Lord Selkirk is the only CMHC suwey zone out of the four to have its 

vacancy rate increase over the one-year period. The remaining three al1 showed 

a vacancy rate dedine of at l e m  0.4%. 

The vacancy rate for rowhown houses ni the area has not been included in this 

report because there are not enough units of rowltown housing to establish an 

accurate vacancy rate that does not skew any of the expected resub. It can be 

confinned. however, that vacancies in the downtown area as a whole foi private 

rental apartments have been on the decline. with average rents remaining 

unchanged (CMHC Manitoba Rental Market Report 1995,18). 

In the case of bedroom type, 90% of the private apartrnent structures in Lord 

Selkirk are either one or two-bedrooms. Bachelor suites and three-bedroorn 

apartments make up the remaining 10%. and the vacancy rates of each type are 

as follows: 1) The vacancy rate for bachelor suites is 5.9% and they make up 6% 

of the aparbnent structures in Lord Selkirk; 2) The vacancy rate for onebedroom 

apartments is 8.7% and they make up 53% of the area's dwelling units; 3) The 

vacancy rate for two-bedroom apartrnents is 9.6% and they consist of 37% of the 

area's apartment structures; and 4) The vacancy rate for the-bedroom 

apartrnents has been suppressed in order to protect confidentiality, but they make 

up 4% of the dwelling units in Lord Selkirk. What is most notewotthy, however, is 

that the highest vacancies are found in the two-bedroom types that are most 

prevalent in Lord Selkirk, while the lowest vacancies occur in the bedroom types 

that are least prevalent. While this pattern may seem logical, it is not one that has 

been followed by two of the remaining three census zones. In both Fort Rouge 



and Centennial, the higher vacancies were found in the bedroom types whose 

percentages were smaller, not larger. Therefore, it seems that in Lord Selkirk 

bachelor suites and three-bedroom apartments are more popular here than in any 

other census zone (see table 5). 

Fhally, in Lord Selkirk the highest vacancies are found in rental structures 3-5 

units in size (12.2%), while the lowest vacancies are found in structures 6-1 9 units 

in size (9.1 %) (see table 6). 

The vacancy rate for non-profit rental apartments in Lord Selkirk is 2.0%, a full 

percentage point below the 3% general safety level for vacancies (see table 7). 

As a result, consumer choice for low-income renters is limited and new housing 

construction, or privatehon-profit housing partnerships should be considered. 

The last new rental structure that was constructed in the neighbourhood was built 

in 1994, and it was a 25 unit row house on Watson Street. Although there has not 

been any additional units built here since then, Lord Selkirk is Hill the most active 

of the four inner-city census zones when it cornes to the construction of non-profit 

rental housing. Its average age structure is younger than any of the three other 

areas, and more new rental housing has been constructed here in the past 10 

yean than al1 of the CMHC survey zones, with the exception of Centennial. 

The vacancy rate for rowjtown houses in the area is the second highest for non- 

profit rental unls in the inner-&y. At 7.2%, there are more vacant row house units 

in Lord Selkirk than anywhere else except Centennial. In fact, 39% of al1 dwelling 

structures in Lord Selkirk are rowltown houses, giving the area the highest 

propoition of row housing in al1 the inner-city. 

Conceming the bedroom type, 89% of the nonproft rental structures in Lord 

Selkirk are one-two-and three-bedroom units, while the remaining 10% consist of 

bachelor suites and four-bedroom apartments respectively. The vacancy rate for 

bachelor suites is 9.6%, and they make up 15% of the apartment structures in the 



neighbourhood. There are no vacancies for one-bedroom apartments and they 

consist of 70% of the area's dwelling structures, the highea percentage of any 

onebedroom type out of al1 the innercity census zones. The vacancy rate for two- 

bedroom apartments is 2.0% and they comprise 15% of the apaftment structures 

in Lord Selkirk. Lastly, three-bedroom apaitments have no vacancies, but since 

there is oniy one mit of this type of housing in the area, it is not wotth including in 

this analysis (see tables 8 and 9). 

Finally, in Lord Selkirk the highest vacancies (2.3%) are found in apartment 

structures 50-99 units in size. There are no vacancies in structures 6-19 units in 

sire. 

Overall, the vacancy rates of both the privately-initiated rental market and the 

non-profit rental market in Lord Selkirk are very similar to the results that were 

found in the Midland neighbourhood, but not quite as exheme. The difference in 

vacancy rates between the two, however, is still an incredible 7% (only 0.1 % less 

than the Midland difference). This gap is not just restricted to the apartment 

vacancy rate, but the vacancies of two of the individual bedroom types as well. 

One-bedroom vacancies, for instance, are 8.7% in the private sector and zero in 

the nonprofit sector, even though they make up 10% of the bedroom types in Lord 

Selkirk. Similarly, the vacmcy rate for two-bedroorn apartments is 9.6% in the 

private sedor, but only 2.0% in the non-profit sector. As a resuh, the Lord Selkirk 

neighbourhood is finding itself in a similar situation where there is too much rental 

choice in the private sector and not enough in the non-profit sectoi. Or in other 

words, this is an ideal situation for the creation of the often mentioned idea of 

private and nonprofa rental housing partnerships. 

Besides the obvious gaps in the vacancy rates, there are two other areas that 

make the neighbourhood of Lord Selkirk a unique one compared to the other 

inner-city zones. First, there are more units of non-profit row housing in the area 



than there are private. This marks the first time that this has occuned in any of the 

inner-cïty census zones. In the three previous neighbourhoods, the amount of row 

housing has always been greater in the private sector than the non-profit sector. 

While it is not known exactly why row housing is so popular in the Lord Selkirk 

neighbourhwd, at 39% of aie area's rental stnictures, there is no denying its 

strong presence in the area. Second. the percentage of one-bedroom units in 

Lord Selkirk (70%) is greater hem than any of the other bedroom types in the 

remaining three census zones. Even more remarkable is the fact that there is not 

a single one-bedroom vacancy in the area, making Lord Selkirk one of the inner- 

cities most unique census zones. 

6.315 SUIyIMARY 

In the downtown private rental market, three out of the four suwey zones (Fort 

Rouge. Centennial and Midland) saw their vacancy rates decline over a one-year 

period. Lord Selkirk had the highest vacancy rate at 9.094, while Fort Rouge had 

the lowest vacancy rate at 3.8% (see table 4). The inner-city non-profit rental 

market, on the other hand, saw vacancies range from a high of 8.8% (5.1%) in 

Centennial, to a low of 1.6% in Midland (see table 7). Taken as a whole, the 

vacancy rate of the entire downtown privately-initiated rental market was found to 

be 6.5%, while the vacancy rate of the inner-city non-profit rental market was 

estimated at 5.4% (3.6%). 

When comparing the two sectors; 1) The vacancy rates behHeen the two secton 

were found to be quite comparable in Fort Rouge. Both had similar vacancies for 

rowhown houses and one-bedroom u n L  were the predominant bedroom type in 

both instances. 2) The vacancy rates in Centennial for both sectors were found to 

be considerably high. Both vacancies exceeded 5%, and while this resulted in 

plenty of choice for housing consumers. new construction was found to be virtually 



non existent. 3) The private and nonproffi vacancy rates in Midland were found to 

be very different. They were extremely high in the private sector and vey low in 

the nonprofit sector. 4) The same trend followed for Lord Selkirk, but not quite as 

extreme. The end resul was again too much rental choice in the private sector 

and not enough in the non-profit sector. 

Distribution by age is an important variable when comparing privately-initiated 

rental apartments with non-profit rental apartments because the age of an 

apartment structure can be a very descriptive statistic when looking at average 

rents and vacancy rates (CMHC Manitoba Rental Market Report 1995, 7). 

Generally, the older a building, the more likely it is to be in a state of disrepair and 

have a higher vacancy rate than a newer building. Conversely, a newer, more 

modem building may attract a higher rent than an older, rundown building that 

looked as if it was in some need of repair (see figure 18). How do these trends 

compare when looking at the four CMHC sunrey zones that are the focus of this 

chapter? 

6.321 ZONE ONE: FORT ROUGE 

ln Chapter Five, the figures for age and dwelling unit conditions in Fort Rouge 

showed that there had not been much new construction in the area. In fact, only 

5% of the neighbourhood's apartments were built after 1987 (see table 10). 

These figures, however, have not had much of an impact on the area's vacancy 

rate. This is proven by the fact that only a 0.6% difference exists in vacancies 

between buildings constructed before 1950 and after 1987 (4.6% vs. 4%) (see 

table 11). Conversely, in the case of average rent, the expected patterns follow in 



FIGURE 18: PRIVATE APARTMENT VACANCES BY AG€ OF 
STRUCTURE 

Source: CMHC, W i t o b i k e t  Renart - &mer 1995. 
(Winnipeg: Market Anaiysis Department, 1995), p. 7. 

Reprinted with the permission of CMHC. 

that the higher rents are found in the newer rental apartments in Fort Rouge, while 

the lower rents are found in the units built before 1960. 

In the non-profit sector, the age distribution of rental apartments is extremely 

different from that of the private sector. In Fort Rouge, 70% of the non-profit 

apartment structures were built after 1976. while only 10% were constructed 

before 1950 (see table 12). As a result, there has been a lot more new 

construction activ'i here than in the private sector. W i  respect to vacancy rates, 

there are no vacancies in any of the units constnicted after 1987, but the vacancy 

rate for units buiît from 1962-1976 is 3.9%. Average rents could not be examined 

because since al1 non-profit rental apartments in Fort Rouge are rent-to-income, 

the information in the CMHC rental market surveys is simply not available. 



6.322 ZONE W O :  CENTENNIAL 

The situation in Centennial is very different from that of Fort Rouge. In 

Centennial, 28% of the privately-initiated rental apartrnents were consbucted after 

1987, the highest percentage out of the four CMHC survey zones. Hence, there 

has been more new private aparbnent constnicüon occumng here recently than 

anywhere else in the entire inner-city. This was the result of the Core Area 

Initiative, which was directly responsible for an increase in apartment activity in 

Centennial from 1985 to 1987. Furaiemiore, an additional 40% of the pnvate 

apartment units in Centennial were built between the years 1962-1986. The 

remaining 34% were constwcted before 1962. making the area a well-balanced 

one conceming the age distribution of apartments (see table 10). In the case of 

vacancies and average rent, the lowest vacancies (as expected) are found in the 

dwelling units constructed after 1987 (3.2%). while the higher vacancies occur in 

structures built before 1962 (8.5%). With respect to average rent, the results are 

again typical of what one would nonnally expect. The most expensive rents 

($591) are found in the newest structures (i.e. 1987+), while the lowest rents occur 

in the apartment units built before 1950 ($349) (see table 1 1 ). 

In the non-profit sector, the age distribution of rental apartments is slanted 

towards the newer units as well. Sixty percent of the non-profit apartments in 

Centennial were constnicted after 1975. Out of this total, half were units built after 

1986, the second highest percentage for new apattment units out of the entire 

inner-cÎty. The remaining 40% were constructed before 1976, and out of this total, 

only 24% were built prior to 1950 (se8 table 12). 

When looking at the vacancy rates for the non-profit rental apartments, they are 

much higher than expected. The dwelling units built after 1987, for example, have 

a vacancy rate of almost 4%, which compared to the private sector, (no vacancies) 

is fairiy high. This is minimal, however, when you compare it to the vacancy rate 



for structures built before 1950. At 9.4%, it is the highest vacancy rate in the entire 

area, once again proving that the higher vacancies are osually found in the 

apartments whose age distributions are the oldest. 

Finally. in Centennial there is one non-profit dwelling structure built in 1955 that 

is not rent-to-income. Because of this, its rent c m  be compared to an identical 

private rental apaftment in the area. In the non-profit apartment, the rent for a 

bachelor suite is $257 per month, while the rent for a onabedroom unit is $289. 

Conversely, in the private sector, the average rent is at least $30 more in both 

instances. While this difference may seem minimal, when a person is on social 

assistance every dollar counts. And when you take into consideration that the 

proportion of renter households in Winnipeg paying more than 30% of their 

income on shetter increased substantially from 1981 to l99I. it is easy to see why 

so many low-income individuals and families in the inner-city cannot afford the 

higher rents of the private sector (Social Planning Council of Winnipeg 1991). 

6.323 

In Midland, over 50% of the private rental apartments were built before 1950, 

making the area the oldest in the inner-city with respect to the age of apartment 

structures. Conversely, only 2% of the area's apaitment units have been built after 

1987, making it the census zone with the least amount of new construction 

occurring in the area as well (see table 10). Therefore. based on these figures 

one would expect Midland's vacancy rate to be one of the highest in the 

downtown, and it is. At 8.7%. the area is second to only Lord Selkirk (9.0%) in 

having the downtown's highest vacancy rate. In apartment units built between 

1 962-1 975. for example, the vacancy rate is 1 1.5%. while the vacancy rate for 

apaments built before 1950 is 1 1 %. It is also important to note that the higher 

vacancy rates in Midland inversely correlate with the average market rents. The 



average rent for apartrnent unas built before 1 950, for instance, is only $350, but 

the vacancy rate is 11%. Sîmilariy, the rent for structures constructed beîween 

1976-1 986 is $51 0, but the vacancy rate is only a minute 0.9% (see table 1 1 ). 

Hence, it can be concluded that a direct negative or inverse relationship is 

occunlng between the vacancy rates and average rents in Midland. This is 

important because based on affordability, one would usually expect that the 

higher-priced rentals would experience lower demand since there are fewer 

people who can afford the rent (Goatcher 1997). This is obviously not the case in 

Midland, and to a lesser extent, is not the case in Lord Selkirk either. The 

question that remains to be asked, therefore, is what impact (if any) is this having 

on the area's non-profit sector. 

In the non-profit sector, the age distribution of rental apartments is very different 

from that of the private sector. While only 2% of the private apartment units in 

Midland were built after 1987, in the non-proffi sector, 30% of the structures were 

built during this tirne. Similarly, only 32% of the non-proft rental apartments in 

Midland were constructed before 1962, while 66% of the private units were built 

hem during the same time. As a result, there is more new construction activity 

occumng in the non-profit sector than the private. In fact, with 32% of its units built 

after 1987, the Midland neighbourhood has the highest proportion of new 

apartment structures than any other area in the entire inner-city (see table 12). 

When looking at vacancies by age of structure, they are much lower than what 

was found in the private sector. The vacancy rates for apartments constructed 

between lW6-l986 and 1 W7+, for example, are 1 -4% and 1 2% respectively. 

This can be compared to the vacancy rate for apartments built before 1950 which 

at 4.4% is much higher than the newly ~ 0 n ~ t ~ ~ t e d  units. 

In the case of average rents, they are much higher in the private sector than the 

non-profii sector. A non-profit building built in the late 1960s, for example, had a 



rent of $205 for a bachelor suite and $276 for a one-bedroom apartment. A similar 

building in the private sector, on the other hand, had an average rent of $304 for a 

bachelor suite and $394 for a one-bedroom unit; a hundred dollar plus difference. 

It is important to note, however, that this may not be a vaiid comparison. Since the 

public non-profits built during this tirne were very smafl as a result of a stringent 

modesty criteria, it is very likely that the private aparbnent is much larger in size 

(Goatcher 1997). Thus, the comparison c m  not be considered completely valid 

until fuither study has taken place. 

Therefore, while the age distribution of non-profit rental apattments in Midland 

was found to be very different from the private sector, it still managed to follow the 

expected trends with respect to vacancy rates and average rents, but to a lesser 

extent. The gaps of non-profit and private vacancies between new and old 

buildings, for example, were not as high and the differences between average 

rents not as great. 

6.324 Z O w  FOU9;-w 

In Lord Selkirk, the majority of the private apartments (41%) were constructed 

before 1950, while the minority of units were built after 1986 (3%). Both of these 

figures represent the second highest end lowest totals in the inner-city. Only 

Midland, at 51% and 2% respectively, ranks higher. The remaining units in the 

neighbourhood al1 fall in-between the two above mentioned age distributions. 

Twenty-one percent of the units were built between 1976-1986, and 38% were 

constnicted between 1951 and 1975 (see table 10). Thus, it is easy to see that 

there is not much new construction O C C U ~ ~ ~  in the area. Instead. old-to-middle 

age apartment structures tend to dominate the Lord Selkirk neighbourhood. 

These older structures tend to negatively affect en area's vacancy rate and the 

Lord Selkirk neighbourhood is no exception. Buildings built before 1950 have an 



extremely high vacancy rate of 12.1 %, while buildings constructed between 1 951 - 
1961 have a vacancy rate of 9.3%. It is not until you get to the apartments built 

between 1976 and beyond, however, that the vacancies start to decline. There 

are no vacancies in any of the private rental apaitments built after 1987. 

Therefore, it is obvious that in the Lord Selkirk neighbourhood the age of the 

aparbnent structures. depending on whether they are new or old, have a direct 

positive and negative infiuence on the area's vacancy rates. 

Finally, in the case of average rent, the results are typical of what one would 

normally expect for private rental apatûnents. The least expensive rents are found 

in the older buildings (i.e. $347 for an apartment unl built before 1950), while the 

more expensive rents occur in the newer buildings that were constnicted Ri the 

late 1980s to the present ($Sm (see table 11). 

In the non-profit sector, the age distribution of rental apartments in Lord Selkirk 

is slanted towards the newer units. In fact, 80% of the non-profit rental apartments 

in the area were built frorn 1976 to the present. and only 20% were constnicted 

before 1962 (see table twelve). As a result. there has been more new constniction 

activity here than in the private sector (80% compared to 24%). 

Regarding vacancy rates, there are no vacancies in any of the apartment units 

constnicted after 1987. There is, however, a vacancy rate of 6% in the units built 

between 1976 and 1986. Even more interesting is that the vacancy rate for rental 

apartments constnicted before 1950 is only 2%. proving that an older building 

does not always result in a high vacancy rate and vice versa. There are 

exceptions to the nile, and in this case the above mentioned building in Lord 

Selkirk is one of them. Finally, average rents could not be examined in Lord 

Selkirk because al1 the non-profit rental apartments situated here are rent-to- 

income. As a resut, the infomatkn in the rental market suwey is not available. 



6.325 SUMMARY 

The four CMHC sunrey zones cm be b M y  summed up as follows: 1) In Fort 

Rouge, the age distribution of rental apartments was found to be very different 

when comparing the private sector with the non-profit sector. The private sector 

was found to have very little new construction in the area. while the non-profit 

sector was found to be more active when it came to the construction of new 

apartment units. 2) In Centennial. the two sectors were found to be very similar 

wiai boai having a large percentage of apartment units mat were buiit from 1976 to 

the present. Hence. it was determined that there was more new apartment 

construction here than anywhere else in the entire innet-city. As mentioned 

earlier. this was a result of the Core Area Initiative and the construction of Fort 

Gary Place. 3) In Midland, the age distribution of non-profit rental apartments was 

found to be very different from the private sector. but it still managed to foilow the 

expected trends with respect to vacancy rates and average rent. but to a lesser 

extent. The gaps of vacancies between new and old buildings were found to be 

not as high, and the differences between average rents not as great as the private 

sector. 4) Finally. in Lord Selkirk, it was determined that there had been a lot more 

new construction activity in the non-profit sector than in the private sector (80% 

compared to 24%). This resulted in lower vacancy rates behg discovered in the 

non-profit sector and much higher vacancies in the privately-initiated rental 

apartments. 

Overall. there were two trends that were usually followed throughout the four 

suntey zones. whether private or non-profit. Finit. the higher vacancies were 

usually found in the apaihnent units that were older in structure, while the lower 

vacancies were consistently found in the newer units that were constructed after 

1987. Finally. the highest rents were usually found in the newer apartrnents, while 



the lowest rents usually occurred in the older apartment units that were built 

before 1950. 

6.4 SUMMARV AND CCWLUNONS 

Overall, in comparing the privately-initiated rental apartments with the non-profit 

rental units in the innereity, a number of interesthg findings were noted. Although 

the majority of these findings were expected, they were still important because 

they confinned a number of suspicions I held about the need for affordable 

housing in the inner-city. 

Fi&, I expected that the vacancy rates for non-profa rental apartments would be 

too high to examine the option of private and non-profit housing partnenhips, but 

the exact opposite was found to be t ~ e .  In three out of the four inner-city survey 

zones, the vacancy rate was well under the 3% masonable choice nile. As a 

result, in 75% of the CMHC sutvey zones situated in the inner-city, consumer 

choice for non-profit rental housing is limited and apartment sharing with the 

private sector, should definitely be considered. 

Second, I also expected that there would not be any reason for the private 

sector to want to fomi partnerships with the non-profit sector, but I was again 

mistaken. With private vacancy rates being above 7% in three-out-of-four CMHC 

survey zones, there is too much rental choice in the inner-city, resulting in a loss of 

revenue for every unit that remains empty. In fact, as a result of these high 

vacancies, Winnipeg's private landlords have been forced to lower rents after two 

consecutive yean of rent increases (CMHC 1996). Therefore, the private sector 

might want to convert some of the chronically vacant units by forming a 

partnership with a non-profit organization, and turning the units into rent-to-income 

ones. 



Furthemiore, the vacancy rates in the majority of both the private and non-profit 

sectors increased as the age of the structures grew older and decreased the 

newer the units became. Similady, rents were found to be higher in the apartment 

units built after 1987 and lowet in the structures that were constructed before 

1950. Therefore, based on these findings, it should be obvious that the primary 

recommendation to solve these problerns would be to encourage the renovation 

of these older, poorer-quality rentaf units. This would likely increase the demand 

for these units in the inner-&y, and result in the buildings higher vacancies being 

substantially reduced in the process. One problern with this potential solution, 

however, has to due with the fact that many landlords would argue that they are 

presently discouraged from renovating due to a number of factors including: rent 

controls, high property taxes. and an inability to raise rents even if rent controls 

allow for the pass-through of rent expenditures (Goatcher 1997). Therefore, what 

is the solution? The City of Winnipeg could offer reduced propeity taxes to the 

private sector apartment owners and investors who form rental housing 

partnerships with the non-profit sector. The municipal govemment is already 

offering property tax incentives to home-owners within the city boundaries in order 

to discourage urban sprawl. It is suggested that they do the same for the inner-city 

rental market in order to encourage revitalization. As for the problems conceming 

rent controls, they go beyond the scope of this practicum and it is recommended 

that they be dealt with in a future study. 

Before concluding this chapter, it is important to realize that additional research 

is required to fully understand the cornplexities of the nonprofit and private rental 

markets ni inneFcity Winnipeg. More information is needed to determine the 

average rent of residents in non-profit apartments who pay 25030% of their incorne 

on rent, and how these figures compare with what is paid in the private sector. 

Additional information is also needed with respect to the viability of the so-called 



notion of paitnenhips, how these partnenhips can be established, and what 

organizations would they consist of? Finally, it is recommended that a longitudinal 

study be conducted to trace the historical proces of the development of the non- 

profit and private sectors in Winnipeg, and compare the resuits to the situation that 

exists at present. All of these recommendations fall beyond the soope of what will 

be deal with h this pmcticum. As a result, further study is required to determine 

the answers to these questions 

To conclude, by comparing and contrastng the privately-inliated rental units in 

the downtown with the non-proft rental units in the inner-city, I have corne to the 

conclusion mat the consistentiy high vacancy rates in the private forgrofit sector 

and th8 low vacancies in the non-profit rental sector suggest that housing 

partnenhips should be examined as a potential affordable housing initiative in 

inner-city Winnipeg. This notion of rnulti-sector partnerships will be formulated 

with the rest of the suggestions for Mure third sector housing initiatives in the next 

chapter. 



CHAPTER SEVEN 

EXAMINING OPTIONS FOR FUTURE TMRD SECTOR HOUSlNG 
INITIATIVES 

7.0 JNTROlgUCTm 

The purpose of this chapter is to examine future third sector housing 

initiatives that should be able to be implemented in the city of Winnipeg. The 

initiatives will concentrate on the notions of forming public, private and third 

sector housing paibierships, developing a stronger housing role for municipal 

govemments, creating new planning legislation to assist the third sector in 

developing additional affordable housing, and establishing a new and 

improved framework for the third sector, based on the above mentioned 

partnerships, along with seshelp housing and community participation. 

7.1 HOUSING PARTNERSWS IN INNER O CITY WlNNlPEB 

Although Winnipeg's non-profit sector has done an admirable job of 

providing affordable rental housing for the residents of the inner-city, after 

companng it with the private sector, I have corne to the conclusion that neither 

sector can provide enough adequate and affordable housing to inner-city 

residents on their own. Non-profit organizations, for example, are too 

dependent on the public sector for funding, and with al1 three levels of 

govemment making it clear that they will no longer be able to increase this 

funding, the non-profit sector will have to look to altemate funding sources. 

While the private sector is a definite option, it has traditionally stayed away from 

social housing and focused almost entirely on the demands of the private 

housing market. Current trends seem to indicate that it will continue to operate 

this way in the immediate future, unless greater incentives are provided, or 



partnerships are fomed with the non-proft sector. Greater incentives could 

take the fotm of the non-profit and community sectors working together wiai the 

private omers and landlods to help keep property values from falling in the 

inner-city by establishing community renovation programs. This is only one of 

the many examples of private and non-profit housing partnerships that can 

beneft both sectors. and it is this notion of partnerships that foms the basis of 

my final suggestions. It is suggested that a partnership be established between 

Winnipeg's non-profit and private rental sectors that could be initiated by a 

group such as the Apartment lnvestors Associaion of Manitoba. 

In Winnipeg, a similar partnership has recently been initiated by the 

Winnipeg Real Estate Board (WREB) with the intention of creating a non-profit 

body to purchase and renovate inner-city housing to make affordable housing 

available to first-time home buyers (Squire 1995, 3). The main role of the 

WREB would be to act as the primary stakeholder by providing funding and 

expeitise on housing issues. This funding would initially corne from a $300,000 

account they administer, which accumulates interest yeaily on money collected 

from brokers trust accounts that are derived from down payments on housing 

bought and sold in the province Winnipeg Real Estate Board 1996). The 

funding would act as a good starting point for the short-tem developrnent of the 

organizations funding, and in the long mn the program would eventually be 

self-financing once mortgages have been arranged with the selected home 

buyers. WhL it is not known if the Apartment lnvestors Association of Manitoba 

has the funding required to make a housing partnership such as the WREBs 

work. it must follow the Real Estate Board's initiative and convince the owners of 

the inner-city's private rental -or that fonning partnerships with the non-profit 

sector b one way to solve their high vacancy problerns, and to help stabilize 

inner-city decline in the process. 



7.1 1 PARTNERSHlPS 

Paitneiships are the key to addressing Mure affordable housing needs in 

Canadian inner cities because each sector has something important to offer to 

the other. The private sector has the much needed professional business 

experience that is lacking in the public æctor, and the necessary capital that is 

required to make projects such as this work. The nonproft sector offers an 

excellent reputation in the social housing field that is second to none. Since the 

housing is not buik for profit, but for social reasons. it is provided to the people 

who need il the most, and allows third sector groups th8 ability to develop and 

manage their own housing. Finally, the public sector offers support through its 

political connections, innovation, and research. Therefore, if non-proffi housing 

organizations in Winnipeg are going to provide an appropriate supply of 

affordable housing to inner-city residents, the role of public, private and third 

sector housing partnerships will Iikely play a major part in making this happen. 

The question that remains to be asked, however, is what roles will each sector 

have to play in order to make the paanerships a success? 

7.12 W C  SECTOR 

The federal govemmentos present role in social housing is in a state of 

transition. While it has completely withdrawn from funding any new social 

housing projects, it will still provide mortgage insurance through CMHC, and 

continue to have an influence on housing costs through tax and fiscal policy 

(British Columbia Ministiy of Municipal Affairs and Housing 1996, 9). More 

importantly, the federal govemment has become increasingly aware of the fact 

that with the elimination of the majority of social housing programmes, 

partnerships will have to play a large role in filling the affordable housing void. 

As a result of this, the CMHC Canadian Centre for Public - Private Partnenhips 



in Houshg was established in 1992. 'The aim of the centre is to bring together 

the public and private sectors, non-proft organizations and private citizens to 

produce non-assisted govemment housing for low to moderate incorne 

householdsR (St-Jaques 1992, 38). To date, although the Centre has been 

moderately successful across Canada with projects being developed from 

Victoria to Newfoundland, it is still not as well known as it should be. In 

Winnipeg, for example, CMHC has only worked together with the non-profit 

organization Habitat for Humanity, developing homes for low income families in 

the inner-city. Overall, while the CMHC Centre for Public-Private Partnenhips 

in Housing is an impressive step towards the creation of public, private and third 

sector housing partnerships. the effectiveness of these partnerships not only 

depends on the federal govemment, but the actions of the provincial and 

municipal govemments as well. 

The role of the various provincial govemments across Canada will becorne 

increasingly important as the federal government continues to transfer its social 

housing stock to the provinces. As a result, provincial govemments will now be 

expected to provide stronger leadership by helping to build and strengthen 

housing partnerships, while making sure that al1 the relevant parties are at the 

table. In British Columbia, this is already taking place with a five point strategy 

for affordable housing, developed by the Ministry of Municipal Affairs and 

Housing in April 1996. "The 6.C. provincial govemment's housing strategy is 

based on the recognition that every citizen has an interest in housing, and that 

housing is always produced by parties working together.' Hence, its main goal 

is to "build paruierships to broaden the base of participation in creating housing 

opportunities, while making housing more affordable by bringing together al1 

the parties respective resources end expertise' (B.C. Ministry of Municipal 

Affairs and Housing 1996. 8-9). The B.C. provincial govemment has taken a 



number of steps to ensure that its partnership goals are achieved, and they 

include: 1) coordinating the roles of al1 participants in housing developrnent to 

reduce unnecessary bamers to affordability; 2) ensuring that al1 groups with an 

interest in housing are fully consuited in the development of the policy and 

programs that directly affect them; and 3) through legislation and information, 

provide tools and support for innovative approaches to developing affordable 

housing (B.C. Ministry of Municipal Affairs and Housing 1996, 8). Although 

these three roles are essential to any success involving multi-sector 

partnerships, the key to making them work is to ensure that provincial dollars 

are still involved in the partnership funding process. While this may not be 

realistic for al1 ten provinces, the B.C. provincial govemment has taken a huge 

step towards making housing partnerships work. Furthemore. if the remaining 

provinces even adopt a few of the B.C. government's partnership sttategies, it 

will go a long way towards ensuring that the future of affordable housing in 

Canada remains well intact. 

Lastly, 'municipal govemments are in an excellent position to undertake the 

notion of partnerships because of their role in the regulatory environment and 

the constant contact with private developers that it generates' (Sewell 1994, 

255). Since municipal govemments have considerable influence over where 

and how housing is developed, they also have the ability to look at different 

ways to help ensure that the land available for development is increasingly 

used to produce additional affordable housing. In British Columbia, for 

instance, new planning legislation gives local govemments the power to 

designate areas as comprehensive development zones, and negotiate with 

private developers to provide affotdable housing in return for increased density 

and relaxed building restrictions1 (Province of British Columbia Ministry of 



Housing, Recreation and Consumer Services 1996, 1). This is an example of 

municipalities creating partnerships with the private sector through new 

legislation. and is only one of the many ways in which municipal govemments 

can be effective in a perhreiship approach. Municipalities can also assist the 

pnvate and non-profit sectors with limited financial support, expeditious permit 

processing. density bonuses and the lobbying of senior govemments to form 

partnership arrangements (Sewell 1994, 258). Most importantly, municipal 

govemments can use their well-known roles as leaders, facilitators and co- 

ordinators to take aie initiative in forming housing partnerships with the private 

and nongrof& secton, and continuing to support the development of affordable 

housing. 

7.13 PRIVATE SECTOR 

The private sector's role in housing partnenhips is one that should go 

beyond simply providing rental housing. Since the private sector is responsible 

for building and renovating ail new housing - whether public, third or private 

sector - it should not only be involved in responding to homelessness through 

housing construction, 'but as a partner acknowledging the problem and 

contnbuting to the design and execution of solutionsa (Fallis and Murray 1990, 

267). This does not mean that the private sector should become the main 

provider of housing for low income Canadians. This task will be up to the non- 

profit and public secton. Instead, according to Fallis and Murray, the private 

sector c m  play four main roles to help th8 other two sectors provide additional 

affordable housing and make the partnerships a success. First, the private 

sector c m  provide leadership and expertise to third sector groups with th& 



management skills and professional business experience. Second, the private 

sector can help constmct, renovate and finance housing by making their 

development sites available to non-profit housing organizations. Third, they 

can help to supply additional low rental housing by converting chronically 

vacant apartments into affordable rent-to-income ones. Finally, the private 

sector can help the public and non-profit sectors develop new and innovative 

approaches to housing producüon (Fallis and Murray 1990,289). 

An excellent example of this has already occuned in the United States with 

the creation of the Columbus Housing Partnership (CHP). The CHP is a 

privatelpublic parbiership arrangement that helps to provide affordable housing 

for low income families in the greater Columbus area. The partnership works by 

bringing together the various stakeholders in the housing community, and its 

strength lies in the organizations structure and its grassroots cornmitment. The 

CHPs funding is derived from foundations and corporations (40%), govemment 

(33%), eamed income (20%) and individuals (3%), and it is successful in that it 

is able to bring together all of these financial resources and produce quality 

housing that is affordable to low-income households (Columbus Housing 

Partnership 1 994, 1 -3). 

In Canada, the private sector, while slightiy behind the United States, has 

already shown innovation by building innovative housing for the increasing 

elderly population, and with a little assistance, it should be able to do the same 

for low income residents in need of housing (Sewell 1994, 255). It is important 

to remember, however, that without the full support of the provincial and 

municipal govemments, the private sector will have very Iittle reason to change 

its present situation. This support could take the form of tax relief incentives 

being offered to private sector land-owners and investors, and new planning 

legislation being developed in order to provide municipalities with the 



opportunity to better negotiate with developen. Thetefore, it should corne as no 

surprise that development and tax relief incentives are the key to making any 

type of paitnership with the private sector a workable one. 

7.1 4 THlRn I COWUNITY SECTOR 

The community non-profit and CO-operative housing secton present role is to 

coordinate the development of nonniadcet housing for low-to-moderate income 

residents who cannot obtain adequate, affordable housing from the private 

sector (Institute of Urban Studies 1982, 4). While this role was at one time 

partially filled by the public sector, recent govemment cutbacks have presented 

the opportunity for the emergence of a suwiger third sector. In order for the third 

sector to emerge as a major player in the Canadian housing market, however, 

two major thnists are required. The fimt depends on the establishment of 

partnerships with private and public sector organizations, while the second 

depends on persuading the other sectors to recognize that partnerships and 

cornmunity-based social and economic developrnent programmes offer the 

most promise regarding the provision of affordable housing (Wolfe and Jay 

1990, 222). What is more important, parhrerships are essential because while 

the third sector may not have the funding capabilities required to constfuct more 

housing, they do have the potential of becoming a major agency in the 

development and management of non-market housing (Sewell 1994, 258). 

Combine this with the private and public sectors ability to help with resources 

and funding, and the result is an ideal housing partnership that is critical to the 

development of any affordable housing in the Mure. 



7.2 N E W G L E Q I W T I O N  

It is suggested that the federal, provincial and municipal govemments 

establish new planning legislation in order to help strengthen the third sector 

and corne up with innovative ways to develop affordable housing. 

Any new housing policy adopted by the federal govemment would have to 

concentrate on making il easier for the provinces to support social housing on 

their own. Therefore, it is recommended that the federal government 

purposefully shift its housing policy towards strengthening the non-profit sector 

by coming up with new and innovative ways to help the provinces assist in 

financing the nonprofit sectot. This has already taken place in Britain where 

the Thatcher govemment of the 1980s shifted its housing focus away from 

council housing and quasi-public sector funding, and towards housing 

associations and mixed public/private funding schemes. While it is not 

suggested that the Canadian govemment completely mirror the British 

govemmentes housing policy, it is recommended that the federal govemment do 

al1 that it can to make the federal to provincial transfer of social housing as 

smooth a transfer as possible. This means that there must be a sense of 

cohesion among the federal govemment and al1 ten provinces when 

developing social housing agreements, and it will be up to the federal 

govemment to ensure that this cohesiveness takes place. 

As for the provinces, the first step is to ensure that al1 provinces do not reduce 

their own social housing budgets and continue to provide funding for new social 

housing projects. While some provinces have already started the budget 

reduction process, others like British Columbia, have already taken major steps 

to ensure that affordable housing not only continues to be constructed in the 

province, but continues to be improved upon as well. One of these steps has 

consisted of the creation of a provincial housing shategy, but the most important 



step has been the establishment of new legislation to help local govemments 

plan for housing. This new planning legislation has resulted in the municipal 

acts of the provinces being amended to enhance the housing powen of the 

local govemment, and has led to the development of additional affordable 

housing for many British Columbians (Province of B.C. Ministry of Housing, 

Recreation and Consumer Services 1996, 1). Therefoie, it is suggested that al1 

provinces follow British Columbia's lead and create provincial housing 

strategies based on public consultations and third sector involvement (Kastes 

1993, 4). More importantly, it is also recommended that the ten provinces do 

everything in their power to assist local govemments in developing affordable 

housing, and the best way they can achieve this is through new planning 

iegisiation (see section 7.1 1 ). 

7.3 m W  PO= FOR MUNICI?& GOVDNMENTS 

It is recommended that local govemments play a stronger role in housing by 

helping third sector organizations develop additional non-profit housing. 

"Although they cannot afford much in the way of direct subsidies, they have 

many tools and resources available to help increase the supply of affordable 

housing without incurring any signifiant extra costs' (Kraus 1994, 7). One of 

these tools is planning legislation. New planning legislation would involve 

amendments being made to a local govemments Municipal Act and it would 

enable them to accomplish the following: 1) local govemments would be able to 

negotiate with developers in order to provide affordable housing in retum for 

increased density and relaxed building restrictions; 2) local govemments cou Id 

use bonus zoning to increase the density on a site in retum for the provision of 

affordable housing2; and 3) local govemments would be pennitted to seIl or 



Iease city-owned land at below market value to third sector organizations for 

non-profit housing (Province of B.C. Ministry of Housing, Recreation and 

Consumer SeMces 1996,l). These mendments have already been made by 

the provincial and municipal govemments in British Columbia, and it is 

suggested that the remaining provinces and municipsiliües adopt the same. 

A second tod local govemments could use to support the development and 

cut down the costs of affordable housing is intensification. Rather than focusing 

on building new affordable housing projects, municipalities could instead look 

towards alternative ways to make better use of its existing serviced land and 

abandoned buildings &y producing additional affordable housing on them 

(Kraus 1993, 6). This has already been successful in Quebec City where the 

municipal govemment provides a subsidy and tax credit to encourage the 

development of housing on vacant land in the city's core, and the conversion of 

non-residential buildings to residential (Kraus 1993, 6). Municipalities in New 

Brunswick and Saskatchewan are already considering similar financial 

incentives, and it is recommended that the remaining municipalities follow suit. 

A third tool local govemments could use to help build more affordable 

housing involves changes in zoning. There are currently too many zoning 

restrictions that prevent people from building certain sires of housing in certain 

areas. Since most municipalities have minimum lot sizes and minimum Roof 

space requirements, in most cases only the most expensive housing gets built 

(Sewell 1994, 8). Therefore, local govemments could relax their zoning 

restrictions to allow for smaller, lem expensive homes to be built. 

Finally, it is strongly recomrnended that municipalities w o k  hard to presewe 

their existing private, public and non-profit housing stocks and help to revitalize 

their inner-city neighbourhoods. In Montreal, for example, the municipal 

* Bonus zoning is a type of zoning useâ by b d  govemmerits to gain ameniües that benefit the community. 



govemment has a program in which older housing is purchased and renovated 

by the city and then transfened to a cosp or non-profit housing organization at 

no cost (Kraus 1993, 6). This idea could also work with chronically vacant 

private rental apartments in the innercity, but this will be dealt with in greater 

detail when the strategic plan for reconstructing the existing non-proft housing 

stock is discussed at the end of the chapter. 

Overall, if any or all of these affordable housing initiatives are to be a 

success, it will be up to each municipality to take the primary responsibility 

towards making them happen. More specifically, the various municipal 

govemments must prove that they have a vety strong cornmitment to providing 

affordable housing, or the initiatives will simply not work. 

7.4 M D  AND FINANCING FOR THRD SECTOR HOUSING 
DEVELOPYENtS 

There are two main ways in which municipalities can help third sector 

housing organizations with land and financing problems: 1) If the funds are 

available, municipalities could provide loans to third sector housing groups to 

help them secure sites; and 2) Municipalities could also work CO-operativeiy 

with non-profit organizations by donating land or giving out grants to help 

finance housing co-operatives and community land tnists.3 In the case of 

community land trusts, abandoned or rundown properties are usually targeted 

for acquislion because they Gan be purchased cheaply. and are often sold to 

the organization for $1 .O0 by the city (Nozick 1991/92, 20). This is an example 

of an affordable housing initiative that does not require public sector funding, 

3 "A communïîy land üus! is a privete non-pdt corporation set up to acquire lands in a community and hdd 
them in tnwt in perpetuity for the use and benefit of focal tesidents and Mure generationsn (Nobck l991/92, 
18). 



and in these times of public sector cutbacks and fiscal restraint, it is a welcome 

change. 

7.5 SELF - HELP HOUSINQ 

Selfhelp housing is important because it represents one of the better hopes 

for affordable housing solutions in the future (Duke and Macleod 1995, 10). 

This is mainly because self-help houshg reduces the need for public sector 

subsidies to housing because since most of the labour is done by the individual 

or group involved, the building costs are aubstantially reduced. Most 

importantly, self-help offers several advantages over the conventional methods 

of housing provision. It results in cost savings for govemment housing 

agencies, cornmunity econornic development through skill level development 

and employment creation. and a decrease in dependency on all areas of the 

social safety net (Pineau 1990, 179). In order for it to be tnily effective, however, 

the third sector, public sector, private sector and comrnunity groups must al1 

work together to ensure that the self-help initiatives are a success. 

7.6 STRATEGIC P M N  FOR THE NON-PROFIT HOUSINO STOCK 

For the final recommendation, it is suggested that a strategic plan be 

developed for maintaining and reconstnicting the existing non-profit housing 

stock. A strategic plan is necessary because there is presently minimal 

information on public and non-profit vacancies in the federal govemment's 

social housing portfolio. Similady, there is also little information on non-proffi 

rental units that are under three units in sire. Therefore, it is essential that a 

strategic plan be developed that not only involves creating a vision and 

establishing a set of goals for the non-profit sector, but would also include 



constructing a solid time frame that considers the present and future non-profit 

housing stock as well. 

The nonprofa housing vision would focus on the creation of public, private 

and third sector housing partneiships, and the goals of the strategic plan would 

be as follows: 1) to continue to provide housing for low-to-moderate income 

residents who cannot obtain adequate and affordable housing from the public 

and private sectors (Institute of Urban Studies 1982, 4); 2) to increasingly 

incorporate self-help housing and community participation into the non-profit 

housing equation; 3) to work with the private sector towards converting vacant 

private rental apartments in the innepcity into rent-to-income non-profi ones; 

and 4) to continually help to provide innovative housing approaches to inner- 

city residents across Canada. 

Finally, the main focus of the strategic plan would se8 the construction of a 

time frame that considers the present and future non-profit housing stock. The 

most important step would be to take a yeariy inventory of al1 the country's 

existing non-proffi housing to detemine how many units are presently vacant or 

full, and how many units are well maintained or in need of repair. Once this has 

been accomplished and the demand for this type of housing has been 

determined, it can be concluded whether rehabilitating the existing housing is 

enough, or should new non-profit housing units be constructed. 

7.7 SU-RY AND CONCLUSIONQ 

The affordable housing initiatives presented in this chapter obviously place 

the third sector et the forefront of the affordable housing movement, but there 

are many other parties involved as well. The public sector, private sector and 

comrnunity organizations must al1 play key roles if any of the above-mentioned 

third sector housing initiatives are to b8 a success. Therefore, if the third sector 



is to provide an appropriate supply of affordable housing to Canadian inner-city 

residents, public, private and third sector housing pamerships will have to play 

a major role in makhg this happen. 

Housing partnerships, however, are not the only affordable housing 

initiatives that require assistance from other housing sectors. Creating new 

planning legblation to help the third sector develop additional non-profit 

housing needs the policy innovation of the federal and provincial levels of 

govemment. Correcting land and financing problems requires rnunicipalities to 

assist third sector organizations by providing su bsidy loans, g rants or donat ing 

land. Effective self-help housing needs the ideas, skills and expertise of the 

community sector to make it a success. In fact, all of the third sector housing 

initiatives examined in this chapter require the assistance of other housing 

sectors to make them successful. Thetefore, it can be concluded that 

partnerships and innovation among community-based groups, the public and 

private sectors, and third sector organizations are the key if any of these 

affordable housing inliatives an actually going to woik. 



CHAPTER EIGNT 

SUMMARY AND CONCLUSIONS 

This practicum began with a literature review of third sector housing 

initiatives and üieir role in Canadian innet cities. The study then provided a 

neighbourhood analysis of four CMHC survey zones (Fort Rouge, Centennial, 

Midland and Lord Selkirk) in inner-city Winnipeg, focusing on the socio- 

economic and dwelling characteristics of the four neighbourhoods. A detailed 

cornparison of the private and non-proft rental markets in inner-city Winnipeg 

immediately followed the neighbourhood analysis, and the practicum 

concluded by examining options for future third sector housing initiatives that 

could be implemented in Winnipeg. The summary and conclusions of the 

various aspects of the practicum follows. 

In Chapter fwo, the purpose was to provide theoretical perspectives of self- 

organization and radical planning in housing . Self-organization t heory was 

focused on because community self-help perfectly complements the idea of 

private and third sector housing partnenhips. Conversely, radical planning 

initiatives were looked at because since they are based on community and 

social objectives rather than profit making, they also ffi in with the goals of the 

third sector and the notion of self-help housing. In the end, it was concluded 

that both theories are not only relevant to third -or housing, but are relevant 

to each other as well. This is because both theories focus on community 

participation and are driven by radicalism. Therefore, the discussion of these 

two theories definitely provided a better understanding of what it takes for third 

sector housing to be successful, and also clearly showed the direction 

Canadian social housing will have to take if it is going to make the transition into 

the next millennium. 



The purpose of Chapter Three was to review the general aspects of third 

sector housing in Canada by looking at the three main types of third sector 

housing, the roles of the third sector, and its strengths and weaknesses. 

Although the third sector was found to serve a number of important roles and 

functions, it was concluded that the roles have been modest ones, and a new 

role for third sector housing is needed. This new role will not include the third 

sector funding their own housing projects because third sector housing 

organizations sirnply do not have the funding capabilities required to develop 

th8 majoflty of inner-city affordable housing. As a result, one of the main 

strengths they will have to focus on involves creating new ideas and 

approaches to developing additional affordable housing. and one way this can 

be accomplished is through the formation of housing partnerships. 

Chapter Four marked the end of the literature review by providing a brief 

history of third sector housing in Canada and Britain. In the end, it was 

detemined that the two countries non-profit housing policies have moved in 

very different directions. While the British govemment has made the decision to 

put non-profit housing at the forefront of its housing policy, the Canadian 

govemment has solved its social housing cost concems through funding caps. 

Therefore, with the elimination of new social housing commitments, the time is 

right for the public, private and non-profit sectors to corne up with new ideas and 

approaches to developing additional affordable housing (Kastes 1993, 4). The 

recent establishment of the CMHC Centre for Public-Private Partnerships is a 

good start to remedying the situation, but more must be done if Canada is to 

keep pace with Britain in the area of non-profit housing policy. The future of 

social housing in Canada depends on it. 

Chapter Five provided a neighbourhood analysis of four CMHC survey 

zones (Fort Rouge, Centennial, Midland and Lord Selkirk) in inner-city 



Winnipeg. The neighbourhood analysis examined five difFerent variables, and 

conduded that al1 four neighbourhoods shared similar dwelling characteristics. 

and three out of the four neighbourhoods shared similar socio-economic 

characteristics as well. In Centennial, Midland and Lord Selkirk, the percentage 

of lone parent families were found to be much higher than the city-wide 

percentages, the average incomes were found to be much lower than the city- 

wide averages. and the education level was considerably lower. Only in Fort 

Rouge were these three variables found to be similar to those of the city as a 

whole. Therefore, despite the socio-economic differences between Fort Rouge 

and the remaining three inner-city neighbourhoods, the analysis of the four 

areas' dwelling characterisücs proved that the neighbourhoods were also very 

similar. This was important because the information showed just how 

compatible the non-profit and private sectors really were, and provided the 

basis for the detailed cornparison between the private and non-profit inner-city 

rental markets that took place in Chapter Six. 

In Chapter Six, the detailed analysis of the private and non-profit rental 

markets in the inner-city confirmed a number of suspicions I had held about the 

need for affordable housing in the innercity. First, the rental market analysis 

confimed that the vacancy rates in the four inner-city neighbourhoods were 

found to be veiy high in the private, for-profit rental sector and very low in the 

non-profit rental sector, suggesting that there is too much consumer choice in 

the private rental market and not enough choice in the non-profa rental market. 

Second, the vacancy rates in the major@ of both the private and non-profit 

sectors were found to increase the older the structures were, and decrease the 

newer the units became. In the end, both of these findings presented a very 

strong case for the formation of a housing partnership between the non-profit 

and private sectors in inner-city Winnipeg, and formed the basis of the 



examination of future third sector housing inliatives that took place in Chapter 

Seven. 

At this stage, it should be obvious to recognire that one theme has nin 

central from the beginning to the end of this practicum. This is the notion of 

public, private and third sector housing partnerships, and it is an idea that will 

be the primary focus of the remainder of mis concluding chapter. 

Although the notion of fonning housing paitnerships is a concept that is not 

entirely new, D has gained increased popularity in th8 1990s because of the 

numerous benefits H has to offer to th8 public, private and non-profii housing 

sectors. First, it is beneftcial in that it is much easier to raise additional capital 

when there are more stakeholders involved in the funding process. A good 

example of this occurred in Winnipeg with the establishment of the Core Area 

Initiative in the 1980s. The Core Area Initiative was a tri-partite development 

strategy in which the program costs were shared equally between the federal, 

provincial and municipal levels of govemment Winnipeg Core Area Initiative 

1992, 1). With each level of govemment contributing $32 million for the first 

agreement and over $33 million for the second agreement, more than twice the 

amount of capital was accumulated for revitalizing Winnipeg's inner-city than 

would have been if only one level of govemment had funded the program 

individually. 

A second beneft of housing pattnerships has to due with the fact that the 

roles of each partner are defined to best utilire the strengths that each sector 

has to offer. The private sector, for example, offers the professional business 

experience that is lacking in the public sector and the necessary capital that is 

required to make housing projects work. The public sector offers support 

through its political connections, innovation and research, through which 

organizations like the Canadian Centre for Public-Private Partnerships can be 



created to assist the private and non-profit sectors. Lastly, the third sector offers 

low income housing to the people who need it the most, and provides nonproffi 

housing organizations with the opportunity to develop and manage their own 

housing. 

One final benefit regarding housing paitnerships is that working in a group 

arrangement often provides stabilïty, flexibiiiï and mutual support. These three 

variables are important because when alternatives and solutions to problems 

are developed together, the diversity of the different sectors involved increases 

the success of coming up with a workable solution that will be agreed upon by 

everyone (Drnevich 1995, 13). 

Therefore, by examining the numerous benefits of housing partnerships, it 

should be obvious that they c m  only be successful if the partnerships utilire the 

strengths of each sector and feature incentives that are mutually beneficial to al1 

three parties. The one question that remains to be answered, however, is how 

can new housing partnerships be established in inner-city Winnipeg, and what 

organizations would be involved in the partnership process? 

In chapter six, the results of the rental market analysis presented a very 

strong case for the formation of a housing partnership between the nonprofit 

and private sectors in inner-city Winnipeg. This conclusion was based on the 

fact that the vacancy rates in the four inner-city study areas were found to be 

very high in the private, for-profit rente1 sector and very low in the non-profit 

rental sector, suggesting that there is too much consumer choice in the private 

market and not enough choice in the non-profit market. As a result of these 

findings, it was suggested that private and nonprofit partnerships be examined 

as a potential affordable housing option in inner-city Winnipeg, but who would 

be responsible for inliating this partnership and coming up with the funding that 

would be required to make it wodc? 



lnterest in a privatelnon-profit rental housing partnership in inner-city 

Winnipeg could be initiated by a group such as the Apartment lnvestors 

Association of Manitoba, but many other stakeholders would have to be 

involved in the partnenhip process as well. The orniers and investors of the 

problematic private, for-profit rental apartments in the innercity, for example, 

would have to be willing to go beyond their traditional private sector role of 

providing for-profit rental market housing, and conveit their chronically vacant 

units into non-market rent to income ones. Canada Mortgage and Housing 

Corporation, through its Centre for Public-Private Housing Partnerships, could 

assist the private and non-profit sectors by bringing the interested parties 

together and coming up with innovative funding arrangements to help finance 

the partnership initiative. The City of Winnipeg's municipal govemment could 

help by providing tax concessions to joint privatelnon-profit sector apartment 

owners, and by lobbying the provincial govemment to help with the funding of a 

partnership arrangement. Finally, the third sector could continue its current role 

of developing and managing the non-market rental housing units, and could 

also provide expertise on affordable housing issues in the city. 

While it is not known if an organization like the Apartment lnvestors 

Association of Manitoba has the ability or funding required to make a 

privatehon-profit rental housing partnership such as this work, someone must 

take the initiative and convince the owners and investors of the private rental 

market that an inner-dty housing partnership with the non-profit sector can be a 

success. The presence of future affordable housing in Winnipeg and a 

revitalized inner-city depends on it. 
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APPENDIX 1: WlNNlPEG INNER-CITY NElGHBOURHOOD 
ANALYSIS 

Population 

Total Population 
Total Pop. 1986 

Male, Total 
O - 4 years 
5-14 years 
15-24 years 
25-34 yeam 
3549 years 
50-64 years 
65 yeam + 

Female, Total 
O - 4 years 
5-14 years 
15-24 years 
25-34 years 
3549 years 
50-64 years 
65 years + 

Census Families 

# of Census F amilies in 
Private iiouseholds 

Total Husband-Wife Families 
Total Lone-Parent Families 

Number of Family Pemns 
# of Non-Family Persons 

# of Non-Family Persons 65+ 
Living Alone 

Source: Statistics Canada, Pro-- in in Part A a u .  
Ottawa: Induatty, Science and Technology Canada, 1994. 1991 Census of 
Canada. Catalogue numbets 95-360 and 951361. 



Average Income, Males 1% 
Average Income, Females 15+ 

Average Family lncome 

Average Household lncome 

Ethnicity 

Single Origins 

Briüsh Origins 

French Origins 

German Origins 

Ukrainian Origins 

Polish Origins 

Aboriginal Origins 

Filipino Origins 

Other Single Origins 

Education(1 S+ Population) 

Less than grade nine 2,750 8.3% 10.8% 

Grades 9-13 no certifiate 7,775 23.4% 27.9% 
Grades 9-1 3 w/ certificate 3,515 10.6% 12.5% 

Trade / Diploma 675 2.0% 3.0% 

University no degree 5,095 15.3% 12.4% 
University with degree 7,235 21.7% 1 3.0% 

Source: Stmtirticr Canada, Tracts in W m  Part A and B. 
Ottawa: Induatry, Science and Technology Canada, 1994. 1991 Cenrus of 
Canada. Catalogue numbers 95-360 and 95361. 



Occupied Private Dwellings: 

Total Number of Occupied 
Private Dwellings 

Owned 
Rented 

Single-detached house 
Semi-detached house 

Row House 

Apartment (total) 

m e r  single-detached house 
and movable dwellings 

Dwelling Unit Condition 

Average value of dwelling $ 

Regular Maintenance 
Minor repairs 
Major repairs 

Consttucted before 1946 
Constructed 1946 - 1960 
Constructed 1961 - 1970 
Constructed 1 971 - 1980 
Constructed 1981 - 1991 

Source: Statistlcs Canada, prafiir of r-satu. in W- P a  A grid a. 
Ottawa: Industry, Science and Technolagy Canada, 1984. 1991 Cenrus of 
Canada. Catalogue numbers 95-380 and 95-361. 

The Winnipeg permntages were obtained from: The City of Winnipeg Planning Department, 
Ce-. Winnipeg: City of Winnipeg. 



Population 
Total Population 
Total Pop. l9û6 

Male, Total 
O - 4 years 
5-14 years 
15-24 years 
25-34 years 
35-49 years 
50-64 years 
65 y8NS + 
Fernale, Total 
O - 4 years 
5-14 years 
15-24 years 
25-34 years 
3549 years 
50-64 years 
65 years + 

Census Families 

# of Census Families in 
Private Households 

Total Husband-Wife Families 
Total Lone-Parent Families 

Number of Family Persons 
# of Non-Family Pesons 

# of Non-Family Pesons 65+ 
LMng Alone 

Source: Statktlcr Canada, P r o t ~ ~ n l u .  Part A md 8. 
Ottawa: Industry, Science and Technology Canada, 1994. 1991 Census of 
Canada. Catalogue numbets 95-360 and 9W6l. 



Income G m u ~ i a l  CbntannJlljC YEU!% 

Average Income, Males 15+ $1 6.546 
Average Income, Fernales 15+ $1 2,922 

Average Famiiy lncorne $30,282 49,619 

Average Household lncome $24,439 42,651 

Ethnicity 

Single Origins 

British Origins 

French Origins 

Gennan Origins 

U krainian Origins 

Polish Origins 

Aboriginal Ongins 

Filipino Origins 

Single Origins 

Education(1 S+ Population) 

Less than grade nine 5,525 21 .5% 10.8% 

Grades 9-1 3 no certificate 7,575 29.5% 27.9% 
Grades 9-1 3 w/ certificate 2,735 10.6% 12.5% 

T rade / Oiploma 700 2.7% 3.0% 

University no degree 2,665 10.4% 12.4% 
University with degree 2,195 8.5% 13.0% 

Source: Statktlcs Canada, Profile af Ce- Tm- in Wi- Pm_Awd R- 
Ottawa: Induatry, Science and Technology Canada, 1994. 1991 Census of 
Canada. Catulogue num bers 95-360 and 95361. 



Occupied Private Dwellings: 

Total Number of Occupied 14,640 
Private Dwellings 

Owned 
Rented 

Single-detached house 3,085 
Semi-detached house 265 

Row House 1 85 

Apartment (total) 1 1,075 

Other single attached house 45 
and movable dwellings 

Dwelling Unit Condition 

Average Value of Dwelling $ 69,712 

Regular Maintenance 10,295 
Minor Repairs 3,080 
Major Repairs 1,255 

Constructed before 1 946 4,425 
Constructed 1946 - 1960 2,310 
Constructed 1961 - 1970 1,990 
Constructed 1971 - 1980 2,690 
Constructed 1981 - 1991 3,225 

Source: Statisticr Canada, Pro- af W - B ~  Part A UB. 
Ottawa: lndurtry, Scknce and Technology Canada, 1994. 1991 Cenrus of 
Canada. Catalogue numbers 96360 and S H 6 I .  

The Winnipeg percentages were obtained from: The City of Wmnipeg Planning Department, 
Census. Winnipeg: City of Winnipeg. 



Population 

Total Population 
Total Pop. 1986 

Male, Total 
O - 4 years 
5-14 years 
15-24 years 
25-34 years 
35-49 yeais 
50-64 years 
65 years + 
Fernale, Total 
O - 4 years 
5-1 4 years 
15-24 years 
25-34 years 
3549 years 
50-64 years 
65 years + 

# of Census Families in 
Private Households 

Total Husband-Wfe Families 
Total LoneParent Families 

Number of Family Pemns 
# of Non-Farnily Persons 

# of Non-Family Persons 65+ 
Living Alone 

Source: Statirtics Canada, Piafil. of T m  in W w  A u. 
Ottawa: Industry, Science and Technology Canada, 1984. 1991 Cenaus of 
Canada. Catalogue numbers 951360 and 951361. 



lncome 

Average Income, Males 15+ 
Average lncome Fernales 15+ 

Average Farnily lncome 

Average Household lncome 

Ethnicity 

Single Origins 

British Oligins 

French Ongins 

German Origins 

Ukrainian Origins 

Polish Origins 

Aboriginal Origins 

Filipino Origins 

Other Single Origins 

Education(1 S+ Population) 

Less than grade nine 5,995 1 7.4% 10.8% 

Grades 9-1 3 no certificate 9,760 28.3% 27.9% 
Grades 9-1 3 w/ certificate 3,615 1 0.5% 12.5% 

Trade / Diploma 805 2.3% 3.0% 

University no degree 4,260 12.4% 12.4% 
University with degree 4,020 11.7% 13.0% 

Source: Statlatics Canada, piam of caplu. T w  in Pafi A an&@. 
Ottawa: fndustry, Science and Technology Canada, 1994. 1991 Census of 
Canada. Catalogue numben 95-360 and 9S-361. 



Occupied Private Dwellings: 

Total Number of Ocaipied 
Private Dwellings 

Owned 
Rented 

Singledetached house 

Row House 

Apartment (total) 

Other single-detached house 
and movable dwellings 

Dwelling Unit Condition 

Average value of dwelling $ 

Resrular Maintenance 
M inor Repairs 
Major Repaiis 

Constructed before 1946 
Constructed 1946 - 1060 
Constructed 1961 - 1970 
Constructed 1971 - 1980 
Constructed 1981 - 1991 

Source: Statbticr Canada, Profik of T W i n n f w a .  P m A a d  m. 
Ottawa: Industry, Science and Tachnology Canada, 1994. 1991 Census of 
Canada. Catalogue numbws 95-360 and 951361. 

' The Winnipeg percentages were obtained from: The Ci of Winnipeg Phnning Department, -. Winnipeg: City of Winnipeg. 
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LORD SELKIRK NEIGHBOURHOOD ANALYSIS - 1991 

Population 

Total Population 
Total Pop. 1986 

Male, Total 
O - 4 years 
5-1 4 years 
15-24 years 
25-34 years 
35-49 years 
50-64 years 
65 years + 
Female, Total 
O - 4 years 
5-14 years 
15-24 years 
25-34 years 
35-49 years 
50-64 years 
65 years + 

Census Families 

# of Census Families in 
Private Households 

Total Husband-Wife Families 
Total Lone-Parent Families 

Number of Family Persons 
# of Non-Family Persons 

# of Non-Family Persons 65+ 
Living Alone 

Source: Statirticr Canada, m i l e  af Cemur T m  in --Am. 
Ottawa: Induatry, Science and Technology Canada, 1994. 1991 Census of 
Canada. Catalogue numbers 95-360 and 9S-361. 



lncome 

Average Income, Males 1% 
Average Income, Fernales 15+ 

Average Family l n m e  

Average Household Income 

Ethnicity 

Single Origins 

British Origins 

French Origins 

German Origins 

Ukrainian Origins 

Polish Origins 

Aboriginal Origins 

Filipino Origins 

Other Single Origins 

Education(1 S+ Population) 

Less than grade nine 8,040 22.8% 10.8% 

Grades 9-13 no certificate 12,870 36.5% 27.9% 
Grades 9-1 3 w/ certificat8 3,675 10.4% 12.5% 

Trade / Diploma 870 2.5% 3.0% 

University no degree 2,525 7.2% 12.4% 
University with degree 1,635 4.6Oh 13.0% 

Source: Statistict Canada, of -a T w  in YUlllljPaOLeaLt A md R. 
Ottawa: Indurtry, Science and Technology Canada, 1994. 1991 Census of 
Canada. Catalogue numbers 951360 and 95-361. 



Occupied Private Dwellings: 

Total Number of Occupied 18,110 
Private Dwellings 

Owned 
Rented 

Row House 990 

Apaianent (total) 4,340 

Other single attached house 160 
and rnovable dwellings 

Dwelling Unit Condition: 

Average Value of Dwelling $ 59,812 

Regular Maintenance 10,190 
Minor Repairs 5,345 
Major Repairs 2,570 

Constnicted before 1946 8,930 
Constructed 1946 - 1960 5,415 
Constnrcted t 961 - 1970 1,820 
Constnrcted 1971 - 1980 1,260 
Constructed 1981 - 1991 685 

Source: Stathtfcs Canada, etafile of T m  in W m  Part A snd_B. 
Ottawa: Industry, Sciancs and Technology Canada, 1994. 1991 Census of 
Canada. Catalogue numbors 951360 and 95-361. 

The Winnim percentages were obtained from: The City of Winnipeg Pianning Department. 
C e n s m .  Winnipeg: Ci of Winnipeg. 



APPENDIX 2: 

FIGURE 3: HUSBAND-WIFE AND LON€ PARENT FAMILIES 

FIGURE 4: AVERAGE INCOME: MALES AND FEMALES 15+ 

Male Average h o m e  

a Fernale Average 
r m e  

Source: Statirtlcs Canada, Promat in YljllPjOQe Part A and B. 
Ottawa: Industry, Science and Teehnology Canada, 1994. l99 I  Census of 
Canada. Catalogue numbers 951360 and 95-361. 



FIGURE 5: FAMILY AND HOUSEHOLD AVERAGE INCOMES 

I CMHC Survey Zoriss 

FIGURE 7: OWNED I RENTED OCCUPIED PRIVATE DWEtLlNGS 

Source: Statlatics Canada, Profile of Ce-- Part A a. 
Ottawa: Indu8try. Science and Tachnolagy Canada, 1994. 1991 Census of 
Canada. Catalogue numbers 95-360 and 95-361. 
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FIGURE 8: OCCUPIED PRIVATE OWELLINGS BY DWELLING TYPE 

Sïngie Famüy Homes 

Apartments 

Row Houses 

FIGURE 9: PRIVATE DWELLING UNIT CONDITIONS 

Source: Sbtistica Canada, eLplUI af Clplus T m  in W m  Part A di. 
Ottawa: Industry, Science and Technology Canada, 1991. 1991 Census of 
Canada. Catalogue numbeis 96360 and 96361. 



FIGURE 10: AVERAGE VALUE OF DWELLINGS 

CMHC Suwey Zoner 

Source: Statirtlcs Canada, P_rottle of &me 
Ottawa: Induitry, Science and Technology Canada, 1994. 1991 Census of 
Canada. Catalogue numberr 95-360 and 95361. 











APPENDIX 4: 

TABLE 4: PRIVATE VACANCY RATES BY SURVEY AREA 

TABLE 5: VACANCY RATES OF PRIVATE DOWNTOWN RENTAL 
APARTMENT STRUCTURES BY NUMBER OF BEDROOMS 

1 Numbet of Bedrooms 
Total 

199s 1994 1995 1994 

-- - - - - - - - - - - - - 

Unit Type 

Zone 

Source: CMHC, Manitoba Rental m k e t  Remort. Winnipeg: CMHC, 
October 1995. 

Reprinted with the pemission of CMHC. 

Downtown 

Fon Rouge 

Centennial 

Midland 

Lard Selkirk 

Sub-Total 

Onc 
- - - - - - 

Bachelor 
Oct 
1995 

Two 
Ott 
199s 

Zone I 

fme2 

Zonc 3 

Zone 4 

Zone 
1-4 

Oct 
1994 

Ott 
1995 

OtL 
1% 

Ott 
1994 

5.7 

7 5  

6.2 

5-9 

6.7 

6 
7.0 

6.1 

8.5 
63 

4.2 

7.6 

9.1 

8.7 

6.9 

5.5 

9.6 

10-9 

7.7 

8.4 

3-t 
6.4 

8-7 

9.6 

5.8 

2.2 1.5 23 3.8 4.2 

11.9 13.0 tt.3 7 3  9.8 

103 22.0 9 3  8.7 tO.4 
725 2-7 9.0 7.5 

6.9 7.8 6.5, 5-il  7.1 



TABLE 6: VACANCY RATES IN PRIVATE APARTMENT 
STRUCTURES BY SIZE OF PROJECT 

- 
- - 

Fort Rouge J.7 S d  4.1 4.2 4.1 3.6 3.4 4.0 *& 3.8 4.2 

Centennial 19.0 9-7 9 3  14-1 7.1 9.4 95 18.0 9.2 13.2 4-7 2 73 9 3  

Midland 13.0 8 8  11.2 14.7 75 6 3.4 6 ** ** 8-7 IO.O 

Lord Selkirk 1 4.8 9.1 9 9  11.1 92 .* m g  *. 9.0 7.4 

Sub-Total 113 5.4 83 112 6.4 73 6.7 7.3 W 6.9 5-7 4. u 

TABLE 7: NON-PROFIT VACANCY RATES BY DWELLlNG UNIT 
TYPE 

Source: CMHC, m i t o b a  Rental Market Regort. Winnipeg: CMHC, 
October 1995. 

Reprinted with the permission of CMHC. 
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TABLE 8: VACANCY RATES OF INNER-CITY NON-PROFIT RENTAL 
DWELtlNG UNlTS BY NUMBER OF BEDROOMS 

TABLE 9: NON-PROFIT tNNER-CITY DWELLING UNIT STOCK BY 

.. ...::-~è-~~:~:ir~:~:i 
*..:.:.:.?..- 

Inner City 

Fort Rouge (1) 

Centenniai (2) 

Midland (3) 

Lord Selkirk 141 _ 

BEDROOM TYPE 

TABLE IO: PRIVATE APARTMENT UNIT DISTRIBUTION BY AG€ 
AND SUB-MARKET 

-;'-fi=&$ ::: . . 

10.2 (4.5) 

5.4 

14.4 (5.6) 

1 -7 

8.6 

Source: CMHC, Manitoba RentgI M m t  Report. Winnipeg: CMHC, 
October 1995. 

:&Eiwmp$& . . . . . , e-.. i. 

1.4 (?-1) 

0.2 

3 4  (2.7) 

0.7 

O 

Zone 

Winnipeg 

Fort Rouge 

Cerntennial 

Midland 

Lord Selkirk 
, 

Reprinted with the permisdon of CMHC. 

1987+ 
- 

8% 

S 

28 

2 

3 

g $ ~ ~ B ~ f ~ ; i $ I r i t ~ ~ ~ 8 a i ; ~ : : :  . , 

5.2 

1.4 

6.5 (6.5) 

3.5 

3.5 

:'.:Fm .::: 

1976-86 

23% 

14 

14 

14 

21 

6.3 

O 

7.4 4 

2.1 

9.1 

29 

O 

9-1 (9.1) 

O 

O 

5.4 (3.6) 

202 

1.9 (5.3) 

1.6 

4.1 

1962-75 

46% 

45 

26 

19 

19 

1951-61 

10% 

19 

12 

16 

t9 

Pre 1950 

13% 

17 

22 

SI 

4 1  



TABLE 11: VACANCY RATES AND AVERAGE MARKET RENTS 
BY AGE OF STRUCTURE 

' 1 
8actbelor t-eodmom 2-&dr#im 1 1 

AMR VAC,% AMR WC-% 
3+ Bsdroom 
AMR VAC,% 

Completion OItc 

Fott Rouge 
Al1 UniU 

Bctore 1950 
1951 - 1%t 
1962 - 1975 
1976 - 1986 
1987+ 

Centennial 
Al1 Uniu 
Bdorr 19% 
1951 - 1961 

1962 - 1975 
1976 - 1986 
1987+ 

Aîl Types 
AMR VAC-% 

- -  - -  

AMR VAC.% 

Lord Selkirk 
Al1 Unirs 
Bcfon 19-50 
19St - 1961 
1962 - 1975 
1976 - 1986 
1987+ . 

Source: CMk 
October 199 

Reprintad wi 



TABLE 12: NON-PROFIT DWELLING DISTRIBUTION BY AG€ 

Source: CMHC, m i t a b a  Rental Market Rwort. Winnipeg: CMHC, 
October 1995. 

lnner City 

Fort Rouge 

Centennial 

Midtand 

Lord Selkirk 

28% 

20% 

30% 

32% 

24% 

37% 

50% 

30% 

24% 

56% 

11% 

20% 

13% 

32% 

4% 

1% 

0% 

3% 

0% 

0% 

23% 

10% 

24% 

32% 

16% b 




