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PREFACE

Citles across the entire natlion are initlating
action to reclaim their slums and fight urban blight., The
City of Winnipeg has accepted the challenge and 1is presently
engaged in an urban renewal program in one of the oldest
residential neighborhoods in the City, commonly referred
to as the Jarvis-Dufferin area, now recognized as the Lord
Selkirk Park area,

The objectives of this thesis ig to inventory and
analyze the causes and effects of blight in the Lord
Selkirk Park area, and to relate a workable progran
proposéd’by the City of Winnipeg for its restoration,

The study recognizes that plamning for the area must
be considered firstly in human terms and secondly ln
physical terms, Facts and figurés to justify this are
presented, :
| It is hoped that this repbrt will serve ﬁowards a
better undérstanding of the nature and scope of the prob-
lemé of urban renewal with which the City will be

confronted for many years,
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INTRODUCTION

. THE STUDY AREA

For many years, the press and television have made
frequent reports about the living conditions and high degree
of anti—social behaviour of citlzens in an area commonly
referred to as the "Jarvis-Dufferin Area", This area, one of
the oldest in the city, is located 1n north-central Winnipeg,
surrounded by Selkirk Avenue in the north, Sutherland Avenue
to the south, Salter Street to the west, and Maln Street to
the east (Seé Plate 1),

' ' To the passer-by 1t has been identified as a haphazard
conglomeration of bulldings and wasted space, characterized by
mixed land uses, Public awareness intensified as the more
responsible residents of the area complained about the lack of
proper municlpal housekeeping, the lack of police protection,
and>the discomfort created by a sense of soclal stligma reflected
on them by the multiple umpalatable incidents occurring in

the area,

Presently the area accommodates both obsolescent and
good quality housing with light and heavy industry dispersed
throughout residential gsectors, In splte of 1ts proximity to
the central business district and high land values, the
potential of the area remained untouched prior to 1963 (See
Plate II).

Over the past few years the clty's Urban Renewal and
Rehabllitation Board has carried 6ut extensive urban renewal

1l
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studies in the City of Wimmipeg, The product of the studies
included the delineation of the above described area as a
portion of‘W1nnipeg ripe for urban renewal, The area was
referred to as Redevelopment Area No,1l, or better kmown as

the Lord Selkirk Park area,
2, GEOGRAPHIC AND HISTORICAL BACKGROUND

In order to obtain a true perspective of the conditiomns
in the Lord Selkirk Park area, it 1s necessary to examine
the geographic setting and historical background of the City
of Winnipeg and to determine the effects these factors had

on this older segment of the oity,

(a) Geographic Implication
Winnipeg, the capital of Manitoba, is the largest olty

in the Prairie Provinces, the fourth largest city in Canada,

It has some claim to be considered the geographlcal centre of
Canada, being 1409 miles east of Vancouver and 1473 miles
west of Momtreal, Seventy miles to the south ls the United
States border,

The Winnlpeg region 1s well defined by physlcal factors-
such as land forms, climate and soll, To the east and north
is the edge of the Canadian Shleld; to the west 1s the
Manitoba Cuesta, Its basin-like form 1s emphasgized by the
presence of the Manitoba Lakes, with‘several thousand square
miles of fresh water surface, Circumventing the metropollitan
area is a fertile belt of rich textured soll deposited by the
ancieht glacial Lake Agassiz; The elevation of Winnipeg 1s




approximately 750 feet above mean sea level, The land
slopes an average of threé feet per mile towards the Red and
Assiniboine Rivers which oonverge near the central business
diétrict; The entire regilon drains into Lake Winnlpeg via
the Red River,

History also has helped in regional definition since
this basin had the earliest permanent white settlement,

Even catastrophes, such as the floods of the Red and
Assiniboine Rivers, tend to have reglonal slgnificance;

The climate is of the inland continental type with
intense seasonal varlatiloms, Summers are ﬁarm with cool
nights and winters are cold and dry, The annual mean tempera-
ture in January is 3 degrees Fahrenhelt and in July, 62
degrees Fahrenheit, Average annual precipitation is 21,19
inches and the prevailing winds, winter and summer, are north-
west, The pattern of human settlementrand activity mark the
w1nh1peg area as a true geographic region, It has a strong
population nucleus to which all ports are held by & close
transportation net; This natural reglon, however, has not
completely prevented the development of smaller local centres,

among which are Portage la Pralrle, Brandon and Dauphin,

(b) Historical Background
None of the prailrie citles can be sald to be very old,

but Winnipeg, as well as belng the largest city, is also the
oldest, The first habitation of the white man on this site

was Fort Rouge, erected by La Verendrye in 1733,
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The real birth of the clty,
Settlement,

however, was the Selkirk
Lord Selkirk, concerned over the displacegd

crofters of the Seottish Highlands, concelved the idea that

the Red River Valley offered possibilities for their re-

establishment, -Securing control of the Hudson's Bay Company,

he proceeded to carry his scheme into effect, Beginning in

1811, several hundreq immigrants arriveqd to ma
in Manitoba,

ke their homes
and in spite of ineredible hardships, the
settlement was established,

The location chosen for thege settlers to make their
homes was at g boint on the Req River known ag
dens", Fort Douglas,

"Colony Gare
wWhich served ag g residence for the
Governor of the Selkirk Colony plus a storehouse fop the

Hudson's Bay Company, wag located at the foot of the Present

Robert amnd George Avenues, Only arfter 1816, when the Deg

Muronsﬂarrived, did the area north of Fort Douglas become

known as Poing Douglas, (The srea under study, Lord Selkirk

Park, formed the Western portion of Point Douglas),

By 1821 log houses had sprung up along the Req River,
Fort Douglag on Point Douglas sti111 sat looki
broad chann

ng south up the

el of the Red River ang forming the nucleus of

the Colony, Around the Fort lived such Prominent men ag

Thomas Thomas, Robert Logan, James Bird, John Pritcharq,

Thomas Laidlaw ang Reverend Plcard Detroismuron and Reverend

West, Thig settlement wag the foundation of the City of

Winnipeg.




As early as 1822, housing problems were recognlzed,
"The Fort itself 1is the most filthy place imagimnable, 25
feet too small, stockades for the most part are rotten and
tumbling down, and the buildings with the exception of one,
mere log huts, #ery bad and so full of holes as to be
-perfectly unsuitable“.l

Prior to 1870, the name of Winnipeg was not known out-
side Manitoba, It was small and scattered, Fdrt Garry, on
the other hand, was a household word throughout the Domlnion,
It was where the Governor of the Hudson's Bay Company resided
and where traders and hunters met to exchange their goodsl

By 1860 great improvements and bhanges had.taken place,
The ﬁse of briek as building material was introduced and the
archltectural style shifted from a single storey to a two
storey dwelling with an attached veranda, Speclalty trades
such as bookmakers, watch makers, saddle and harness mekers,
were established, In 1864 a Board of Trade was formed and
the name Fort Garry was changed to Winnipeg,

On October 31, 1871, the first school was opened at
Point Douglas, A number of houses were ereoted the same
year; among these were the residences of J, Sutherland,
William Logen, Dr, Schultz, Business in the town of Winni=-
peg began to flourish, Several stores in the Point Douglas

1l
Quoted from a letter written by Andrew Bolgar on August 4,
1822 in a pamphlet entitled "The 0ld Forts of Winnlpeg
(1839-1927) written by C, Napier Bell and published by
Dawson Richardson Publishers Ltd., May 1927,




aréa were erected; among them were W, G, Fonsecs and

B, L., Barber, The above names are prominent streets in the
area today, The first well was sunk at Point Douglas in
June 1872 and was consldered a great boon to the people of
the locality. Manitoba College was opened October 16, 1872,
with Rev, John Bryce as Principal.

The Bishop of Saskatchewan, while on a vislt to Montreal,

thus expressed himself in regard to Winnlpeg,

In 1866 it was nothing more than a backwards village
containing about 200 settlers, Now Wimnlpeg is a city
(1879) of over 6,000 inhabltents, In 1ts seven years
of existence dating from 1870, 1t had increased more in
its population than had the city of Chicago in the first
ten years of its existence, Now it has churches, banks,
schools, manufacturers, and its mercantile men are equal
to any in energy, that I had met elther 1in Canada or
the United States, I could not but think that 1t had a
great destiny before lt, and 1t could be called with
truth the "gateway of the North West"., It 1s distined
to become a most prosperous city,.? ~

In 1882, the Red River was crossed by railroad, and

on March 1; 1882, the first train ever to steam into the
City arrived from Fort William, In that same year, prompted
by Eﬁf railroad, Ogilvie Flour Mills graced Point Douglas
/by , _

and by-law were exempt from taxation for 30 years, These
two events, together with the bullding of the incoming
traders of the great store houses on the west side of the
Red River, spelled the doom of that area as & high class

‘residential district, More and more the influential resi-

2
"Den Years in Winmipeg", Alexander Blggs-Printed at the
Times Printing and Publishing House, Winnlpeg, Man,




dents of Polnt Douglas moved to the area between Portage
Avenue and the Assinibolne River, now graced by Vietorian
manslons with wide sweeping lawns,

| From 1881 on, with the advent of the Canadian Pacific
Eailway, Winnipeg was a blustering, booming city,

As early as 1881 when Marquls of Lorne visited
Winnipeg, it was possible to buy a lot for $6,000 on
Monday, sell it for §$7,000 on Tuesdey and see the same
lot sold on Wednesday for $9,000, Lots were staked
out for mliles beyond the city's outskirts, Wages were
high and so were building costs,3

Residential bullding in the Point Douglas aree continued
after 1882, only to satisfy the requirements of the workers
assoclated with the industries brought about by the railway,
By 1910 residential building had almost ceased and the area
was belng developed more and more by industrial and commer-
cial interests, Industry, with accompanying noise, smoke
end smell, encroached on the residential area, preventing
i1ts further growth to a stage where it could support
desirable community facilities such as parks, schools and

shops, Because of this, property values fell, development

ceased end deterloratlon set in, Like other Prairie cities,
the bullding boom in 1914 conclﬁded a period of great land
speculation which left many houses stranded without the
amenlties of normal city life, thereby producing conditions

ripe for early obsolescence,

3

Winnipeg Free Press - 1881,




CHAPTER I
EXISTING CONDITIONS
A, PHYSICAL ENVIRONMENT

What constitutes good residential environment? To
meny architects, engineers and planners, the ahswer may be

a "Broadacre City" or a "Garden City", To the local con-

tractor, it may be the styling of individual homes for besuty,
To some famllles, good residential environment means the
cholce of the best location within their means, To others,
such factors &s proximlty to downtown, nearness to place of -
employment or nearness to a particulsr school or bus route
defines good environment,

Regardless of what the determining constituents for
good resldential environment are, there are several major
requirements which contribute to healthy living, These may
be summed up as: adequate communlty amenities, absence of .
noise, clean alr, good municipal "house-keeping", accessi-

bllity,and adequate police and fire proteection,

An Intensive house by house survey was coxducted by
the Housing and Urban Renewal Branches of the City Planning
Department in the sunmer of 1963, By relating the above
factors to the housing and soclo-economic donditions, it
wag possible to evaluate the quality of the residential

environment in the Lord Selkirk Park area,

10
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1, LAND USE PATTERN

The existing land use can be descrilbed as an unrelated
mixture of uses (See Plate II-A), Commerce and 1nduétry
engulfed residential neighbourhoods, creating lislands of
housing, left to stagnate and decay. The interlor of almost
every block presents plctures of decaying buildlngs and
ineffioient land use, It 1s not unusual to see one or two
houses sandwioched between heavy industrial plants; nor 1is
it unusual to see a residential building engulfed by Junk
yards,

Retall, wholesale and manufacturing estaeblishments are
scattered throughout the area and are found in a great var-
lety of builldings., Some firms are located in basements,
others in two to four storey structures, while others have
asppropriated old houses, A few new dwelllngs can be found
which have replaced obsolete structures, In sdme cases,
firms have spent large sums of money on renovation of build-
ings,

Because of low rent, nearness to transportatlon and
markets, the area 1s inviting to filrms, Cheep labour 1s
available at all times as a great number of industries
utilize female employees,

(2) Industry

Manufacturing industries are many and varled,
Clothihg, furniture and food processing (particularly meat

processing) find their markets in terms of local buyers,
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such as department and chein stores, Paiht, woodworking
and glase factorles cater to building firms,

| Junkyards, which are visible from Main Street, are
scattered along Butherland Avenue 1ln close proximity to the
Canadian Pacific Railway tracks (See Aerial Photograph),
Due to limited spaCe, these have now invaded Jarvis Avenue,
Lack of control as to size and height of stock-piles has
resulted in a most depressing and devastating appearance,
In terms of land values they are appalling.v o

Exigting lndustrial uses 1ln the area are poorly main-

tained, MNost of the heavy industry end most of the light
‘ 1ndu9try are located next to and follow the pattern of the
railway;4 This 1s natural as rail transport was once necessary
for'mdvement‘of material to and from these sites, Presently,
fagt truck transport is utilized as the main source of trans-
portation; The larger industrial sites house such 1ﬁ§ustries
as saéh and déor manufacturers, furnlture, paint,'gi;ss, sheet
metal, meat and fish processing, and auto bbdy’shops; These
industries are offensive in terms of noise, smoke, and dust,
Thevsites are a cénfusibn of equipment with stock-piles and
decrepit; improvised buildings, The less offemsive indus-
tries are in thé mihority.' These lnclude clothing firms,
wholesale esfablishmenté, candy ﬁanufacturers and bakeries,
These, however,'ére nbt’only located south of Dufferin Ayénue,

but also in the heart of residential arees,
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(b) Commercial

Almost all the commerclally used land in the study

area 1s concentrated in a strip aslong Dufferin Avenue, This
strip serves as the communlty commerclal district, for
famillies living north and south of Dufferin Avenue, Located
here are such establishments as a barber shop, beauty salon,
several restaurants, one hotel, shoe-maker shop, hardware
store and manufacturing offices, Numerous shady corner
grocery stores are found throughout the reslidentlal néighbour-
hood; Several restaurants are located within the industrial

sectors, catering to the employees of the various firms,

(¢) Residential
Because of encroaching industry, the residentlal
land 1s very fragmented, Only & few residential blocks are
free from eilther commercial or industrial uses, It 1s evident that
there are no strong residential nelghbourhoods dominating the
area,
Housing in the residential districts varles from single

family homes and terraces to apartment blocks, Many of the

single family homes have been converted to multiple-family

" dwellings. Lot sizes vary from thirty to fifty feet, It

5‘ 1s common to see a "lean-to" built on to a single famlly

| dwelling, or two houses bullt on one lot with one dwelling
frbnting on the back lane, Delapidated storage sheds and run-

down garages have reduced the avallable back yard space,
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A number of the more radically deterlorated bulldings have
been condemned by the City Health Department. These are

vacant and boarded up, adding to the squalor of the area,

(d) Open Space

The incoherent building of industry and commerce,
on lots originally laid out for houses, resulted in an
astonishing amount of unused space, These spaces are poorly
maintained, grown over with weeds, littered with debris, and
usually become the resting grounds for wrecked cars,

No areas of mnatural beauty have been preserved, result-
ing in the inadequacy of parks, playgrounds and tot-lots,
Because of this, children resort to the streets as play
areas, Adjacent to the David Livingstone School 1s a two
acre open space known‘avaord Selkirk Park, This open
space is utilized by studehté for recreational functlons
during the day, Lacking landscape and proper maintenance,
as a park it is unattractive and uninviting, At night 1t
is exposed to teen-age vandalism and 1s becoming & place of
ill-repute;

Adding to the environmental delectlon are the numerous
vacant lots created by the demolishedvbuildingszreviously
condemnéd as unfit for human habitatlon, ‘These lots, over-
grown with weeds and left unattended, soon become dumping

grounds for the community,

(e) Public Buildings and Institutions

The study area is not serviced by any publie
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buildings, Pol;ce and fire protection services are provided
for other areas, Because of its proximity to down town, the
area has no hospltal or clinle, Four churches, and one
school on Stella Avenue, constitute the institutlons of the

community.
2, BXISTING ZONING

As illustrated by Plate III, the existing zonlng merely
reflects the present land use and its purpose 1s to consoli-
date these uses and prevent them from harmfully encroaching
on each other,

Zoning in the Lord Selkirk Park has grouped siﬁilar
land uses 1in specific areas, so that the community has been
divided into a number of districts or zones of homogeneous
function, character and appearance, The area south of
Dufferin Avenue was ZOned for light and heavy lndustry,
based on the assumption that lndustrial uses would move in,
Similarly, a strip north of Dufferin Avenue was zoned for
commerclal uses, the result being that éxisting resideﬁces
weré.invaded by commerce and industry, Dge‘to ineffective
enforcement and application of the zoning by-law, many non-
conforming uses were allowed to remain, Over-zoning, as was
the case here, inflicted a double penalty in the area, It
resulted in the neglect of good resldential areas close to
downtown because the owners hoped to realize the sale of

their properties for industrial and commerclal uses, It
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also resulted in the neglect of the older parts of thls area,
which have run down without new development acting as a
rejuvenatbr. Over-zoning permitted marginal business to bhe
established in the lower prilced résidential sectors,

Spot zoning, an undesirable practice and contrary to
sound public policy, singled out certain lots throughout the
residential districts and permltted uses not deslgned to

gerve the best interests of the community as a whole,
3. STREETS AND TRANSPORTATION

A fragmented grid iron pattern of streets, poorly
maintained boulevards, and inadequate street lighting typify
the area,

Main Street to the east, and Salter Street to the west
of the‘study area, serve as major collectors for adjacent
areas flowing to and from the Central Buslness District,
Dufferin Avenue; rumning east-west, connects the two prev-
lously mentioned streets, The intense sySFem of streets
is characterized by a rectilinear pattern, with the
exception of a "Y' formed by the union of King and Derby
Streets, Generally speaking, the local roadways are 1ln a
poor.State of maintenance, many being unimproved gravel,

Due to the fact that the area is not servieed by publie

transportation, 1t has become an isolated entity, oreating

a feeling of apathy among the residents,
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The present traffic problem in Winnipeg is centered in
the Central Busglness District, It is in the study area,
however, that congestion occurs because of traffic moving
through the area, Dufferin Avenue, the majJor artery, facili-
tates traffic movement of cars, trucks, and heavy equlpment
between Salter and Main Streets, The conflicting movement
of these vehicles, in conjunction with inadequate off-street
parklng, contributes to the congestion of traffic during peak
hours, The lack of safe arterial streets, the lack of
adeqtate pedestrlan traffic, and the improper use of local
streets, are deficlencles creating serious dangers to

pedestrians and vehlcles,
B, BLIGHT - CAUSES AND EFFECT

It is difflcult to distinguish precisely between "causge"
and "effect", but it is known that there are three underlying
factors that pertain to residential blight,

1. The physleal environment of the neighborhood,

2, The structural and functional obsolescence of
resldential property, ‘

3. The soclal and economic characteristics of the
residents, '

Processes creating blight can be directly related to
the indifference, ignorance, or poor foresight of individuals,
Certaln cases of blight are due to forces beyond the control
of any glven person or group, Blight is contagious, When 1t
ls found in a few lsolated structures it can bebquickly cured,

but when it infects a whole area, it begins to threaten the




20

economic base of the entire community; consequently only the
most drastlc and expensive remedies will restore it, NO
community should feel that without effort 1t can control or
reduce blight, Responsibility must be exerclsed to protect
what 18 good, and to insure that present and future actlon
does not destroy the community in the process-of 1its own
developmént;

Comprehensive planning is essentiall

1, ENVIRONMENTAL FACTORS CONTRIBUTING TO. BLIGHT

(a) Absentee Ownersghip

Quite dften when property owners llve in areas
removéd from their holdings, they are uninformed or mislnformed
of the changes takihg place around thelr property. The result
i1g a failure to respond or adjust to changing situatlons,
Often’absantee owners lack the pride which accompanles
occupying one's own home, Lack of pride and transient occu-
pancy lead to~neglect of property and its consequent deterlora-
tion, In the Lord Selkirk Park area, out of the 602 dwelling
units, only 101 were owner occupled, while 501 were tenant
occupied (See Table 3, page 53), Of the non-resldent owners,

a few were former residents of the area who had moved to
other parts of the ecity. The great majority of the owners
were investors whose motive was to obtain the highest rental
value for the least property value, It was found that
owners were responsible for cutting thelr property into an

excessive number of units and giving them little or no
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maintenance, which created a mutual distrust between ownersg

and tenants,

(b) Apathy

This 1s one of the most important contributors to
blight, Apathy operates noﬁ only among those living within
the blighted area, but among surrounding nelghbourhoods and
the passer-by, The existence of blight is either tolerated
or overlooked by those around 1t and 1is actually perpetuated
by their lack of attention,

When the Relocation Officer began a house by house
survey to explain the program and enlist co-operation, he
found the prevailing attitude to be one of apathy and dis-
trust, To combat this attitude was in itself a major task
and one that required ratlence, persistence and professional

skill,

(¢) Housing Shortage

A shortage of housing forces people to seek shelter

in substandard housing in-lieu of more desirable quarters;
As long as there ig a shortage of housing in a community,
there Wiil be instances of overcrowding, deteriorating
stroctural conditions, neighbourhoods on the downgrade and
many inadequacies in terms of family living,

In Canada, housing difficulties of low income groups
have been complicated by conditions peculiar to a young

country - rapld growth, inflated real estate values; specu=
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lative activity, influx of poor immigrants and the lack of
plamning,

Dr, Albert Rose, addressing the National Conference
on Planning in Ottawa, October, 1950, made some reference
to housing need in relation to other community factors, -
He said:

We can ldentify need as related to accepted neigh-
bourhoods for urban redevelopment:as related to
substandard structures in non-blighted areas:as related
to inadequate dwelling units within otherwise satis-

factory structures:as related to the imbalance or poor
fit of the household to the dwelling unit: and as

related to the basic and fundamental dissatisfaction

of the household-with the nelghbourhood and its amenities

or with 1ts criteria just mentioned,l

Houslng shortage encouragés improper conversion of

residentlal structures, and, in many cases, the lowering of
malntenance standards, At times, the urgent need for more
housing is met by construction of homes which prove to be of
inadequate material and design, Such was the case in the

post-war years,

When minority groups are unable to contract for

housing on the open market, the result is that more and more
people are forced into a 1imited geographleal area, creating
densities of déngerous proportions, Thils congestion leads to
increased danger from firés, the spread of infectious diseases,

and other harmful and unhealthy conditions,

1
Dr, Albert Rose, "An Experimental Study of Loocal Houslng Con-
ditions and Needs", A Study undertaken by the School of
Soclal Work, University of Toronto for Central Mortgage and
Housing Corporation, 1955, p,l44,
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(d) Overcrowding

Overcrowding means that large numbers of people
live under unsanitary and undesirable condltions, a
condition tending to the physlcal and moral deteriora-
tion of whole distriets, that is, to slums, Even
where the word slum is still not applicable, bad
housing conditions inevitably result in most undesirable
soeial conditions,?

In most parts of the City of Winnlpeg, high rentals
and mortgage payments per unlt of floor space compel many
families, of limited means and large size, to accept accommo-
dation which ls not only too small but frequently 1in poor
structural condition, Often familles struggling to make
ends meet are forced to rent part of thelr accommodation
and thereby overload the facilitles of existing dwellings,
There are two basic types of overcrowdlng,

Technically "overcrowding" is the relatlionshlp between
the number of persons and the number of habitable rooms in
a dwelling, It is also affected by the size of the rooms,
 In other words, a large room could theoreticaliy be adequate
for more than one person,

Physically "overcrowding" ls lack of space, ocramped
conditions, family friction, frayed tempers and above all
the lack of'privacy:for the individual,

For the purpose of the Dominion Census & crowded

dwelling is defined as one 1ln which the number of persons

2 ,
Dr, Grover - Royal Commigsion on Dominion-Provincial Rela-

tions, op.clt., P.49,
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exceeds the number of habitable rooms, 1l,e,, more than one
person per room, '

There is a distinct difference in terms of hardship

between overcrowding caused by multiple family occupancy

and that pertaining to single dwellings, It is noted that 5
in single family accommodation:
l. The husband and wife normelly occupy one bed-
room, ‘
2 It is no hardship for two children of the same

gex or two children of opposite sexes (up to the

age of puberty) to Ooccupy one bedroom,

3« The problems of pPrivacy are not nearly so acute
as the préblems of frictlon created where more

- than one family shares tollet, washing and cook=-

ing facllities,

On these grounds overcrowding in the Lord Selkirk

Park was assessed at two levels:
1, For multiple accommodation, the Federal standard

of one person per habitable room,

2¢ For single famlly accommodation, the following

scale was devised:
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No, of :
Habltable ' Maximum Number of Tolerance
Roons Persons Desirable Factor

1 1
2 2
3 3
L L
5 6 1
6 8 2
7 10 3
8 12 4
9 14 5

The number 6f habitable rooms in each building was
obtained from the City Assessor's Cards, The number of
persons and family units was gathered by the Civie Censors
for each of the buildings, By simple correlation of per-
SOns to rooms, the extent of overcrowding was calculated
(See Table 13, page 61),

Thevsurvey showed that of_the 602 dwellling units, no

overcrowding existed ln 452 households, slight ovércrowding
in 60 households, and severe overcrowding in 90 households,

In cases of large families living in 3 or 4 rooms, intolerable

condltions prevailed,
It was discovered that overcrowding, doubling up and

additional people in each family unit was due to economic

need, It 1s not that tenants do not wish to own their own
homes, but that they camnot afford to do so, The proportions
of famllles maintaining their own household would decline
sharply 1f housing was made avallable at reasonable cost

for the lower income families,
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(e) Incompatible Uses, Over-Zoning and Spot-Zoning

The need for room for expansion causes commercial
and industrial uses to invade residential areas, The
problem in many cases is not the failure to zone enough
property for business expansion, but rather the practice
of over-zoning snd spot-zoning residential land for such
purposes, Too often in zoniﬁg, land is not even reqﬁired
for the purpose for which it 1s zoned and the houses are
permitted to deteriorate in anticlpation of business develop-
ment, |

The result of over-zoning in the Lord Selkirk Park area
was that during the time lapse between the time land was
allocated for s certain.purpose, and the time at which such
development took place, impfovements to homes were withheld,
In most cases development only occurred in part and in some
areas development did not take place at all, resulting in
gradual decay of the area, Spot zonlng allowed 1ﬁeompat—
ible uses to 1ocate.in selected spots 1n residential areas
thereby creating a blighting effect on the surrounding
property,

Zoning to increase denslties within an area or
within a house, without safeguard to protect adjolining
properties, or fallure to provide service facilitles for
the increased densities, can be at odds with a malntenance
program, |

Zoning must be used as a positive pfotective force,

rather than as an invitation to deterioration,
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(f) Ineffective Administration of Codes and

Ordimemces. ..

The implementation of sound municipal codes and
ordinances 1s of utmost importance in minimizing and prevent-
ing decay, In the determination of a standard of occupancy
progrém, a municipality and its citlizens must be prepared to
make improvements towards a common goal of making the best
of the community in terms of good living, The absence, |
obsolescence or ineffective enforcement of building, health
and traffic codes, and zoning and subdivision ordinances,
are some of the me jor underlying causes of blight today;

The City of Wimnipeg Health Department has been &
leading force in encouraging the Provincial Department of
Health to strengthen rooming house regulations in the Public
Health Act, The most lmportant new regulations are those of
1956 and the Ammendment of 1960, relating to apartment,
1odging houses and rooming houses. These regulations enable
the Clty Health Department to demand that there be additional
sanitary facilities, that therevbe a constant supply of hot
water; that defective floors, walls and ceilings be repalred,
and that redecoration takerplace. Enforcement of these
provisions hag resulted in the notification to more than
500 rooming house owhers and_opérators to remedy violations
of the Provinclal Health Regulations, After intensive
research, the City of Winnipeg has abandoned both the regis-

tration and licensing concept of control in favour of

inspection and compliance with standards,
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How effective was the application of these regulations
in the Lord Selkirk Park area? An enforcement program even
of the highest calibre would not be sufficlent to make
significant gains in the standards of living in the area, As
a result, many of the homes were labelled as nuisances and
even demolished, Home owners living in sub-standard dwell-
ings, because of low incomes, could not meet the proposed
requirements, It is evident that this incurable cancerous
growth of blight 1s not due to the present sound legislation
belng 1mproper1y'enforced, but rather to the lack of organiéed,

systematlc program of blight prevention based upon any 1ong¥

range nelghbourhood planning program,
2, CONDITION OF BUILDINGS

(a) Causes and Effects of Obsolescence

Meny structures in the Lord Selkirk Park area,
whlch once performed thelr functions quite adequately, have

now become obsolete because of age, changing technologles

and desires, The large homes of fifty years ago were

bullt to accommodate domestics 1in additioﬁ to the familly,

Changes in standards of heating and ailr eonditioning have

rendered these large houses uneconomical, The common prac-

tiée of dividing these homes into make—shift apartments has

‘hastened the process of blight (See Photos, pages 29 and 30),
In Winnipeg, as ln many other Canadlan clties, the

housing problem arose in a period of swiftly increasing
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popuiation, rapld urbanlzatlon and the expansion of agri-
cultural frontlers, At this time, there were important
movements of population, and housing accommodation had to
be‘rapidly provided for the growing communities, The con-
ditibné of the time led to speculation by real estate and
bullding promoters, Due to the lack of adequate planning
by municipal authorities; buildings were erected on the
optimistic assumptioh that they would be replaced by more
substantlial structures in the future, The results are
evident today in the older sectlons of the city, This is
particularly true in the Lord Selkirk Park area, The flimsily
bﬁilt houses are deteriorating much in advance of the normal
life span of properly constructed dwellings,

Dominant in the sltuation has been the fact that nany
of the people, for whom accommodatlion was provided in the
‘study area, possessed little capital, Their large number
and extreme poverty meant that they occupled badly construce=-
ted and overcrowded houses charging low rents,

;_Scarcely any of the worst houses in the study area are
ownér occupied, The absentee ownership of these slum
hoﬁses has been a highiy profitable business 6ver the past
tweﬁty-five years, .These slum houses have low assessments,
are more susééptible to fires, and have poorly malntalned
yards, _Théy are normally located on poorly maintalned
streets and near a dlsturbing non-residential operation,

It is obvious that lower neighborhood values are

reflected in low assessments and hence a lower return in




taxes, while the demand for services increases wilth the
increase in population, With decreasing revenues many
obvious and legitimate needs are unmet, These unmet needs
aceﬁmulate and become incompatible with a residential area;_
An environment 1s created thatvis not conducive either to
community or to individual initiative in improving one's

own property,

(b) Introduction of Survey
In order to gstablish'the distribution of bullding

quality in the Lord Selkirk Park area and so define the

redevelopment and rehabilitation areas, a survey was made
of the physlical conditions of the structures along with the
socio-sconomic conditions., The study area was divided
into four sectors in anticipation of the four stages of
redevelopment (See Plate IV), On this basis the term
nstages" will be used rather than "areas", The following
is a delineation of each stage.
Stage I Bounded on.the north by Flora Avenue, to the
, south by Sutherland Avenue, to the east by )
‘ King Street, and to the west by Robinson Street,
Stage 1I Bounded on the north by Flora Avenue, to the
South by Jarvis Avenue, the east by the lane
running north and south between King Street
and Main Street, to the west by King Street,
Stage III  Bounded on the north by Dufferin Avenue, to
the south by Sutherland Avenue, to the east

by Robinson Street, to the west by Salter
Avenue, '
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Stage IV Bounded on the north by Flora Avenue, to thev
south by Dufferin Avenue, to the east by
Robinson Avenue, to the west by Salter Avenue,
Stages One, Two and Threé are scheduled for redevelopment |
while Stage Four is considered for rehablilitation, with
the exception of a few houses in extremely obsolescent
condition which are to be demolished (See Plate V), For
this reason the survey on the condition of buildings
included only the buildings in Stages, One, Two and Three
which will be demolished, The econdition of buildings in

Stage Four will be dealt with later,

(¢) Method of Survey

In recent years, varilous methods of surveys have
been devised and tried all over the North American conti-
nent, fanging from "windshleld checks" to very detalled
penalty score systems for determining the physical condi-
tlons of buildings, Each method has certain advantages
and limitations in appropriate sltuations, Windshield
surveys may be satisfactory for deslgnating areas for urban
renewal actlon, but prove highly inadequate as far as the
actual work of the redevelopment and rehabilitation of an
area ls concerned, Once an area is designated for urban
renewal action, i1t is necessary to take a closer look at
the area as to what type of information, and to what degree
in detall, is pertinent to planning, As far ag the appraisal
~of the physical condition of the residential property 1is

concerned, there is a danger of getting opinionated results,
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reducing the dependability of the information, To avoid
misapprehension, the Urban Renewal branch of the City of
Wimnipeg categorized the bulldings surveyed into the follow-
ing five categories:

1, Good

2, Good to fair

3. Failr

L, Falr to poor

5« Poor
The followling definitlong of the above categories were

employed in determining the status of each individual build-

3~

ing,

1. Good Condition - included all buildings in sound
structural condition, free from any form of
deterloration,

2, Good to Fair - included buildings in sound structural
condition, in need of very little repalr of minor
nature here and there,

3;‘Fa1r Condiﬁion - included buildings of reasonably
sound structure but in need of minor structural
repalr possessing

- poorly fitted windows and doors
= ocrumbling chimney

decaying porch and outside steps

- deteriorated eaves and flashings

poor roof condition

poorly consgtructed lean-to additions

Insufficlent lot size wilth resultant fire
hazard due to crowding of bulldings

|

4, Falr to Poor - included bulldings which show some
- visible signs of structural deficlencies listed under
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failr condition, It i1s not very’economical to
restore the building to good conditioﬁ;
.5;,29gg_gggg1§;gg~~ included all bulldings showing visible
slgns of structural deflclenclies that make major
repalrs uneconomical - these possess:

poor bullding material

lack of foundation

cracked and crumbling foundations

walls out of plumb '

inadequate slze of individual structures

to the extent that they are already assumed
to be functionally obsolete by present day
demand for living space, fixtures and
appllance

= bulldings occupied as permanent living
quarters which were primarily intended for
a different purpose (that is, garage, sheds
.and shacks without the necessary sanitary
facilities and insulation),

[ I

For the purpose of this study it has been presumed that
internal conditions of most buildings are usually reflected
by external state of repalr, and that bulldings found to be

in poor structural condition reqﬁire total replacement,
It was found that in many bulldings of sound structural

conditiohs, substandard accommodation, health and fire

hazards prevailedldue to converslon of roomg for occupancy
in basements, attles and "lean-tos", which were originally

intended for storage space, On this basis, the following

deficlencles were consldered in determining the internal
condition of bulldings:
Ma jor Deficlencles:
- low celling - where the bulk of any

ceiling is under 7,0 feet,
- obvious signs of dampness
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Minor Defilciencles:

no separate water closet,

no separate bathroom or shower,

window area less than 10% of floor area,
ventilation less than 50% of window area
openable, '

(4) Results of Survey

Of the 330 dwellings within Stages One, Two and
Three, 241 or 73,3% were found to be in poor condition,
Seventy-three or 22,1% weré in falr cdndition; This means
that 95,4% of all the dwellings were elther unfit for
habitation or in need of major repairs, Only 4,8% of the“
total dwellingS‘were in good condition requiring no improve-

ment (See Table 14, page 62),
3, SOCIO-ECONOMIC ENVIRONMENT

Blight does nof begin in bulldings but in humen beings,

The first sign of an incipient slum, long before visible
blight can be seen, is stagnation and dullness, Dull
nelghbourhoods are deserted by the more opulent citlzens,

and they fa¥l to draw newcomers by choice, It is the
desertion of nom-slum population which glves a slum lts
initial opportunity to form, Signs of desertion such as

"For Rent", "To Let", "Vacancy", "Rooms for Permanent and
Transient Guests", are common 1n.these neighbourhoods,

These buildings spell trouble, drawing occupants whose

economic choice is small and whose famillarity wlth city

1ife is still smaller, This "housing-starved" and "pushed
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~around" population of varlious ethmnic groups invade this dull
and dangerous, already stagnated and low-vitallty, neighbour-
hood, Population densities increase and overcrowding
results, Once a slum is formed the pattern of emigratlon
and immigration forms a perpetual slum, This perpetual

slum keeps regressing which reinforces other troubles,

Poor housing conditions, partlcularly where a
whole area is affected, becomes a serlous soclal
problem with indirect costs that must be paid by
the tax-payer, The social results are seen in
health, morelity, employability and general atti-
tude of the occupants of these houses, The real
physical condition of these dwellings, over-crwoding,
lack of fuel, air and sunlight, inadequate water,
and sanitary conveniences, lmproper faclilitles for
food storage, dampness, vermin and filth, result
in a high rate of tuberculosis, infant mortallity
and 1llness from infectious diseases, In comblna-
tion with bad residential environment such
conditions conduce to juvenile delinquency, vlce,
crime and demoralization of family life, 1In an
analyses of social conditions of a slum area in
Cleveland carried out by the Metropolitan Houslng
Authority, it was found that while this area
contained 2,5% of the city'!s population, it con-
tributed 21.,3% of its murders, 26,3% of its houses
of prostitution, 68% of its delinquent boys, 10,4%
of its illegitimate births, 12,5% of its tubercu-
losis deaths, The evidence from surveys of Can-
adlan citles suggests there is a somewhat
corresponding situation here,l

1

Royal Commission on Dominion-Provincial Relations, Op.cits,
pp. 49,50, ‘
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(a) Juvenile Problems
Dr, Kenneth Rogers, in hils study "Street Gangs
in Toronto", revealed the following factors amongst the

causes of high delinquency in the Moss-Park district of

Toronto,

Bad housing is a basic fault, Many houses have
no bathtub and they are dirty and neglected, A
tradition has been established ln the district for
certain forms of delinquency, and a boy has not
"graduated" until he has had certain experiences
-with the police, ’

Local probation officers list many factors contri-
buting’to Juvenile delinquency; but the absence of the

baslc human needs, of "belonging" and of being "acceptable",

are the deficiencies most frequently mentloned, Reports

of starvation, linadequate physical care, and maltreatment

of children come to the police, neighbours and landlords,

'Dr. Albert Rose, author of "Regent Park'", 1is con-
vinced that a general improvement in the occurrence of
juvenile delinquency ean be attributed to the‘effects of
rehousing:

The men and women responsible for policlng
juvenlle court and soclal work feel very strongly
that Begent Park (North) Housing Project has made
a tremendous difference in an extremeley important
area of the Clty., Improvements in health condi- _
tions and famlly welfare have strengthened famllles
so that many of the factors which preclpitated
delinquency have been ellminated or reduced in
importance, Each child has hls own bedroom or
shares 1t with one other person, :

(b) Community Concern

For more than a decade, religious and welfare
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leaders of the City shared a common interest and concern
in the social and physical condition in the Lord Selkirk
Park asrea, These groups had agitated for programs of
"prevention® and "community improvement", but the best
efforts met with failure, _

In 1963, the Multi-Service Agency conducted a survey
of the Lord Selkirk Park area, The area under study was
approiimately 5/8 of a mile in length and breadth and had
a population of 3,000, At the time of the survey 287
different cases were being served in the ares with an
average sized family belng 3,5 members, 1t was estimated
that 1,000 pérsons were in soclal or economlc dependency,
Five primary agehcieé‘had been working 1ln the area for meny
years which showed 1ittle effect on the numerous and complex
probléms‘of these p30p1e.i A large percentage of the 287
cages seemed to be families of the multi-problem type, &s
thevaere known by at least two to four agencies; which
Wére simultaneously extendling services,

The study revealed that most residents of the area
were desirous of achieving a bettér way of life despite
the prohability that their experiences tended to discourage
fulfilment of this desire, It seemed that the behaviour of
thesé people stemméd ffom a variety of causes, among which
were hopelessﬁéss, lack of edﬁcation and the essential

tools for dealing with environment, rather than absence of

'potential;
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The Multi-Service Agency, consisting of five major
sociai agencies, functioning within a single agency,
administered the present scale of welfare payments to needy
persons as well as sérvices related to femily guidance, chlld
welfare and corrections,

Residents of the areas became concerned about urben
renewal and the problems associated with uprooting and
relocation, This Multli-Service Agency helped residents
think and adt constructively in relatlon to these matters,

It was evident that changing the physical habltatlons of
these people would not be sufficiént to offset soclal and
economic congequences encountered in any adjustment to new
and different surroundings,

The Community Development programme in the Lord Selkirk
Park ares aimed to develop adult leadership in the neighbourQ
hood, to enable familles to see and understand some of
their values, attitudes and customs and to prepare familles
for urban renewal so that they would beneflt from 1it,

Many resldents of the area were living under varied
social and economle oircumstanceé. A surprising number of
rather secure and responsible citizens owned homes, had
attended well to their future needs and were enjoylng
poegitive famlly relations;_ They viewed the coming physical
changes in the area and probable departure from it in a

different way from those who were transient in the ares,

To them it had a semse of tragedy, while for the transient,
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it méant progress and a hope for better times ahead, There
were also individuals and famillies who regarded the
community in their particular and unfortunate frame of
reference as being the sum total of repeated fallure and

despair throughout an entire life's experilence,

(c) Indian and Metis Population

"The most difficult problem with the Metis is to
urbanize them"'.‘2
The majority of the Indian and Metis bpopulation in
Winnipeg live in the Lord Selkirk Park area or adjacent to
it, They come from rural areas or‘frontier-like communities
and are invited to the ares because of.social and economic
reasons, It was found that 10% of the population in the
Lord Selkirk Park were of Indian origin,
| The Indlan enjoys a2 culture in many aspects con-~
tradictory to that of our culture, The Indian ig "present
oriented" and the essence of 1life to him is often in
"being" instead of "becoming", The Indisn hag found no
need to save because he has known that as long as he 1ived
in harmony with nsture things would work out all right,
For the Indian hard work was only necessary to satisfy
present want, Once his need was filled, further work was

unnecessary, These baslc cultural elements must be reallized,

2
Personal Interview - Cam Mackle, Director of Neighbourhood

Services,
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before dlscussing intelligently with them their contri-
butions to the new environment,

Slnce cultural traits are establlished through specific
environment, new responses and behaviour will have to be
learned when enterling into an entirely new environment,

When the Metls enter into a society already establlshed,
thelr behaviour is Jjudged on the basis of the established
behaviour of the soclety, This makes it difficult for them
to adjust to the new environment, This transition of the
Indian from his traditionai cultural background to that of
modern soclety puts additlonal burdens on the community,
During this transition perlod, the Indians become discour-
aged and feel lost, Because they are not technically -
prepared to enter the clty environment, they are unemployed,
llve on assistance from the éity welfare agencles, and
assoclate with others (not necessarily of Indlan origin)
in the same situation around the low fent districts or
slums of the city,

It was found that in thé Lord Selkirk Park area, Uh4g
of these people were in receipt of some form of public
agsistance,

In 1958, an Indian and Metis Friendship Centre was
established to help, with the many problems encountered in
the process of urben adjustment, A survey carried out by

the Winnipeg Police Department and the activities of the

communlity Welfare Planning Councll, plus varlous religlous
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groups, hastened the creation of this centre, The survey
of the Police Department prointed out the heavy concentra-

tlon of Indian and Metis persons who were seen before the

courts wilithin a brief period following arrival in Wlnnipeg,

(d) Socio-Economic Survey
The condition of the housing in the Lord Selkirk

Park area reflects, to a large extent, soclal and economic
characteristics of the population in the district, The
basic alm of the Socio-Economic sSurvey has been to find out
what kind of people live in run-down and overcrowded
dwellings, what the relationship of rent to income 1s, family
composltion, the ethnic background and statusg of occupancy,

In’carrying out this survey Form -R,50 (see page 46)
wes used, Each street address was visitea and all owner
and tenant occupants were interviewed, The data for each
family and unattached adult hag been analyzed and the
following statistical tabulation reflects a reasonably
clear plcture of the correlated factors involved in the
total population of the area, |

The data 1ig compiled.onvthe basls of Stage One and
the Balance of areas as Stage Two, Three and Four éombined;
Thls seems to be a natural divisioﬁ and brings 1nto‘sharp
focus the comparisons and differences which exist in the

population.

The factors reflected in the statistical tableg are
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self-evident: however, the following summary will draw
attention to the implications involved in the relocation of
families,

Table #1 (page 53) Size of Family-Number of Family

Unlts and Population Total

There are 387 households (64,3% in Stage One areas
and 215 households (35,7%) in the rest of the development,
The population In Stage One consists of 1,184 persons with
674 persons living in the rest of the development

Table #2 (page 53) Adults and Boys and Girls Under

18 years of Age,

Thls population consists of 1,018 adults and 840
children under 18 years of age,

Stage One 1is to bevconsidered first, The problem of
relocating these peopie was of immediate concern, The
Fedérél—Provincial low-rental housing ét BurrostKeewatin
was under counstructlon at this time and the smailest unit
in the project had two bedrooms, This meant that the one-
person and two-person households would not be eligible for
placement there, It was assumed that only 15% of the 165
dwellingvunits in the project would be avallable for
fanilles in recelpt of socilal assistance, It was further
agsumed that owner oécupants of dwellings expropriated in
the Lord Selkirk Park Development would be pald sdfficiently
for their property that they would be able to purchase

homes elsewhere in the city,
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This meant that approximately 316 of the 387 house-
holds in the Stage One area would be ineligible for the

Burrows-Keewatlin low-rental project;

No, of
Households
Unattached Adults 160
Two-person households 57
Provinclal-Welfare Cases L2
Owners 57
316

Only 71 households were therefore eligible for the Federal-
Provinclal project, The relocation office would have to
assunme the responsibility of finding suitable accommodatlion
for the remalnder, at rents they could afford in private
housing, in City-owned housing or temporary housing on

1 | the site, This may not be as difficult as it appears -

see Table 9, page 57 for income of one and two-person
households, It was antlcipated that the difficulty would
arise in the financlally handicapped households,

Table #3 (page 53) Residential Occupancy Status
There are 10l owner-occupant households, 314 tenant
households occupying two or more rooms, and 183 tenant

households occupying one room, The balance ls four care-

takers,
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Table #4 (page 53) Marital Status of Heads of
Households
The marital status table 1s self-explanatory and only

relevant on an individual basis from a relocation point of

view,
Table #5 (page 54) Age Range of Individuals in
Population
There are 1,018 (54,8%) adults, 150 of whom are over
65 years of age, Ninety-four of these have only their 01d

Age Pension and thelr cholce of accommodation will be deter-

nined by thils factor,

Table #6 (page 5Y4) Age Range of Children Under
18 Years, :

Of the children under 18 years of age:
246 (29,31%) are under 5 years of age -
247 (29,40% are over 5 and under 10 years
117 (13,93%) are over 10 and under 12 years
164 (20,0%) are over 12 and under 16 years
66 (7,86%) are over 16 and under 18 years,

Table #7 (page 55) Raclal Origin of Heads of
"~ Households,

This table shows the ethnic structure of the population;
Approximately 50% are of Central European stock,'18;6%
British, 8% French, 8,6% German, 10,0% Indién'éﬁd 5.8% others,

A large percentage of long-term residents are pre-

dominantly of European and British origin, The table clearly
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i
|l
|
points out the difference in the ethnic ratios between §
|
Stage One and Stage Two-Four, The differences result from %

|
economic and cultural factors, %

Table #8 (page 56) Income Range and Soclal
Assistance Cases,

There are 354 (58.8%) households which are self-

supporting, and 248, (41,2%) recéiving some form of social i

asslstance, pensions or uhemployment insurance benefilts,

The ratios in Stage One are 202 (52,45%) self-
supporting households to 184 (47,55%) in recelpt of social
agsistance, This indicates a high percentage of financially
handicapped households,

Thé ratios in Stage Two-Four are 151 (70,23%) self-

supporting and 64 (29,.77%) dependent households,

Table #9 (page 57) Income Range Re Size of Family
Unit,

There 1s a relatively even distribution of house-
holds throughout the income renge, However, there 1s a
wide variation of size of household in each $25,00 step
in the range,

The Significant factor here 1s that the one and two- - ;
person households constitute approximately 50% of the total
households which are self-supporting and will experience
little or no difficulty in relocation to adequate accommo-

dation in the community, The balance of the self supporting §

households will either accept placement in the Burrows-
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'Keewatin project or elsewhere 1in the city., There are 13
financially handicapped households consisting of:

2=5 person households

3-6 " M
1-7 n oo
3-8 n n
2=9 n n
1-10 " n
1-11 " u

These earn less than $225,00 a month and will find 1t
difficult to pay Federal-Provinecial rents and operatling
costs,
mable 10 (page 58) Households in Receipt of Soclal
Alds
There are 215 households consisting of 664 persons 1n
this category; 102 single and 26 two-person households,
consisting of 154 persoms, will not be eligible for reloca-
tion in the FederalvProvinciél project, The balance of 87
households, composed of 490 persons, will require reloca=-
tion at rents within provision of the Provincial Welfare
rental schedule. This group consists of:
18- 3 person households
14- 4 " "
13- 5 "
16—~ 6
8- 7
6- 8
7= 9
3-10
1-11
1-13
87

Tt is assumed that only 15% of the 165 units at the

I 2z 23 =2 =2
=

Burrows-Keewatin project will be available to welfare cases,

This means that only 25 of the 87 families recelving soclal
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assistance will be eligible, The remaining 62 indigent
households will require relocatlon elsewhere until the Lord

Selkirk Park projlect 1s completed;

Table #11 (page 59) Rental Re Size of Famlly,

The table indicates the wlde variation of accommoda-
tion exlsting in the Lord Selkirk Park area and the general
financlal capacity of the households to pay rent, It was
shown in Table 9 that the single and two-person independent
households are able to pay relatively high rents, However,
the dependent one person households camnot do so, One |
hundred and seventy-five persons in this category pay
less than $30,00 per month rent; a large proportion of these
live on 0ld Age Pension and 0ld Age Assistance,

There are 10 households conslisting of five, slx,
seven, nine and eleven persong paying less than $35,00
per month rent, There are 183 households paying from
$50,00 to over $90,00 rent per month,

Table ﬁlz (page 60) Rental Range Re Size of

Dwelling Unit

The table shows the range of rents charged on the
area, especially for 1, 2, 3 and 4-room accommodation,

The figures are self-evident and need no further Inter-
pretation,

Table #13 (page 61) Size of Dwelling Re Size of

Family,
This table has been dealt with previously under

nOvercrowding" on page 23,
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CHAPTER II
PRELUDE TO REDEVELOPMENT
A, THE CITY UNDER PRESSURE

During the past decade, a number of comprehensive
urban renewal studies have been undertaken in the Greater
Winnipeg area, The objectives of such studies has been to
determine the extent and degree of blight, and, further-
more, tb document the need for adequate low-rental housing
for familles of limited income,

In August 1955; the City of Winnipeg Emergency
Housing Department conducted a survey of the area bounded
by Main Street, Sherbrook Street, Notre Dame Avenue and
the C,P,R, yards, This study was undertaken at-thé request
of the Working Committee of a Housing Conference, which
had been established to explore the posslble methods of
alleviating sub-standard conditions 1n the City of Winnipeg,

The findings of the survey indicated the need for an
additional 500 dwellings within the study ares, and by
relating this factor to the City at large, 1t was found
that there wag a need for approximately 4,000 dwelling
units, The study also recommended that there wag a defl-
nite need for a "Minimum Standards of Occupancy By-Law"
to arrest the spread of urban blight,

The Welfare Council Housing Commlttee, in September,

1957, recommended to City Councll that the School of
63
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Architecture, Universlty of Manitoba, be appointed to under-
take & study of the area previously mentioned, with the
objective of submitting proposals for the redevelopment of
the area, and the provislion of low-rental housing dwell-
ings to rehouse the famlilies which would be displaced by
an acquislition and clearance program, This study was under-
taken by Professor W, Gerson, and in its report recommended
that an area in the City of Winnlpeg, bounded by Keewatin
Street, College Avenue, Magnus Avenue and the C,P,R,
Right-of-Way, be reserved for the development of low-rental
housing to act as alternative accommodation for familles
displaced by future clearance and acqulsition projects,
It further recommended that 320 dwelling units be con-
structed in the area outlined above under the provlsions
of Section 36 of The National Housing Act, with the capiltal
cost being shared 75% by the Federal Government, 12%% by
the Provincial Government and 124% by the City of Winnipeg,

Following the two studies, the Clty of Winnipeg
recognized the need for a broader approach to the planning
of urban renewal activity, and Clty Council thus estab-
lished an Urben Renewsal and Rehabllitation Boafd. This
Board was given powers to initlate suitable actlon to |
deal with problems relating to housling and urban renewal
in the eclty,

The Board immediately initiated a general study of
‘a major part of the Clty, with boundaries north to Mountalin
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Avenue, west to McPhillips Stréet, Alverstone Street and
Cambridge Street, south in an irregular line following
Jesslie Avenue, Stafford Street and the C,N.R, yards and

east to the Red River, The purpose of this study was

to identify distriets requiring redevelopment, rehabili-
tation or conservation measures, and to establlish a priority
for more detailed studles of the areas,

The Provincial Government, in March, 1959, requested
that an area east of Main Street and south of the C.P.RE,
Right-of-way, known ag Point Douglas, be set aslde for ean
urban renewal projeet, Part of this area had been set
aslde for a civie centre, phat is a new City Hall, and an
arte centre, Since the Wilbur-Smith Traffic Report reco-
mmended that another large part of this land be used for
a proposed expressway interchange, it was found that there
was not enough land remaining for other types of redevelop-
ment,

In the Autumn of 1959, the Urban Renewal and Rehablli-
tation Board completed itsAgeneral study to establish
areas requiring either redevelopment, rehabilitation or
conservation, In its report, it identifled seven areas
ripe for redevelopment, and thirteen areas where rehablili-
tatlion measures were needed,

The area of lmmedlate concern, which it was decided

to schedule for redevelopment, was that area bounded by

Main Street, Salter Street, Sutherland Avenues and Selkirk
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Avenues; 1t was described as the Salter-Jarvis area, or
RBedevelopment Area No,l, later officlally designated as
the Lord Selkirk Park Development,

The Winnipeg Town Planning Commission, in July, 1959,
recommended to City Council and referred to the Urban
Renewal and Rehablllitation Board that a study be made of
the area between Smith and Donald Streets from Graham
Avenue to Broadway, to be known as Downtown Plaza (Study
No.3). The proposasls envisaged the development of a down-
town shopping plazza on the cleared site,

In February, 1960, the Urban Renewal and Rehabili-
tation Board undertook a study in the area bounded by
William and Alexander Avenues, and Ellen and Adelaide
Streets, known as the Midland Rallway Area, The objectlve
of this study was to determine the feaslbility of redevelop-
ing the area for residential use under Sectlons 23 and 36 of
the National Housing Act, Since the Midland Railway created
two separate parcels of land, neither was sufficiently
large enough to quallify for financlal assisﬁance under

provisions of the Act,
B, THE CITY TAKES ACTION

In February, 1960, the Urban Renewal and Rehabilita-
tion Board concentrated on a detailed study of the Lord

Selkirk Park area with a view to establishing the basis

of a working program for the redevelopment of this area,
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In 1ts report to City Council, the Board recommended
that, as the first step towards the redevelopment of the
area, 1t would be necessary to build a low-rental housing
project under Section 36 of the National Housing Aet, to
gerve as relocatlion housing for these famlilles which would
be dlsplaced from Stage One of the acquisition and clearénce
program, It was suggested that this low-rental housing
should be located on Clty-owned land in the Burrows-Fife
district, It also recommended that the area to be
cleared should be partially redeveloped with public housing
under Section 36 of the National Housing Act, and partially
by private organizations, It further recommended that an
area 1in the Burrows;Keewatin distriect be usged for increas-
ing the stock of low-rental housing in the City, to make
provisions for elderly persons, and to provide housing for
persons displaced by future renewal projects,

Winnipeg City Council revliewed the recommendations,
and instructed the Board to prepare a submission to the
Provinocial Government and Central Mortgage and Housing
Corporation, requesting theilr flnancial asslstance: for
the acquisition and clearance of part of Redevelopment
Area No,1 (Lord Selkirk Park area) under Section 23 of the
‘National Housihg Act; for the redevelopment of the area
with public housing under Section 35 of the Act; and for

development of a public housing project under Section 36,

on City-owned land, in the Burrows-Fife area,
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The proposal of establishing a low-rental housing
project in the Burrows-Fife area met with considerable
opposition from residemnts in the area, On December 20,
1960, a joint meeting of the Mayor and several alder-
men, the Urban Renewal and RBehabllitation Board, and rep-
resentatives of the Central Mortgage and Housing Corpora-
tion, was held to discuss the implementation of proposals
recommended in the study, As a result of this meeting, 1t
was deemed expedlent to modify certaln of these proposals,
In March, 1961, the additional study was completed and
resulted in the urban renewal area belng extended to
include an additional 21 acres, making 1t a total of 50
acres, The Burrows-Fife location for the comstruction of
a low-rental housing project was abandoned, and the
Burrows-Keewatin area was chosen as the slte for a low-
rental housling project to be constructed under Section
36 of the National Housing Act, this low-rental housing
belng primarlly designed to accommodate families displaced

from Stage One of the urban renewal area,
C. BURROWS~KEEWATIN PROJECT

Familles displaced by implementation of the City's
first urban redevelopment and rehabilitatlion scheme in
the Lord Selkirk Park area have begun a new llfe in the
165 unit Burrows-Keewatin Public Housing Project, The

dwelling units bullt in the north-west suburbs on 11%
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acres of city owned land, were fully occupied in March,
1964. The selection of tenants for this project were
made by the Winnipeg Housing Authorlity, based on the

soclal and economic study conducted by the Housing and

Urban Renewal Branch, Famllies eligible for occupancy
were advised to make application to the Housing Author-

1ty. Those who were not eligible, due to soclal and

economic factors, or those who expressed no interest in
relocating in the Burrows-Keewatin development, were
offered accommodation elsewhere,  Since thé relocation
of families from Stage One of the Lord Selkirk Park area
dld not completely fill the 165 units, it was necessary
to accept eligible families originating from other sec-~
tions of the City of Winnlpeg,

| Furnliture for some of the tenants from the Lord

- Selkirk Park area was donated through a city-wide cam-

paign, "Operation 63" was organized by Winnipeg's major

religious organizétions when it was realized family

possessions were 1nadeQuate for normal living requirements,
The new self-contained accommodation is a vast change

for several famillies who had lived in the worst area of

Winnlipeg, The project, a combinatlion of two-storey row
dwellings and corner apartment units, 1s set in courts
and surrounded by green areas and parking spaces (see

Plate VI), The wood-frame brick veneer and stucco bulld-

ings contain 58 two-bedroom, 90 three-bedroom, 13 four-
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bedroom and 4 five bed-room units, The majority of the
housing 1s conventional twb-storey row dwellings, whlle
two-bedroom accommodation is contalned in back to back row
housing, Play spaces are located adjacent to green,
lawned areas and individual rear yards are separated by

wooden framed, screen fences, |

The Federal Government provided 75 per cent of the
$1,9 million cost and the Province and the Municipallty each

contributed 12% per cént. PFinal costs have been estimated

at $11,500 per housing unit, The estimated subsidy per
unit per month is $40 based on anticipated $55 shelter

rentals, As in other projects bullt through Federal-
Provinclal arrangements, the subsldy per unlt ls shared

75 per cent by the Federal Government,

D. PUBLIC HOUSING

1, VALUES

One of the greatest assets of publlc housing 1n
adequate, safe and sanitary 11v1ng conditions - arprivate |
kitchen and bath which were shared in a previous dwelllng,
enough heat, a good stove and refrigerator, & safe and
fireproof buillding. Public housing has an observable 1
effect on the health, the pocketbook and the hopes of
its occupants, and a parallel benefit to the communlity

because of its decreased financial burden for fire, health

and delinquency,
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We have learned most people can and do change,
Most of the persons and families admitted to
Regent Park from the deteriorated houses in a slum
environment, did respond very quickly to the stimu-
lus of new housing accommodation, What Elizabeth
Wood has called 'the surge of personal pride and
community responsibllity! is greatly in evidence
in Regent Park (North) as the housing project has
been completed, Whether it is by effect or by
example, the response of those families whose
llving conditions were among the poorest in the
0ld housing has been almost entirely satisfac-
tory,d
In July, 1965, almost two years after the first
familles moved into the Burrows-Keewatin low-rental hous-
ing, the Housing and Urban Renewal Branch conducted a
socilologlecal survey in which the occupants expressed
thelr attitude towards public housing, The following
statements were made by tenants in expressing their
reactions ln favour of public housing:
- not handicapped from stores

- my 17 year old son Jjolned & jazz band - he pfac-
tices in the bagement

= thankful for furniture received from the City’
through "Operation 63"

- we would have moved out of Lord Selkirk Park
area in spite of being relocated

- lots of hot water

- health not impalred by move

- We can now see the sky and the distant horizom
- We are now near & church

= children have many frlends

1
Dr, Albert Rose, "Regent Park, A Study in Slum Clear-
ance", p,221,

T ———




- we all belong to a Tenants Association

- the men are more apt to hang onto jobs as
the rents must be paild

dwelllng 1s easler to keep clean

children are behaving better

- likes the quiet atmosphere
2, CRITICISM

Since the purpose of public housing is to improve
the housing conditions of people with low income, the
projects are apt to include large numbers of famllles with
a variety of personal and sOcialyproblems; such as elderly
people,'public assistance famllles, minority groups and
usually the most recent immigrants,

Tenants coming into these housing projects from
other parts of the c¢ity have 1little or no relatioﬁship
with each other or with the lmmedliate neighborhood and
its existing services, agencles and institutions, With-
out nelghborhood identification, individual and family
insecurity can become a problem, Many of the low-~incone
families bring with them not only their economlc and
other "many-related" problems, but the other family prob-
lems as weli. The problem of making frliends stems from‘“ﬂ\
withdrawing as a result of the strangeness from beling j”

surrounded by new faces, This becomes an even greater

problem when language barrlers and ethnic and racial
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differences are present to a high degree,

Forcing people to leave their old neighbour-
hoods 1s probably the major source of bltterness
and opposition to slum clearance, Slums, after
all, are neighbourhoods and communities, They
teem with the people who like the place in which
they live for simple deep-rooted reasons,?

The followling is largely & verbatlim and condensed
presentation of Dr, Rose's report reflecting his findings
and observations on housing experilence in the United
States:

The problem of slums in the postwar years,
however, has become even more complicated with
the development of the new public houslng
projects, For many of these have 1ln thelr
turn become what can be desceribed as "income
ghettos", centres for juvenlle dellnquency
gangs, modern "poor farms" institutlonalizing
social disintigration, Physically sound, the
buildings are, as the tenaments they replaced
often were, the setting for masslve soclal
problems, and for a culture of poverty in
which the opportunities for the young, to
escape have not appreciably lmproved,>

The following statements were made by ténants in
the Burrows-Keewatin housing project, expressing dis-
like for public housing: |

- when downtown, I hate to go back

- a feellng of uneasiness

- ny daughter became withdrawn

2

J. Anthony Panuch, "Relocation in New York City"., A
Special Report to Major Robert F, Wagner (Dec,15,1959),
P.18,

3 ,
Dr, Albert Rose, "The American Experience in Public Hous=
ing", An Appraisal, Good Housing for Canadians, A Study
by the Ontario Association of Housing Authorities, P.26,
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B

- my boy needed psychiatric treatment becsuse
he always played with fire, which he never
dld before

- I don't do much except visit old friehds

- none of the people are as close as in the Lord
Selkirk Park area

T
G e

- rent that we could afford forced usg here

- our large family and low-rent provided here,
made us declde to move

- ambivalent feeling towards project

- our car ls the blg problem in being able to pay
rent ~

- fighting among chilldren

- if my rents keep going up, I'll have to move oub

- since rents go up as wages increase, my husband
refuses a Jjob promotion ‘

E. URBAN RENEWAL

1. OBJECTIVES

Urban renewal may be descrlbed as the total of all
public and private action which must be taken to provide i
for the sound maintensnce of bullt-up urban areas for N
their redevelopment, whichever produces the most desired
results - socially, physiecally, economically or visually,

Urbaﬁ renewal programs have two maln objectlves:
economic and soclal 1mprovement. They are directed at
replacing vacant and run down buildings and 1ll used open

spaces with sound housing, commercial and lndustrial areas,

and therefore making more efficient use of urban land and
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services, Economles may be realized through increased
agssessment and reduced welfare costs, -Renewal provides
a more favourable environment for the adults involved by
providing an lincentive to lmprove thelr way of life, and
for the children by offering them better opportunities

in thelr formatlve yeafs.
2, METHODS OF URBAN RENEWAL

There are three recognized methods of urban renewal:

(a) Conservation - this involves the retention of

sound urban areas by lmplementation of land use controls,
enforcement of by;laws concerning buildings, health
standards and minimum occupancy, This calls for both
private and public action, Private action involves the
normal maintenance that most citizens give to thelr prop-
erty. Public action involves effective malntenance
measures through various regulations and by-laws,

(b) Behabilitation - deals with the "up-grading" of

‘housing stock that would otherwise deterlorate into slum
conditions, It involves repalring of buildings and the
raising of maintensnce stendsrds in deteriorating areas
not yet in need of redevelopment, It also lnvolves private
and municipal action in taking positive steps to protect
the neighborhood,

(¢) Redevelopment - this is the most drastic and most

expensive operation in an urban renewal program, This
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involves the removal of urban‘blight by the acquisition

and clearance of slum areas and the rebullding of these
areas by public or private agencies, In thls process,
community services, such as utilitles, open spaces, shopp-
ing, circulation systems, are provided for,

Urban renewal 18 a co~ordinated program into which
conservation, rehabilitation amd redevelopment measures
are fused for the purpose of rebullding and maintalning a
neighborhobd, or a whole city, as a pleasant, efficientr

place to live and carry on busineés;
3. URBAN RENEWAL STUDIES

Before a comprehensive urban-renewal program can be
carried out properly, and before any public financing is
consldered, a study of existing conditions 1s réquired.

The study 1s a broad examination of conditions, ldentifylng
blight or substandard areas of a municipality, to determine
the requirements and to formulate an urban renewal program
based on the physical and economic factors affecting
renewal, |

Under Part V of the National Housing Act, the Cor-
poration may, with Governor in Councll approval, agree with
a province or municipaiity to provide financial contribu-
tion of up to 75 percent of the cost of the study,

The City of Wimmipeg completed several urban renewal

studies without financial assistance,including Study No,5
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(Lord Selkirk Park area),
4, PREPARATION OF URBAN RENEWAI, SCHEMES

Preparation of an ufban renewal scheme is the
development of a program for renewal of a blighted or sub-
standard area through development, rehabllitation and con-
servation, The preparation includes social, physical and
economic studles necessary to subport renewal proposals
and the programming for implementatlon,

Under Section ZBA of the National Housing Act, the
Corporation may, with Governor in Council approval, enter

into an agreement with a province or municipallty to

provide one~half of the cost of the preparation of an
urban renewal scheme, The application for such financial
assistance must be supported by the followlng documenta-

tion,

1l, Evidence of provincial government approval
2, Boundaries of area and reasons for selectlomn

3. Statement that preparation of scheme willl
provide the following data:

a, Plan designating bulldings and works to be
acquired and cleared '

b, Rehousing program

¢, Plan of proposed street pattern and land use

d, Installation or improvement to services, schools,
parks, playgrounds, community bulldings and
other public works
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Methods of control of land use in area,
including zoning, bullding controls and
standards of occupancy and maintenance

Methods plamned for rehabilitation and con-
servation

Market analysis and economlc feasiblility study

Indication that scheme will be developed in
accordance with an official community plan

Cost of lmplementing the scheme

Time schedule and staging of implenmentation
of the scheme

Neme of designated Director for the preparation
of urban renewal scheme

Number and duties of persons to be employed

Detalled cost estimate or budget for preparation
of the scheme

Phasling program and estimated final completion
date

Under Part 111, Section 15, of The Public Housing

and Urban Renewal Act, the Government of Manitoba, rep-

resented by the Minister, may, with approval of the

Lieutenant-Governor in Council, enter into agreement in

respect to urban renewal schemes and projects under the

National Housing Act, 1954 (Canada), with the Govermment

of Canada, the housing corporation, a munleipality, a

housing and urban renewal authority or all or any of them

«esoeSpecting prjects in designated urban

renewal areas (i-1iii)

respecting the preparation of urban renewal schemes
in respect to urban remnewal areas in accordance
with the National Housing Act 1954 (Canada),

N

The Public Housing and Urban Renewal Act, Part III, page 8,
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5, IMPLEMENTATION OF AN URBAN RENEWAL SCHEME

Implementation of such a scheme involves the under-
taking of a redevelopment project or a fehabilitation and
conservation project or a combination of all three,

Under Section 23B of the National Housing Act, the
Corporatién may, with Governor in Counell aspproval, con-
tribute one~half the cost of 1mplementing an urban renewal
scheme approved by the provinoial government and acceptable
tc the Corporation,

Costs of implementatioh include the costs of acqulr-
ing and clearing lands and buildings, condemnatlon proceed-
ings and costs of disposing of acquired lamnd, It also
includes the cost of designing and installing municipal
works and services, the employment of persons required
for acqulsgltion and clearance, end the assistance of
property owners in their relocatlon problems,

Under Section 36 of the National Housing Act, the
Corporation may make a loan to a province or municipallty
for the acquisition and development of land for housing
purposes and the construction of housing projgpts for sale
or for rent, Under such an agreement the capiﬁal cost of
the project and profits and losses are shared 75 percent
by Central Mortgage and Housing Corporation, and 25 percent
by the government of & province or its agent, a municipality,

Part III, Section 16, of the Public Houslng and Urban

Renewal Act, sets out the provisions for financial assistance
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of the agreement entered under Section 15, The housing
and urban renewal authority must by resolution, request
the Minister to assist in the matters and with services
mentioned in Section 15, subsections (a) + (b).

The City of Winnipeg entered into agreements with
The Federal and Provincial Government, under Section 23 of
The National Housing Act, whereby the Federal Government
hag agreed to share equally with the City the costs of
acquiring and clearing the land in the Lord Selkirk Park
area at an estimated cost of six million dollars, Under
Section 35 of The National Housing Act, the City of Winmi-
peg entered an agreément with the Federal and Provincial
Government for the construction of a low-rental housing
project in Stage One of The Lord Selkirk Park development
area, Under Section 36 of the same Act, the Federal
Government has agreed to share 75 percent toward the cost
of such construction, while the Province and the Clty
each contribute 12% percent,

F. PLANNING PROPOSALS FOR REDEVELOPMENT OF LORD SELKIRK
PARK , (

1, EVIDENCE IN SUPPORT OF LOW-RENTAL HOUSING=-
STAGE ONE

The site chosen for this proposed development is

located in the heart of the area where the need for such

housing is most pronounced, A publicly financed, low~-




rental, housing development in this location would not
only offer modern, safe and sanitary living accommodation
to low-income familles at a rental they could afford, but
would provide this accommodation without serious disloca-
tlon of the families involved, Since this low~-rental
housing is being constructed in Stage One area, part of
the developmént when completed could act as relocation
housing for families who will be displaced during Stage
Two, Three and Four, The redevelopment of this area with
a planned bullding group, such as a PFederal-Provincial

Rental Housing Development, would almost certainly contri=-

bute to the revitalizatlon of the surrounding area, and
would perhaps even encourage a certain amount of private

redevelopment,
2, DETERMINING FACTORS

The followlng lis an lnvestigation of the factors

involved in the determination of the basic requirements
for the provislons of low-rental housing in the Lord

Selkirk Park Development,

(a) Site Areas
The total area avallable for residentisl

purposes in Stage One amounts to approximately 18,43 acres,
Thls Includes the exlisting school and park sites which

contain 1,5 acres and 2,0 acres respectively,
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It is recommended that the existing school slte be
extended eastward to meet the western boundary of the new
alignment of King Street. This would add 0,46 acres to
the existing school site, making available a total school
site of 1,96 acres., It is further recommended that the
western boundary of the exlisting park site be extended
westward to the eastern boundary of Robinson Street.‘ The
park site would thus be enlarged by 2,51 acres which would
ocreate a total of 4,51 acres. Through the joint use of
the school and park sites, a total area of 6,47 acres would
be available for recreational and school use,

This arrangemeﬁt of publlic open space would leave
an area of 11,96 acres available for housing purposes.
This net area must accommodate the dwelling structures
themselves, the incidental open space surrounding the
structures, parking areas, acoess roads, roadways for
on site circulation of vehicular snd pedestrien traffic,

and tot-lots,

(b) Population Density
The most basic decision to be made in the plann-

ing of the low-rental housing project in the Lord Selkirk
Park Development involves the selection of am optimum
average population density.

The term “optimum density" implies that a densgity

‘factor can be prédetermined which will result in a form of
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housing development which offers the maximum social
amenity, in terms of living environment at a minimunm unit
cost,

Basically, density factors are aimed at controlling
two factors: namely, the rate of land uses and the standard
of living cdnditions.

Today, more than ever before, urbén centres are faced
with a problem of enormous and continuing population growth
due to thelr attractlon for job opportunities, health,
education and recreétional facllitlies, . Citles must be
v planned ﬁo accommodate this continuing and accelerated
population growth, BRedeveloping slum areas reduces exist-
ing dwelling stock as well as creating the problem of
rehouéing displaced families from those rede?eloped areas,
The rate of land use is to be controlled; however this
site is close to the downtown area where the demand for
accommodation 1s high, 1t is therefore necessary to attempt
by every creative means to develop this area towards as
high a population as is consistent with the needs of
individuals for an attractive, spacious, liberating rather
than oppressive, environment,

There is every reason to believe that downtown
living, with its concentration of human activities, is a
healthy and satisfying way for meny people to live, There
ls a tendency today to a return to fhe downtown areag from

the suburbs, This trend will undoubtedly contribute to
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an increased intensity of development in and around the
central core of the City and dictates that densitles of
higher orders should be used,

The cost of providing land, utilities and necessary
community facllities, such as schools and hospitals, for
low density communities is greater than is ﬁhe casge for
high density development, It 1s advisable economically
because of the high cost of land involved as well ag from
the point of view of returnms to the City in terms of
taxes, to see that residential redevelopment in the Lord
Selkirk Park 'area takes place at a reasonably high den-
sity, especlally since public funds are involved in the
project,

The answer to high density development, lies in a
compromise between the exclusive use of terrace or row
housing and the exclusive use of high rise apartments,

The blending of these two structural types has the added
advantage of allowing more scope in the architectural
design and layout of the housing development.,

The use of two or more building types permits a
more interesting treatment of the spatial arrangement of
the bulldings with respect to eaech other and therefore
should enhance the aesthetic value of the whole development,

In the Metro Development Plan, this area is designed
for multiple dwellings at a maximum density of 450 persons

per acre, The type of development required to achieve this




86

high density is not considered compatible with low rental
housing, It is suggested that the area should be developed
at a density of 100 persons ﬁer acre, keeplng in mind good
design standards with respect to open spaces,

(c) Need of Smaller Sized Low-Income Families

An analysis of the Income and Rental character-
isties of one-and-two-person households in the Lord Selkirk
Park area reveals a need for some bachelor and one-bedroom
accommodation for the 1ow-1ncome'popu1ation group below
60 years of age, Within thig low-income group, the
majority are presently paying rents in the same range
which would be attainable under a Section 35-A Federal-
Provinecial project, Much of the housing presently
occupied by thls low-income group is substandard and the
needs of this group for better housing accommodation could
be ignored,

It is recognized that housing accommodation for
smaller famllies is more abundant than for larger famllies,
and it 1s therefore'eonsidered that part of the needs of
this group will be met i the open market, It is felt
that 2 limited amount of bachelor and one-bedroom accommo-
dation should be provided to take care of the requirements
of that segment of this particular group who will find
difficulty in securing decent housing in the open market

at rentals they can afford,

The following amalysis shows the Age, Sex, Income and
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Rental characteristics of the one and two person house-
holds located in Stages One, Two and Three in the Lord
Selkirk Park area, in relation to the soclo-economic fac-
tors, as well as to the individual and group patterns
reflected in the survey,
(A) Distribution and Basis of Age, Sex and
Income of All Ones and Two Person Households
in Stages One, Two and Three,

(Tables 15 and 16, pages 93 and 94, combined)

Population-Sex

Heads of Households 331
Male Heads of Households 267 80,7%
Female Heads of Households 64 19,3%
Occupancy
Tenants of Households 285 89.12%
Owner of Households Y 10,88%
Age
Under 40 years of age 77 23 .,2%
Between 40 and 60 years 103 30,9%
Over 60 years of age 151 b5,7%
Income '
Financially independent 169 51,0%
Financially dependent 162 L9,0%
Independent Households
Recelving Provincial
Welfare Aid 41 13,0%
Receliving Old Age Assist-
ance and Pension 94 28,0%
Receiving Other Pensions 6

Recelving Unemployment
Insurance Benefits 14
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The significant factor of the above analysls indlcates
an aging population of 78,5% over 40 years of age. These
are predominantly male - 80,7%. This is indicative of the
fact that male elderly persons resent living in Senlor
Citizen Homes, The Tenant-Owner occupancy ratio l1s 6 to 1,
(B) Distribution on Basls of Tenant Households
in Relatlon to Age and Sex 1in Relatlon to
Rent Pald,
(Table 17 and 18, pages 95 and 96, combined)

Sex
Male Heads of Households 232 81.4%
Female Heads of Households 53 18,6%
Age
Both sexes (under 40 years) 72 25,2%
Both sexes between 40 and 60
years 92 32.3%
Both sexes over 60 years 121 42.5%
Rent |
Monthly - less than $20,00 155 Sk 4%
Monthly - between $20,00-$30,00 59 20.7%
Monthly - between $30,00-$40,00 .15 5¢9%
Monthly - between $50,00-$60,00 18 643%
Monthly = over $60,00 3 - 1.0%
Free rent 13 b,0%

In the tenant group, there is a slightly higher ratilo
of men to women than is the case when owner-occupants are
included, Approximately 81,0% pay less than $30,00 per
month. This is of primary importance when evaluating the

need for Bachelor Apartments where the economic rent will

be about $70.,00 per month,
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(C) Distribution on the Basgis of Actual Monthly
" Income 1in Relation to Actual Rent Pald,
(Table 19 and 20, pages 97 and 98, combined)

Tenant Populstlon

One and Two Person Households 285 90%

Monthly Rent

Under $20,00 168 59%

Between $20,00-$30,00 59 21%

" 30,00=-§40,00 - 15 5%

n 40,00-$50,00 : 22 8%

n 50,00~$60,00 18 6%

Over $60,00 3 1%
295

Income

Less than $200,00 Lo
Between $200 - $300 ‘ 57
Over $300,00 26
Savings and Roomers 12
In Business. L
Provinclsl Welfare Aild 42
0ld Age Penslon and Assistance 81
Other Pension L

Unemployment Insurance Benefits 19

The analysis shows that, of the 285 tenant households
in this category, 80 percent pay less than $30,00 per
month rent, Income analyslie indicates that the amount of
income, whether earned or unearned, Which reveals the
ability to pay rent, has little or no bearing on the actual
rents paid. The analysis glves a relatively clear pioture
of this aspect of the soclo-economic factors involved and

reflects the cultural‘pulléiwhioh tend to tie the individual

to the dbmmunity;
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90 |
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i

(D) Distribution of One and Two Person Households |
Who Have Moved Out of the Lord Selkirk Park |
Area: ,

i

(Table 21 and 22, pages 99 and 100, combined) !

|

The analysis shows the relation of rents paid in

the Lord Selkirk Park in relation to rents paid in their

new accommodation elsewhere, These households moved on
thelir own initiative, This "follow-up" research revealed ;
/

that there are a total of 163 householdé in this category,

40 households - present whereabouts unknown
7 persons placed in Nursing Homes or Hospitals i
5 persons died ﬁ

14 persons moved to jobs outside the City i
8 persons moved out of the Province

|
Of the remaining 89 households known, | g

33 pald same rents in new accommodations
10 paid $5.00 less ]
- 2 pald $10,00 less i
13 paid over $10,00 less i
62 (70%) moved less than 500 yards from the ;
boundaries of Lord Selkirk Park area, with a &
scattering of the balance 1in the North End r

|

\

and West End of the Clty (see page 92),

67 (75.2%) secured better accommodation
18 (20,2%) secured some kind of accommodation |
L (4,6%) secured worse accommodation ‘

From the above analysls, it is evident that people
%
in this category generally move to a relatively similar §
comnunity and pay as much rent as they have been accustomed 3

to paylng, regardless of whether they are financially

capable of paying higher reunts,

There 1s strong evlidence that a large proportion of

the One and Two Person Households segment of the populatlon

in the Lord Selkirk Park area, from a soclological and
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economic point of view, are psychologlcaly not likely to
change thelr ingrained 3001e~economic‘pattenns‘concerning
the kind of community they wlll live in or the rents they

are prepared to pay. What is true of this population

group. is likely to be true concerning other simlilar

vpopulation groups elsewhere in the City.
' To avoild the problem of the spread of blight, result-

ing from the movement of households, especlally one-~ and
two-person households, from the Lord Selkirk Park area,
conslderatlion should be given to meeting some of the
needs as reflected in the statistical amalysis, Special
measures should be taken for these households which are
at or below the border line of povérty. .Their need is

for better but similar accommodatlion at the rent they can

afford to pay.
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CHAPTER ITI
. IMPLEMENTATION AND PROGRAMMING
A, ADMINISTRATION

Redevelopment projects recelving financial contri-
butlions from Federéi Prbvincial and Municipal governments
must be administered in an orderly and efficient manner,
Urban renewal objectives cannot be carrled out by a single
agency, such ag a Planning Commission or Housing Authority,
All executive departments, be they bullding, housing,
redevelopment, fire, police, welfare, Planning, water or
health, all must be made part of a co-ordinated effort and
must be continually caﬁscious of the benefits they will
derive from it. Unless there is definite rlacement of
responsibility for co-ordination of program activities,
lost motion, podr timing, duplication and waste of funds

are likely to occur,
1, PUBLIC RELATIONS

Public acceptance of planning is essential to success,
The fostering of public understanding l1s good municipal
management and baslc assurance that Plans will be effective,
One of the important functions of the planning agehcy is
to keep citizens informed of what is being done and why,
Opportunity should be given for expression of opinion by

the people in the community affected by an urban renewal
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project, be it redevelopment, rehabilitation or conserva-
tion, |
In the minds of the public there exlists a relatively
distorted and stereo-typed image of a "Jarvis Avenue
personality" or a "Jarvis Avenue dwelling®" in the Lord
Selkirk Park area, True, the neighborhood does contain
many disadvantaged families where the absence of soclal
controls has produced 5ehaviour patterns which are in
conflict with the rest of the community. There are, how-
ever, many disadvantaged families, with soclal and

economic problems, who, when given some help, possess an
inherent capacity to adequately copeiﬁwith thelr new
circumstances, There are also many famllies who are
economically 1ndependent with few or no problenms,

These three groups of familles are vitally concerned
about the effects that Urban Renewal will have upon their
lives, The property owner, the 1ndustrialist, the busginess
mean, the tenants and absentee landlords are all affected
by this project, For this reason the City has prepared
a pamphlet giving in a simple form the questions which
wére being asked by these people and thelr answers, This
has been doné merely to reduce the hostility some people
inevitably feel about the City's expropriation procedure,
The pamphlet also. indicates that City Council wants the

people involved to know that it appreciates thelr problems

and that the redevelopment policies are designed to make
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Winnipeg a better place to live in, and that these policies

will be carried out with s minimum of inconvenience to

the citizens and residents in the Lord Selkirk Park area,
Following the Expropriation By-Law, May, 1965, the
Clty Solicitor forwarded a copy of the pamphlet to every

household affected by the urban renewal project, It
dwelt on three major aspects: Bedevelopment, Relocation
of Families and Compensation, The following questionsg

were asked and answered:

1, WHAT IS REDEVELOPMENT?

Bedevelopment is simply a name for removal of worn
out bulldings to clear the way for new structures,
This process goes on continuously in any large city
and 1s carried on by both private and public enter-
prise, Redevelopment may hbe on a small scale, such
as the demolition of a single building to make way
for a new one, or it may be on a falrly large

scale as in the case of the Lord Selkirk Park
Development,

2, WHO IS RESPONSIBLE FOR THE LORD SELKIRK PARK REDEVELOP-
MENT SCHEME?

The City, together with the Provincial and
Federal Governments,

3. WILL THE ENTIRE REDEVELOPMENT AREA BE ACQUIRED?

Yes, except the properties unshaded on Map No.,l,
The program will be instituted in four stages,

but the actual dates of the variousg stages cannot
be fixed at this time, The first stage 1s out-
lined on Map No,2, (Two maps supplied showed areas
to be expropriated and the general redevelopment
scheme) ,

4, WILL ALL THE BUILDINGS IN THE REDEVELOPMENT AREA BE
DEMOLISHED? o :

Yes, with a few exceptions,
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5, WHO IS ACQUIRING THE PROPERTY IN THE LORD SELKIRK PARK
BREDEVELOPMENT AREA?

All property negotiations will be carried out by
the City on behalf of itself, the Provinclal and
Federal Governments,

6, WHEN DOES REDEVELOPMENT START?

Redevelopment began officlally when City Council
passed its first by-law of expropriation in the area,
If you are a property owner, in the area of the first
stage of the Redevelopment Program you will have
already received or will receive shortly a notice

of expropriation from the City, The clearing of
buildings will be carefully staged to give you
reagonable time to move,

7. WHAT WILL THE CLEARED LAND BE USED FOR?

It is proposed that the cleared lemd north of Dufferin
will be redeveloped for housing purposes and south

of Dufferin Avenue for commercizl uses as shown on
Map No.2.

8, HOW WILL I FIND ANOTHER PLACE TO LIVE?

A Relocation Office will be established in the area
to asslst you to find suitable rental accommodatlon,
Until this office is open, assistance willl be
avallable through the Housing Registry, If you are
unable to visit the Relocation Office, a Relocatlon
Officer will call at your home to discuss any
problem you may have,

9, MUST I MOVE IMMEDIATELY?

No, the acquisition of property will take time, If
you own property in the area and for personal reasons
must leave the area quickly, contact the City Law
Department and tell them you wish to make an early
settlement, If you live in a rented house or
“apartment, you will be advised when the City acquires
the property., If you have any questions, do not
hesitate to call or visit the Relocatlon Office,

10, WHAT CHANCE WILL I HAVE OF MOVING INTO THE NEW PROJECT?

No decision has been made yet as to exactly what
housing will be available in the Redevelopment area,
'However, all famillies who need relocation will be
offered accommodation elsewhere in Winnipeg., If
possible, and if you so desire, you will be relocated
in the area after redevelopment,
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11, WHAT RENT WOULD I HAVE TO PAY IF I WERE ABRLE TO MOVE
INTO A PUBLIC HOUSING PROJECT?

This will depend on the type of accommodation
required and the family income, The relocation
office will be able to give you this information
on application,

12, WEAT WILL I BE PAID FOR THE PROPERTY I OUN?

To make sure you get a fair price, the City will @
employ experts to estimate the value of the property A
for you, If you are not satisfled with the price

offered you may have it set by the Board of Arbitra- X
tors, appointed by the Provincial Government Muni- ‘
clpal Board, .

13, I HAVE TWO MORTGAGES ON MY HOME, WHAT HAPPENS WHEN THE
CITY ACQUIRES MY PROPERTY?

The normal procedure is for the City to negotiate a
settlement with the owner, requiring a conveyance of
the property free from encumbrance, In practice,
the mortgages are usually paild off in the closing of
the transsction, the owner of the broperty receiving
the balance of the purchase price.

14, IF I HAVE A LEASE ON THE.PROPERTY I OCCUPY, HOW AM T
COMPENSATED,

The City Solicitor will investigate all leases,
If the law entitles you to compensgatlion, he will
discuss 1t with you, :

2. RELOCATION OF FAMILIES

The relocation phase of the urban renewsl program is

to discharge the contractural responslibility undertaken by

the City of Winnipeg under the terms snd conditions of the
hAgreement signed by the City and Central Mortgage and Housing §

Corporation on November 28, 1962, wherein

(a) "The City agrees to ensure that families to be %
dispossessed as the result of the proposed .
clearance of the lands are offered housing
accommodation satisfactory to the Minister of
Public Works, Government of Canada',
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(b) "The City may pay amounts incurred in the
relocation of families dispossessed as the
result of the clearance of land",

The relocation policy and procedure must conform to
the spirit as well as the letter of the Agreement, and so
to function that displaced families will not be subjected
to undue anxiety or hardship. The relocation operation
lmmediately comes to grips with the human and social prob-
lems that are inherent in the population which will be dig-
pbssessed in the Lord Selkirk Park Redevelopment area., It
will be dealing with soclally damaged, multi-problem,
disabled and infirm families, and in order to achieve desir-
able social relocatlon, maximum liaison and cooperation of
the relocation service with the Public Welfare and private
social agencies servicing the area must be established and
maintained, The relocation service must be tightly syn-
chronized with the acquisition and clearance proceduresv
instituted by the City's Advisory Commiptee.

A Supervisor of Relocation and Special Services was
appointed to be responsible for the administration of the
relocation program, Thig is highly administrative work,
performed under the general direction of the Director of
Housing and Urban Renewal, involved in the management of
Clty owned Housing Projects; property expropriated by the
City; Housing Registry and counselling services to the

general public; development and direction of services to
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the general public; development amd direction of services 3

to assist in relocating families displaced by Urban Renewal, hd

Rehabilitation, City By-Law enforcement and other measures
related to housing instituted by the City of Winnlpeg,

The relocatlion officer has close and frequent liaison
with high-level staff of Public and Private Socilal Agenciles
and Civic Departments, and a wide latitude for independent f%

|

professional and administrative judgment and inltlative

within the framework of established policy., I
| The Expropriation By-law set in motlon all phases of z
the Urban Renewal Scheme, including the acquisition of
property, the relocation of displaced persons, the clearance
of the site and the Eedevelopment Plan, This By-law
established the boundaries of the area to be affected, All
residents within these boundaries were visited, A list

was compiled showing thelr names and addresses, This list

forwarded legal notices on all owners and tenents occupying
property on the date the By-law was passed, Owners were
advised of their rights to payment for thelr property.

Tenants were advised of their rights to relocation services

was forwarded to the City Law Department, which in turn %
i
|
|
i
|

and relocation grants,

The form "Lord Selkirk Redevelopment Relocation N
Service" (pages 113 and 114) was used tO secure more

detailed information concerning the family structure, social

and cultural characteristlcs. Interviews were conducted

e e TR
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in a thorough but friendly, unhurried manmner, The factual
data concerning present and previous housing and rents was
not difficult to obtain, However, when such matters such
as employer's sourcé and amount of income, were discussed,
some resistance was experienced., The relocatee involved
was free to express his attitude, frustrations, anxleties,
and problems arising from forced displacement and reloca-
tion,

The "rating" evaluations of the major family charac-
teristics (Form R51-page 115) are based on objective judge-
ments, The application of a grading procedure based upon
these factors is only valid after achleving an insight 1in
depth of the major factors which motivate the family, For
example, a normel household with no social or financlal
problems would be congldered a non-problem~family and would
require only factual information or mechanical referral,

By weighing the negatlve factors, it was posslble to rate
families in relation to handicaps involved in thelr circum-
stances,

It was not the purpose of the "rating" process to
pigeonhole families in categories, but slmply to provide
obvious clues that would indicate the degree of need for
the professional soclal services which exist and to help
nandicapped families make effective use of the total

Relocation Services, After determining the nature of the

problem, the Relocatlon worker discussed the matter with
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the famlly, and with 1ts approval contacted the appropriate
gsocial agency for an interview with the relocatee, A
"multi-service unit" and a "community service unit" were both
gset up in the Lord Selkirk Park area to provide assistance
for persons affected by redevelopment,

Form R52 (page 116) deals with relocation grants,
The displaced familles and unattached adult tenants residing
in premises on the date the Expropriation By-law wés passed
are eligible for a relocation grant if they agree to vacate
the premises voluntarily, Part (2) of the form is completed
when accommodation is offered, It records the address,
its type, size and rental and whether the offer has been
accepted or rejected. If the family relocated itself,
this fact was also recorded, Thls 1is necessary for a
final follow up visit to determlne how they have settled
down before the case isg considered closed, Part (3) 1s com=
pleted when documentary proof is provided that the relocatee
has made full or part payment of rent to the landlord of the
new premises, and the date he is going to occupy when he
vacates his present accommodation, Part (4) records the
amount of relocation grant, the voucher number, and dates
it was issued and signed by the Relocatee and the Relocation
Worker, The signature of the Relocatee 1is checked against
the signature on the form "Lord Selkirk Redevelopment

Relocatlon Service®,

The existing Housing Reglstry, operated by the
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Housing and Urban Renewal Branch, which provides a general
counselllng service to landlords and tenants and refers
applicants for accommodation, was incorporated into the
Relocation Office service function, Presently it manages
(2) Flora Place Houslng Project - 100 houses,
(b) 981 Elgin Avenue Project - 16 suites
(c) Any assiﬁned properties for remtal purposes,
: such as 427 Selkirk Avenue and 1332 Alexander
Avenue, _
(d) Houses, apartment blocks, buildings and other
propertles acquired through the Lord Selkirk
Park Urban Renewal Project,
In addition to the above places of accommodation, the Hous-

ing Registry has private housing registered by owners,

These are inspected by the Relocation Service as to standards,

It also refers relocatees to the Housling Authority for

placement in the Burrows-Keewatin Project,
3. CO-ORDINATING COMMITTEE

| The Committee 1s made up of a representative from
the Departmeht of Municipal Affairs, one from Central
Mortgage and Housing Corporation, and the Director of Hous-
ing and Urban Benewal, representing ihe City, This Committee
meets regularly once a week, Its function is to offer
guldance in carrying out the Redevelopment Project, reviews

progress and provides lialson between the three levels of

government involved, If need be, the Committee calls on the
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services of any othef municipal or government departments

or agenclies and other interested bodies,
L, ADVISORY COMMITTEE

- The Winnipeg City Council on March 18, 1963,
established an Advisory Committee consisting of one member
of each of the following civie departuments: Director of
Housing and Urban Renewal, Engineerlng, Health, Finance,
Law and Survey, The function of this committee is: to
coordinate the work of all city departments involved in
urban renewal and public housing projects; to prepare
redevelopment schemes; to report to Committees on Finance
on all matters pertaining to policy which arise in the

course of the work of the Committee,
5, DEMOLITION CONTRACTS

Because of the many factors iavolved, it is imposs-
ible to acquire a sufficient number of dwellings within
one stage of the redevelopment scheme for demolition. When
approximately twenty bulldings have been acquired, regard-
less of what stage they are in, the City advertises for
demolition contracts, The lowest bldder 1s not necessarlly
awarded the contract, Perlodic Iinspection by Urban Renewal
authorities assures that standards set out 1in the contract

are met,
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B. PROPOSED REDEVELOPMENT SCHEMES

- The present concept, based upon the existing Section

23 Agreements, was developed by the City's advisory committee

on housing and urban renewal, The major elements of the
redevelopment scheme, as generally agreed to by the city,
the Central Mortgage and Housing Corporation snd the
Province of Mamnitoba, consists of an area to be cleared of
approximately fifty acres and includes 233 residéntial and
101 non-residential buildings. It is bounded 25 is indi-
cated in Plate I, The area to be cleared is divided into
four stages (Plate IV), with the acquisition and clearance
in each stage belng timed in such a menner as to facilitate

the implementatlion of the over-all redevelopment scheme
1, STAGE ONE

All bulildings within the boundaries of Stage One
are to be acquired and demolished with the exception of
436 King Street, Because of its recent construction and
excellent condition, the Partnership acquired the building
which will ultimately be resold for a use which will be

compatible with the main reddvelopment uses in the area,

(2) Besubdivision Design (See Plate VII)

The bulk of resubdivision of land to be acquired

and cleared 1ls confined to Stage One of the redevelopment

area, Since a Section 36 low-rental housing development 1is

o A
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© CITY OF WINNIPEG
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Ref,
' HOUSING AND URBAN RENEWAL o Number
LORD SELKIRK PARK - REDEVELOPMENT AREA
v RELOCATION SERVICE
RELOCATION ALIOWANCE
, — = Cwner
‘ o : _ , o Tenant
) Nmne . : Size of Family, Subtenant
Present Address ) _Rent___- No. of Rooms
R. Single House R Duplex __R. Row House _Apt. Building
Unfurnished _ Heated Unheated
ACCOMMODATION OFFERED ( ) - . - - ~ Date 196
" Address ' Rent No. of Rooms
In R. Slngle House, - ‘R. Duplex R. Row House______ Apt. Bldg. F.P.
‘Self Contained . Heated _ Furn, Unfurn. : Priv.
Accepted . Rejected Reason City Hsg.
X o : S On Site
Other
Date__ , ' 196
Rent & No. of Rooms
R, Duplex R Row House R. Apt. as| Owner
Self - Other Not Known Tenant
uitable Standard Housing Inspected By : : Subtenant__
: . - . Boarder
|_Other
RELOCATION ALLOWANCE
:Ellglble for Allowance of ' : o | | Dollars '
Voucher No. ___For § ; ____Issued : 196
To B v
Certified and Witnessedl : i - : *i_ Signature of Relocatee
L S , (4/¢ Mach. No. 100-123-032)

Authorized bj'

e B B e
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to be built in this Stage One area, lt was necessary to

~deslgn the subdivision of the lands in such a manner as to

create a site which would accommodate a housing development

of 345 units. This housing development will be located
adjacent to the existing school and park sites at the north
end of the development area, and would therefore consolidate
these into one block of land to form a comprehensive develop-
ment contalining low-rental housing; schools and park sites

(see plate VIII),

(b) Streets and Traffic

In order to construct a housing development of
this magnitﬁdé, the existing grid iron pattern would have to
be abandoned and a new system of streets introduced which
would allow sufficlent area for the proposed units, Traffic
therefore would flow around the development area, The new
street pattern would improve the general amenity of the ares |
which had come to be regarded as a highly undesirable dis-
trict by both 1ts residents and the public at large. At
the same time, 1t was recognized that it would be both
deslirable and expedlent to create sites with frontage on a
maln East-West thoroughfare to act as relocation sites for
displaced light industrlal and commercial enterprises which,
by their very nature, have to be re-established within the

general area, A solutlon satisfying the above requirements




119

4 PLATE VIl
NG

ARK SITES AND
5 THEREOF

ST.

. BYISTIMG STHOCY, STTE
EXTENTFD SOHOCT, SITE
FXISTIIG FARK STTE
EXTE'TED PARY SITE
I FEDNERAL=IMC " TNCTAT, HCHSTHA
i
,
,Z}
}
=
11
o ,
i 4
H
3 g .
i 3
e ¢

i

%SCALE - 1 INCH =100 FEET




1334 go1= HONI | © 37TV3S

UNLGHOn TVIONLAQUI=TVEEUE:
LIS AuVd UHdHLXE

QLIS AV UKILLLIXE

GG TO0hus dadiialXd

ERLEEEEEL]

GLIS 100nus UNILLIXE

ODBERO

40343HL SNOILIAaV d3S0d0odd
ANV S3LIS MYVd ANV TOOHOS ONILSIXd
ONIMOHS NV1d

NOSNIg0dY

TOOHOS ONILSIX3

LS 2i5E _ Eugi 1:861 .

MYVd  ONILSIX3I ~

s @ pIB i

1S

.2:0EE b .23

vy014d R




120

was found in the realignment of Dufferin Avenue's right-of-

way (see Plate IX), together‘with the closing of all the
street rights-of-way north of the new Dufferin Avenue
between Robinson and King Streets,

The site thus created would conslist of approximately
11,4 acres, and the.curved realignment of the new Dufferin
Avenue right-of-way will serve to relleve the monotony of
the rigld grid system pattern which formerly existed,

It was found necessary to introduce a glight realignment
of Charles Street in order to achieve a right-angled "T"
_1ntersection with the new alignment of Dufferin Avenue, This
was consldered desirable from the standpoint of traffic
gafety.

Sinée the sltes created south of the new Dufferin
Avenue are designed to accommodate light industrial uses,
it was congidered advisable to close Jarvis Avenue between
Robinson and Schultz Streets, in order to create larger %
sites to accommodate the larger industrial uses anticlpated ﬁ
in the area, The section of Jarvls Avenue between Schultz
and King Street 1s to remain open In order to allow access
to those establishments which are to remaln in the present §
locations north of Jarvis Avenue between Schultz and

Derby Streets,

(c) Zoning Controls

Stage One of the redevelopment scheme, bounded by
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s 23 AND 36 OF THE NATIONAL HOUSING ACT PLATE IX
: | PR |
_AN SHOWING STREETS AND LANES
__ OPOSED TO BE CLOSED AND OPENED 3,
REFEREN-CE . i
"'7 . . " REDEVELOPMENT  AREA No-l '
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Flora Avenue, the new alignment of Dufferin Avenue, King
and Robinson Streets, presehtly zoned R3, Ml and M2, is to
be rezomed to a Planned Buildlng Group (Residential) classi-
fication (see Plate X), The following is a definition of
a residential planned building group:

A group of awellings whether of the one family,

two family or multiple family type planned and

developed as an integrated unlt constltuting

a8 resldential environment of sustained desira-

billty and stabllity that will be in hearmony with

the character of the surrounding neighborhood; that
will not produce a volume of traffic in excess

of the capaclty for which the access streets are

designed and in which the standards relating to

size of unlt, open space, density and parking are

in conformity with the requirements of the zone in

which the project is located,

The purpose of a planned residential building group
is to stimulate the construction of improved kinds of
residential development by providing greater freedom of
choice in the grouping of the various types of dwelling
units, and by permitting maximum flexibility 1in site plann-
ing, while ensuring adequate standardé relating to public
health, safety, welfare and convenlience in the use and
occupancy of bulldings and facilities,

The following regulations shall apply in residential
Planned Building Grbup Districts:

Any residentilal use is permitted subject to the

approval by Council of plans which shall show:

(a) The locatlon of each existing and each proposed
building and structure, the use or uses to be
contained therein, the number of storeys, gross
floor area and approximate locatlon of entrance
and loading point thereof;
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PLAN SHOWING EXISTING HOLDINGS
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(b) The location of all outside facilities for
waste dlsposal;

(¢) All curb cuts, driving lanes, parking areas,
loading areas, public tramsportation points,
and illumination facilitles for the same;

i

(d) All pedestrian wlaks, malls and open areas

for use by tenants or members of the public;

(e) The location and height of all walls, fences
and screen plantings;

(f) The location, size, height and orlentatlion
of all signs other than signs flat on bullding
facades;

(g) The types of surfacing, such as pavement,
turf or gravel, to be used at the varlous
locations;

(n) The location of fire hydrants;

(1) Typical floor plans and elevations of proposed
buildings and structures,

The above definition of a residential Planned Building
Group may be changed to relate to commerclal and industrial
building groups by inserting the words "commercial® or
"industrial® wherever the word "residential" appears, and
by changing the opening words; " group of dwellings", to
read "a group of commercial (1ndustria1) buildings in which
the uses are compétible with one another", The definitlon
with the word changes will be referred to in dealing with

the industrial and commercial areas,

(d) Light Industrial Development
| It is intended thatfthe cleaved land south of the

new alignment of Dufferin Avenue be redeveloped for 1light

industrial purposes, Presently located within the Stage One
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Area are a number of small industries such as a bakery,
sausage manufacturers, metal shop, paint shop and candy
manufacturer, which are desirous of being offered alterna-
tive locations within the same general area, In many cases
these small industries have done business in the area for
many years and the continued success of their operations
hinges on remalning in the area, It is proposed to accommo=-
date as many of these industries as possible within the
cleared land south of Dufferin Avenue, |

On this basis the Clty recommended to the Metropolitan
Corporation of Greater Winnipeg to rezone this area as
Planned Building Groﬁp; light Industrialv(see Plate X),
This type of classification will ensure a high standard of
building construcﬁion, site develoPment and industrial
performance, SO that the industrial uses located there will
In no way distract from adjoining uses, The area to the
south will remain under its present zoning classificatioﬁ,
M3 Heavy Industrial, with the‘introduction of more stringent
controls regarding height of storage and enclosure of sites,
This will result in an upward gradation of uses proceeding
from the C,P.,R., right-of-way to the low-rental housing north
of the new Dufferin Avenue,

The existing Jjunk yards presently located within the
M3 area will remaln, The reasons are twofold: first, the

high cost involved in acquiring these businesses is more

than the City ls prepared to pay; and secondly, the problem
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of relocating them would involve a greater expense, as no
municipality is ready to accept junkyards within their
confines, Since they are to remaln, the City has ammen@ed
Licence By-law No,19082 Section 34, pertaining to the méin-
tenance of these businesses, The following regulatlons
shall apply:

1. All junk-yards are to be fenced, screened off
the contents - the fence to be a solid structure,

2. Fences are to be properly maintained and palnted
or treated,

3., No junk is to be plled higher than the 4 foot
fence,

L, No junk is to be piled within 4 feet from any
dwelling, and 2 feet from the fence,

(e) Distribution of Dwelling Units and Types of
Dwelling Structures

The suggested proportioning of the various slzed
dwelling units has been based on three maln considerations:
1. Site areas avallable for housing purposes.

2., Density of development,

3. Distribution of need,

The total site area avallable for housing purposes
(exclusive of public open space) is 11,96 acres, At an
overall net denslty of 100 persons per acre, and assuming
an average occupaney rate of 1,0 persons per habitable room
a total of 1196 habitable rooms can be provided, It 1is
suggested that the distribution of these habitable rooms

in various slzed dwelling unlts be as shown in the following
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table:
Building
Dwelling Dwelling Units Habitable Rooms Type and
Type No, % No, % Occupancy
Bachelor 30 8.52 30 2,23 9=-storey
1 bedroom 40 11,36 80 5,95 apartment
3 bedroom _22 62,25 _88 8,93 block with
3 bedroom
92 26,13 198 17,11 malisonette
sultes on
lower floors
and bachelor
and 1 bedroom
sultes on
upper floors
1 bedroom 16 L, 54 32 2,98 family dwell-
2 bedroon 80 22,73 240 22,30 ing units in
3 bedroom 124 35.24 koo 40,14 wvarious hori-
4 bedroom 30 8,52 150 13,01 =zontal multiple
5 bedroom _1o 2,84 60  __4.46 housing forms,
: i,e,row houg=- ‘ ‘
Subtotal 260 73,87 978 82,89 1ing, maisonette
seml-detached, |
ete, 3
Total 352 _ 100,0 1176 100,0

The distribution suggested above results in an overall !
total of 352 dwellings units containing a total of 1176 habi-
table rooms, This produces an overall net density of 98,3
habitable roomg (or persons) per acre which 1s very near the

assumed density of 100 persons per acre,

In order to 1ntrodqce an interesting contrast to the
horizontal multiple housing and to help achleve the desired
density, it is suggested that a high-rise (9-storey) apartment "
bullding be employed which would contain 40 bachelor suitgs

on the upper 5-storeys designed to accommodate single unattached
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persons, with the lower four storeys being made up of two
storey, three-bedfoom malsonette units for family accommo-
dation,

The remalnder of the dwelling units would be suitably
arranged in various types of horizontal multiple family
dwellings such as row housing, back-to-back housing, and
three-storey maissonettes, Design and cost considerations
may dictate certaln modifications in the number of dwelling
units and the distribution as suggested above (see Archi-

tect's Concept, p,129),

(f) Bentals: Re Lord Selkirk Park

The Winnipeg Housing Authority will be appointed
to adminlster and operate the housing project in the Lord
Selkirk Park development, |

In the past, the rental scale used 1n’public housing

projects under Section 36 of the Natiomal Housing Act has

been based on the Carver-~Hopwood formula, a progressive
rental scale, Central Mortgage and Housing Corporation
introduced the graduated rental scale to be:applied in both
the Burrows-Keewatin and Lord Selkirk Park projects,
The baslc difference between the Carver-Hopwood v ;
rental schedule and that prOposed by Central.Mortgage end
Housing Corporation is that the Carver-Hopwood schedules

relate the shelter component of rentals to familly income

and slzes, while the new schedules relate rentals to family
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income irrespective of famlly size and include a fixed
allowance for monthly servlce charges, Nelther of these
schedules includes famlily allowance in the computation of
family income,

When these two schedules are reduced to the same
terms, that is, the Carver-Hopwood rentals are adjusted to
include a monthly service charge allowance of $15,00, then
there is no significant dlfference between the rentals
produced by elther schedule for an average size famlly of
five persons,

The new schedule is graduated in such & manner that
families in the lower income range, below $222,00 per month,
pay less rent than they would under the Carver-Hopwood
schedule, the famillies whose monthly lincome are in excess
of $222,00 per month pay slightly higher rent than they
would under the Carver-Hopwood schedule, The latter con-
sideration involves an Iincentive whereby those famllles
whose income structure lmproves wlill be encouraged to seek
housing accommodation in the market and thus make the low
rental accommodétion available to families of lesser
means, The minimum monthly rental is fixed at $45.00 per
month,

The following examples will 1llustrate the applicatlon

of the graduated rental scale,

Example 1

Family in receipt of welfare payments-rental
applicable (regardless of family size) -




minimum - $45,00 monthly,

Example 2.

Family income  $170,00
Rental appli-
cable on scale 45,00

Ex le 3,
Family income  $222,00
Scale rental 60,00
less service
allowance 15,00
Rental appli-
cable 45,00

131

since this is the
minimum monthly rental

monthly

In thls example, the Carver-Hopwood scale would have

produced, on the basls of three children in the family a

rental figure of $45,00 monthly,

Example k4,
Family income  $238,00
Scale rental 65,00
Less service
allowance 15,00
Rental appli-
cable 50,00

monthly

The Carver-Hopwood scale (three children) would have

been $50,00,

Example 5, ‘
Family lncome 255,00
-Scale rental 70,00
- Less service:
allowance 15,00
Rental appli-
cable 55.00

monthly

Comparison rental on Carver-Hopwood scale (three

children) would have been‘$54;00 monthly,
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(g) Parking

In order to provide accommodation fdr the proposed
high denslty houSing project, and to retain as much green
space as posslble, 1t 15 highly 1mpracbicab1e to sever the
area with undue access roads and intermlttent parking spaces,
On this basis it is recommended that 25 percemnt parking be
allocated to bachelor and one room apartments with provis-
lon for 50 percent in the future, and 50 percent parking for
two or more bedroom apartments wilth provision for 100 percent in
the future, Because of the proximity to the downtown area
and nearness to public transportation, it 1s feaslble to
assume the facilitiles proposed wlll supply satisfactory
accommodation,

The area designated for parking is along the north
gide of the new Dufferin Avenue realignment, Jjust south of
the housing project, The maximum walking distance to the
parking area would be approximately 100 feet,

(n) Pedestrian Pathway
It is recommended that the existing road between

Davideivingstene School and the proposed housing project
(Stella Avenue) be retailned as a public pedestrian walk
which would be approximately 20 feet wide: Only in cases
of emergency would vehlcles be permitted to enter this

walkway, This would 11m1t the type of vehicles entering

to fire trucks only, Both ends of the pathway would be
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chalned off, in which ecase fifjtrucks entering the passage-
way could break the chains, |

(;) Garbage Collection

It 1s recommended that garbage units be made

accessible from 1nside and outside, The Housing Authority
is to be responslible for transferring of garbage to a cen-
tral collectlon point, This collection point is to be
1ocated_adjacent to the parking area, to be screened and

properly maintained, The proposed location allows for

easy access of garbage trucks by way of the parking area, |
and as many as 20 to 30 cans may be emptied in one parking |
space, To‘avoid unnecesgsary noise and dlsturbence assoc- ‘ !
lated with garbage collection, it is suggested that garbage
be picked up once a week, Garburators and incinerators are

discouraged as these constltute problems in a public hous=-

ing projeof;

(j) Other Services

It 1s recommended that all meters, whether gas

or hydro, be located outside, thus permitting regular

reading and thus avoidlng arrears, To elimlnate unsightly
appearances of meters on walls, these are to be located ,

in a central area, screened and only accessible to the |

people responsible for reading them. Stoves and fridges

are to be supplled with each apartment unit, Central

Mortgage and Housing Corporation will be responsible for
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deciding whether cooking will be by gas or electricity and
the basis on which the tenant will be charged for heating
" the unit.

The Manitoba Telephone System 1s to install all
underground wiring, but Central Mortgage and Houslng Cor-
poration will be responsible for supplying the condult
wires,

it is suggested that a centrel television antenna
be erected with a booster servicing all units, Antenna

wires should be provided for each dwelling unit,

(k) Lendscaping and Maintenance
ILandscaping in a project of this type is as

important as the design of the bulldings in terms of creat- |
ing and retaining a desirable environment. Iendscaping
cshould be designed bearing in mind the relatively high
density of the area, Hard surface materials, and either
raiged or sunken grass should predominate in the public
open Spaces,

The success of this project will depend on a good
standard of maintenance, It is.suggested that permanent
materials such as brick, concrete, stone and other types
of masonry)which require little or no maintenance should

be used,

(1) Joint Community Service Centres

The need for greater recreational facllities in
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the Lord Selkirk Park ares motlvated the proposal of a

Joint use building adjoining the existing Davia Livingstone
School, Having several facilities in one complex would be
more economical in relation to malntenance and use than
having them all separate, and would allow accessory space
for outdoor activity, Included in the proposed building

would be a gymnasium and auditorium, locker rooms, health

and welfare offices, a library and Swimming pool, The
closing of Pritchard pool, which had been utilized by
residents of the‘area, promptedvthe inclusion of a pool in
this complex. Design of the building will be such that the
swimming pool, auditorium_and gymnasium could be used by
students during the day, screened off from the remaining
building at night and used by the residents of the area

or adjacent nelghborhoods,

2, STAGE TWO

All buildings within the Stage Two boundaries will %
be acquired and demolished: Since all propertles fronting

on Main Street are in relatively good condition it was not

deemed economically feasible to acquire and clear that
portion fronting Main Street between Flore and Jarvis
Avenues, There is, however, a possibllity that the owners
of commereial property on Main Street will rarticlipate in

a Joing private redevelopment scheme by pooling their résources

and developing an exelusive shopping centre, With this as
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an objective it was decided to acqulre and clear all property
between King Street amnd the lane west of Maln Street.,

This cleared land would thus be available to owners of prop-
erty on Main Street 1f they desire to undertake such a
scheme, A prelimlnary scheme for such a development 1s
presently under consideration by the owners and ls regarded
by the City as an extremely desirable amenity for the pro-
posed low rental housing development and would provide
modern and adequate shopping facilitles for the familles

who will uitimately live in the low-rental housing, as well
as for the general population in the district,

Should this shopping complex become a reality, then
it is the Intention to close Stella Avenue between King
and Main Streets 1n order to consolidate these two blocks
into a single block, with access to and egress from belng
provided by means of a service road rumning parallel to
the King Street frontage,

If the present proposals for private redevelopment
of the blocks bounded by Flora and Stella Avenues between
King and Main Streets, and Stella and Dufferin Avenues
between King and Maln Streets, do not materialize, then it
is intended that the ultimate redevelopment of this area
will be of a commerclal cheracter compatible wilth the
remainder of the commerclal development between King and

Main Streets,

The City has recommended that the property between
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King and Maln Streets from Flora to Jarvis Avenue be rezoned
to a Planned Building Group, Commercial classification.’
This permits an integrated type of commercial development
incorporating a variety of commercial bulldings arranged
in an architecturally pleasing layout which would be
difficult to achieve under an ordinary downtown zoning

classification (See Plate X),
3. STAGE THREE

Within the boundaries of Stage Three, all buildings
are to be acquired and demolished with the exception of
two industrial plants in Block 22, Plen 331 (See Plate XI1),
The two buildings were retained for the following reasons:

(a) A probable acquisition cost in excess of
$750,000,

(b) The bulldings in question are in good condition .
and it 1is anticipated the owners can be per-
suaded to co-operate in refurnishing the
exterlors of the buildings so that they will
blend in well with the structures to be built
in the area,

(o) The use of these bulldings do not constitute a
nuigance to adjoining areas, the business being
conducted entirely within the structures,

(d) Many of the 300 employees who work in the two
plants live in the adjacent neighborhood,

The Winnipeg School Division No,l has indicated for several
years that it was interested in developing a Junior Voca-
tlonal in the north end of the City. Would a school of
this type be a desirable redevelopment use in the Lord .

Selkirk Park area from planning, economic and soclological
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polints of view, and 1if so, where would it be located

wlthin the area? Investigatlions revealed that an insti-

tution of this type 1is badly needed at present, in order

that some form of Job training can be given young people

whose intellectual capaclty is not sufficient for advanced
academlc studles or technical tralning,

On thls basis the Provinclal Department of Education
purchased property from the Partnefship in the Lord Selkirk
Park area, bounded on the North by the South limit of Duffe-
rin Avenue, on the South by the North limit of the lane

between Jarvis and Southerland Avenues, on the East by

the West limlt of Aikins Street, on the West by the East ’ i

limit of Salter Street, excepting lots 10,11 and part of

lot 12, Block 26, Plan 331, The above mentioned three |

lots will be acquired and cleared by the Partnership for 3
|

the planned expansion of a nearby freezing plant, The

construction of such a plant would not create a traffilc
nulsance as truck terminal facilities would be serviced 3
off Sutherland Avenue,

The locatlon of thls proposed Junlor Vocational
School is ideal from the following points of view, |

(a) Accessibility from resldential dlstricts in
the City of Winnipeg,

(b) Location with respect to speclal student
population for which the iInstitution is a
being bullt, A
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(c) Relationship to existing and future develop=-
ment)of a larger community (Metro Development
Plan), ‘

(d) Compatiblility with redevelopment scheme for
the Lord Selklirk Park Development,

(e) Minimum site area required is 7.0 acres,

Since the school 1s anticipated to have a potential
of some 200 out of town students, the possibility of a
student residence 1s under consideratlion, |

In addition to providing a job-training program,
the recreational functions will become part of such a pro-
gramme, In keeping with the Federal Governmment's Health
and Fitness Program, and further, the requiremeﬁts for
training of future athletes in the track and fleld area,
it was recommended that the gymnasium should not only
" include the basket-ball equipment necessary, but should
provide seating for spectators, a perimeter track at a
high level, plus all the additliomal health and fitness
requirements such as parallel bars, hlgh bars, low bars
and climbing ropes,

Should the swimming pool in the David Livingstone
School Community Centre Complex not became a reality then
the potentlal of the inclusion of a swimming pool in this
program should be considered, A pool integrated in the
recreational facllities of this Institution would provide
for the tralning of Red Cross Soclety life guards, who

could then seek employment as lifeguards for hotels, motels
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and public beaches, The swimming pool could very well be
located near the basement of the gymnasium area and could
therefore combine the locker room requirements for the

gymnasium and swimming pool together with the showers for
these two areas, thus producing some economy in bullding,

It was recommended that the Winnipeg School Board
operate and maintaln the recreational functlons and faclli-
ties, It was further recommended that 1t would be possible
for the recreational facllities provided to be utillzed by
the residents of the area at night,

The City recommended that Blocks 26 and 27, Plan 331
in Sﬁagé Thrée, be rezoned to Planned Building Group, Light
Industrial classification, This again would permit an
integrated type of industrial development incorporating
high standards of building design, layout, site develop-
ment and industrial performance,

A Plamned Building Group, Light Industrial classi=-
fication for Block 27 does not preclude the construction
of the Junior Vocational School in this block., Block 22,
Plan 331 in Stage Three, will remain M2 zoning classiflca-
tion, except that certain restrictlons will be imposed with

respect to performance characteristics,

L, STAGE FOUR

The Stage Four area is bounded by Flora Avenue to

the north, Dufferin Avenue to the south, Robinson Street
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to the east aﬁd Salter Street to the west., It 1s intended
that the residential characteristic of this area be preserved,
For thils reéson the Metropolitan Planning Division placed

the entire area under R3, Multiple-Family zoning classifica=-
tion with the exception of the property flanking on Salter
Street, which it was felt should remain under its existing
commercial G2 zoning classification since the existing
commercial establishments located there are basilcally sound
and since Salter Street is a main thoroughfare it 1s capable

of handling commercial development (See Plate X).
C. REHABILITATION

A program of neighborhood improvement 1is scheduled for
the Stage Four area, The program ls aimed at the rejuvena-
tion of existing housing to make it more practicable and
healthy for the residents, The baslc objectiveﬁ'of this
program are:

1, To prevent the spread of blight into neighborhoods
which are presently in good condltion

2. To extend the ﬁseful life of bulldings and prevent
their premature deterioration

3« To preserve or restore the efficiency and amenity
of the neighborhood

L, To stabilize property values
5, To upgrade living standards

6, To make the houses and the residential neigh-
borhoods better places in which to live

This comprehensive neighborhood improvement program
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1s proposed with regard to the age and condition of housing
and the need for re-orientation and redistribution of land

use to provide a more satlisfactory environment,

1, AGE OF BUILDINGS

Year Built Number %
1890 - 1899 19 17.85
1900 - 1909 ' L8 b5,27
1910 - 1919 27 25,49
1920 - 1929 3 2,86
1930 - 1939 3 2.86
1940 - 1949 2 1,89
1950 - 1959 2 1,89
1960 + 2 — 1,89
100 100,00

' There are-106 buildings within the Stage Four
Rehabilitation area, Of these 19 or 17.85% were built
before 1900, and 48 or 45,274 between 1900 snd 1909, This
later perlod wasg the perlod of the building boom 1in the
area, resulting partly from the influx of Jewish lmmlgrant

refugees of the Russio-Japanese War (1904=1905), The

opening of the Panama Canal on August 15, 1914 brought all
constructlion to a'standstill; This is evidenced by the
faect that from 1920 to 1960 only 12 bulldings were erected

in the area,

2, CONDITION OF BUILDINGS (See Plate XII)

Conditlon Number Z

Poor 32 30,18
Failr to Poor 13 12,27
Fair 28 26,43

cont inued




La

Y A2 o

e |

(’WiWING BUILDINGS‘
JETWEEN =
f"' ROBINSON ST.- SALTER ST-.'
REFERENCE

Sieps” aRE' NOT SHOWN .
lAPPEA;ANqEOF BULDINGS :
? ,;/"‘//

" SCALE : I INCH 200 FEET ]

144

PLATE XIii




fomioy

. SpIoY 2141504 vo/poUDD
1334 002= HONI | * 37IVOS 2 : 3
[ ———— |Q\<£..\Q.m.\..\k ns gl
i T s : & i el B ST = i | B ‘—u . 7= of B —
2R i T u L It Y / ! 1
= M i ,.W ) A i — €. |3 ”
- s | ! " bl
28/ » ! 7 H % ] A ..- N,
@ 5 E 3 & i 2 [
T R ) /EE ¢ @ /EE | ) W 7 i~ qo
\ : ! : : | . sl il i
/ a2l Ll w : 99| ” ¢ 12 M 8 —_—— e ey %
| ~N : ! " L ”1
W NV TS N ~NY o 'Y NV 7S “ ”a_ ”_“
> , G . 0 - _ s _ l &
: FE T e | ait
| “ ‘ nl ,;
= K | R Y B, Do, o e, Bl g el £ P8 S 3 Y “, IR
Lo e o1 |
i
- = e 78 = o = | v i 2 b i
= Ol id e w H “ _
] | ! | 1Y
— /€€ | ” ﬁ ; _ ! m..
€.ud 1 « e i 1
. ag g /EE " | /E€ I _ ﬂ !
T e e sorwaen |
e N G _ | AT ” e
i B * &% _ ~NY IS , " q_
Tl <v ﬁ o i | I3 i 8 _
- \<V«0NQ\ /;,U s A //;/// 9 h MRS , s 1. t m, rl._
; 237 Mg NI E ] | 5
S R B VIS - B i — z st om0 N J ser > | I
S4d’ o 2
s -J — I\(\le.\l.\ N
/ . m o L o )
< 5 < X
/€€ /EE \I‘in\ % |/
. el . ; 2l e e
Ly ?KQQ 2 4% "NV
¢ . I'ON V3NV INIWdOT3AZGY u ‘ ’ R » s
—- | | ’
| > 3 A s | > RS n M__,
@009 l Sy Vi 1 M ¢ IS LN TR (IR A [ 1Y) s e s I
. S e A L SN 2
uivd oL aoos  [FEE] ﬁ S S bl _ El o | Al
£ 34 P2 | e - 2/ b b
yiv4 D ,— v 4 I8t a 3
| g B s
¥ood (o1 uwi  [E] _ : i _ ) H FR
vio €9 NV _ €9 | |wray :
Hood [ o 3 ¥ . ) ! 2 (o
. . Gone oy MUV | . _ ¢
{ SONIOTING 40 JONVNYIddY SILVIINI HOT0D _ ! XS : § y L, “_ "
; = : ; o7 : wo07g ?lyo07 f
NMOHS LON 3HV SO3HS ONV S30VMVO N_v Q. i & & _ ] i ; ¢ 1
EREREFER] _ 2 _ & 3
ﬂ L @
. . 4l 3 AL\ \ ! i | — x. 5 o |
LS ¥317VS -'LS NOSNIG0Y - AV NIM344nd - AV V04 e \ ; T e e s e = —
 NaamL3e : ; i , o I”H—I.I.Ill i
>SONIQTING ONIMOHS NV1d & B a2 i = N '
A Kv .mn—n—uAm ? € /3 wm—w- Eﬂ E: @-BSD - ﬁﬂ‘ U.S ¢ m.w
T m k _ g 440\" ! N _ $
Ll 2 e {._ T T Fetde i “ N 0
o, Twa c,w L) q | N#\ T _ ‘.mm
('LS ¥317VS - LS NIVIN - SAYVA ¥d'D - AV HYIM13S ) { o2 e’ *, mmmwv et ‘ol u m\wn\m,! slo e " xA i ; ;
| | | | | | | | ! ! | B N
<um< FZME&O!I—m>momm Legar econ] 23 £t | 1 L ) .,iLI | | i o 25 0 Qels .
! 3 (e
A F DU STl - [ %)}




145

Condition Number %

Good to Fair 16 15,09

Good 17 16,03
| 106 100,0

Of the 106 dwellings, 32 or 30,18 percent are in
poor condition, These will be acquired.and demolished by
the Partnership, Only 17 or 16,03 percent aré in good
condition requiring little maintenance, while 57 or 53,79
percent will requilre major renovation either outside or
inside, or both, depending on the degree of deterloration,

The City will have a positive role to play in the
process of rehabilltation, The measures to be incorporated
to achieve a workable program towards neighborhood lmprove-
ment are varied and complex, and range from public educa-

tion to enforcement of regulatory legislatlon,
3., REHABILITATION TOOLS

(a) Code Enforcement

If code enforcement i1s to be an effectlive lnstru-
ment of rehébilitation of neighborhoods, it cannot be
confined to factors relating to buildings alone, The enforce-
ment of sténdards relating to all aspects of the neighborhood
'must be considered to be the overam;»objeetive. These
enforcements of regulations must pertain to bullding, zoning,
public health, fire protection, maintenance and occupancy

of dwellings, refuse collection and proper municipal

housekeeping, Much of the housing in the area was originally
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built as single family accommodation according to the
standards of the different era, Many of the homes are two .

and three storeys resting on stone foundations and contain

electrical wiring, plumbing and heating not consistent with
modern day standards of living, Because of the large size,
many of the homes have been converted to two-family or
multi-family occupancy, In order to rehabilitate thisg
nelghborhood it will be necessary to add greater flexibility
to code enforcement, as many of the dwellings within this
srea will require extensive renovations that go beyond the

scope of'ordinary preventive maintenance,

(b) The Minimum Standard of Housging Repair By-law

The City of Winnilpeg, in May, 1965, passed the ' %
By-law No,19165 to establish standards for the repair and

maintenance of the exteriors of residential buildings,

This By-law is applicable not only in the Lord Selkirk

Park area, but throughout the Clty of Winnipeg, The bulld-

ings sublect to thlis By-law are all bulldings, whether used
for resldential purposes or not, which are situated in a
district zoned residential, and all residential bulldings
except those occupled solely by the owner and his family,
The exterior physical Qonditions affepted by this By-law

are the structural and protective surfaces, doors and win-

dows, porches, sheds, stalrs and fences,

The enforcement of this By-law will be carried out

e S P AT ST = =
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by the Enforcement Officer, which includes the Medical
Health Offices of the City and his assistants., Where a
buildlng, structure or appurtenance does not conform to the
standards established by thls By-law the owner is given
notice to repalr the bullding as specified by the Enforce-
ment Officer, Any person aggrieved by this notice may,
within fourteen days, appeal to thé Better Housling Commission
appointed by the City purSuant to The Winnipeg Charter‘1956,
Upon notlce of appeal, ﬁhe Commission will fix a time for
" a hearing at which time the appellant will be entitled to

be present,

(c) Spot Clearance
As 2 result of housing inspection in the Stage

Four Area, it was discovéred that 32 dwellings were found to
be in such a deteriorated condition that they no longer can
be economically restored to an acceptable stapdard. -These
have been condemned by the Medical Health Officer and the
prbperty wlll be acquired and demolished by the Partnership,
Removal of these dwellings willl result in isolated pockets
of open space throughout the area, This condition does not
lend itself to a massive redevelopment approach, whereby
eltes are consolidated, reorientated and redésigned in harmony
with themselves and their surroundings, A solutlon for
redeveloping these 1solated pockets must be found; one that
will consume the least amount of land and yet retain 1nd1-

vidual impression and identity, On this basils it is
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recommended that patlo housing replace these older homes,
The slze of such a terraced dwelling will depend on the lot
slze, Facllities for healthful famlly living offered by
ratlio housing are superior to those in apartments or large
converted residences, It 1s therefore conceived as an
integral part of an overall housing replacement program,
designed to meet a varlety of family needs and thus to
retain a balanced community structure,

Since  Urban Renewal primarily is concerned with
replacing worn-out residential bulldings and rehousing
peoplevof limited means, patio housling can meet these re-
gquirenments by any of the following four methods:

(1) in the form of public housing financed under

Section 35 of the amended National Housing
Act (1964) with economic or subsidlzed rentals;

(2) as private rental accommodation on land cleared
under Sectlon 23 of the Natlonal Housing Act,
as part of a neighborhood improvement and.
leased to the developer;

(3) as housing for ownership and rental, bullt
individually to replace prlivately-owned pockets
of worn-out bulldings;

(4) as part of a co-operative, non-profit venture
for private redevelopment in which the indl-
vidual famllies are tenant occuplers, for the

life of "blanket mortgage“, and then assume
full title,

(d) Tax Exemptions
' A Maintensnce By-law will help to raise the

standards of rented accommodation, but some incentive 1s

required if owner-occupiers are to be encouraged to make
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similar lmprovements and thus effectively prevent the
continued deterloration of the housing stock, The prob-
lem is clearly one of providing an incentive to those who
can qualify for home lmprovement loans, whilst encouraging
the sale of property by those who cannot qualify, A
precedent for tax exemption was established by the City of
Winnipeg whereby property assessments are frozen when
lmprovements take place, Thls enables the owners who can
obtaln home improvement loams to repay these fully without

being faced with an additional tax burden,

(e) Citizen Participation
In order to encourage owners of private property

to Invest money and effort in the maintenance of their
Individual properties, 1t 1s essentlal that an atmosphere
of confldence be created in the neighborhood, Constructive
citlzen particlpatlon must be developed by the City through
public meetings and close lialson with community organize-
tions and by the preparation of advisory literature on all
aspects of urban renewal and planning. The consistent
enforcement of bullding and zoning regulations contributes
to the atmosphere of confidence in the neighborhood and
stablllzes property values, thus encouraging owners to
Invest in the preventive maintenance of theilr dwellings,

To support this atmosphere of confldence careful attentlon

must be given to adequate provislon of community services,
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such as health and fire inspection, refuse collectlon and

weed control, It will also be necessary for the City to

concentrate on the maintenance of facllitlies such as pave-

ments, curbs, gutters, sidewalks, boulevard, street light-

ing, sewage and waterworks, This will call for co-operation

between various municlpal departments, and on this will

depend the success of a nelghborhood limprovement program,

(f) Home Improvement Financing
The National Housling Act mekes no provislons

for financlal assistance to municipalities carrying out

conservation and rehabilitation schemes, However, certaln

types of loans are made avallable to home owners and occu-

plers under the Home Improvement Loan and Home Converslon

Loan., Use of such loans depends upon the initlative of

individual owners and occuplers, Loans to assist in

financing the improvement of houses and apartments ére

made available under Section 24 of the NationalvHousing

Act. This section authorizes Central Morgage and Housing

Corporation to give a limlited guarantee to banks or approved

credlt agencies, in return for an lnsurance fee paid by

the borrower, on loans made for additions, repalrs and

alterations, Loans on property may not exceed $u,000

for a one-family dwelling or $4,000 for the first unit of

a duplex semi-detached or multiple family dwelling, plus

$1,500 for each additlonal unit., The rate of interest
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is 6 percent per annum snd loans are repayable in monthly
instalments, together with interest, in not more than
10 years,

D, EVIDENCE TO SUPPORT THE NEED FOR ELDERLY PERSONS
ROUSING IN THE LORD SELKIRK PARK AREA

1. NEED

There is a relatively large number of elderly
persons presently livipg in rooming houses in the central
area of the City,

Census statistics for 1956 showed that there are
42,902 persons over 65 years in the Metro Area, Of
these 52 percent are over 70 years, There are 29,329
elderly persoﬁs 1iving in the City of Winnipeg and of these,
54 percent are over 70 years of age,

A study made by the Age and Opportunity Bureau in
1956, of persons 65 years and over, showed that:

66.2/3 percent had money, incomes of marginal
or less ($1,000 for single, $2,000 for couples)

50 percent obtained 0ld Age Security as the
primary source of lncome

72 percent reported having no gserious disabllity
- 42 percent were poorly housed,
The following is a breakdown for the number of

elderly people in the Clty of Winnipeg as compared to

those in the Greater Winnipeg Area,
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60 Yearg and Over 60 to 64 Years
% of % of
Total Single Sincle Total Single Single

City of Winni-

peg 38,755 16,272 40% 11,028 3,260 29%
Greater Winni-

peg 54,283 21,299 39% 15,674 4,302 27%

65 to 69 Years 70 Years and Over

City of Winni-

peg 10,665 3,764 354 17,062 9,249  54%
Greater Winni- _

peg 14,984 4,962 35% 23,625 12,389  52%

Note: 9.3% of total population is 65 years %
and over,

i

In Stage One, Two and Three of the Lord Selkirk Park _E

Development Area, there 1is a relatively high percentage |

of hougeholds consisting of one and two persons over 60
years of age and having annual incomes of less than

$1,000, The following is a statistical breakdown of 331

households in this category in the development area, 5

All Households Households Over
Heads 1 Pers, 2 Pers, Total 65 ¥rs, 70 ¥Yrs, Total
Male 205 62 267 27 49 72
Female 50 14 64 5 14 19

Total 255 76 331 32 63 95 |
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Aged Tenant Households (95)

Rents Pald Households Over Total
Over © Under 65 Yrs, 70 Yrs,

Single - $15,00 9 26 35
$15,00 20.00 15 18 33
20,00 30,00 2 Z 9
30,00 - b
2 ¥ o
Couples - 15,00 2 - 2
15,00 20,00 1 1
20,00 30,00 2 2
30,00 - 1 2 £
3 8 11
owners 2 7 9

The significance of the above is that 76 (80%) are
males and only 19 (20%) are females and that 90% pay less
than $30.00 per month rent. Need for better accommodation
unquestionably exists, but it is seldom expressed as
tDemand" by those who are near or below the borderline of
poverty.

2, DEMAND
°/
. f/ﬁ‘\\‘”‘ T

There is more difficult to determine than "Need",
The major sources of valid jnformation concerning "Demand"
in the Metropolitan area are the actual applications

made by elderly people for accommodation in the new elderly |

persons' housing projects belng built under the provisions
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of Section 16 of the National Housing Act by Limited
Dividend Corporations, Applications of this kind far
exceed the accommodatlon which exists or which is under
construction, Limited dividend corporations, after
receiving two or three times,thé nunber of applications
for each dwelling unit in their projects, stopped accept-
ing applications, thus effectively shutting off "Demand",
Current rentsvof new elderly persons' housing units
in Metropolitan Winnipeg are approximately $48,00 per
month for singles, $62.00 per month for doubles, and
$140,00 per month for hostel type of housing (See Table 23
page 162). On this basis, the provisions of the Income
to Rent Ratio Regulations, (i.e. maximum income of five
times shelﬁer rent) which debtermines eligibility for
placement in the housing projects, provide for the hous-
ing needs of aged persons with incomes up to $2,880,00 per
annum for single persons &dnd $3,720.00 for couples. 1t
becomes apparent that if the needs of these low income
elderly persons are to be met on a realistic basis,
housing must be provided at rents substantially below
those which presently prevail under conventionally financed

forms of Elderly Persons' Housing,
3, TYPES OF DWELLING AND SPONSORING AGENCY

Since it is intended to construct an elderly persons'
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housing project in the Stage Four Area of the Lord
Selkirk Park, the nature and size of building, the number
and kind of dwelling units appropriate to the area, must
be determined,

In order to achieve a relati#ely high density, it
will be deemed necessary to consider some form of "High
Rise" construction, Presently in the City there are "Medium"
and "High Rise" elderly persons' housing projects: two
such buildlngs are the "Cambridge House" project and the
Lions Club Project at Sherbrook and Portage. All factors
inherent in both these projects concerning land acquisi-
tion, flinancing, construction and operation, including
Provincial Grants in aid under provision of the "Elderly
and Infirm Persons Housling Act", are applicable in the
Lord Selkirk Park Area, BRather than have a private Ser-
vice Club, Church Group or other charitable organizatlion
underﬁake the financing of such a project under Séction 16
of the Nationmal Housing Act, it is recommended that the
City of Winnipeg Iincorporate and finance a limited dividend
corporation to comstruct and operate such elderly persons'
housing under the provisions of Section 16 of the National

Housing Act, in the same manner as is the case in the City

of Toronto (See Table 24, page 163).
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3. LEGISLATION AND FINANCING

The following is a brief summary of the various

schemes under which housing for elderly persons might be

provided in Stage Four, Lord Selkirk Park Development,

(a) Sponsoring Agency - Charitable Corporation

Under this scheme cleared land in Stage Four
would be made available to a non-profit corporation (e.g.
service club), either by sale, lease or donation from
the City, who would then undertake the counstructlion and

operation of an elderly persons' housing project. As

the sponsoring agency, such a charitable corporation would

finance the project as follows:

(1) Land plus 10% of total cost of project
would be provided by the sponsoring agency
as "debt-free capital®,

(2) The sponsoring agency would be eligible
for capltal grants from the Manitoba Govern-
ment under the provislons of the Elderly |
Persons Housing Act amounting to $1,700 for
single units and $2,150 for double units or |
one-~third of the capital cost, whichever is
the lesser, The grants from the Provincial
Government are also regarded as debt-free
capital for purposes of calculating amortiza-
tlon of the capital cost of the project,

(3) The remainder of the capital cost would,
normally, be borrowed from Central Mortgage
and Housing Corporation under the provisions
of Section 16A of the National Housing Act
under conditions similar to those of Section
16 for Limited Dividend Corporations, The
amortization of this portion of the capital
cost, together with the operating and
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maintenance costs of the project, forms

the basis for the calculation of the rentals
to be charged, Recent housing projects for
elderly persons financed under Section 16

of the National Housing Act have produced
rentals of approximately $48.00 per month
for single units and $62.00 per month for
double units,

(b) Sponsoring Agency = City of Winnlpeg

Under the new provisions of the National Houslng
Act contained in Section 35, D and E, 1t 1s now possible
for the City to undertake a housing project of the dormi-
tory or hostel type, suitable for elderly persons'
accommodation, with Central Mortgage and Housing Corpora-
tion financing similar to that offered under Section 16 of
the National Housing Act, In addition, the Central
Mortgage and Housing Corporatlon may now contribute up
to 50 percent of any operating losses experlenced by the
agency sponsoring such a project, If the capital grant
available from the Province for elderly persons' housing
could be combined with the financial advantages of
Sections 35, D and E, of the National Housing Act, then
this would permit rentals below those obtained under con-

ventionally financed elderly persons' housing projects,

~(e) Public Housing

Under this scheme there would be no individual

sponsoring agency as such. instead the accommodation

for elderly persons would be built as public housing under

T L ST
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the provisions of the new Section 35A of the National
Housing Act, It is now posslble under this sectlion to
build public housing of the hostel or dormitory type for
families or individuals of low lncome, This would permit

the construction of a housing project for elderly persons

with the capital and operating costs belng shared by the
three levels of government as follows:

Federal CGovernment (C.M.H.C) 75%

Provincial Government 12%5%
City of Winnipeg 125%

Average rentals of about $35.00 per month for
bachelor and one-bedroom accommodation may be achieved
under this scheme (assuming a maximum average rental \
subsidy of $40,00 per moﬁth, per unit)., Average rentals i%
of this order would éppear to be more in keeping with n
the paying ability of elderly persons whose sole source

. of income is the 0ld Age Security Pension,
4, ALLOCATION OF LAND

The choice location recommended for a "High Rise"
senior citizen project would be the block bounded on the
north by Stella Avenue, to the south by Dufferin Avenue,
to the east by Bobinson Street and to the west by Aikins

Street, The existing housing stock ranges from falr to

poor condition., Of the 22 dwellings within the block,
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9 are beyond maintenance and are being acquired and demol-
ished by the Partnership, The remalning 13 dwellings are in
fair condition requiring major alterations, It is recom-
mended that these also be expropriated allowing for the
consolidation of an entire block for the construction of

a senior citizens project. From a soclologilcal viewpoint

the location is desirable for the following reasons:

(a) Near Dufferin Avenue, a major thoroughfare which
accommodates a variety of traffic acknowledged as a source
of interest by most elderly people;

(b) No heavy traffic on Robinson Street because it
would be a dead end street;

(¢) Near to proposed park and community centre and
health services;

(&) Near to the Federal-Provincial Housing project,
yet separate enough to ensure privacy; |

| (e) Unhindered by the industry remaining on Block
22, Plan 331 as all industrial activities take place

indoors;

(f) No need for elderly people to cross any busy

thoroughfare;
(g) Near to the proposed commerclal area on Salter

Street;

(h) Near public transportation on Salter Street,
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5. TOTAL CLEARANCE AREA

The area within Stage Four of the Lord Selkirk Park
Development, bounded to the east by Alkins Street, to
the west by Salter Street, to the south by Dufferin
Avenue and to the north by the lane between Dufferin and
Stella Avenues, has created a problem of considerable con-
cern, Within the above defined area there are 17 dwell-
ings, 10 of which, due to thelr extremely poor condition,
are being acquired and demolished by the Partnership,
This means 7 dwellings will remain in isolated sectors
of the block, The question arises, what wlll be the
nature of redeveloping these cleared areas? Would it be
gsoclologically and economically feasible to sandwich
patio housing between the remaining industrial uses
presently existing in the area, or should the City exprop-
riate the entire block? Counsidering the areas west of
Salter Street which are scheduled for rehabilitation and
ih which spot clearance will take place, 1t is recommended
that the entire block be acquired and demolished and
replaced by three or four storey apartments to accommo=-
date relocatees affected by the rehabilitatlon program
wegt of Salter Street, The proposed apartments may be

s0 arranged that they aesthetically blend in with the

proposed Senior Citizen Housing Project to the east and
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the proposed Junior Vocational School to the south, The

area within the block presently zomned C2 would have to

be rezoned M3, Multiple Famlily classification,
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CONCLUSION

Much has been written on the subject of "“urban
renewal® since its introduction into the language of
community development. Perhaps no one single term has
ever been bandled about so much and understood so little
by so many in urban affairs, Planners, elected rep-
resentatives, public and private asgenciles allike con-
stantly refer to it as the new cure for all urban affairs.

The term "urban reneWal" is generally accepted iﬁ
Canada as including all those programs and activities,
public and private, designed to develop, improve, and
maintain the community in 21l its aspects. The Gordon
Commission on Canada's Economic Progpects defined it as
"the whole process by which the older parts of urban
éreas adapt themselves, or should adapt themselves, tTo
changing circumstances", |

Urban renewal has developed out of such movements as
slum clearance and public housing with an admixture of the
teity beautiful" some 50 years ago, Today urben renewal
is described as the "new frontier", with the future
promising a2 new vital role for urban communities, a role
characterized by higher standards of living; in other
words, "A Better Place to Live",

Is there anything new in urban fenewal? Do the

"master plan', "zoning", "beautification" and "slum

164
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clearance" all have the same goal? To some extent,
largely in the components of urban renewal, they do, but a
closer analysis reveals some significant tfends. These
are:

1. A total approach using all possible sources
of public and private enterprise,

2, A greater sense of public responsiblility
through coordinated public prograums of guld-
ance and control,

3., Greater involvement of senior levels of Govern-
ment in providing a growing variety of financial
aids to redevelopment and - improvement,

Ly, A growing awareness of the investment and
value in the built-up areas, and the need %o
protect that investment,

Interest in urban renewal has been stimulated by

the obvious existence of blight in urban areas, The
immediate goal of urban renewal is to remove blight wherever
possible, and ultimately to prevent it from affecting other
areas, Blight is frequently first recognized in residential
sreas which become known as "slums". In Canada, urban
renewal tends to be exclusilvely aggociated with reslden-
tial blight, mainly because the main source of financial
aid from Provincial and Federal Governments is directly
related to & "substnatial residential content", elther
before or after a project 1is commenced,

gtudies made in the Lord gelkirk Park Development

sdentified the following as contributing to blight:
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1, Poor building construction
2. Poor malintenance
3. Overcrowding

L4, Neighborhood changes such as incompatible
land use

5. Poor subdivision design

6, Lack of essential services

7. Absence of any development controls

8., Successlive changes in social character

Urban renewal is concerned not only with the physi-
cal environment of & community, but 1ls also with the
human relationships, attitudes and motivations in relation
to static or changing environmental foreces, and the human
reactions, particularly of occupants Qf regidential prop-
erty, to these pressures., It 1is almost lmpossible to
obtain precise data in an urban renewal study which is
required to evaluate the dynamic soclo-economic, psy-
chological and cultural factors motivating the behaviour
and decisions of the many individuals and households,
Studles tend'to become little more than lists of "population®
characteristics, head count exercises, which are super-
ficial unless researched in depth., Too much emphasis
is placed on methodology with a minimum amount of analysis,
These studies generally reflect "surface" conditions and

circumstances, which are only the effects of long and
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complex processes; however 1t requires a capaclty for
genuine imagination to dig beneath the surface for under=-
lying causes. Without an evaluation involving these
relationships it is seldom possible to get to the "reality".

Cause is more important than effect,

From the study of the Lord Selkirk Park Development

the following significant factors may be deduced:
1, The population affected by the renewal and
housing project were sufficiently informed of
the renewal and rehousing policy and procedures,

thus reducing the fears, frustration, anxiety

and uncertainty which are normally assoclated
with = project of this nature,

2. There was a strong attachment of families ©O
the area,

3, There was no great opposition of displaced

families to public housing and the moderate

rentals charged,
L, Every attempt was made to evaluate the elements 1
of strength and weaknesses of family structure

and family breakdown, ' g

5, Personal and soclal factors are the most import-
ant aspects of urban renewal,

6. The urban renewal population included a relatively y
|

high incidence of disadvantaged families,
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7, No provision was made for the needs of ﬁf
unattached individuals or elderly couples,

8. Movement of households into adjacent areas has

F®
S

* fed a dehabilitating effect on nelghborhoods
already blighted.

9, The essential nature of tenant selection and

tenure process in a public housing project
jnhibits the building of a "viable" community,.
10, Ingtead of serving a great soclal purpose,

public housing projects are converted into a

o

(¥

sorded real estate operation,

11, The urban renewal program does not necessarily

provide for the needs of the existing popula-
tion, but for a different grouping of individuals
and families from elsewhere,

12; The urbsn renewsl process uncovered long stand-

ing personal, family and communal difficulties |

and strong social service and community facilil-
ties both in qﬁantity and quality were required
to meet successfully the impact of urban renewal
on handicapped and damaged households, |

13, There is an inevitable "social! stratificatlon of

population in the Lord Selkirk Park area, based
on economic factors; this results in the existence %

of strong elements of "socilal distance" between
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groups living in the area, This strati-
fication is characterized by those householdsg
who are:- |

(a) economically independent and capable of formu-—
lating satisfactory relocation plans when the
urban renewal program infringes on their lives.

(b) marginally Independent but at or near the bor-
derline of poverty where urban renewal reveals
or creates or intensifies problems inherent in
thelr soclal or economic status,

(¢) dependent and in receipt of some form of public
asslistance from Federal, Provincial or Muni-
cipal Agencies,

The first category of families occupy those dwellings
which are in the least blighted condition, The other
two categories overlap in their occupancy of blighted
dwellings, The third category, however, is inevitably

- the long standing hard core of seriously disadvantaged
and damaged households, Various kinds of private and
public social services have not been oriented towards
this particular neighborhood and problem family needs
and the success in treatment has been minimal,

14, The socio-economic problems of the rehousing
of displaced households has involved factors
such as the "Feeling of Community", group
mores and folkways, racial prejudices, poverty,

cultures, and a multitude of complex social,

psychological and community relationships,
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