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A SURVEY OF THE HOUSING POSITION IN VANCOUVER
BY THE
VANCOUVER HOUSING ASSOCIATION

'SaAIYDIY D'g Y3 JO
spuall{ ayj jo A11soiaua3d
ay1 y3nouyy paseydind

)




With the compliments of the Vancouver Housing Association.

Further eopies may be obtained on roquest.

Corraspondence Offico,
Room 309,

626 Pender Street West,
Vancouver, B. C.

ol




"T4 is not & cuestion whether we shell pay or sha

L

Pay. i8 a question whether we shall npay blindly or inte

gently, whether we pay for better housing or for the damage done

by thet which is worse. Housing of The poor We are ine to0 provide,

let us make no mistake ahout that. It is only a question whether

we shall house them in hos»nitels, mental institutions, reformevories
and jails; or whether we shall house them in cleanly, light and
sanitary surroundings where both body and soul will have a chance.
Thich shall it he?" -- act from & report of the Citizens'

Committee on Housing in Heliil Nove Scotia.




FOREVORD

The Vancouver Housing Association, a membher agency of the
Welfare Council of Greater Vancouver, is a non-profit association
formed in 1937 to promote better housing conditions in Greater
Vancouver,

The report which follows has been prepared in order to
provide a sound factual basis for a study of the present housing
problem in Vancouver and to offer practical suggestions for its
solution.

Acknowledgments are extended to those civic and voluntery
bodies who have sunplied meny of the facts and figures incorporated
in the report.

Frequent reference is made in the vext to low and medium
rental housing. I'or the purpose of the report, low rental housing
is defined as dwellings renting at under $20 a month; medium rental

M

housing comprises dwellings renting between $20 and $40 & month
(low medium, between $20 and $30); dwellings renting at over $40

a month are classed as high rentel housing.

Copies of The 1959 field survey study, which is summarized
in the report, ere obtainable on request. The correspondence
address of the Association is Room 309, 626 West Pender Street,

Vancouver, B.C.
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and of the shack colonies along The waserfronts. This commitve
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been revealed and that many pe
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rsons were living in slum conditions

In 1939 %4he Vancouver Housing ASsO
more extensive survey of the central districts. Owing to the advent
of the war, the results of this survey were nobv publish '
the facts revealed by this survey are now out of date, & sumne

})
its findings is considered to be worth renroducing in This redor?T
for two reasons -

Pirstly, it affords irrefutable evidence that the present
housing crisis is no temporary nroduct of the war, but a deep

rooted social disease, which alreedy existed before the war and which

\

has merely been accentuated by recent events.

Secondly, although the specific facts and figures are out
of date,the general »icture ~resented by the survey is still true,
save that the »nicture has grown darker with the years. Over-
crowding has immeasurably increased anc the nouses surveyed are now
six years older and thet much more dilenidated.

The aree covered by the survey is bounded approximately
by Burrard Street and Clark Drive, Burrard Inlet and Sixth Avenue.
It contains rouchly 15% of the population of the City of Vencouver
and nearly the whole &rea 1is zoned for industrial or general busi-

ness uses.
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Bvery fourth house, totalling some 800 dwellings, was
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d and the samdle results should therefore res 't an accurate
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nicture of conditions in this arce at that tine.
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Burrard Street to Beatty Street, south of Dunsmuir to False Creek

———— L

No less than 59, of the houses surveyed in this area were
found to be in multinle occupancy, «nd over 40,0 of the "rooming"
population was living at a demnsity of Two or more personsS per room.

Comware this figure with the commonly accepted minimum standard of
room occunation of one person Her room. Numerous individual cases
of gross erowding were re»norted ond instances of families with one
or two children living in a single room were comparatively frecuent.
The majority of the rooms are rented as housekeeping units, but fev
of them have adequate facilities for weshing, cooking or food
storage. Under 10,0 of the rented rooms had sinks or washbasins
and only 5% of the houses in multiple occupancy had more than one
bath. Cases of 20, 40 or even 50 persons sharing ore bathroom were
found. Bast of Granville Street over half the houses vere heatved
by stoves only and a large proportion of the rooms in these houses
were inadequately heated. NMany houses are infested with bedbugs,
one of the worst scourges of poor housing.

The problem of the rooming house inhabited by several
families occupying one or at most two rooms each, is especdally
serious in Vancouver. In 1941 nearly 20, of Vancouver households
(including one nerson héuseholds) were living in one or two rooms,
while the estimated number of lodging families was 9,400 The
position must be very much worse today. This means that There are
thousands of fomilies in Vancouver whose homes consist of a single
room, which has to serve for cooking, eating, sleening and all the
other functions of dsily life, and whose only washinzs end sanitary
facilities congist of a bathroom shared »ossibly with half a dozen
other femilies. Superficdally, such accomodation may not appear to
merit the name of slum, dut its effects on human health and hanainess
ere as had s any slun. : —
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of any sort, end fthadt, owing to £
lo% coverage, 2% least two-thircs ol
light and ventilation. 160 of Ghe
room,
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surveved had no bat

The section lyin. between llain and Dunlevy Street
south of Jastines Street contains the worst housing conditcions
in Vancouver, Lodging houses, c&binsS end individual houses are
mincled indiscriminately witg commercial buildings. 200 of the
houses are built on the rear 1lotTs, Holans Alley being & parcicul-
arly noGorious example of lane developnent. The oreat majority
of the houses are old and dilepidatec; wmany of them being 40
or more years old.

Soeial conditions in this area are equally unsatisfact-

ory; bootlegging Joints and brothels abound and the criminal and
Tha
L 110

cecraded elemenis of the community find their homes here. }
whole ares should bhe cleared of dwellings as sSoon as possible.

Dunlevy Street to Clark Drive.

156 of the houses surveyed in this district required

me jor structural repairs, probably at leest helf of these houses

are beyond renair and should he demolished. 17% of the houses
lacked baths. 4% hed outside toilets. Only 25% had central
heating. Of the houseg surveyed, over 7/% were listed &8 vacant
in the Sun Directory of 1935. At the time of the survey the
vecancies had been reduced to under 1. In other words, @2
considerable number of houses which were previously lying

vacent, owing to their poor condivion, have since bHeen re-occunie
for lack of alternate accommodaition, Owing.to the acute shortage
of houses, oven the Hoorest accommolatlon to-day fetches ¢uite

& good renb. Only 10% of the tenanted houses surveyec 1n this
.rea rented for less than $10.00 2 month, and a 1arge nroportion
of these were totally unfit for habitation.

The Tndustrial Arca South of FPalsc Creck,

The housing throughout this arca is o vory poor
¢uality. In the Kitsilzno scotion, where conditions are worst,
18/ of the houses surveycd were in vory bad renelr, 19% had no
haths, and 7, wore bedly crowdoc. Intersnorsed with industrial

buildincs and bi-sceted Hy the intorurben tracks, This aroce
becars 211 the hallmerks of a slunm.

The Oricntel Population.

Owing ©o their low carnings end large familics, the
oricntal populetion covered by the survey were, genorally
speaking, vory poorly houscd. By far thoe worst contitions Worc
founé in thc Japenesc lodging houscs and cabins, which werc for
the most part badly constructed, ill ventilated and lacking in

adecuste senitary convonicnces; ‘the great bulk of thosc not elrcady

demolishcd should be condemned et the first opportunity.

The Chincsc families werc no bhettexr houscd. Thosc familics

1living in the Chincsc busincss quartor west of Dunlovy Stroot arc
subjeeted to yerticulerly objectionablc conditions sincc, cuite
apart from the wrotchcd accommodation, the large numbers of singlc

chinese men ané the anti-socizal vlements among thoe white population,
rendor this district 2 most unsatisfactory environment for childrcen.
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In aeddition to uhe Janane d Chinese cabins, UNeIO Wwerse
conteining 5016 420 cabins oceunied Hy whilive Hersons
mour-ithe of the cahins are carvedl
5 ¢ The common
$11-11% ané £ilthys baths are
m are dwvniriesbed.
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to the juxtajosition of hig

‘he cabins receive practicalif no sunlizh@. Some Ol

hlocks were recarded as unfit for hehitation even
early one-third of the blocks e families

The condivions under which thege fzmilies live

Owing
many Ox
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thirty years ago.
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is 2 public disgrace.
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There were at the +ime of the survey well over fLive

hundred Hersons 1living in shacks OX housebhoa®ts on the Jury arc

Inlet and nzlse Creek watcerfronts.

shacks aie conneetel TGO +he sewer system
the action of

None oi these
s of sewe’e disposal 18 throush ©

L
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anc the only neans
the ticdes. Tew of them axe cormneoted to The Wwatel
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Targe cclomerations of shacks in urben &leas :

pubhlic health risk and & fire hezerd, ané a renorc by

the Special Conmititee on I'ire Droteetion nede shortly bhefore the

wer recommencec. the removal of shacks and houseboats from 1l the
tion musth e founc. for The

Ll%ernative acecommnocat

watcerfronts.
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ocecunants of uthese

Ceneral.
Thero is ample evidence thet had housing conditions are
confined ¢o the areas under sSurvey. In South Vancouvelr
v housing havo heen

d Nnov
£ crowded and insanitax;

numecrous instances O
roportced.
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A survey cerried out for the Civic Housing Comml
of ccrtain scetions of the Test Ind rovealed rooming houso
conditions vexXy similer %o those found cast of Burrard Strecv.
To illustrate tThe cxtont of the provlem in this &arca,
Hotween Burrard anc Nicola “trecet, about cvery other housc was,
oven before the war, in multinle occupdancy, and tho Gotal numder
of rooming and boarding houscs in the "c8% mna wes estimated in
19%4 a% no less Ghen 550. Growcing, leck of adecuave sanitary,
cooking anc fool storage facilitics arc charactoristic of 2
arge Horeentalo of the.c rooming houscs.

£ vecant housos in Vencouvor wes drop-

The perecentage O
5ing steadily in the yoars prior to the war, ané a2t July 1st, 1939,
had elrcady roached the dangerously low fisurc of «66%. 4dh GO
i z 1 vacancy figurc.

55 is usuc.lly considered o be & NOIMaE
fallen to .004)0.

By June, 1945, vacancies ha.c
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daved May, 1959, th e ] ) ] Db 2] ¢ the C ilad-
Inshector sounced Tl followin note: any Bullcinzs LVE
recencly Yeen vacated ¢ ~emoli i1 ] ren o G ] h
Citw 2 your lofificials ve had to meet Gthe © s of woe of %
occupancs to allow the b neEsS TO0 Svta, g lon; as possibdble,
no other nlaces were aveilable at enval they could afiford to
Dov' ... " 1nereasing cdemolivion of this tyne of huildin nd
lack of suitable low cost housinge accommofetion is inereacing the
congesicion in theLe areas, and until some low renvel housing sl
18 ceveloped either neationelly or privetely this condition will
cend To et worse and congesti increace,”
Incividual Cases
otetistics, however striking, convey but & dim imorecsio:

of Tthe plighv of families living in slum concitions. Here are
some sSpeciflic examples of bed housine which eetually e:zisted in
Vancouver hefore the war
Mother and four children live in one larce unheated ¢ UL
infesveC hotel room in the central business district. 11
cookins~ is done on & S nlate. No accegsihle »1 rounds of
Y. SOt .

veonde live in 15 room lodging house, including; 5 adult:
ind one chilé livinz in two rooms:; 2 adults an chilédren in on
room; 2 adulvs an¢ 5 children in two rooms. 'he onl
vathroom was describ as unfit for use. 3u.: infested., tentGs
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Wrs. "°" end four children hirtoon
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O ovher socialevils connceted witgh poverty, cuch es me.lnutrition,
the cum totzal of svatistical and mecieal cvidence whieh hecn
accumuleted in recent cars is so overwhelmine ©° C ¢ iinal

1ioivance of bYaé housing as a source of 111 health is now
cnerally recognized,

Morcover, the various 0vils cssocizatcd with ("
invcraet on cach other in Such a menncr that the harmful offcets
0f tho on¢ reinforceos thosc of <vhe othors, To 1
many familics in Vanecouver hafore _ vcneing
their sheltoer allowancces by cucGing down on their food consui)-
tion, a practise which muss in the long run lcad %o melnutrition
and ill hoalth; 111 hoalth in turn rccuccs th vmhlovebilicy
0f the wege cermor and itecls operates as e fzetor in arocducin
novertv, The vieious eirelc thu: ercatcd can only »c broken bv

cotermincd effort on the 2art of tho community =& 2 wholc (e
raisc the conditions of shosc Who hctve fallen below 2 minimum
stancéard of hcalthful living., Uncinbloyment and ill healih
the two »rimery causes of POVerty, anc. housing, which ig . vital
factor in the oliminetion of voth thosc 6vils, is thore~org
2eculierly suiteble ficld for the cexerelsce of such zetion,
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Tuhcreulosis.

Overcrowded homes and inad

cquatc slccping eccommocation
are a Hrimery factor in the Sproad of tubereulosis, Thore is
2lso & closc corrclation betweon dark, 11l-ventilated housocs
and the »rcscnec of this discasc, L dwontreal survey madc in 1927

Showcd that 63% of tubcreulosis eascs hed not
and 50 hed not o soparstc bod, The roport of a survey of 588
tubcreculosis paticnts 1in Vancouvcr publishcd in 1956, stztos
that 26.6% of thosc paticnts occupicd homcs hich cre cntircely
inadequatc from the standpoint of satisfactory housing

v .

Scparatc room

Tho cxpenditure of meny thousancs of dollers in
2roviding mcdicine end carc in such caso8 18 of 1ittlo avail when
concitions in thce homc only »ncrpctuate she discasc.

In Clevelend, U,S

4o 12%% of tho dcaths from
occurrud in a slum

tubereulosis
arca containing only R2edso 0f tho population.

Hcero in Veaneouver, tho dcath r

vC among the vhitc
Dopulation from tubcreulosis in 19435 in ccnsus sracts 2 and 5
(the =roa lring betweon Norsh Burrard Streot ond Vietorin Drivce)
wes 102 per 100,000, as comparcd with 55.5 ncr 100,000 in th
remaining districts of 4he civy., Th

Chinusce dcath rato

for thesc two tructs in 1945 was 289 »or 100, 000,

Infont Mortality.

The corrclation wotween overerowdacd concivions =ing

-d
& high ratc of infantilc mortelity is well cst blishod, L ostudy
of 25,000 rccordcad birchs in & citics of the U.S.A. showed %hot
the infentilc dcath

h roto in familios with 2 or
Der room was 2% timcs groator then in familics

morc ncersons
homcs with less thon on¢ »Hoerson per room.,

wrrla o Y ] L= :
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This corrclation is alrcady apparcnt in Voncouver,
In the arce lying hotwceen North Burrard and Main Strocts, thc
infant mortality ratc in 19473 Vies 75.5 por 1,000 as comp rad
With 30.9 por 1,000 for ¢he City as 2 wholo,

RlCJ't,tS °

Iock of zdoguato sunlight duc to ©he crowding of
houscs on narrow lots is anothor important sourcc of i1l hcalth,
Out of 1,000 childrcn drawn from s Stepncy (London) slum, whilo
only 20% viorc badly nourishod, 80% worc found to have rickots

In other vords, a normal dict Will not »rovent riclkcts in
childreon, if thoy arc doprived of sunlight and frcesh ~ir.

Dampness anéd cold.,

Dampncss =nd eold lowver resistancoe
exly respiratory affoetions, Damn

quirters subjcet children to tho den

6o discasc, »narticul-
hascmonts uscd - s living

X - o S x 75 R A oy
2CrS of rhcumatice honrs discasc

Geaeral Mortality.

The general mortal
TS 2re no 1less Strikine,
cwellings ovor o givon poriod
dwollings 16.5, por 1,000,
1,000,

ity fisurcs for overcrovided and slunm
Glasgow dcath retes in thre. )
worc 1l.5 »nor 1,000, in %two room

and in onc room dwellings 25,9




The following is a comparison of the vital statisties
for a housing estate ownea by the City of Liverpool with %

for the seven central wards of that city. The economic status
0f the two groups would not differ very much,

7 Central “lards Corporation Istate
3 years (birthrate Slbal 2 .3
ended (deathrate 14,9 6.7
_ 1931 (Infantile lortality 94.0 63.0

1931 (Deaths from 7.3,

( Deaths from res-
piratory diseases

A comperison of the health of

slum dwellers bhefore ang after
their removal to new housing estates is also instructi 1
Edinburgh, when certain are

as containing insanitary ] €
Cleared and replaced by new nuildings, housing apnroximatelv he
Seme population, the general death rate

fell from 45 to 15 per
1,000 and the ohthisis death Fate o 5.8 to0 0.4,

In another Liverpool instance, wh

Lhe same people
Were rehoused on a slun Site, the death rate fell from, 37,0
to 26.6, the rhthisis rate from 4,0 to 1,9 znd the iniantile
mortality rate from 259 to 162,

Facts and figures sinilar to those cited above
could be repeated ad nauseam, To guote the

words of Sir George
Newman, formerly Chief lMedical Officer to %he Znglish lini

0f Health - '"There is no subjeet in the
ive medicine in which evidence is so
a8 regard to the ill-effects of bad h
organisnm®,

STry
Whole range of prevent-—
general and incontrovertible
ousingz upon the human

One point which Stands out from this cvidence is
that by far the worst aspect of bad housing is the cf7cet of
overcrowding on ncalth, In other words, if the Supnply of
low rentsl housing is inadequato, the moro enforeccment of
Sanitary by-lews, unaccompanied by a housine Jrogrammo, will
be sufficicnt %o revont a doterioration in the hcalth of the
porulation,

not

It is unfortunete that owing to thc abscnecc up i1l
reecntly of any Suitable territorial subdivisions, which w uld
Permit the breakdown of vital statistics in Buch a manncr &s to
onable comparison to bo mado between health conditions in bad
and good housing arcas, fow fizsurcs arc yet availablc to0 show to
what cxtent bad housing hasg alrcedy bogun %o take its toll of
hocalth in Vencouver,

Tho vitel statistics for the city as - Wwholc show
that bagd housing conditions have not &g yo¥ had sufficicnt timc
to approciably affeet her cxccllent general hoalsh rceorc, and
by comparison, somec of +4tho Inglish statistics appoar almost
unbeclicy ably bad.

It would bhe unwisc, howovor, to bec too complacont
Over our own hoalth rocords, sinco the cffuots of haa cnvironment
take time to manifest themsclves in rocordablo form, end i is es
ccrtain asg anything can ho that, if wo allow the presont stato of
effairs to continuc, tho hcalth of the population will suffor,

Norvous Stresscs.

"hile thc mental strains and strcesses causecd hy had
housine connot bc mcasurcd statistically, their offeet on the
heppincss ang Woll-being of the community is ccrteinly es for-
roeeching as thce morc Speeific bodily ills,
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The nervous tension created by the crowding of ‘families into
n

one room suites, where privacy and quiet are lasclrin , Or tThe
friction arising hetween tenants in rooming houses over ne
use of ina‘ecuate sanitery facilities, are likely to ve

far more serious reactions on the health of the housewife Than
a leaking roof or a Sagging foundation. Anxiety over the

well being of children brought up in undesirahble surroundincs,
the constant fear of evietion, the depressing influence of
dradb and sordiqd Surroundings from which there a-

escape, are additional sources of mensal illhealth and unhaspine

The disinte ‘gsrating effect of bad housing conditions
on family life hardly needs emphasis, The chences of a2 normal
ha)ypy married Liifey particularly when the husbhend i [
work, where the femily spends its vhole home 1life cooped up
in a single room, must he small indeed. chattered nerves
frayed tempers leag o constant bickering and cuarrels nd the
breakup of many families is directly attributable to poor
housing conditions., In their report for 1938, the' Vancouver
Family Velfare Bureau madc the followins Statement:- "Constant
movings &nd ¢victions, crowdcd guarters, doubling up, leck of
privacy .,. have their cifects on the Stability of % mily
group”’ "Nowhore has the dceline in standards heen more not
able than in tho housing that we find".

Juvenile Dulinguoncy.

The oOvorcerowding of Slocping cuarters has an
important influcncc on thc standard of Sux morality. The
breakdown of gclf roespoeet duc to lack of privacy and thc
indiscriminatoe mingling of the S0Xcs, rosults in an incroasc
of scx dclinqueney, Adolcsecents, agein, who live in crowdcd
homos and whosc only mccting srounds arc the strects of a
sordld distriet, must incvitably be subjceted to numcrous
undcosirable influcneccs., To sum up in the words of a nromincnt
Vancouver soeisl worker:- '"Tor most of the social problcms

N A ND

WC como up against ve Ffocl wo can find s solution, but againsi:
the bad housing concitions with which we arc consvantly faccd,

we find oursclves powerless to do anyvhing’

The followin~ notes on Juvenile delincucrce er
quoted verbetim from tho 1934 rernort on Housing Conditi
Toronto: "Ovcrerowded conditions in the homes lcad ©h
childrcn to use the strcet for rlayerounds, It is natura
for chiléren to form rleygroups or gangs, but in thesc districts,
bcesusc of the lack of pronor guldanee cithor from tho homc
or thc communitvy, those natural gangs bceome brecdins places
of Juvenile erime, Certain ncipghbourhoods tend to develop
traditions of dclinquoney and this is particularly truc

of thosc congosted downtown arcas where 1ittlc or no cfrort
is madec by the residents to combst lawlcssncss, The gangs
in these neighbourhoods act ag channols for the transmission

of delinquent customs and information",

"In a survey of tho commitments to tho Industrial
School, Toronto, 1929-1950, it wes found that ovor 804 of the
boys head Arovious reeords of membership in unsuperviscd
noighbourhoogd groups., This problem ercetoa by the influcneco
of the delinquont ¢ang cannot be solved without Iirst finding 2
remedy for the intolerablo housing conditions which driv
your childrcn out on to the busy strcots a11 day and often far
in%o tho night",

The following figures for' juvonilo dolinqueney in
Vancouver bear out thosc findings:-

In the Bast Ind arce, botwoeen Heatley Streot anc Templeton Driv
tho zverage delinquoncy figurc for the fivo ycars 1930-54 was
15 dclinguents per 100 of school population of comparadlc age as
comparcd with under 5 por 100 for the outer arces of thc oity,

s
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B cvery fivo. Think what thcso fipurcs moan., 'he influcnec of
mvironment on the dclincuoncey rate is striki ely 1llustrated
O thce stoady improvement in tho ratc whon a slum nonulation is
@oved to a now housing cstato, In Birmingham, IEngland, thc
@0linquoney rate in the nowest municipal housing projocet was 22.5
per 1,000 of the Jjuvonile court population: 1in enecsriio: rojcet
2% had ocome down to 11.6 per 1,000, and in tho ol t projecet,
whorc the better onvironment had had the longest time to »ro uec
268 cffoet, it had boon rcduccd still further to 9.8, . Ly V00,

Quotings from the Toronto ronort oncc m -

®Tho Problem of juvonilo 4 linqucney mcrees into t1 Llargcy
subjcet of adult orime, The vast majority of eriminels in
prisons and rcformatorics to-day have rocords of »rovious
incarceration in industri~l homcs end - 1ler corrcetiv
institutions" ... Criminals, pcrhaps morce than any othor class
tond to congrogeto into grouns. These eriminal heount X ith

few oxcoptions in arcas of poor housin whox

afford to bo particuler about thoir ncirhbours or inqu

>y oy 9 . 3 g d 2 >y 4
regaraing their actions,

m THS o s : 1 e demn  dola Y AT . of
The I'inanciasl Cost to the Communi-

L Ve

Most of thc availabl svidone S ©0 thc cost of slum:
in terms of dollars and c.nts comcs from + Y ho fact
revealed arc staggering, and worc ti mor dély knov moy
Lroperty ovners, therc is littlc oucsthion that os8iti to
low rental housing programmc would r )idly vanish,

Lot us first cxaminc tho prineipal point G ch
lecakege of taxpaycers monoy m ¥y occur, e heve sccen thet oaly
houscd community is an unhcelthy onc, I1l-hoalth moans clinies,
hospitals, sanitoria, ote., providod 1 rgoly &t tho t yors'
cxpcinsc, sinec thoe poorly houscd family rarcly h ny mergin
for mcdical nttontion. I11-health also means lost time
and unemployment, and relicf for tho T mily of the sicl N
The greater Vencouver Ho~1lth Leoesue cstimatos from enlc '

t 4

celeul:

made on a national bosis that Vancouvers! total hre wir:he !
mountesl to $28,000,000 annually. For T.B. prevention and curc

e.lone, B.C. sponds nearly & dollar per capite ner ennum. 'hic latter
sum, if applicd to the population of the Cit

vould have

£

o

e g I
ACOU \_,f,

\ "J . v
provided in 1939 a subsidy sufficiont to houso in now
homes over helf the 5,000 familios rocciving sheltor ellowances

from thc city.

Bad housing eneouragcs dclincucney and crimc. This

mcans high policing =nd nolicc court costs, high industrial

o U
school "nd prison costs, and high rclicf cost for the dcpendants
of nrisoncrs,

Clevelend, U.S.A. spoent $11.50 ner cepita for »

MY
protcetion in a slum arca, $4.20 per copi

ol e
in tho rost of
city.

tho

Bedly comstruetcd fromc buildings with dcfoetive
chimneys, cleetrienl inst~ll-tions cte., constitutc in themsclves
> Scrious firc hazard, "Tnen such buildings sro erowdod -
togcthor on norrow lots over ~ vido arce, thecy invite thce possibil-
1ty of major conflagrations. A high firc risk mcans high firc
provention costs and high firc insuranco ratos. Turning to
Cleveclrnd again, wo find that fir. protcction costs worc $18.27 por
capite in 2 slum ~roz, £2.74 in tho rost of thc city.

Bad housing mcons, or should mcan, morc frecgqucnt
seanitary inspcetions and bhighcr hoealth department costs.,

N
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of slum orc= wes mcdo, They found th~t in 1932 i€ 8 costin
thom, in turms of firc protvuction, lieing, &cehools, 1Tk ‘
gnd choritoblc sorvices cte., mhttor of (1,972,457 to mrintnin
glum ~rc~ which yitldod $2265,035 in ¢t 8. Jonvorted t¢ r
PEP1t.. wosls, this moans that the city subsid d cvery mon,
wom:un, ond child to tho oxt. of $78,78 inm :
privilcgo oi allowing them to live in 11 roa, Th
figurcs hnvo sinec bcon sorroboratod ‘ .

[n 2 Boston slum, it cost $275,000 to maint .in
w69 frmilios vho paid Just $27,000 in t:xos. in In n lis,
municipal sorviecs cost thoe tnxhHayer $27.00. ner person in slum

rens o -gpln It 94,00 in othor distriets, Similar survoys
olsowhere eonfirm tho foet that eitics are spyending in slum ~rc
anyching ?rwm thrce to ten timos whot thoey colloet i » :

in thoesc mroas,

It 1s not suggested Gthnht thos L b oo} nl ; Gh
prosont time in Vencouvor, Vancouvor is ~ young cicy, 1 slums
taks time to 'kvblca, but therc 1s no gquostion whntever that slu
conditions 2~ro sprocding and will contim %0 sprc~d unlus:t .
do somethin bout it. Inisscz f~iro has proved very oxpunsiv
.1sowhere, and somctimes it is trucr yeonomy to spend ~ 1little o
SP.VC MOra,

Regardcd a8 ~ puroly commcrei:.l proposition,
orovision of good housing for the poorcr scetion of thc community
docs not pay. From the widor eiviec nnglce, it pe over nond
ovecr cgeain, slums, morcovoer, onec crentcd nrc remel;
difficult to cradicatc sinece intcrests vested i norpotuntio

¢ slums ~nd londerowding orow me: nd moz 1 ntrcenched
dun vho' passape of timg; but vhile, 1f tho vAll Tthe moncy
X0 cvepilable, it 1s ?GSbibly to elcor slums in the s)acc f o
focw yonrs, the ¢ffecets of bad LOJM¢ conditions on the health of
tho comrunity moy persist for 50 or luO VONYS,
BY-LAW CONTROL OF HOQUSING

Improvement of housing conditions may be brought about

in %wo ways, one negetive in its operation and the other nositive.,

(a) By-law regulation, by establishing certain minimum
otandards of sanlta ion ete., seeks to maintain or
imnrove the conditions of existing buildings

(b) The promotion of new buildings, also subjeot to by-law
conurol, nrovides additional accomﬂodaulon for the relief

of overcrowding and makes possible the demolition of insanitary
dwellings.

Either method is of only limited value unless it is
used in conjunction with the other. 3y-law regulation will not
prevent overcrowding if there is a Shortage of dhellan“; in-
sanitary dwellings cannot be closed unless there is suitable
alternate accommodation for the occunants.




18, unless active stens are taken to close and demolish defec-
8 8tructures and to prevent the spread of blight into the
8Fr residential districts.

. ol ™ - ~ 5 3 . ] ™ 7 » 125 ‘' tanl F i 1M e
imilarly, new building will not by itself eliminate

There are three )rineipal classes of by-laws relating
housing:

a9 Zoning by-laws governing the use of land and regulating
the number and tymes of building which mey be erected
on 1%,
2) Suilding by-laws controlling the quality and safety of
new construction,.
(3) Sanitary by-laws enforcing certain minimun standards of
sanitation in existing buildiness

Zoning énd Building By-laws:

The City zoning by-laws i

S are in general soundl:
and it is extremely fortunate that comprehensive

covering the whole city were adopted at so early a stere in her
development, since there are few factors more inimical to cood
housing than the intermingling of industri~l and residential
buildings which results from unregulated 4

AL
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conceived

zoning repuletions

In the course of the survey, made prior to the w
certain apparent weaknesses in the by-laws were revealed and the
Tollowing changes are recommended:

Dwellinss in Light Industrial ana

7 General Business Zones,

The erection of dwellings ir

leavy Industrial Zones is
prohibited under existing by-laws. There are rood arguments for

éxtending this prohibition to areas zoned for Light Industry and
General Business.,

While the more noxious industries are excluded from the
Licht Industrial Zone, many of the lighter industries are only
one degree less objectionable from the residential point of view,
and where their intrusion is Wwidespread, their prescnce is

sufficient to render an ares highly unsuitable for residentizal
rurnoses., It is only necessary

to observe the charazcter of the
area lying between Burrard and Beatty Streets to recognize the
truth of this géneralization. The beer parlour and liquor store,
the printing works operating night as well as dey, the heavy
traffice volume and lsck of play areas, to mention onlv a few
undesirable elements, combine to produce an environment which few

families would voluntarily choose for their children. Dwellings
erected in such distriec

ts are doomed to slumdom the day they are
built and it scems poor policy to allow new residential building
in such areas,

Sporadie residential dovelopment in industrial zones
18 cqually detrimentel to industry since the asscmbly of suitable

Sites of adequatc sizc for industrisl 2lants is thereby rendsrod
defficult and costly.

It is therefore recommondcd that the orcetion of dwellings,
other than those intcendod for tcmporary occunation only. 1.6,

hotels, ete., be prohibited in arcas zoncd for Light Industry
and General Business.
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Similarly, new building will not by itself e;;ﬂgnate
slums, unless active Stens are taken %o ¢lose and demolish defec-
tive structures sng to

prevent the spread of blight into the
older residential distriets.

There gre three -

prineipal classes of by-laws relating

to housing:

(1) Zoning by-laws governing the use of lang and regulating
the number gna types of building which mey be erected
on it,

Building by-laws controlling
new construction,

(2) the quelity ana safety of

Sanitary by-laws enfore
Sanitation in existing

Zoning end Building 3y-laws:

The City
and it is extremely

ing certain minimumn

Standards of
buildin?s

zoning by-laws are i

N general soundly conceived
fortunate that comprehensive zZoning repguletions
covering {the whole city were adopted a% so early a stegze in h r
development, Since there are o0

few factors more inimical to

housing than the interminglin residential

g of industrgasi and.
buildings whieh results from

unregulated develonnm

ent,
In the course of the Survey, made nrior to the war,
certain aprarent weaknesses in the by-laws were revealed and the
Tollowing changes are recommended :

Dwellin% in Lioht
-'——-—-..._._s_________

Light Industrigl and General Busines

The erection of dwellings in
Prohibited unger existing by-laws.
€xtending thig pProhibition o areas
General Business,
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leavy Industriagl
There are
zoned for

aones is
g00od arguments for
Light Industry ang

While the more are excluded from the
Light Industrial

ustries are only

"JeCulonable from the residential noint of view,
and where their intrusion is widespread, their prescnee is
sufficient to rend

er an aresg highly uns
1S only necegssy
ween Burrard an
truth of thig generalization, juor store,
the printing works oberating night ag well ag day, the heavy
traffice volume and lgck of play areas,

undesirable elements, comb

to mention only a few
ine to produce &0 environment which few
families would Voluntarily

Ly choose for their children. Dwellings
erected in such distri lumdom the day they are
built ‘and it residential building
in such areas, ;

rurnoses, It

uitable for residential
ry %o observe the character of the

area lying bet d Beatty Streets to reecognize the
The beer parlour and lig

Snoradic residentisgl dovelopment in industrial zones
is cqually detrimental to industry sinco the assembly of suitahle
Sites of adequate

Sizec for industrigl plants is thereby rendsrog
defficult ang costly.,

It is therefore Tecommondod that the ere
other than those intcndog for tcmporary occunation
hotels, ete., be drohibited in arcas zoncd for Ligh
and Genoral Business,

¢tion of dwollings,
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It is recommended
Prohibit the pPlacing of any
come the objeetion of
be nermitted un to
90 feet in height.

that the hy-laws be amended so as %o
suites in vasements, but that, to over-
builders, apartments of frame construetion
three Stories, provided they do not éxoeed, say,

Row or Terrace Houges

There appear to be pood grounds for
terrace houses (up to four or six att

Zones, provided densities of develonm
are adhered o, The drimary objeet of building this type of house
is to secure the economies of construction ang oneration which
Will vermit low rentals and, while Providing privete gardens, to
release land “or community facilities, 112 48 however, %hig type of
develonment is only permitted on central lang gt high ralues,

much of the 8dvantage of this tyne of construction isg lost,

permitting row or
ached unitsg) in 8ingle

femily
ent appronriate to that zone

A8 the by-laws stend, if it 4is desired to nrovide
Satisfactory mixed development in an outer district, it is necessary
to rezone %he aree for multiple qulling use, with no uarantec

that tha ulGimate cvelopment will conform to thoe lowor densitics
Suiteble to tho neishbourhood,

i

dostel Aocommodatigg

Thore arc many onc and two Derson family unitcs,
business women and ol4 PConlc and others of modoratc meens, who
do not require and in any case eannot afford a S0lf-contained
apartment, conforming to by-law Space roquiromonts, hut who, for
tho sake of ¢onvenicnes or céonomy, »nrofor 4o do their oym
cooking., llo drovision is mago in tho CXisting by-laws for the
crection of accommodation Suitable for this type of occunant =~nd
in conscquencc, theoy heve no alternative hut to scok inferior
acoommodation in g rooming house, not Ooriginally designed for
that burpose. Thero appoars to bo g definite &P in this conncetion
in tho dwelling tynes 2ermittod unger the bhy-laws and it is pe-
liecved that brovision for Properly recgulated a&ccommodation of the
hostel type woulg £ill a roa3 demand from g Séetion of the
community who gre at prosont Vory poorly houscd.

k4.*..
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The Sanlt“r;

1tary By-laws

The regulations
in a Senitary congit

50verning the
Act,

ion arc

maintqnancu of dwo1l1
and in the City Health

lings
contiined in tho Provineial Health
and Lodging Houan'by_laws

The work of the City Health Denartment DT

Sériously hampcrod by the inaﬁequacy of the cxisting Senitary by-
laws, The City's mowoers With rogord to the Sompulsory reveir or
¢losuro of insanitary Promiscs arc both 00 limitca ang too vagug
and no dofinite stondards of Senitation ang CQuipment arc lsig
dowm, CxXcopt for eertain tyncs of dwclling. A8 a conscquonce,

the Health Authoritics are nesurally hesitont o ¢nforce their

powers for fear that their rulings may be contested and the City

Involveq in law Suits,

It appears, for instance, +thgt 1t d8: a very difficult
the authorities to secure, the Carrying out orf Strue-
i he demage hag €one so far that nothing
£08S8ible, 17 adequate powers existed
neglipgent landlords %o n &ry repairs at an
tenants be Saved much disccmiort, but
would be ConsSidorebly pProlonged. It is
Strong casge Tfor the revigion
laws relating to housing in &
eadily intermretega and whieh

DOwers for the enforcement of definite Stan-
» €Quipment and room Occupation,

to compayl

early stage of

8ingle housing code,
Vill provige adequate
dards of accommodation




‘he Toronto Housing Stends
lovm a detailed code
have been g very effe
defective dwvellings.

rds By-law, passed in 1936, whieh lays
of minimum housing standerds

ctive instrument in se
During the first 37 months of its o-e
8,212 notices celling for repairs were issued and repa
velue of QGQS,COQ.QO were carricd oug by the ow erss ™ ]
Pleted by the city for such repairs amounted %o only

—h Ve o o
y appears to
L ey e o
curing the repalr of

f This by-law might well serve as a model for Similar
by-law legislation in this e

ity. As soon as Che necessary regu-
latory powers have been obteined, a comprehensive
made of the struetural condi

Survey should be
Gion of houses in the central areas as
Seceuring the demolition or repair of those houses
standard condition,

8 first sten in
Which are in sub

The new lodgin;

house by-laws introduced shor
vthe war K bny recognizing 4h in

T1ly before
€ existence of the housekoen ng room as l..
& Svecific dwelling “¥yne and ostabljshjn; certein minimuy Standards
of size,

equipment andg density of occupation for an
has prenared

such ceecommodation, ...
the way for gn attack on the broblem of the rooming
housc, But while this by-law will afford a

measurc of econtrol
oOver any new lodging or rooming houscs which M~y bc liconsed in
future, it is more doudtinl whothor the vory large number of
Oxisting rooming houscs -6an bo brought Lffuctivuly undcr its control.
AS has been previously notved, very few of the
keeving rooms in these houges are Titted with satisfac
cooking and food sto

Ao Yo
L0

house-~

Tactory washing,
rage facilities gng it is clear thas further
regulatory megsures are required if

eny substantiel improvement isg
to be brought ahout in the present rosition.

In ngland, since
1935, definite standards of room occupation have been
overcrowding is now a penal offence on the
and tenant., Whore overerowding exists,
under an obligation to Provide slternate accommodation where sugh
1S not available. The Samo prineiplcs should be

¢ity and sneceifice 8tandards
for rooming houses,

enforoed and
Part of both landlorad
municipalities gre placed

apnlicd in this
of room Occupency ostablished, not only
but for al1 Cynes of dwellings.,

The best code of
valuc unless 1t s effceti
of theo City Hcalth Donars

sanitary by-laws 1s
vely cnforecd. Tho
ment is at proscent ar

»NOWCVeYr, of little
Sanitation Division
0SSly undcrstaffcq,
Thorc arc
ity as egainst te
Jjuired to handle
Spent 14 cents
Vancouver sSnent

cight buildi
n in 1950
the joh

ng inspcetors to
« A staff at least o0% larger is re-
effectively. Before the war Toronto
Der capifta per annum On sanitary ins»eetion work:

4 cents, and this 1n spite of the fact that Van-
couver extends ovor g relatively much larger area and is therefore
more difficult +o cover cffecetively, mhis lattor sum reprcscented
only 5% of +the total annual Sxbenditure by the City on health
Servigces.

cover the whole

Owing to the lack
Health Department to carry out routine
Preventive character, Regular inspections of Ghis character, by
checking abuses in their carly steges, can do a great deal to
pPrevent the development of undesirable lousing conditions, “here,
however, inspections are only mede at the instance of a thirg Darty,
the condition of the house has often bhecome so bad that 1ittile
action short of closure is practicable, sng in many cases, even

closure cannot he enforcedqd because of the lack of alternate aceco
modation for the occupants.

In an interinm report to the Soecial
Services Comnittee dated January 3rd, 1939, the Medical Health
Officer mage the following Statement: - "Because of the limiteq
staff, the activities in thig field sre restrictead essentially 4o
the investigetion endthoe follow-up of complaints 4o insure
o0limination of nuisences ang unhecalthful conditions

it is impossible for the
house insnections of &

M-
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il incroased oxpendivure would rosult in more preventive and: survey

Ork with an improvemont of g morc 1nsting naturc. Meny sub-
Jranches of this work recoivoe only cursory attontion,"

Thore could be no falser ceonomy than to stint the

Sanitary insyvoetion Services and it is strongly urgod thet the
quelificd staff of insmcetors bo substantinlly inorcnsed,

Therc appears siso to be scope for greator eco-operetion
betweon Building end Hoolth Dcpdrtmcnts, whorcby , in ordor to
&volid dupliento insw¢ctions, the Henlth Depertment mako 2 practiacc
of notifying the Building Deportmont of ony infringoment of the

Buildine 3y-1nw which Moy comc to its notieo nd vice-vorsa,
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THi CASE FOR A LOW RENTAL HOUSING PrOGRAMME

The mainh elements of the housing problem differ little from couhtry to

ntry and no more convineing statement of the case for a low rental housing
Ogramme could be quoted than the following paragraphs drawn from a pamphlet

fhat the Housing Act Can Do for Your City¥ published by the United States
©Ousing Authority,

"General truths,

and even solid statistics, are never as illuminating eas
direct personal experiense,

"A housewife calling to get her laundry, finds the laundress' baby siék of a
serious contagious disease in the same dark room with the sheets and table linen going
out to homes all over the city, A banker, turning down a loan, suddenly realiges that
three-quarters of his éity is no longer "sound" for residentlial investments A child

is run over .- why? Because his mother shased him out of the stuffy flat to play’ and
there was nowhere to go bud the streed)

o sceptical foreign visitor the great

American way of doing things, Where should
he teke him? After o brief tour of the city hally the new post office, the moo, a
nonstop parkway, snd a few bridgesy the visitor ie driven to the country elub by a
roundabout route, in order to avoid as much ag poseible of the Seamy residentianl
districts which suddenly seem to blsnket the town: Over the refreshments, the
foreigner relantes how his ¢ity == Menchester; Stockholmy Amsterdnam, Glasgow, London,

Or any one of mumerous towns with deep rooted democratic institutions and flourishing
private enterprise == has re-housed perhsps 204 of its entire population, cleared

up miles of slums, and employed its building workers continuously on well=planned
modern commnity housing projects which are permenent eivie assets ang even attract
the tourist tragde

"Or an industrialist, enlerging his plant, needs some specially skilled
workers employed in another town and offers them hifher wagess They reply that they

prefer to stay where they are, due to lack of deccent homes available at reansonablé
rents in the industrialist's town,

"Or a briecklayer, out of work, sits on his
house and the other houses on hi

His neighbour, who w
suddenly reclises, n
been "in the mrrket®

front porch, He locks at his

8 street == al]l old, verminous, scgging and obsolete,
orks in a steel mill, is being let out next weeks And yet, he

© one on that whole street has ever lived in a new house, or

for brick walls or steel berns,

"Or a public health officer, thinking up
council on behalf

that most of this
present ills or pr

argunents to present to o hostile
of the increase in his next year!

s budget, is struck with the thought
inerense will be poured into one slum erea, without either curing
€venting future sickness,M

Thg Ceuses of Slum Growth

Bad housing conditions
buildings which repidly fell into
to maintain the h
of undesirable el

Lay be brought sbout throu

disrepair, or through the
ouse in good eondition when bui

ements, e.g, industrial buildin

gh the erection of shoddy
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These abuses can, howevery be effce

regulation, and where such controls are opera
sufficient to Produce widespread slum

tively ‘ontrolled by means of by-law

tive, they ere not in themselves
conditicns,

By far the most important cause of slum growth resides in the inebility of
the private builder to build houses to rent nt levels which the lower paid sections
of the commnity crn afford to Paye. This hiatus between housing costs ang ability
to pay is manifested in a chronic shortage of 1low rental housing, The lower paid

in his means, is dependant on the cast off
€ number of such sceond hend houses which become
available depends lorgely on the size of the Previcus building boom nnd the excess
of enthusiasm showm by the speculative builder, In other words, the demand for new
houges originating from the lower paid workers, being en ineffective demand, has
€ influence on the Supply of houses which is actually nede available, and it is
Ply of the more €Xpensive type of house in
e of low rentnl eccomnodaticn,
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When a period of trade depressicn extends over a long pericd as in the
pre-war years, bullding for the wenlthier classes, like other luxury trodes, tends
to dry up and the shortage of hcuses beccmes acute, The ccnsequences of this
shortage are naturally felt most acutecly by those in the lowest income brackets,

This hand-me-=down method c¢f housing the community is not only very
haphazard, it 1s also extrenely wasteful from every pcint of view, The houses
handed down to the low income grcups, not being coriginally designed for their usc,
are usually toc large and are in consequence subdivided for occuponcy by more than
one family, The extent to which this evil ney develop, if economic forces are
allowed to take their ccurse, may be judged from the fact that in the County of
London, England, nearly two=thirds cof all families were living, in 1931, in multiple
occupancy cf houses which had nct been structurally subdivided,

Not only is this type of acccmrmodetion a most unsatisfrctory form of
dwelling for the average frmily, but the wear and tear on the prcperty is
exceptionally heavy and such houses rapidly degenercte in quelity and appearvnce.

Scecndly, cwing to the pressure of the demand from the lower paid wcrker,
there is an irresistible incentive to convert large hcuses into rooming hcuses, since
if they are filled full encugh, the return will cxceed that obtaineble if the house
remained in single occupancy, and no amcunt c¢f by-law regulation will prevent it,

As ~ result, the district in which these houses are situated begins tc go down-hidl
and eventually becomes a "blighted area®, while the better-to-do elements in the
community move cut to a more recently developed area where the same prccess is
repeated at a later date, We have n classic example of this prccess in the West End.

This is a very costly process for preperty cwners, since their prcperty
tends to depreciate rapidly in value and they unwittingly provide a concenled subsidy
fcr the lower paid groups who move into the hcuses which they vacate.

It would in fect be very much mcre eccnomical tc build directly for the
lower paid grcups even thcough it involved a subsidy, since the provisicn of adequate
hcusing accommodation at rents within the means of the lower income grcups, when
combined with properly enforced zoning regulaticns, is the best gusrantec ageinst
"blight® creeping into good residential districts,

It is a matter cf commcn knowledge that the werst hcusing ccnditions are
usually fcund in large cities, This phencmencn is not soley due tc the fact that
the aversge age of the hcouses is usuelly grester than in smeller cities, It is alsc
due tc the fact that the avernge 2l1l-in ccst of hcusing is greater. The larger the
city, the further the worker has to live frcm the city centre and his place of work,
Transportation costs m=y be regerded as one aspect of rent, If, for instance,
in Venccuver a family with two wage esrmers livcs within walking distsnce of their
work, it can afford tc pay 86.00 = month more in rent than cne which has to use
public transpcrtaticn, This is equivalent tc ong-third cf the average rent of the lower
third income group. These costs are reflected in higher land costs in the centrel
districts, which are in turn reflected in higher rents, In ndditicn, the larger
the agglomeraticn of perscns, the more elabcrate must be the precauticns with regard
to sanitation, fire risks, etc, and this increcses building ccsts,

Unfortunately wage rates and relief scales in the lorger cities seldom
fully reflect the higher costs of living, and housing ccnditicns detericrate in
cunsequence,

, This point has been discussed in some detail because it is scmetimes
argued that because Vanccuver has up till recently becen comparctively well housed,
it is only necessory to wait until "™normal® ccnditicns return for matters tc adjust
themselves autcmaticedly. Unfortunately there is nct the slightest pcssibility of
any easy sclution of the problem alcng these lines, Vanccuver is destined to beccme
a great city and with the grcwth of populeticn the relative cost of housing will
autcmeticelly increase and with it the difficulty cf providing decent acccmmiodnticn
for the lower paid secticns of the comrmunity,

Rents and Ability to Pay

Let us examine the reascn fcr the inebility. of the speculative builder
to hcuse the lower income families, In the first place, the privnte builder normally
builds for sale, nct for rent, While no exact figures are available, it is probebly
safe to say that, with the exception of a few high rental epartments, cver 95% of the
dwellings bullt in Vancouver during the last few years have been built for sale or
fcr owner occupancy,
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A large proportion of families, however, are not in a position to buy their

Bwn homes and there are others who, even though they have the necessary capital, would
be extremely ill-advised to do so.

Much ballyhoo has been written around the rosy ideal of home ownership;
but while home ownership is an excellent principle for those who can afford without
undue financial strain to buy their homes, bitter experience has shown that for the
lower income groups, renting is the only safe policy. The savings of this group should
be kept liquid against emergencies; they should not be tied up in a single highly
illiquid and decidedly speculative asset, which may easily turn into a tax liability.
A mortgege may last 10 or 20 years, but will a man's job? With no margin of safety
to fall back upon, instability of employment and the risk of sickness continually
endanger his mortgage payments and with them, his life savings. During the eleven
\ s ended 1936, there were 1,600,000 foreclosures on dwellings (other than farms) in
the U.S.A. In addition, a further 1,000,000 homes were only saved from foreclosure
through governmental intervention. The total of these figures represents 43% of all
the houses built in the U.S.A. during the boom period. This state of affairs was
admittedly due largely to unsound methods of financing and to exceptional economic
conditions, and Canadian experience was very much better, but the figures serve to
indicate that home ownership is not without its risks. Home ownership, moreover,
reduces the mobility of the worker and often prevents him from moving to another
district in search of a job.
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While lower figures may sometimes be achieved, the minimum cost of a well
built two bedroom house with land for an individual owner may be estimated today at
$4,000. Financed with a 90% loan under Part 1 of the National Housing Act, carrying
charges, including taxes and an allowance for maintenance, on such houses would amount
to at least 335 & month. Reckoning one-fifth of income for rent, gives a minimum
annual income of $2,100. In fact, however, owing to present inflated values, a 90%
loan on the actual cost will seldom be granted and the purchaser is likely to have to
put up 25% or more of the capital himself. Even if the inclusive cost of a house was
reduced to $2,500, the carrying charges would still be around $25 a month, requiring
a minimum annual income of $1,500 a year.

According to the census statistics for 1941, nearly 85% of the wage earner
heads of families in Vancouver were earning less that $2,000 a year, 63% were earning
less than $1,500 a year. While some incomes will be augmented by family allowances
and by the earnings of children, such receipts are usually of too ephemeral a charac-
ter to be taken into account in reckoning ability to assume a mortgage extending
over a period of years. It is safe, therefore, to say that well over half the
familios in Vancouver are not in a position to buy a new house even under the most
favourable conditions of building costs and finance. Between 1940 and 1944, earnings
in manufacturing industries throughout Canada rose by about 40%, but building costs
rose by a greater percentage, so that today the proportion of potential home owners
has diminished still further.

In short, the real need is for houses for rent (at under $30 a month) and
mere encouragement of the building of houses for sale does not begin to touch the problem
of housing the lower paid worker.

Even assuming that the normal difficulty of financing private rental projects
was overcome, it is clear from the above figures that if due allowance is made for
higher financing charges, for losses through vacancies and bad debts, and for manage-
ment costs, dwellings built by private enterprise will seldom rent for less than $40
a month.

Let us compare these figures with the actual rentals paid by the lower income
groups as revealed by the 1941 census figures. ©657.7% of all rented homes in Greater
Vancouver rented for less than $25 a month. Those families earning less than ¥1,000
a year (average income $574), representing 38% of all renting families, paid an average
of $18 a month in rent. If they had paid the accepted proportion of one-fifth of their
earnings, their rent would have averaged less then $10 a month. It is obvious, there-
fore, that even for the old houses which they now occupy, a very high proportion of this
lower income group is paying more than they can afford in rent, and that if the lowest
income groups are to be materially assisted, decent accommodation et rents between $10
and $15 a month must be provided.

_ The Curtis report is emphatic on this point. It states that in terms of the
proportion of income which it is generally agreed among housing authorities should not
be exceeded for rents, a desirable average rent for this group (the lower third of all
metropolitan tenant families) should not be higher than $12 a month.
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It is sometimes suggested that if a sufficient number of housce renting
for from $30,00 tc 340,00 a month ore built, the dowest inccme groups will be
benefited thrcugh a prceess of whelesale "filtering up", whereby the $25,00 tenant
moves intc the $30,00 hcuse, the $20,00 tenent moves intc the $25,00 hcuse and
sc on. English experience has shcwn, however, that this thecury holds good only
to o very limited extent, since the additicnal supply of hcusing tends tc be fully
absorbed on the way down long before it has reached the lcwest paid grcup. Before
this method eculd become renlly effective, the increase in the supply cf higher
grade housing would have to bc so great as tc cause a very sericus disturbance in
rentnls and resl estate values end this disturbence wculd effectively disccurnge
further building lcng before the process was ccmpleted,

Another statement frequently heard is that the surest methcd ¢f solving
the housing prcblem is tc raise the general level of weges thrcugh increased
efficiency of procduction, If the risc is sufficiently greet, this of ccurse is
true, since o smnller preporticn of totsl income necd be devcted tc the other
necessities of life, but the process is likely tc be a slow cne, since building
wages hove n way of rising elong with other wages, with the result that the
relaticnship between building ccsts and genernl weges remains unaltered,

The only really effective way tc solve the problem is tc reduce rents
themselves, Rents may be reduced by lower ccsts, not cnly building costs, but
equally impcrtant, land, financing and management ccsts, If, after costs have
been reduced tc a minimum, there is still a gap between rents and cazpacity tc pay,
this gep must be met by rental subsidies until the incrensed supply of hcusing
cr the rise in the stecndard of living has bridged it,

Befcre proceeding to examine possible mesns of recucing rents, a brief
survey will be made of the methods by which the hcusing problem h~s been attacked
in cther ecuntries, and the legel and financinl means at cur dispcsal here in
Canada,




]

FOREIGN HOUSING

European Housing

Owing to the relative youth of Canadian cities, bad housing appeers to many
people in this country as a recent and comparatively unfamiliar problem which they
assume will solve itself with increasing nationel prosperity, n Euxpe, however,
governments and cities heve been wréstling with the problem for a greet meny years

1

and much ccn be learned from the experience they have gained,

It is a 100 yecrs since England passed her first legisletion for the
improvement of housing conditions and she has been pessing housing laws ever since,

Housing measures before World Wer 1 were confined mainly to the imposition
of regulatory controls in the form of building and sanitery by-laws and to attenpts
tc clean up specific slum conditions, It was not until after the world war that the
acute shortage of dwellings arising from the cessation of building during the war
years provided the necessery stirmlus for the initiation of government asided building
programmes on an important scale,

Rising public indignation, fortified by the growing realization of the
cost of bad housing in terms of health, happiness and social services, fcrced
governments to take action,

Unassisted private enterprise was quite unable to cope with the problen,
It was therefore necessary to promote house building either through the offer of
cash subsidies to private builders or by asssisting municipalities or other bodies
of a semi-public character to unce:teke building themselves. Owing to the difficulty
of exercising the necessery controls over the numerous smell speculstive builders
end the fact that the letter were primarily orgenized to build for ssle, not for rent
the former methcd proved wasteful and ireffective ancd was soon absndoned,
Assistance by the central government to local housing authorities of a public or
semi-public character usually took the form of cheap finance supplenented in many
cases. by cash subsidies payablc annuzlly over e period of years, and were generally
conditional on the municipelity also making a proportionate contributicn.

’
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In England prectically ell housing of a public charscter has been carried
out by the municipelities themselves, Between the twc wars they built over
1,100,000 houses for rent at rents ranging from $5,00 to $15.00 a2 month for houses
of 3 to 5 rooms (excluding Lordon), These low rents were achieved by a combinstion
cf low building costs, resulting from high and reletively stable production volunes,
government finance at low interest rates and, in the mejority of cases, annucl
subsidies borne by centrzl and lcecal governments in varying proportions. The Housing Bill
now before Parliament provides a standard subsidy of £8,25 per month per dwelling for
60 years, of which the local authority bears 25%.

The great bulk (probebly over 80%) of the two and threc-quarter njllion
houses built by private enterprise in England between the t—o wars hes been finnnced
by Building Societies, Such societies sccept short term deposits becring relatively
low rates of interest and meke losns to house builders up to from 75% to 90% of the
cost of the building amortized over a period of from 14 to 20 yeaers, The inherent
stability of the English recl estste market, assisted nc doubt by & locrl taxation
system based cn revenue instead of capitel values, has greatly facilitated the
finaneing of such building,.

In Scandinavia and Germany, tenant co-oper-tives assisted by government
finances at very low interest rates; and i Holland &nd Italy, limited dividend
public utility sccieties, operating with government finances =nd closely controllied
by the municipelity in whose territory they perate, have been an important factor
in the provision of low rentsl housing,

But whatever the specific type of orgsnization selected for the work,
certain common prineiples ccn be traced throughout the hcusing pelicies edopted
by the leading European countries.

In the first plece, the speculative element, so wasteful in terms of land and
financing costs, has bcen completely eliminated from low rental housing,

Low cost housing hes ceased tc be a mere by-product of the cctivities of the lend
speculator and has cchieved the status of = public utility cccupying e permanent
rlece in locel government functicns as part of e broec progromme of scei-l
betterment.

Seccndly, the assistence of the centrrl government in the provision of cheap
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finence has always proved necessary, since few local authorities have the credit
facilities necessary for the financing of lerge housing projects, In addition, in
order to bring rents sufficiently low tc help those families who were worst housed,
it has generally proved necessary to provide cash subsidies in the form of annual
grants, Central government subsidies are nearly always made conditional on
proportionate contributions being made by the local authority either in the form of
tax exemption or of a direct cash subsidy.

Thirdly, while the centrsl governments have exercised a general supervision
over housing operations and have granted subsidies in cne form or another, the
actual responsibility for initiating and carrying out the building programme has
rested with the local authorities,

Fourthly, the large potential demand for low rent housing combined with
the importance of many of the authorities entrusted with rehousing work has for
the first time introduced the possibility of large scale, long term planning and
production in the building industry. The possibiiities of this factor in
revclutionizing building techniques and in the scientific planning of complete
communities needs no emphasis,

Much of the European public housing has reeched a very high standard of
excellence, both in economy of construction and in imaginative planning, nnd compares
very favourably with the houses turned out by the speculeative builder,

Measured solely in terms of output, European housing achievements have been
equally striking, England built nearly 4,000,000 dwellinge between the two wars,
providing new accommodation for something like 40% of the populaticn, while over
1,000,000 persons were removed from slum areas under slum clezrance projects.

Germany built an almost equal number of dwellings, while Holland has
nearly doubled the number of her dwellingssince 1910, and the achievements of the
Scandinavian ccuntries and Austria have been relatively nc less impressive,

O

In spite of her lebour and material shortages, England is todsy pushing
ehead with vast plans of public housing., One city alcne, Birmingham, is proposing
to spend $450,000,000 on a 30 year replanning project which will invoive the tearing
down of a helf square mile of slum properties and the conversicn of the site intc
modern residentisl centres,

United States Housing

"I see one third of a naticn ill-housed, ill-clad, ill-ncurished" -
Franklin D, Roosevelt,

The United Stetes was a late starter in the hcusing field, her first
legislation covering low rentel hcusing nct being passed until as recently as 1934,
This was not because bed housing did not exist -- far from it, but rsther because
of a deep-rooted popular belief, handed down from pioneer days, that if private
enterprise was left tc itself, every honest perscn willing tc work woulé soconer or
later be able tc acquire one cf the dream cocttages of the advertising page and live
heppily ever after, Firally, however, the weight of contrary evidence became over=-
whelming,

The Reel Property Inventory initiated by the Federal Government in 1933,
which ccvered 64 cities and 8,000,000 hcuseholds, disclosed the following factss
1,100,000 homes, or nearly 14% of the total, had such sericus structural cefects
that they were unsafe or absclutely unfit for use, 20% had no private bathing
facilities, 15% had nc private indoor water closet., The Federal Census survey of
1940 showed that 49% of the 35,000,000 home units surveyed were either in need of

_— major repairs or had no private both,
Owing to the almost complete cessaticn of building after the 1929 crash,
ccnditions steadily deteriorated from thet date., During the 7 years ending 1937,
the United States cnly built 6 houses per 100 families as against 21,4 hcuses per 100
femilies built in England during the same pericd, and 2 colossal backlog of housing
has eccumulated,

The Naticnal Hcusing Act passecd in 1€34 suthorized the Fecderal Government
tc uncdertake low rentel housing projects cn its own acccunt and a limited number
of demcnstraticn prcjects were completed under this Act,
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The direct entry of the Fcderal Government intc the hcusing field was
fiowever, frankly experimentel and in 1937 the previcus legislation was superseded
by the United States Hcusing Act, By this Act = permancnt hcusing pelic
estcblished for the first time and the respensibility of the cemrunity for the
decent hcusing of its people finally accepted, Hcusing cperatiocns had previcusly
been centrelized, This Act (suspended, in pert, after the entry of the United Stotes
into the war) placed thc whele respcnsibility for initiating ond carrying cut hcusing
precjects cn locel housing agencies, The United Stetes Hcusing Authority created
under the det may make loans to public hcusing apcncies up to 90% of the cost
of the project, repayable over a pericd not exceeding 60 yenrs, Such lcans bear
interest at the "going Federsl rate" plus cne-helf of cne percent,

The Authority mey meke annual contributicns up tc a sum equivalent to the
federrl rate of interest plus 1% of the cost of the prcject, provided the State
or City in which the prcject is situsted centributes in cosh or tex remissicns at Jenet
20% of the Federal contributicn,

Alternately, capitsl grents may be mecde, nct exceeding 25% cf the cost
of the projects In all coses, hcwever, the locel centributicn must be sufficient
tc reduce rents to a level low encugh to meet the needs of the lowest incone families.,
A public hcusing agency includes any stcte, county, municipality or cother
public bcdy, but does nct include limited dividend corperaticns, which rec
assistance under the Act,

Put very broadly, the ict means that, provided the lceel suthority will
dc its share by providing free land or tox exempticn fcr low rental housing prcjects,
the Federcl Government will provide the necessary finance for such projects withcut

ccet tc the suthority, since the amcunt of the Fedearnl subsicdy is apprcximately
equivalent to the carrying charges cn the Federal Loan. This is = very ccnsidernble
subsicdy end is cenvineing evidence of the intenticn of the Gecvernment tc get tc the
root of the prcblem and help only those femilies whe reelly cc need helr That this
Intenticn is being realized is shown by the foct that the averrge shelt

U.S. Housing authcrity dwellings in 1941 wes 912.64 per menth, or, including heating,
water, light, ete, $17.82, The averrge inccme cf the tenrnts was 2837,00, with
twe-thirds of the families ccming within the 2500 - 31000 range, The nver=gc net

cost per dwelling unit was $2720, while the cost of the subsidy, excluding local
centributicns, eversged $8.00 per unit per menth.

The response of local authcrities tc the Federal hcusing drive was

(e~

imieciate, By mid 1941, some 130,000 units had ‘been erected in over 500 comrmpities.

The extremely low rcte of interest, averrging under 2%, nt which loecal
hcusing authorities have been able t: sell .bonds to ccver the balance of capital
nct put up by the Federsel Government is ccnvineing evicence of the fincneinl
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scundness of this type cf public housing acministraticn,

In Ncvember, 1945, & new hcusing bill was introcuced intc the U.S.
Senate confirming and extending previcus housing legislaticn, The bill provides
$800,000,000 tc assist the finencing of a low rental precgramme of 500,000 units
cver a four yeer pericd, with fecersl subsicy contributicns rising to $88,000,000

a year, Subsidles sre prcvided for slum clearance, direct instituticnal investment

in lerge seale hcusing prejects is enccurcged and hcme ownership finoncing further
liberalized,

Finally, all Federal housing ezencies are brought under the cegis of a
single euthcrity, the Maticnal Hiusing JAgency, which beccmes sclely respcnsible for
coversll hcusing policy,

As an earnest of his intentions,
recently announced a programme of 2,700,000
Or under construction by the end of 19476

the U, S. National Housing Administrator
low cost dwellings to be completed
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CANADIAN HOUSING LEGISLATION I..I
The first official measures to assist housing in Canada were taken in l..l
1919, when the Dominion Government made loans to the Provinces for the
housing of returned soldiers. The Provinces passed this money on t
municipalities, who in turn loaned it to individual applicants wishing to
construct homes. '...
The Better Housing Scheme, as it was known, was conceived as an

emergency measure and was virtually doomed to failure from the start, It was, I..l
in the first place, a house-purchase, not a rental scheme, loans being made

»
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at 5% repayable over 20 years. Loans were made up to nearly 10 of th
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of the houses at a time of high building costs and insufficient investigation
was apparently made of the financial stability of the borrow

1 rs. With the
advent of the 1920-21 slump, meny of the borrowers failed to keep up their

peyments, and at the end of 1938 64% of th
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loans were defaulted or in arrears.

Not only did this scheme involve the City in considerable financial
loss, it had the additional misfortune of creating a
ment assisted housing, which hes delayed the acceptance of more recent
conceived on entirely different lines

prejudice against govern-
£ mes
S, to which the objections inherent in the

Better Housing Scheme do not apply.

No further national action in the housing field was
when the Dominion Housing Act was passed.

authorized loan compgnies who agreed to grant mortgages to prospective h
owners on certain terms and conditions laid down by the Act. After three vears

operation the scope of this legislation was enlarged and the terms liberalized

by the passage of the National Housing Act of 1938,

taken until 1935
T 3 Ave f'inancia)l accelctn
inls gave financial assistan

LS ¥

National Housing Act - 1938

-

Part 1 of the National Housing Act, 1938, provided Dominion financial

ct, 1938,
to authorized loan companies undertaking to make mortgare loans
amounting to from 70% to 80% of the total cost of the house and lot, on ho
and apadtments built for occupation or sale (up to 90% if the amount of the
loan was under $2500). The mortgage, bearing 5% interest was repayable by

instalments over a period of 20 years subject to a revaluation of th security I...
at the end of ten years. The relatively low rate of interest was made possible

by the Dominion advancing one quarter of the

value of the loan to the lending . .
company at 3% interest. The Government also undertook to assume a proportion
of the loss in the event of the borrower defaulting on his

115 payments of interest.
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assistance

LoD v V&

[}

After a slow start caused by the initial reluctance of the loan
compeanies to' operate the Act, excellent advantage wa §

s taken of the facilities
provided by this legislation. The total number of dwelling units erected in
Greater Vancouver under the Act was 3748 and the value of the loans mede
#11,387,456 - or an average of $3038 per unit,

It is estimated that over three-quarters of all mortgages secured on
houses of an eligible type in the years immediately prior to the war, were
financed with the assistance of the Act and it seems reasonably certain that a

good proportion of this construction would not have been undertaken had it not
been for the assistance provided by the Act.

But probably by far the most valuable funct
has been the establishment of sound methods of fin

The old system of house financing by non-r

by a second mortgage bearing a high rate of interest and callable at short
notice, was a primary factor in creating the highly unsatisfactory real estate
situation which culminated in the partial moratorium on mortgage payments
decldred in 1932. The introduction of monthly instalment repayments as
standard mortgage practice and the lowering of interest rates should g0 a long
way towards making home-ownership a safer investment., This will, in turn,
stimulate new building. i

ion performed by the Act

ance in the mortgage field.

educing first mortgages supplemented
g g£ag Pl
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Part 11 of the Act was designed to promote the provision of low rental
housing accommodation by Local Housing Authorities for those who were unable to
afford an economic rent. A Loocal Housing Authority could be either a limited
dividend corporation, dividends on whose capital were limited to 5%,0or a
municipality or other body not operating for profit.

Loans might be made by the Dominion Yovernment to Limited Dividend
Corporations up to 80% of the total cost of a housing project bearing interest
at 1 %%. Loans to municipalities might be made up to 90% of the cost of the
project at 2% interest. In either case, the loan was to be amortized over a

period of 35 years through a 2% sinking fund.

The average lending value of the dwelling might not exceed $3,000,00,

As a condition of such loans, the municipality had to approve each
project and agree not to levy municipal taxes on such projects in excess of

of the total cost of land and buildings. In the case of Limited Dividend
Corporations, the municipality had also to agree to forego all taxes on such
projects in the event that earnings were insufficient to meet interest and
orincipal payments on the Dominion Government loan. If the Local Housing
Authority was not a Limited Dividend Corporation, the Provincial Government had
to guarantee the Dominion loan. The income of families housed in such projects
could not be more than 5 times the "economic rent", nor less than 5 times the

' . of Y — +h a
actual rent. The "economic rent" was defined as 93% of the total cost of the
dwelling, plus normal municipal taxes.

Both the Province and the municipality were empowered to contribute
to a rent reduction fund in connection with such projects.

This legislation represented the first attempt by the Domini
Canada to meet the problem of housing the lower income groups.

The Act was, in general, soundly conceived. It afforded the opportunity
of experimenting with alternate types of housing adminietrationy through the
limitation on costs and incomes; it confined the benefits of such housing to
those who really needed better housing; it provided the cheap finance so
necessary in any low rental housing programme; and, while the subsidies were
not heavy enough to make possible the housing of the very lowest income groups,
it would have rendered practicable at the time the Act was passed, the rehousing
of a large group of wage earners, who were living in poor accommodation and
this at a very moderate cost to the community as a whole.

Even if the whole $30,000,000 made available under the Act had been
used, the annual cost of the Dominion contribution would only have amounted to
about 5 cents per head of the population. Not a cent, however, of this money
was ever spent, owing to the unwillingness of the municipalities to give their
approvel to those clauses of the Act requiring partial tax exemption of low
rental housing projects, and the golden opportunity of low building costs in
conjunction with low financing charges was allowed to pass.

The Home Improvement Loans Guarantee Act, 1937

The purpose of this Act was to encourage the repair and improvement
of existing buildings by facilitating the granting of loans to home owners on
personal security by Chartered Banks and other approved lending institutions.

Loans could be made up to $2000 for each single family house, repayable
by instalments within 3 to 5 years according to the value of the loan. The
maximum charge could not exceed a rate of discount of 33% for a one-year loan
repayable in equal monthly instalments. This was equivalent to an effective
rate of interest of 6.32% per annum. The Dominion Government guaranteed the
lending institution against losses up to 15% of the aggregate value of the loans.

The Home Improvement Plan served a double purpose. It helped to
prolong the useful life of many existing buildings, and it created a considerable
volume of employment in the building trades.

Up to May 31st, 1939, 2,985 Homo Improvement loans to the value of
$833,113 and of an average value of $279 had been made in the C
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This Act was discontinued in October 1940, but it seems probable that
it will be reintroduced as soon as building materials are in greater supply.
National Housing Act 1944 I..I
The National Housing Act, 1938, was superseded by the National .Housing
Act of 1944.

Part 1 exgends the assistance to prospective home owners initiated
under the Act of 1938,

Loans may be made by approved lending institutions acting jointly with

His Majesty's Government to prospective home owners and to builders intending
to sell the house to a person who will own and occupy the house., Loans may
also be made to co-operative housing corporations, subject to cortain con-
ditions. A joint loan shall not be less than 50% of the lend ing value of the I..l
house, nor more than (a) 95% of the first $2000 of the lending value
(b) 85% of the amount by which the lending value exceeds $2000 and does not I..l
exceed $4000 (¢) 70% of the amount by which the lending value exceeds $4000.
The rate of interest on such loans shall not excced 4%% calculated I...
semi-annually and the term of the loan shall not exceed 20 years, except
that, where in the opinion of the Minister the area in which the house is to ...
be erected is adequately protected by community planning, the term of the
loan may be extended to 30 years. ..
Losses on joint loans are to be shared proportionately by the lending I...
institution and the government (the government share of the loan not to exceed
25%). In addition the government will assume up to 15% of the aggregate loss

of the lending institution within any class of loan. Summing up, the new
act increases the maximum loan which may be made on lower priced hous

lowers the rate of interest and extends the permissible life of the loan. 4t I...
the present time, hoWever, owing to inflated building costs, the lending

i - y .
value seldom exceeds 75% of the actual cost of the house and is often less,
vith the result that many would-be purchasers are unable to find the equity

capital required.

It was stated by a private member during the last parliamentary |...

session that 85% of service men's applications for loans under the National I.-.
Housing #ct had been turned down. It would not be good policy, however, to

press the lending agencies to raise their lending values, since house pur-
chasers with limited resources buying at today's inflated values are likely
to become casualties of the first slump and to weaken thereby the financial
structure of a housing market overloaded with mortgages secured on property
which can only be realized at sharply depreciated values. The number of
housing units erected in “reater Yancouver up to Nov, 30th, 1945, under the
National Housing #ct 1944 was 621, with a total value of $2,377,760, or an
average of $3,828 per unit. To date, no loans for a period in excess of 20
years have been made in the Vancouver area.

S,

applies to speculative housing developments of 50 houses or over, selling
between $4,000 and $6,000. The government undertakes to purchase from the
builder, at cost or lending value, whichever is lower, any house remaining
unsold for more than one year after completion, subject to certain limitations
o1, ceastruction protits.

It appears very diffioult to Justity such'.e subsidy, since, with the
bulilding industry already stretched to the:1limit, the private builder requires
np additiomal incentive to production, while #he likelihood of the subsidy
bonefiting the poorly housed fomilies who roglly need assistance appears to
bo vory small.

The Integrated Housing Plan, operative under the War Measures Act,

Part 11 of the National Housing Act 1944 provides financial assistance
for rental housing.

Loans made by approved lending institutions Jointly with His Majesty's
Government for the construction of rental housing projects by private enter-
prise shall not exceed 807% of the lending value of the project nor extend

beyond a term of 20 years, or if the district is protected by community
planning, beyond 25 years.
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agteé of interest shall not exceed 45% per annum.

Loans may be made by His Majesty's Government, acting alone, to
imited dividend housing corporations for the purpose of constructing low
rental housing projects or for the purchase and conversion of existing
buildings to this purpose.

Such loans sahll bear interest at the rate of 3% per annum, shall not
exceed 90% of the lending value of the project and shall be for a term not
exceeding 50 years.

Before such a loan will be granted, His Majesty's Government must
satisfy itself with regard to , inter alia, the need for the additional
housing accommodation projected, the existence of adequate community planning
and municipal services in the district in which the project is located, and the
financial and managerial standing of the corporation.

Dividends paid by such corporations shall not exceed 5%. The maximum
ratio between rentals and tenant's incomes shall be such as to ensure the
maintenance of the low rental character of the project, and the corporation
may receive contributions to a rent reduction fund from any province,
municipality, social agency, etc.

Should the project be sold, the shareholders shall not receive more
than the return of their investment and the limited dividend accrued.

If the low rentel character of the project is not maintained, the
Government may call in the loan.

The Act also empowers insurance companies to invest up to 5% of their
C P , .
total “anadian assets in low or moderate cost rental housing projects.

0~

The Government guarantees the companies a minimum return of 2%% on
their investment for the life of the project, which shall not exceed 50 years.
The companies must, on the other hand, put to a reserve against subsequent losses,
profits in any one year exceeding 6% of their investment. A recent amendment
to the Act provides that if such companies form subsjdiary limited dividend
corporations for housing purposes, the latter will also qualify for govern-
ment loans up to 90% of the value of the project at 3% interest.

»
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In order to assist in the clearance and replanning of blighted and
slum areas, the Minister mey, subject to the approval of the Province, make
grants to & municipality to assist in defraying the cost of acquiring and
clearing an area of land suitable as a location for a low or moderate rental
housing project. Land so acquired is to be sold to a limited dividend or a
1life insurance company at & price which will enable the housing units erected
thereon to be rented on a fair and reasonable basis.

Such grants shall not exceed one half of the amount by which the
cost of acquiring and clearing the land exceeds the price at which it is sold
to the housing corporation or insurance company.

In November 1945, an act was passed setting up the Central Mortgage
and Housing Corporation with a capital of $25,000,000 to take over the
financiel administration of the National Housing Act.

By comparison with the 1938 Act, the National Housing Act of 1944
marks a retrograde step so far as low rental housing is concerned.

In the first place, no provision is made in the #ct for the
finenocing of local housing authorities set up by municipalities or other
governmental bodies; and secondly, the modest subsidy represented by a 2%
interest rate provided in the 1938 Act has been withdrawn and, apart from
contributions towards the clearance of slum areas, no subsidies are now

payable by either Dominion or Municipal authorities for the assistance of low
rental housing.

These defects will be examined in further detail under subsequent
headings.



Veterans Land Act I..I
This Act is primarily designed to assist veterans in the ncquisition of I..I
farms and small agricultural holdings. I..I

In addition to finaneing the purchase of individual ferm holdings, the
Dominion Government hes aquired agricultural acreage and subdivided it

case of suburben land, into lots consisting mostly of one to two ac
are being erected on these lots and sold to veterans.
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The purchaser is required to dep B
to pay a further two thirds of this cost b ! 1 instalments endi
period of years,not in excess of 25. In other words,the Government absorbs
23-1/3% of the total cost. Grants of equipment are also made.
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Construction of some 300 houses on Lulu Island was commenced 1945,
of which only a small number had been completed by the end of the year. It is
understood that a further limited construction programme is planned for 19
The cost of the houses, including land, ranges from $4,300 to $5,000,

a selling price, after deductign of the Government grant, of from $3,300
$3,830
i » .

For those veterans and their families who can put in a fair number of
hours in cultivating their holdings, the scheme is well adapted, and the produce
obtained will serve as a useful reserve in times of under-employment, but there
1s some question whether owing to the acute housin shortage, many veterans, who

have neither the time nor the inclination to cultivate their holdings properly,

will seek to buy houses under the Act. These purchasers may form an unstable element I...
who will seek to move out when the housing situation eases, and whose poorly

cultivated lots may unfavourably affect the whole neighbourhood. A system of '...

careful owner selection should lessen this danger to some extent.

WADTTMD IIATTO TAT
ARTIME HOUSIN

Owing to the heavy movements of population to centres of industrial
production, the war created an emergency housing probl em requiring immediate
action, and to meet this emergency Wartime Housing Limited was formed as =a
Crown Company to build houses for workers in those parts of Canada where war
industries had created a serious housing shortage.,

While earlier projects, erected as a temporary measure, left a good deal
to be desired ' in design and layout, the post-war types provide a considerably
higher standard of aecommodation. Rents were fixed primarily in relation to the
prevailing levels in the district, rather than to costs or ability to pay, and

range in Vancouver from $22 to $30 a month inclusive.

As part of the agreement between the Dominion Government and the City of
Vancouver it was stipulated that Wartime Housing Limited should pay an annual sum
in lieu of municipel taxes of $24 for the 2-bedroom house and $30 for the larger
house until 1968, whereafter a sum equivalent to full taxes becomes payeble,

Land for the houses, consisting of serviced city owned lots, was
obtained from the city for the nominal sum of $1 per dwelling unit. In the
event of the sale of the houses to private individuels, the Dominion Government
undertakes to pay to the City, as compensation for the value of the land, $400
per house, if sold before December 31, 1950 and $200 if sold between 1951 and
1955 inclusive. The City has the option, exercisable in 1959 to purchase, &s a
whole, the houses owned by the Dominion Government for 1,000 per house. The
selection of tenants is confined to members of the armed foreces who have served
overseas.
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In the case of houses erected in North Vancouver the agrecmc
stipulated that the municipality could require the houses to be pul
at any time after 6 months from the date of the official publicati f
the cessation of hostilities in the Cenada Gazette. Unless and until this
requirement is enforced the houses remain the property of the Domhion
Government.
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The first group of houses erected were in North Vancouver, where a
total of 750 single family dwellings were built between Decomber 1941 and
July 1943. The average cost of the houses alone was around #1,800, but
extensive work had to be done on the sites and in tho provision of utilities,
which brought the all-in cost per dwellinzg unit to close on §3000. 300
houses were completed on Sea Island in 1944 ot a cost of approximately $2040

ach, or #2770 including site costs and services. In the seme year 100
houses of more permanent construction were completed in the City of Vancouver
at an estimated net cost of $3475 each. At December 31, 1945 a further 1006
houses were under construction in the City of Vancouver, making a total

Wk ddpE A

programme to date for the whole area of 2156 dwelling units. This figure

does not include the 300 houses under construction in Richmond under the
Veterans Land Act.

The North Vancouver projects were put up as a rush wartime job without

benefit of previous experience and they should not be regarded as a repre-
sentative example of public housing practice. The grouping of the dwelling
units, besides affording better architectursal effects, would have lowered
building costs and permitted a more solid house to be constructed, wvhile
more imaginative site plenning and the control of front yards to secure
effective street landscaping would have added considerebly to the amenit
f the estates.

The houses erected in the City of Vancouver ar
of attractive appearance and, while the necessity of

f serviced
lots made it impossible to secure the advantages of large scale community

planning, they undoubtedly provide as good or better value for money than
the majority of the cheaper types of house now being put up b pr
builder. Wartime housing is, in fact, providing an invaluable addit
the supply of moderate rental housing in Vencouver and

t
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A CONST1TUCE v

public attempt so far made to meect the crying need of the returncd

+

The theoretical cost to the City in terms of tax exemption on the whole
project to date is roughly $75,000 g year for approximately 13 ycars, or
2/3 of 1% of the City's annual tax revenue, which, even if it was an actual
expense, would surely not be too large a sum to pay to see some 1100 returned
men and their families decently housed. In fact of course, the majority of
the men accommodated would not have been in o position to build for them-
selves and to this extent the houses represent a net addition to the total
value of taxable property. In as much as all the lots used were already
serviced, the City has not been involved in any eppreciable capital expendi-
tures, and is receiving, on the other hand, some $30,000 a year in lieu of
taxes, which will much more than cover eny additional meintenance cost.
The temporary sacrifice by the City is thus more apparent than real. s
on the other hend, the City decides to buy the houses at the end of the
allotted period, they should actually be gainers on the transaction, since a
house costing $3500 should surely be worth more than $1000 at the end of 13 years,

While, on general principles, it is undesirable for the Central
Government itself to undertake building operations, the present emer gency
entirely justified the joint action by Central and Local Governments and so
long as this emergency continues and no elternative machinery for providing
moderate rental housing exists,

o
the present programme should be continued
and extended.
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THE ADMINISTRATION OF LOW RENTAL HOUSING

4
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As has been seen, both England and the United States have, after
long experimentation, placed the administration of low rental housing squarely
in the hands of loocal Govermmental authorities, in one case under direct municipal
control, in the other caseo as semi~autonomous housing authorities sot up by the
municipality or State.

There are many arguments for making housing the rosponsibility
of the municipality. Housing is essentially & local problem and, while, owing
to its greater financial resources and taxing powers, the Dominion Goverrmert
must necessarily provide the bulk of tho capital and subsidies required, the
initiation and operation of housing projocts should res’ with the local authori=
ties.

Secondly, bad housing is morely one aspect of public health,
which is already a civic responsibility, and it is loecical that the responsible
authority should possess the means of correcting such conditions by providing

good housing to roplace defective accommodation. l...

Thirdly, local Govermment authorities are in a more favorable
position than private bodies to provide the equity capital, in the form of land
or low interest bearing stock, necessary to carry out housing projects on the

scale required, and to acquire and sorvice the land for such projects. ...

Fourthly, subsidies for housing the lower income groups will be
necessary and it is preforable that such subsidies should bo peid to bodios
directly or indirectly responsible to tho tax payer rather than to private bodies I
not subject to such control. .-.

In short, low rental housing should bo regarded as a public
O S

utility which must be provided by tho mmnicipality just as it n rovides water,
sewer and other civic servicesa.

.
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Local authoritios have hithorto fought shy of accopting this
responsibility and have sought eithor to ignore it or to pass it back to the

Dominion Goverrment, but force of circumstances and the pressurce of public opinion
1s gradually forcing them to face the issuc.

Municipal Housing raises the obvious dangors of!politics?!and
burcaucracy, but these dangers would be avoided if a semi-autonomous authority
was set up on the American model with a Board of Directors eppointed for, say,
five~-year terms, composed of nominees of tho municipality and the province, and
including business men and social workers with special knowledge of housing. Tho
function of this Board would be to survey the housing nceds of the community, pro=-
pare a programme of oporations and sec that it was carriad out efficiently within
the financial conditions laid down by Dominicn legislation., This administrative
set-up would possess the following advantagos:

. l. Such a Board, working to a long term programme and operating
on & large scale would, with the acoumulation of experionce, be able to achiove
building and oporating economies which would not be open to private corporations
working independently on & number of individual projects.

2. Since the housing authority would bo a separate legal ontity
responsible for its own finances, the municipality would not risk incurring any
financial liebilities, other than those agreed to, in connecction with such a
programme .

3. Owing to its close relaticnship to the City, the Authority
would be in a better position than a private corporation to secure satisfactory
co=operation on matters of town planning, assombly and acquisition of land,
handling of relief tenants, otc.

4, The City Council would be protected from political pressure
from tenant-olector and other interested groups, sinco, while it would rotain
general control over the poliocy of the Authority through its power to ?pprfvc or
reject projects submitted by the Authority, it would have no concorn with the
day to day administration of the Board.
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In rojecting i f municipal participati j ) t
Ministor of Finance guio as ;12 E:iéiﬁsoszu;ii;?liti~::;C:€;zi?ﬁt;n h?uSIng, =
5 h nt : assuro that such

@mnicipal) oontrol of tonmants and rontals would bo n&ninistcrnd on an officiont
and indepondent basis", This is a very sorious accusation of inefficiency and
dorruption against our loecal govormments, which must be mot. Tho vory same bogoy
we.s raisod when England went into public housing. The English municipal authori-
ties now own ovor ono million ronted housos, but complaints of maladministration
aro oxtromoly rarc and it is generally acknowlodgod that thoy make morc officient
landlords than the average private roal estato owner. Lossos through vacancios
and non-collection of rents average woll under 1%, a = ry low figurec.

e S« It would bo possible for such an Authority to be enlarged
to inklude reprosentatives of tho outlying municipalities in ordor to provide
housing on a moetropolitan basis.

: The Vancouver motropolitan arca is for housing purposes a singlo
o?nnomlc and social unit. A worker orployed in tho city may livo in Burnaby, or
vico=vorsa, and industrial or housing devolopmont in ono municipality will directly
affect tho neighboring municipalities. L

In the not vory distart future, tho City will find itself o=
bligod, as many other citios have done, to go outside its own boundaries in order
to socure suitable sites for the housing of its population, and unless the hous=
ing plens of each municipality are correlated with a master plan for the wholo
aroa, considerablo confusion and overlapping may develop.

Thore aro in fact many arguments in favour of a Metropolitan
Housing Authority which would undeortake housing oporations for thoso municipali=-
ties who desired it, since such an authority, operating on a large soale with
expert technical guidance, could build botter and more choaply than e rnumber of
small municipelitios who would each heve to set up a soparate staff for the
pUrpose.

The croation of such an authority would merely extend the
principle of intor-municipal co=-operation alrecady cmbodied in such organizations
a8 the Greoater Vancouver Wator Board and the Metropolitan Health Committeo and
might be accompanied by the setting up of a Moetropolitan Planning Commission to
co-ordinate all metropolitan activities.,

In spit~> of the teachings of foreign oxperience, in spite of the
rocormendations of the Curtis roport ond in spite of tho procodent established by
the Act of 1938, the Dominion Govermment, in drawing the National Housing Aot of
1944, choso to ignoro the municipalitiocs as a factor in housing and placed its
roliance ontirely on Limited Dividond Corporations and Insurance Companies for the
production of low rontal housing.

Limited Dividend Corporations

The Linmitod Dividend Corporation, with dividends limited to 5%
and financed by a 90% loan from the Dominion Government, affords private initia-
tive the opportunity of domonstrating what can be achieved in tho low rental
housing field and, by force of example and exporiment, of stimulating local Govern-
ment authorities to take similar action. Projects sponsored by this type of
organization may also serve as a useful yardstick for comparison with municipel
or other projects. But to expect the Limited Dividend Corpsration to become a
major factor in the provision of low rental housing is to be vory hopeful indeed.

As an investment, such corporations have fow attractions for the
private investor and the mmbor of philanthropically minded capitalists in this
or any other city is strictly limited. Tho initiation and expansion of such
projects is theroforo likely to bo constantly handicapped by the inability to
raiso the noocossary oquity capitnl.

To dato, one year after tho Aot becamo operativo, not a single
Linited Dividend project has boen undortaken in any part of Canada.



Insurance Companies

Owing to their large resources and efficient management, insurance
companies can make a valuable eontribution to housing, more particularly in the
medium rental multiple dwelling field, where lar_e scale operations offer impor=-
tant advantages in site utilization and construction economies. Such compenies
are, however, organized on a national basis and their first concern must rightly
b¢ the interests of their shareholders. Central financial policies are therefore
likely to take precedence over local housing needs and the social aspects of
housing will possible receive 1es8 attention than they dzserve,

It appears likely that the bulk of insurance company housing
will be conducted on & limited dividepd basis with 90% government finance, so that
the original intention of attracting considerable amounts of insurance company
capitel into the housing field will not be rcalized. CUriticism may, in consequence,
be voiced against the granting of special assistence to insurance companies through
the provision of large emounts of government money at cost, together with =
guareantoed minimum revenue, for the production of housing which (unlike subsidized
low rental housing) will cumpete in large degree with the private builder for the
medium income customer.

Early press reports of insurance company projects in the east
suggested thet rents would range from $40 to $55 a month, but it is understood that
the govermment is bringing pressure to bear on the companies to secure a lowering of
rental levels. But while lower costs should be achieved, the housing will certainly
not come within the low rental field.

It is undesirable, on the other hand, that government subsidies for
low rental housing should be paid to private commercial organizations, which are not
subject to the tax payers control and which have no special social obligation to the
community. The two a encies selected by the government for the implementation of
its housing pro.ramme thus offer little prospect of producing low rental houses and
it is difficult to believe that any such ob
povernment,

Jective was seriously envisaged by the

There is a third type of or:anization, namely, the Cooperative
Housing Society, which, if organized on & limited dividend basis, would presumably
qualify for financing under section 9 of the Act and which offers brighter prospects
for the provision of moderate rental houses than those previously discussed.

Cooperative Housing Societies

.

Cogpetative Housing Societies, if permitted to operate under section
9 of the act, would be financed by loans at 37 interest from the Uominion Government
up to 90% of the lendin; value of the project. The 10% equity would be raised from
the members of the ﬂooperative, each member who agreed to subscribe the required
capital being entitled to rent one of the dwellings built and owned by the Cooperative.
The shares would not be negotiable, but in the event of a tenant wishing to relinquish
his lease, the Society would arran.e for the transfer of his share holding to the in-
coming tenant. The dwellings would remain the property of the Society, but any surplus
from operations or reductions in opereting charges through the amortization of the
Government loen would be passed on to the tenant in the form of lower rents or add-
itional community servioces.

Large scale operations would provide construction economies not
open to the individual builder and the grouping of houses in & planned neighborhood
unit would relesse land for community facilities, such as play parks, community centres

el
nurssry schools, etc., which must today be considered as much & part of housing as
the houses themselves,

Operating costs on this type of project should be low- Losses
through vacancies and uncollectable rents would be small as the tenant has himself
an investment in the enterprise, while committecs drewn from the tenants themselves
would handle many of the management problems of the estate,

If the total cost of a two-bedroom house with land and services
were ¥4,000 and no intercst was reckoned on the equity capital, the rent would work
out at rather under $30 & month, incluuing $12.97 for interest and (40 year)
amortization charges.




Intorost at 43% and 20=yoar amortization on a National Housing
Act home ownorship loan for tho samo value would be $22.6° por month, or nearly
$10 por month moro than tho financing charges under tho Cooporativo Housing plan.
This figuro takes no account of the lower capital costs of a cooporatively built
housoe It is truo that after 20 yoars tho amortization charges on the individual
loan would cease, but this knowledge is likely to bo a hollow consolation for the
would-be homo ownor, since in the vast majority of cases the oxtra $10 a momth
would preclude the possibility of his building his own home in the first placoc.
Add to this the fact that owlng to high building costs and low valuations the home
owner would probably have to put up at least $1,000 of his owm money as compared
with an investment of, say, $500 in the cooperativo projoct (sinco it is under=
stood that the Govermment will value such undortakings on 5 basis eloser to

actual cost than that adopted by private lending agencies), and the benefits of
Cooperative Housing to the family 6f moderate' income~beceme apparent,

To conclude, the advantages of Cooperative Housing mey be summed
up as follows:

l. Lower building and financing costs, and therefore rolatively
low ronts.

2. Greator security of temurc owing to the lower anmal charges
to be met and owing to tho fact that, since the tonant has an investment in the
undertaking, remtel adjustments may be made to tide him over bad timos.

3« The ability of the tenant to give up his leaso at any time
without the dolay and risk of loss involved in o sale of property.

4. The smaller capital outlay and much smaller risk of capital
loss,

9s The very roal advantages of community planning and servioos
in a protected neighborhood.

More than one group in this city is already planning to embark
on housing projects organized on cooperative lines and it is understood that tho
Dominion Governmont roegard this type of organization with favore. Once, theroforoe,
thoe initlal financipg and organizational difficulties have been overcome, there
is a good prospoct that a movement based on a combination of self help and in=-
telligent copperation may got underway, whioch will ultimately revolutionize hous=
ing practice in this ocountry.

National Administration of Hous{gg

During recent years, progress in the housing field has been '
handicapped by the multitude of authorities responsible for the diffoerent admini=
strative aspects of the problom,

The administration of the National Housing Act, together with
house conversion work authorized by order-in~council, has been the responsibility
of the Minister of Finance, Wartimo Housing Limited is subordinate to the Minister
of Reconstruction and Supply, the Veterans Land Act was administered by the
Minister for Veterans Affairs, the Emergoncy Shelter Administration was controlled
by Wartime Prices and Trade Board under the Minister of Finance, wﬁ?lc thg htp9r-
tant health aspect of housing is in the care of the Minister of National Health.

Some simplifiocation will be achieved by the administrative '
reorganization involving the creation of the Central Mortgag?. Housing Co?porgtlon,
but the latter, as the constitution of its Board clearly indloa§os, is_prlmurlly

: concermed with the financial provisions of the Aot and the br?uuorlsoclal aspocts
of housing appear likely to become orphans of the administrativo storm.

A more farerecaching reorganization is required. It’is, in the
first place, highly undesirable that the department w@ioh i? rfspc??lblc.for
initdating housing expendituresshould also be r?sponglb}o, in its financial .
capa.city, for ocontrolling those expondituro§, sinco it %S.tOt mach t?_?xP?Ot ?nfn
the most sooially onlightened Ministor of Finance to initiate a subsidized housing



programme involving considerable fresh expenditure of

] . ublic money, when it i;
one of his principal functions to instil = spirit of economy into the other
departments of Government.

It is suggested, therefore; that all housing matters be removed from
the jurisdiction of the Finance Minister and that, either thevy be placed under
the Minister of Reconstruction and oupply, or better, that a separate ministry
be set up to take over all aspects of housi: nd mmuni t rl@ﬁnfhr. The
closely interrelated fields of ho ng and comm

ing and community planning are becoming an

increasingly important factor in national affairs and the ereation of a separate
ministry to handle their administration would stimulat: he orderly reconstruction
and development of our urban and rural ommunities. [t may be noted in this

| )
connection that the housing bill now before the U.S. Sénate transfers the respon-

sibility for all aspects of housing policy to a sinel authority, the National

@ »-

ousing #Agency.
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Building costs in Vancouver should be xceptionally low In normal

.
times, building land is cheap, and with amnle juantities of the principal
building materials at our doorstep mand an adequat supply of skilled labour, we,
as a city, have little excuse for being poorly housed.

S50 long, however, as we continue to m rely build individual houses to
individual plans on individual lots for individual customers, we shall never
produce eny really low cost housing.

Building is still a small scal ndustry witl 3cale methods and
the main reason for this is that demand itself m a small scale,

The great majority of hous re still ocust 111t and the ordinary
contractor probably does not build on an average more than & dozen ! a year.

. J ,
Even in the multiple dwelling fiel » construction of t} } per units has been
on a small scale. Only 6.2% of Vancouver's apartments a; blocks containing
more than 15 suites., With building on this scale there are fe portunities
for production economies or scientific site planning
5 I
One of the more encouraging features of low rental housing legislation
1ng
is its insistence on large scale development. It is lifficult to make any
g
reliable estimate of the savings resulting from large scal production,but an
estimate made by the Architectural Forum 3u before the r aced th aving on
. _

houses built in groups of from 50 to 250 at from 10% to 27% with proba
average saving of 18%.
T O

An analysis of U.S. Housing Authority project costs up to 1941 shon
that they were on an average 25/ lower than comparable privat buklding cost
during the same period.

The economies of large scale production would not be confined to the
actual building; large scale planning vwould mean substantial savings

utility services and also in operating costs.

Mass production and prefabrication involve standardization of )lans,
equipment, materials, etc. The suppression of architectural individuality, while
accepted in the apartment house, is less readily accepted in the case of the

individual house. In reality, however, the scope for pleasing architeotural
effects in a large scale group housing operation under proper architectural

control,
where a street or neighbourhood can be designed as a single whole, is very

much
houses

M‘ v--,lri‘_f-:‘r .'\.I-‘

greater than in the case of a monotonous row of closely packed individual
with each house trying to look as different from its neighbour as t
pseudo-architectural styles permits.

Too much confidence, however, should not be placed in reductions in
building costs as a possible solution of the housing problem, since capital
charges constitute less than half the total operating cost figure Thus a re-
duction in capital costs of as much as one-third would only reduce rents by 15%
which would still fail by a wide margin to bring them within the means of the
lower income families.

Estimates for a low rental housing project sponsored by the Vancouver
Housing Association shortly before the war placed the inclusive cost of

’

wid

a two-

three bedroom attached house at under $2,000, which, on a basis of the fi

financing

facilities then availeble, would havo permitted rents of $20 or less a month,
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The Government recently estimated the rise
the country since the wer began at between 40% and 50%.,
increase in building costs in Vancouver are not stvailable

dard wages rates and ceiling prices on stand
30%. Owing, however, to the red

house has risen bv ve considerable more than
N ry

66% over prewar costs, or say, $3,250,
running around $3,600 per unit, but some
effected by the grouping of units,

The general trend of local buildin

value of residential building permits issued by the
last ten years

1936 $287 1941
1937 2918 1942
1938 2856 1943
1939 2706 1944,
1940 2747 1945

In considering these figures it should be remenbered that

cheaper type of house will be built than in a
period of prosperity and this will tend to exaggerate t

in bad times a smaller and

fall in costas, Owing to the® tendency

increases, builders will be able to quote close
may well be counter balanced by further increas

as controls are relaxed and, except in
radical reductions in costs can be expe

very little fectuel evidence on the operating costs
evailable in this country,
over-generous and the following
for calculation-

3% interest on $3150 (90% of cost) 2787
40 year amortization do 418

Interest at 5% on equity of 350
Municipal texes

Insurance 65
Meintenance 5600
Management and overheads ReR5
Vacancies, collection losses and

contingencies 1,50

or, say, %30 a month,

Us S. Housing Authority
operating-expenses, .excluding .toxes ~nd financing.chargps,_havo‘QVcrngtd -

These figures do not include water rates or heating,

09450 a month per unit,:.

: .+ ¥When it is remembered that in 1941 63% of wage ecrner heads
of families had a rent pP2ying capreity of loss than 625 a"nenth,-ib-is clegr
¢ton the’aboveicalculations: that ewen with the nid-of cheap government

g costs tc even consider the

aid worker without subsidy,
Suppose, on the other hand, that the wnge earner happens

to build his own home; Suppose
#4000 including land,

1 Housing Act, his
69; if to this

finance.it is impossible at existing buildin
bullding of houses for rent to the lower pa

to have the ‘necessary capital eand he seeks
further that he is lucky enough to get it built for

and that he secures an sctusl 904 loan under the Natione
financing charges on a 20=year loan ot 4A% would be 522,
are added taxes, insurance, maintenance nnd interest on his

the total carrying charges will amount to over »35 a

fully clear that

and capacity to pay, the lower income families
sentence of bad housing,

ard materials the rise has been under
uced efficiency of labour, to costly delays due to
supply bottlenecks, to wider profit margins, etc,, the

this percentage and it is very
doubtful whether it would be possible today to build a sir

Recent 'Wartiie Housing! costs have been
reduction on these costs should be

g costs is revealed by the average
City of Vancouver for the

to under-estinate costs, the building
permit figure will probably everage at least 15% below rctual final costs,
As materials come into greater supply and labour efficiency

r figures, but this factor
es in building naterinl prices
the event of a sudden slump, no
cted in the near future,
The economic rental of dwellings erected under t
Housing Act is defined as 12% of total capital cost, which

the rent of a house costing $3500, including lend, at $35 a month, While
of such projects is
it is reasonably certain that the above ratio is
figures may serve as an alternative basis

Per Month

» nonth,
The simple arithmetic of costs and incomes

S0 long as no ettempt is mede to bridge the
will remain condermned to e life

in building eosts over
Reliable figures for the
o On the basis of stane

actual cost of building a

ilar house gt less than

22896

2592
2492
3266

3754

he actusl rise op

the National
would establish

$12.05
1.45
7 .00

2.40
$29.90

own investment,

thus mokes it paine
gep between rents
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HOUSING SUBSIDIES

From the foregoing analysis of building ¢
that in the case of the lower income families ther
gap between economic rents and capacity to nay, wh
many years to come and that if these families are
form of government subsidy is essentiali

=%

osts and incomes it is clear

e is a véry considerable

ch is likely to persist for
to be decently housed some
Subsidies serve a secondary purpose.
By enabling the really low income families to be rehoused, any risk of unfair
competition between publie and private enterprise is removed, since private
enterprise never hgs, and , under existing conditions, never can hope to

cater for this market. Yoreign experience has shown that an annual subsidy
extending over the period of the building loan is preferable to ar outright
capital grant, since the former is morec flexible and can be adjusted to
changing conditions. The question whether the Dominion Government should

foot the whole subsidy bill or whether local government should also absorb m
share is a vexed one.

(2]

P

-

1
Ju

upon which to draw than the local governments and for
politics demand that it should shoulder = ma jor

The Yominion Government has considerably greate

his reason practical
portion of the burden

.

There are however strong arguments

>

for requiring some contribution from

local government. Housing is a loecal problem and an income tax payer of Yan-
couver would feel a just grievance if called upon to pay an equal share of th
cost with a Montreal taxpayer for the privilege of clearing Yontreal's slums.

Furthermore any subsidi
adminstered either bv the loca

'J
Q.

: g . R ;
’d housing that is carried out will have t

”

—

government itself or by some authority operating
under its supervision and it is undesirable on general grounds that such bodies
should be placed in the irresponsible position of launching housing operations
involving large sums of money, and from which they stand directly to benef

: 4

l/\.‘_“- ~ k.-,_h‘-‘1~

in taxes and reduced social costs, without having to meet any of the cost of
such operations.,

3

The streined position of the finances of the city and of t
3

of the outlying
municipalities is suffic ently well known and it will be recslled that low

rental housing projects conceived before thae war were held up for just this
-] v A [

reason, that partiasl tax exemption was a condition of Dominion Government
assistance,

The following solution of the difficulty is
That the Yominion subsidy be made conditional on
the Province contributing a proportionate amount. In this ev nt, if the muni-
cipal taxation system as fixed by Provincial law were so devised that no
surplus could be made available for housing expenditures, then the responsi-
bility for such expenditures would fall by default upon the Provinecec itself.

suggested:

either the municipelity or

The actual level of subsidy will naturally depend on conditions pre-
vailing at the time, but it is suggested that a

L subsidy sufficient to bring
rents down to $20 or under, inclusive of local taxes, should be made available

in the first instance. Houses renting at this level would sat

.()u:,if.:f\',’ the o=
quirements of a large number of families who arc at present unsatisfactorily
housed,

As costs come down, lower and lower income levels
when the immediate house shortage had been met,
be launched on the more costly task of slum clea
programme along these lines a maximum am
& minimum cost to the taxpayer.

would be reached and
a comprehensive attack could
rance. By a progressive

ount of good would be accomplished a

-
v

Supposing a subsidy as high as $10 per month per dwelling was necessary
and the municipality was required to pay 25% of the cost, the annual charge
to the municipality on 5000 low renthl houses would be ¥150,000 a year, or
7. of a mill on a total net tax rate of 50.4 mills, Against this
property values so created would amount to some $400,000 a year, of which
under one-third would be absorbed by expenditures on road and sewer services,
etoc. for the houses. When account is taken of the great savings in social
costs which would ultimately derive from the good housing pro is

videdy it is clear
that there would be a considerable not gain to the local taxpayer from such s
programme.

The cost of the Dominion subsidy on a nation wide
scale (140,000 units) would be approximately one dollar

» taxes on

programme of equivalent
per head per annum,
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Subsidies for ©°lum Clearanc
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The 1944 Act make
municipalities to facil

es provision for grants from the Dominion Government to
itat
low or moderate rental ho

te the redevelopment of slums and blighted areas for
sing projects.

Such subsidies are worse than useless if no provision is made for the
rehousing of the tenants of the buildings, which are demolished, in dwellings,
either on the site or elsewhere, at rents not in excess of those they are at
present paying.

If slums are cleared and the housing which replaces them is not within
the means of the persons displaced, the occupants are actually worse off than
before, since the supply of low rental housing is further reduced and they are
forced to crowd into that which remains at

rents forced higher by result of the
added shortage.

Existing legislation vprovides no means which would bring new housing
O

ia|
within the rent range of the slum dwel
the Act will therefore remain inoperat

v

er. The slum clearance provisions of
r be exercised in such a manner that

the plight of the very people, whom the Act is designed to serve, is further
aggravated.

e
<
o
o

Tax Exemption

When local government subsidies for housing are made, it is
for pyschological reassons that thovy should, where possible
form of a direct cash grant, which is plain

through partial tax exeriptionwhich arouses suspicions of

preferable
be made in the
see, rather than

»
for everybody to
discrimination,

It is worth while however, to try to ] € misconccptions
essociated with the principle of tax exemption. To take a concrete example, if
taxes were limited to 1% of the total cost of the project, as required under the
1938 Act, where land represonts 10% of this cost, approximately 36% of the normal

texes would still be levied against such projects. Figures worked out for a
specific project show that this amcunt would be considerably more than suffi-
cient to cover the cost to the City of providing all the necessary utilities

for the project. Whoercas, if no Dominion assistance was
houses would certainly not be built at all and therec

Ak

clear up scme of the

forthcoming, the
would be no values to tax.,

The cost of schools and other social services cannot correctly be
teken into account, since these services are already being provided for the
families which would be housed in such projects, and the mere fact of their
transfer from insanitary houses into decent accommodation will not affect
the cost of providing these services, Moreover the taxes at present being
paid by femilies who would be housed in such projects are in all probability
less then the taxes they would be required to pay when they move into new
houses, even if partial tex exemption were granted, In certain slum clearance
arees in the United States, it was found thot the average monthly tax
amounted to 8l cents per room, whereas if the occupants of these areas hed
been moved into new housing projects paying full texes, their taxes would have
risen by four times to $3.45 per room, Taxes, no matter how they are levied,
are in the final analysis paid by persons, not buildings, and if the ability
to pay does not exist in the first instance, the mere act of shifting families
from shacks or rooming houses assessod at low values into new houses will not

increase their ability to pay the much higher taxes levied against these
houses,

It is often argued that it is unfair that one man should have to pay full
taxes on his house, while the house next door only pays part taxes., The
position is actually no different from the men on relief who rececives a shelter
allowance, whereas his neighbour who has » Job receives nothing; with this
exception, that in the case of tho shelter allowance, money is poured out
unproductively and very poor value received for it, while under a subsidized
housing progromme, the money is used constructively end an attack is at the

same time made on one of the root couses of the problem, namely, unemployment,
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The Burden of Local Taxation.

Including water rates, 847 of the City's revenue in 1944 was derived
from property taxes, The increasing burden of municipal texation borne by
real estate is an important contributing cause in the deterioration of
housing conditions,

In the first place, by raising the cost of housing, it forces an
increasing proportion of the population below the margin of decent housing,
since property taxes bear no relation to ability to pay. Secondly, being
calculated on capital values without regard to the revenue derivable from
the property the taxes on many properties absorb so large a proportion of
the revenue that the balance is insufficient to take care of necessary repairs.
The dilapidated condition of many houses in Vancouver to-day is directly
attributable to this maladjustment between real estate income and taxes,

In addition to narrowing the total market for housing by radsing its

cost to the consumer, taxation, or the fear of further increases in taxation,

acts as a serious deterrent to new buildings Too often in the past, such

increases have upset the calculations of the home builder with the result
that real estate has acquired an unenviable reputation as an investment,

There appear, in short, to be strong arguments for revising the
whole system of local taxation, The burden of schools and social services
in particular, should be removed from real estate, These services unlike
streets and sewers, in no way benefit the ovmer of land and it seems logical
that they should be provided out of Income Tax, the incidence of which
bears some relation to the taxpayers' ability to pay. It is gratifying to
note that a first step in this direction has recently been taken by the
Provincial Government.,

There is little question that if the existing burden on real estate
was lightened, building would receive a tremendous fillip, owners would
inorease their expenditures on repairs and the whole housing situation
would be vastly improved.




In May, 1939, th _ .
“ys v, there were over 4,900 families recoaivins
al y ¥ y VL amilles recelving shelter
th];::*mnces S th? City, or roughly 8% of the total femily population In addi
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PR . canon of social justico which d-mands that. booause the
ppens to be out of work, the wife and childron should he npelled i
eyl e s Gh fe childron should be ccompelled to live
s nditions which endangor their hoalth and rondor a happy family life impossibl
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nd 1%t must be remembered that it is the woman and the children who spend most of

thoir lives at home and who suffer most from bad housine.
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usoed, since they seldom have any margin out of which to moot the additional
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nt nocessary to soecure a houso to thomsolves, and the bottor type of rooming houscs
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ly object to children. As a result, ono finds them crowding into cabins, baso=-
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monts, waterfront shacks and the poorost typos of lodgins hou

It is moreover the family with young childron who are usuelly the
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: : A particularly disquieting foature of the situation was tho oxtont
to which, in ordor to obtain accommodation which was et all habitable, rolief tonants
were supplomonting sheltor allowances with payments from their food allowances. No
accurate data is availablo as to the extont of this practice, but it is significant
that, while the maximum family shelter allowance for-unfurnixhud a@commodﬁgion is
$8.00 a month, only 10% out of 168 rentod houses rurveyoed in the Bast End (whoro
tho proportion of roelief tonants is known to be very high) paid less than $10.00 a
month in ront. Out of 12 cases of relief familios (wiﬁ\ouﬁllod“‘rn> for which dotails
wore avallable, it was found that two-thirds of them peaid an average of 50% moro in
ront than they wero roceiving in shelter allowancos. "As tho food :Iiowﬁnces aro ad=
mittodly not ovor genorous, this can mean only one thing, that tho housing shortage
is not only forcing roliof recipionts to livo in bad conditions. but is iﬁdiroctly
causing them to go short of food. |

Ill-housed, ill=fed, without nursery schools or playgrounds, what
chance have tho children in such families of growing up into healthy citizons?

If the present sheltor allowancoes fail to provido decent accommo=
dation for thoe tenant, thoy fail no less to provide a reasonable return to the ownor
or rooming housoe keeper, unless he pormits his houso to boc overcrowded. Sholter
allowances per montg for unfurnished accommodation are as follows: one person,
$3.00; two porsons, $5.00; throo persons, $6.00; four to five porsons, 87.50; six
porsons and up, $8.00. It is truo that many of tho houses occupied by relief
tonants are not even worth the relief rent, but it is equally truo that 1T is not
possible to keop & house in good repeir, pay tho taxes and recelve a reasonable

4

roturn on onet's invostment out of the oxisting scale of reliof rents. If the

sholtor allowance is insufficient to allow the landlord to sct asido reasonable

sums for ropairs, housing conditions will deteriorate still further. Thore is

-

therefore a doubly strong case for ralsing the scale of shelter allowances.

It would be a mistake to believe, however, that by merely raising
tho sheltor allowance, the condition of the relief tonant will be automatically
improved. If shelter allowances wore raised and therc was no increase in the supply
of low rontal housing, it would simply moan that certain property owners would ro=-
ceive ~n inereased rovenue while the tonants! position woul remain unchanged.

It has already becn suggestod that the City gots vory poor valuo
for the money expended on sheltor allowancos: what is more, ‘those payments are of
an entirely unproductive charactor and it is reasonable to ask, now that unemploy-
mont is again on tho inorease, whoether, instoad of pouring out large sums of money
in this mannor, it would not bo truer economy whon activity slackens to spond a
1ittlo more in subsidizing tho construction of decont homes which would constitute
a pormanent rovemo producing asset for tho community and at tho samo timo provide
omployment. It is clear that today with high building costs and no subsidics 1t 1s
impossible to build directly for tho reliof tonant evon if this was dosirable, but
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any 1ncr?asc in ?hu-volumt of low rentel housing will caso tho prossurc on tho choap=-
ost housing and indiroetly bottor his lot, ‘

If, morcovor, a public housi
oourso, acquire a pool of oldor drellings,
:2;;02 Zf ox1sting dwellings, or through tho aging of its own houscs, in whioh
"itho o?ants can be d?contly housed at rontals conforming to tho sholter allowanco,
W or without tho assistanco of subsidics oporatod on a ront robato systom.

ng authority is creatod, it will, in duo
o1thor through tho acquisition and rono-

MANAGEMEN

Managemont is the key factor in low rontal housing.

Tho bost buildings can be quickly rcduced to a slum condition if
managoment is lax; conversely, as the field survey of poorer arecas showoed, oven
tongmonts in bad structural condition can bo mado livablo if the managoment is ener-
gotic and intelligewt. Management in low rontal housing is much more than the mere

collection of rents and supervision of repairs. It involves also o large rango of
social end educational work.

In England groat advances have been made in recont yoars in the
managomont of public housing estates and the profossion of ostato management has
achlevod a rocognized status in the loeal government civil sorvices. Trained women
proporty managers, owing to thoir special ability to ostablish friendly contact with
the housewifc who runs the homo, have been particularly successful in this worke..
The manager who possossos tact and sympathy bocomos a friend and adviser as well as

& ront collector, and can do mich to holp the family to adjust itsolf to its new
surroundings.

The "coals in the bath" myth dics hard and the thoory that poople
live in slums because they like it, and would simply mako a slum of any now dwelling

into which thoy woro moved, is used as a facile oxcuso for teking no action to better
their condition.

Fortunately we now have figures basod on a wido range of English ox-
perience to rofute this argument. In an English municipal housing cstate containing
some 27,000 dwollings, it wns found that "about 80% of tho tonants were of good
standerd, about 157 were loss cleanly in their habits, and only about 5% requirod
contimious supervision in one way or anothor."

It must be romembered, moreover, that these figuros, which arc closc-
ly confirmed by the experience of other estato mamagors, relate very largely to
femilles who have been living in slum conditions for e long poriod. Here in
Vancouver, whore the population has not been subjected to such conditions, and whore,
as the field survey showed, the standard of ocleanliness among the poorly housecd
groups is rolatively high, little difficulty should bec expericnced in persuading
the tonants to conform to the requirements of tho managemont, always providod the
menagomont is itself of a high arder.

The fear is commonly expressed that in a public housing scheme, groat
difficulty would bo oxperienced in colleoting rents or evicting tonants owing to tho
mental attitude of the average tenant to a municipel landlord. Hore again, the
solution to the problem lies in the quality of the managemont. Firm but tactful
manngement will secure officient ront collection, whoovor thoe landlord may bo.

In England, losses on municipal ostates through wacancios and un=-
collectable rents, whore trained managors arc employed, seldom oxecood 1% of tho
gross rents. Provision for uncollecteble remts on 70,000 dwellings ownod by tho
London County Council amcunted in a rocent year to as littlo as .116% of not ronts.

Good managoment, through a systom of froquent inspcctions designed

to roveal structural and other defeocts in tho proporty at an carly stago, will also
save large sums in ropair bills and depreciation.
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HOUSING DEMAND AND SUPPLY

Housing domand is of two kinds; tho oconomic domand which detorminos
the actual volumo of building at any given time; and

e : me the potontial or latont domand
wnich would manifest itgolf 1f ovory family could command the accommodation necessary
to housc itsolf decontly, L

A housing report
§120 of this unsatisfiocd demand, but owing

ties, any such ostimato can only be very approximato, It is gonorally agrocd that
the only acooptablo standard of housing accommodetion is ono family, one self con-

tained dwolling, Adopting this standard, the shortago of housos in tho City of
Vancouvor may be caloulated as follows:

would not bo complete without

sone ostimato of the
to the inadequacy of tho awnilablo statis-

Numbor of Housoholds (sopara

Yo housokeoping communitios) at 1941 census 80,826

Loss: Houscholds consisting

of one parson, who arec assumed not to
roquire a soparate dwolling 9,670

71,156
Estimated increasc in (family) population botwoon 1941 and 1945
(based on ration cards), dividod by the averago sizo of femily in
1941, plus an allowance for the non=family inecrecase of population 19,400

-

Number of separate dwolling units at Docomber 31, 1945

(ostimated from Post Office records)

74,000
Less: Allowanco for normal vacancies and for houses
unfit for occupation, say 5% 3, 700 70,300
Estimatod shortage of dwellings 20,256

This is a conservative ostimato sineo (1) some households would
still be ovorerowded ovon after the unserambling of doubled up familiosy(2)
of singlo porsons require separato dwolling units; (3)
single lodgers in rooming houses not run by o family;
8plit into two or more housckeoping units if
(5) a proportion of tho dwolling units inclu
dation aro not self=containod.,

a numbor
no account has boen taken of

(40‘ some households would

they had an opportunity to do so;

dad in tho figure of available accommo-

Tho abovo figure is oconfirmed by a recont estims
sheltor administration placing the backlo

1932 at over 22,000 units.

to of the emorgency
g of housing which has acoumulatoed sinco

In estimating housin
that owing to the steady decrease
of families has been increasing at
whole. This is a vory important fa
not the individual.

g roquirements, the fact is ofton overlooked

in the average size of th family unit, the mumber
& mich more rapid rate than the populationas a
ctor, since the unit of housing is the family,

The average size of the oonsus household in Vancouver dropped from
4.2 persons in 1921, to 3.7 persons in 1931 and 3,2 persons in 1941, a decline of
24% in 20 yoars, involving a corresponding incroase in the domand for separato -
dwollings amounting to more than 1,000 units per year, ovor and above that arising
from tho inorcase of the population as a wholo.

Some relief from the pressure on accommodation may be oxpeoted to
rosult temporarily from tho exodus of men who have been unable to find jobs i; the
oity this winter. As against this, it is estimated that some ?,Ooo_horo men intend
ing to roside in tho City of Vancouver will bo domobilized between January e l?d§‘ﬂ
and May 31, 1946, of whom a fair proportion will be marriod. Ig gd:;tlon some ?,JLU
European bridos will arrive to swoll the total of familics roquiring accommodetion.
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It would be inadvisab v 3 ‘
. o T 8 naditsg » Tioroover, to oxpocct that a roversal of wor-
ds POpu ation will mater z0 to oase tho housing situation in Vancouvor.
A report issuod Dy tho Department of b : |
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Probably these populntion ifts wi i

e j) 1n+41 I qulo? shifts w;ll not bo rovorsed., A groater percantago
v® population will, in the post-war poriod, seek wage=oarning omployment

than was the onso in 1939, Of +i ‘ : e cbabErovanote) . -

o a n 1939, thoso who have migrated scross provincial

oqp“azlcs only a few are likoly to return to thoir formor homes. Probably

their numbers will be swollen by ox~servicemen s

) . 3

othor than that i1 which they onlistod,

a continuous trond toward urbanization.

has beon under way for decados."

eezing rosidence in an aro:
Such movoronts are part and parcel of
Tho war has spoeded a process that

"Analvsis of ST . A : :
Anacysis ol the post-war expectations rogarding residence shows that Ontario
ahal

. . 3 " . - . - . . - L 3
and British Columbia will recoive an influx of (civilian) populatien, whilo
the othor soven provinces will lose."

The oity birthrate for the threco yoars ondod 1945 was 19,2 per 1,00

- - y - ,vu ’
compared with 15.4 for the *threa yoars oended 1938, It is too oarly yet to say whethor
this roversal of +r

ocnd is more than a temporary one, but it is a factor which must
bo teken into account in estimating future housing requiremonuts.

If it is assumed, however, that the rato of population ineroase dure
ing tho noxt few yoars is only as groat as that during the yoars immediatoly prior
to the war, namely 5,000 a year, and that the averagdo sizo of family romains con-
stant, some 1,

500 dwelling units will be required each yoear to tako care of normal
growth.

To liquidate the oxisting backlog of housing over a poriod of 10 yoars
will require 2,000 houses & yoar, moking a total annual requirement of 3,500 housaos.

This figuro takes no account of the obsolesconce of oexisting houses and applies to
nel

tho City of Vancouver alone.

While the proportion of obsolcte and overerowded houses is lower in
the outlying municipalities, the laticr are growing” twice as fast as the City broper.
Assuming, therefore,-that the overall requirements of tho former are only proportion-
ate in terms of presont populations to those of the city, a further 1,000 houscs a

year will be required to meet their neced, making & grand total of some 4,500 housos
a yoar for the metropolitan area.

Of this output, at least one-third should be low rental housing and
a Mrther third within the means of the medium income group.

Compare these figures with the actual production of houses in the
City of Vancouver during the last twelv. yoars:

Estimated Incroase Deficiency
Yoar No. of Houses Built in No. of Houscholds * of Dwellings

e — ———— -

1934 190 1,170 980
1935 285 1,900 1,615
1936 559 2,610 2,051
1937 862 2,900 2,038
1938 1,197 2,170 973
1939 1,042 2,660 1,618
1940 1,562 1,900 448
1941 2,130 1,920 210 (surplus)
1942 1,028 4,130 3,002
1943 1,042 3,410 2,368
1944 2,487 3,820 1,333
1945 2,687 7,650 4,963

15,061 36,240 21,179

(*Besed on incroase in population and decroease in avorage size of
family during the period. For purposos of caloulation, it has
been assumed that tho progressive reduction in the size of tho

family was uniform up to 1941 and that after that date, owing

to the rise in the birthrate, it became stationary.)
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_ Figuros for tho yumbor of
avallablo, but thoy total undor 10% of th
yoar 1944, whon tho N.H.A. oonv:

versions and domolitions probab

apartmoents built during this period arc not
© mmbor of houses built, Excopt in tho

rted 2 number of housos into somo 500 suites, con-
ly oancel out.

It will be notod that only in ono
approximate to the incroaso in the mmber of hous
War, wo wore not providing sufficiont
family units, lot alone tho b
oxisting housing,

yoar did produotion of now housos
6holds and that ovon boforo the
houses to take care of the normal increaso in
acklog from provious yoars, or tho obsolescence of

. It will be notod furthor that, aftor t
it account, tho bacllog ncoumu
tho .Advittodly vory
tho prosent time,

: aking apartmont houso oonstruotion
Intod over tho last dogon yoars qouaparos closoly with
cousorvetive aatincto of tho total. shortege of acecimndetion ot

S U

Thoro is littlo quostion that the building trado, if it wore assurod
of a stablo market, could handle the volume of construotion envisaged by tho latont
domand which theso figures roveal and thero is hardly a sootion of tho oommunity
whioh would not bonofit diroctly or indirectly from the steady volumo of employment
oroatod and the rise in living standards which would result,

But this domand oan only be mado an offective demand if an entiroly
new approach is made to tho housing problem and low cost housing is raised to tho
lovol of a public utility, with the attondant oconomios resulting from a long term
programme, large soalo production and cheap finance,

HOUSING AND EMPLOYMENT

The roport of the National Employmont Commission published in 1938
and the Curtis Roport of 1944 both emphasized the valuc of a low rental programme ae
a measuro for oreating omployment. Approximate figures of unemploymont among builde
ing trade mechanics for Greator Vancouver during the pre-war ycars as ostimated by
the Building Trades Council wore as follows:

1934 70%
1935 70%
1936 60%

1937 50%

1938 40%
1939 (first half) 50%

So long as the market for now houses is oconfinoed to the woalthier
third of the population, the building trade will remain o luxury industry subject
“to the violent booms and slumps usually associated with such industries. Thore
oould be no more oconstructive step in the attack on the unemployment problem than
the planning of a long range housing programme which would not only increase tho

total volume of work, but would holp to iron out the wido fluctuations in omploy=~
mont characteristic of this trade.

Govormments aro continually trying to devise public works programmcs
which will orcate more employment; low rontal housing is by far. tho most con~
struotive form of public works, since, unlike most othor works of this character,
it is rovenue producing, not morely in hoalth and happiness but in dollars and cents
as wolls Publio housing, in fact, produces the greatost amount of omploymont at
the smallest cost to the taxpayer. 4 dollar apent on roadp or. adhools roesults
direotly in the production of one dollar'sworth of industrial. activity. A dollar

spent on housing subsidies would produce about forty dollarsworth of new construo=
tion.
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Owing to the wide ramifications of
8pecial position as o capital goods industr
important stimilating influence on busi
in itsolf to dovelop & gon

the building'industry and its
¥, activity in this Industry has also an

noss as a whole, and will ofton bo sufficiont
oral business boom.

The English buildine boom was undoubtodl ) ‘ l..l
& il W, g9 & y a pri!law factor in llfting
that ?ountry-cut of the 1932 depression, and it is instructivo to compare hor trade
oxporionce with that of tho United States during the same poriod, whero, owing to tha

freezing up of the real estate market and the l..l

S absence of a govermnment assisted pro=
gramme, building was almost at g standstill,

) It is sometimes suggested that a govermment assisted housing programme '..I
might check private building. 1Ir, however, the tenants of suoh housing are oonfined
to families of low income who are not in a position to buy their own homes, there I..I
is no ground for this fear. In England, a large government assigted programme
prooeeded contemporaneously with the greatest private building boom in her history. l..
In the United States on the other hand, where, up till the last two years prior to '

the war, there was little or no gover
low ebb,

nment building, private building was also at a l...

A govermment assisted programme, by raising the standards of housing l.-.
among the lower paid workers, appears on the contrary to stimulate a general demand
for higher housing standards, which expresses itself in greater private building
aotivity,.

PUBLIC VS. PRIVATE ENTERPRISE

Clear thinking on the best methods of seouring good housing for the
community has too frequently been obsoured by political prejudice. Publie housing

is apt to be tagged with the label of socialism and ocondemned out of hand without a
fair examination of its merits or demerits.

In England, publio housing has long beon accepted in principle by all
parties and has ceased to be a political issue. The United States has accepted the
seme prineciple, if more grudgingly.

Fears that private building would be adversely affected by a publiec
housing programme has been a Prinoipal cause of opposition. It is clear, however,
that if rents of publioe housing are subsidized sufficiently to bring them within the
means of the low income families who cannot, even under the most favourable eiroum=-
stanoces, afford new housing built by private entorprise, and if care is taken to
see that only such families are rehoused, there ocan be no competition botweon publio

and private housing, since they cater to two soparate and distinot markets. They
are, in fact, complamentary to one another.

It is often overlooked, moreover, that public housing authorities
omploy privete enterprise to build their houses for them and that there is no dif-
ference whatsoever in the lebour-management setup on tho Jjob between public and
private housing. A public housing authority merely draws up the housing programmo,
engeges an architect to prepare the plans and lets the contracts; mit throuph its
capacity to plan on a long~terw basis and through ite ability to convert a potential

demand for houses into an effective demand, it Helps both to stebiligze and expand
the general building market,
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The nmajority of hcusing experts arc agreed that for the
fanily with young children (and it is this group who stand most in necd of
better housing) the hcuse with s Private garden and direct access to the
open air is the most suitable fornm of housing, In England and Holland, this

is the normal housing type. In other perts of Europe, the apartnent hcuse
using projeets have

predoninates and many fine low rental multi-family h

been developed in Berlin, Stockholn, Vienna, Frankfort and elsewhere, The
adopticn of the apartment hcuse type of dwelling in these countries appears,
however, to have been largely due to historicsl reesons (the necessity in
mediaeval times of living in a ccnfined fortified spnace), and recently

there has been n tendency to break away from this traditicn,

In Vanccuver, where limitations of space are not an important
factor, and the climate pernits full use to be made of g gzrden, the
advantages of the house over the apartment are very great, Further, owing
to the faet that bulldings of three or more storeys in height must be of
fire proof censtruction, the cne or two-storey house will normally be
cheaper to construct than the apartment, Operating costs will alsc be

lower cwing to the extra cost of mainta

aining the public spaces, i.e, halls,
etairweys, grounds, etc., associated with apartments,

The eccnomies of central heating and hot wrter normally constie
tute the prineipal advantage of the apartment hcuse, but, owing to the
necessity of keeping fixed charges payable by the tenant down to a ninimum
in low rental projects, it will probably be advisnble in this climate to

provide individual hegting units, which the tenant can control as he wishes,

For certain groups, hcwever, the apartment will be a more

sultable type of dwelling and building should not be ccnfined to one type
of dwelling,

The frec stending hcuge is not, however, an economical unit
for low rental housing, Attached hcuses in groups of 2, 4 or mere, preserve
neerly all the advantages of the individual house as regnrds private front
door and gerden space, etc, and at the sane time afford ccnsiderable economies
in copital, maintenance and heeting costs, The grouping of houses also
cuts down the cost of utilities, enables a proporticn of the land to be
reserved for communal uses, and prcvides much greater opportunities for
positive architecturel treatment,

Nearly 211 the best low renteal housing in England, Holland
and the United States has been of this type and while there is an undoubted
prejudice against such housing in Western Canada, it 1s sug ested that the
attached house should be given an adequate triasl in any hcusing programme
which msy be initiated,

As regards the size of the houses, the bigpest demand will
be for the two and three-=bedroom house, but it is important that an adequate
variety of accommodaticn be prcvided in each housing estate. A recent

survey of the needs of some 4000 familivs listed with the Emergency Shelter
Administraticn showed the following room requirements:

1 bedroom 30%
2 bedrooms 45%
3 bedrooms 20%
4 bedrooms and over 5%

In practise, however, it would be wiser tc build somewhsa
averag® room requirements, since grester flexibility of accommodation is
thus obtained and the extra cost of - second or third bedrocm is small in
relation to the total cost of the house, The rise in the birthrate will
alsc bring an increase in family sizes.
Particular attenticn should be pald to the needs of old
people who, owing tc incressed longevity and to their low incomes, constitute
a growing proporticn of the fanily units requiring low rent hcusing, In
certain English municipal schemes ns meny as 30% of the dwelling units
have been set aside for old people.,

t in excess of
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THE IOCLATION OF HOUSING PROJECTS

fﬁ!.@_Clc.".rnnco
Many people wculd favo

ur a low rental hcus
they thought that the more dilapidated sections of the
razed and new dwellings ercetcg on the site,
Unfcrtunatbly, in the initinl stages of a housing progronmme,
this procedure is rerely possible €xcept on a limited scale, and it may be
noted that England had been building hcuses on a large seele for ten years
Or more before she seriously attempted to tackle slum clearanceg

If the existing shortage of houkes is tc be reduced ang
aceommodation found for the

se at present living in insanitn:y dwellings,
Some new building on vecant lohd must first take Place; There are rorecver,
in Vanccuver few sclid areas of slum which are suitalble for demoliticn and
redevelopment as n whole,

There are only tWo areas which can be elassified
suitable for ccmplete clearance: (2) the aren between M-in ~n¢ Dunlevy Streets
scuth of Hastings Street, centaining some 10 city blocks; and (b) abcut half

a dogen blocks in the Kitsilatio industrinl district vordering cn Seccnd A¥enue;
Both these ereas are more sui

: tohle for business or industrial uses than for
residentinl development and cannot therefore be regnrded ns possible rebuilding

ing programme if

a8 slum arens

The most sudtoble site for a lar
is the area bounded by Dunlevy, Hastinge
flats, This sitc is centrally located in relation to the dock area and the
downtown district; it is serveq by & fine park area immediately to the south,
and it is at present virtually uncontamihated by indugtrinl intrusicns,
Practically the houses in the arer are old and flimsy and none of them are
worth preservingi On the other hand, the district includes a large school
and 2 mumber of modern commihity buildings ready to serve the populaticn,

Immediate steps sHculd be taken by the City, firstly, to
preserve the area from indhstriai intrusion by rezoning it for residentinl use;

seccndly, to acquire by negotiation or appropriaticn the land which will be
needed for the project as cpportunity occurs, sc that when the time is ripe
for redevelopment,th

€ commnity will not be forced to pay exorbitant prices
for slum properties,

Land for Housing

In order to obtain the econcmies nmsociate
production and management, it is desirable that low rental housing projects
should be built in blocks of 100 units or mores Building on this seale will
alsc permit more imaginative planning of the site than the wasteful grideiron
pettern prevalent on this continent todey, and will eliminate much of the danger
of future neighbourhood “blight",

Large seale housing presupposes the cxistence of suitable arens
of vacent land which can readildy be assembled under cne ownership, Sporedic
develorment in the past has already rendered large sreas in the cuter districts
useless for such purposes and it 1s & diffioult matter even today to find
blocks of land suitable fo

r lew rentol housing within s reasonable distance
of the city centre. Future housing progress will be closely affected by the

policy,or lack of policy,of the municipalities with regard to undeveloped land
in the outer areas,

The owmership by the City of large blocks of tax sale land,
yielding no inccme, is usually regarded as a scurce cf weakness,

European experience shows however that the ownership of sube
stantiel blocks of land in the cutlying districts may be a very real advantage

to a eity through the opportunity it affords of cintrolling lend utiligation
and in providing cheep sites for low rent housing,

Since 1904 the land ecquisiticns of the City of Stockholm,
meinly for housing purposes, have amounted to over 20,000 acres, or five times
the area of the criginal eity, Stockholm hes been conspicucusly successful

in dealing with her housing and town Flanning problems and her far-sighted lemd
policy has undoubtedly contributed in ne smell degree to this success,

The difficulty of securing suitable are,s of land at = reasonable
price has been cne of the chief hindrances to housing progress in England,

_ wilse policy of acquiring cver 5,000
acres for its Wythenshawe scheme at agricultural prices, thus effecting an
estimated saving of $5,000,000 a8 ageinst the price it would have had to pey
if it had bcught the 1.nd Plecemeal as the necg AYOSe o

In America, owing to the relisnce of clties for their income
on the taxation of land values, n centrary policy has génerally been pursued,

ge scerle redevelopment Froject
and Raymur Streets and the F-lse Creck

d with large scale

city would be innediately
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MEvery piece of saleable land h:
~t the time that scme of the lang scld wculd be
rublic purposes, with the result that it has lrter elther been unobtainable
cr has had to be repurchased st a mueh enhanced figure,

The bulk of the Vanccuver City cwned land is
in scattered lots, The City heve wisely adopted the policy of reserving
frem sale those lots which mey be required at o later dete for parks or other
purposess It is understood also that where an owner wishes to build on a 1ot
which is not provided with eity services, the City enccurages the cwmer to
exchange his lot for a city lot which has the necessary services,
night well be carried o step further and it
is sugpgested that where the City already owns the bulk of the lots in o given
area, it take positive acticn to acquire the balance of the privately owned
lots in exchange for 1solated city lots in other secticns of the City, By
this means, sporadic developnent of the area would be prevented and compact
areas of land wculd be acquired which could be developed for low rental housing
or for other purpeses as the need arcse,

Even if these measures ar
hcusing projects will soon have tc

sites, This report is not the

28 been sold, oven when it nust heve been evident

required at a later date for

unfortunately

e taken, the sponsors of large secele
lcok beyond the city boundarics for suitable
place for a disquisiticn on loeal politics,

but regarded purely from the hcusing and townplenning point of Yi?w’ thore

are many argunents in favor of the amclgamation of cutlying municipalities with
the City,

If interemunicipal competiticn for taxsble values wos eliminateq,
new areas cculd be opened up in an orderly manner as, and only as, the growth
of populaticn required, 4 uniform standard of public utilities could be pro=

vided and large scnle publie housing planned cn a comprehensive metropclitan
basis,




=~

[ ¢

G

nrouge
Archiv

|

i 3
8 1

r"B
o N @

3y rPra g AN T A
CONMMT NITY PLANNI NG

Reference has already been made to the need for
zoning resulations, more particularly those
spacing of building, It is equally important that these
enacted, should be properly enforced., In too many instances recently, the City

. 52 3 . : . ' ' . j ) K e A s s
Council, acting on ’hf advice of its salaried officials, has overruled decisions
of the Town Planning Commission without edvancing any sound reasons for doing
so. Members of the Town Planning Commission ar appointed by the Council for
tbeir spec1?1 knowledge of townplanning and, if the Commission is to do cffec-
tive work, it must have the confidence of the Council, who should feel them-

selves bound by its decisions in all cases except thosc involving major matters
of "oivie policy,

revision of the City
governing housing densities and the

regulations, once

Ralal
il

Over end above this, the soning Appeal Board, by granting numerous re-
laxaetions of existing regulations, is gradually undermining the whole fubric of
the town plan, since if a relaxation is grante

to refuse it in another similar cese and a feeling of uncertainty is generated

amongst property owners throughout the whole area affected. Since 1940 over 90%
of all appeals pressed have been allowed,

Temoorary relaxations of building and zoning bylaws may admittedly be
necessary to mitigate the shortage of residential and commercial accommodation,
but it should be clearly understood that these rela

axations are not to be regarded
as permanent, while the powers of the Board to grant such exemptions should be
clearly defined and limited

o’
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There appear, in any case, to be good grounds
tution of the Appeal Board, since the appointment of members appears at presen
to be for life, and the decisions of the Board may well be out of line with
opinion, both in the City Council and the Town Planning Commission, without the
Council possessing any means of enforcing its will,

for revising the consti-

Other elcrents in the conmunity plan, in addition to the zoning bylaws, are
equally important in the development of a well housed

d community and close co-
operation between the Local Housing Authority and the Town Planning Authority
is essential.

The Location of Industry

Industrial congestion inevitably svells housing congestion, since the lower
paid worker must live within a reesonable distance of his
the maladjustment between homes and work places has reached crazy proportions,
the chief difficulty in rehousing the slum dweller is to find building sites
within a reasonable distance of his source of employment.

The location of industry has an important bearing on housing develepment

S

work. In London, where

The location of industry in or near the centre of the city is an
anachronism, a relic of a previous enoch when the sources of power and the
means of transportation were necessarily concentrated at a few points., With
the advent of electrie power and motor transportation, induétry has become
mobile and, except where it is dependant on water transportation or other
special conditions, can often move out with advantage to industrial sub-
centres, where it has adequate room for expansion and where the worker can
be well and cheaply housed in semi-rural conditions, The elimination of the
factory relieves the city centre of industrial treffic and the nuisances
associated with industry, and at the same time reduces the

number of workers
pouring in and out of the congested central sections of

the city each day.

It is not sufficient, however, to control the lecation of industry
through zoning regulations of a negative character, designed primarily to
exclude industry from residential areas. Positive action must be taken
through the provision of the necessary industrial facilities to ensure that
new industries are encouraged to locatec in suitably grouped sub~-centres in-
stead of sprawling sporadically over the countryside. Planning of this sort
should over-ride political subdivisions and it is hoped that when a metrono-
litan planning commission, composed of representatives of all the m
ties within the metropoliten area, is sot up,
to this important question.
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due consideration will be given

ted in one case, it is very difficult




Industrinl Encronchmen§

In spite of existing zoning bylaws, the th

¢ Oy 18WS ireat of industrial engyoachnent
. . 8 ¥ - -4 4
to those residential areas immediatelv borderine n industrial zones is seriousl:
!1f'f‘t-ct1:".g the ququ_ty of Upk ep and oc¢cupation of th dwellines : N 14 gty
g 3 3 : ; : : : ) :
since the policy of granting piecemeal changes in zonine classifications on th

appeal of interested property owners inevitablv sroduces a blighting effect on

neighbouring properties

Existing zonec boundaries should be carefully studied and amer

{ '|'.»'|-I"
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necessery, in such & manner as to produce clear dut lines of demarcation be-
tween industrial and residential zones. These boundaries should, wherever
possible, serve as screens between the two zone , by the interpolation of a

ommercial zone, by boulevarding, or by the creation of an actusl park area
(as, for example, to the North and South of the False Creek Flats) nce
these boundaries are fixed, property owners should be given clearly to under-

stand that no further piecemecal revisions will be made.

- It may be objected that by imposing these limitations on i
spread the growth of industry will be handicapped, but, as has already been
pointed out, once an industry has reached a certain size it is eminently de-

sirable that it should move out to a less congested area vhile for the smaller

(= Q¥ A
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shop industries there is ample room for expansion in existing industrial zones
provided steps are taken to make the land in these zones readily available tc
industry through clearance and grouping of non-industrial lots. Of the total
city area zoned for light industry, comprising 871 acres, no less than 50% is
vacant land, while 277 is occupied by dwellings or public buildings, I aving
only 23% in actual use for industrial or commercial purposes.

As soon as housing conditions permit, energetic steps should be taken
by the City to secure the demolition of all substandard housing in areas zoned
for industry. HArrangements might alse be made to move houses in such zones
which are still in good condition to vacant city owned lots in neighbouring
residential zomes. In this way, the double purpose would be served of removing

femilies from a highly undesireble environment and of opening up additional
gniy ’ ’
land for industrial development.

The Premature Subdivision of Land

ention has already been made of the scattered development of the
utlying areas of the City.

$40,000,000 or over 60% of the City's debenture debt, represents
expenditure on roads, sewers, sidewalks, water services, etc. Too much of
this expenditure has been incurred in servicing areas which were subdivided
in advance of need and in respect of which there was no certainty that the
value of the improvements would be sufficient to ensure the recovery by the
City of the cost of the services installed.

In "A Plen for the City of Vancouver" published in 1928, Harland
Bartholomew made the following statement: ™ Were it not for the probable
early development of a large city over this area, this tremendous spread
utility services would be quite unjustified and even now represents e

heavy charge upon a vast area as yet but sparsely developed."

of

Unfortunately the rapid development anticipated in this report
failed to materialize,

At October, 1938, lots owmed by the City, excluding those reserved
for public purposes or for lack of services, numbered 10,428, and of the:

no fewer than 7,524, or 72%, were serviced with roads and water. Many of
these lots were also ne doubt provided with sewers. In November, 1938, a
further 9284 lots reverted to the City making a total of 19,712 unreserved

lots on the City's hands, or sufficient to satisfy normel building require-
ments for at least 10 years in advence, without taking into account th:
still greater number of vacant privately owned lots which had been provided

with municipal services at the public expense.
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The burden of this unprofitable oxpenditure falls on the general
body of ratepayers, while at the same time the

value of their own holdings
1s depreciated by the premeture deve ‘

lopment of new residential areas.,
Thf situation i?- today, much mote favourable, the number of un-

reserved City lots having been reduced by the o 6441, but the

risk of wasteful development in the future rer

In England, the offer of streect dedications
municipality only after the insta
provements by, and at the expense

is accepted by the
lletion of certain statutory

street im-
of, the subdivider and after the erection
of houses on the adjoining land has virtually assured the recovery of
additional expenditures by the municipelity. The same practice has been
edoptsd in Cincinnati with excellent results and its sprlication to this
city appears worthy of consideration. So long as the iuniéipnlitias ere
uhder an implied obligation to provide services to owners wishing to sub-
divide their land, there will elways be the danger that when & building
boom develops the pressure brought

to bear to open up new areas for thc
benefit of land speculators will force the authorities into providing a
fresh crop of superfluous roads and other services,

The control of development in the outer municipalities is even
more importantysince growth in these srecas is now twice as rapid es within
the City itself. Excessive "sprawl" on the outer fringe of =
only wasteful in terms of municipal services; it is equally det
from many other points of view. Open, unspoilt country is
and further from the city centre, large

- CA

arees of land arc irretrievably
spoiled for orderly residentianl development at a later date, and with new
arces constantly being opened up, the life of the

(o
i1s correspondingly shortened.

The preparation of a co-ordinated plan of development foor the
whole metropolitan area, which would introduce some order into our present
olanless development, is a vital requirement for the future well-being of

the City.

Parks

Half the benefits of good housing are lost if
with proper provision for local parks and it may b

of low park acreage and high delinquency retes
City is very high, irrespcctive of the quality

1t is not associated

© noted that the correlation
in different districts of the

of the housing itself

-

0.

There is a very serious lack of play parks in the densely populated
central districts where they arc most neecded. The West End, Fairview,
Grandview and Mount Pleasant all require additional
already a difficult mattor to find suitable park 3
as the city grows and land values rise, this difficulty will increase.
Bvery effort should therefore be made to securc the necessary sites with
a minimum of delay,

park areas. It is
sites in these arees:

A Metropolitan Planning Commission

As has alreedy been noted, Greator V.ncouver is a single social and
economic unit and it is poor planning to prepare a townplan for one section
of its territory without rsference to the development of the
The City proper comprises less than one-fifth of the whole
area and growth in the outer areas is twice as

other sections.
metropolitan
rapid as at the centre.

Development in the outlying districts vi

of the City itself, not least in respect of suburben housing, and it is n
matter of urgency that a Metropolitan Planning Commission be set up to
prepare a magter Plan for the whole region, which would tie in the plans of
all the municipalitics and encourage planning measures in those districts
whore no cffective plan at present exists.

tally affocts the wellbeing

g




The Province has a direct intepr:
of municipal cctivitios and might well tal- the lead in get
mission, representative of th various municipaliti d
fied planning expert,

LIl Secur: g cl

£ Up o com=
sorved by a quali-

A HOUSING PROGRA IR

Progress since the
has been extreme not gle
limited dividend had been launched in the whole of Canada. A
number of insurcnce company projects are in the plons stage, but
unlikely in the extreme that any of them will come within the low or even
low=medium rental class, In Vancouver, Housing Enterprisos Itdies,: a
dividend subsidiary of the insursnce companies, :
500 two storey apartment or terrace

on serviced land. No rents have yet

war in the construction of lew renta
ly disapnoihting. Up to the
project
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end of 1945, n

limited
» is planning to build some
units this summer in

been announced,

scattered groups

One or two cooperative hou
but owing to finencial obstacles,

Wartime Housing Ltd., has alone provided any substantial volume of 1ow-

medium rental housing and even this housing is beyond the means of a large
pProportion of the ropulation,

Sing projects are unde

°r consideration,
they are still some ray from fulfilkiont,

This lack of progress can only be
of building materials ang labor.
Government for its fajlure to
legisloation subsidisin
Authorities,

ascribed in part to the shartage
The chief blame must

evolve a worka
g the building of low

" n

fall on the Dominion
ble housing policy or to p:

AS S

rental housing by locel Housing

-

and material

It is not suggested that the present time of labhor
shortages is a suitable one for the immediate launching of g large scale low
rental housing programme, but between the presentation of a new housing bill
to Parliament and its realization in terms of houses, a considerable period,
probably at least two years, must necessarily elapse, and even then this
legislation will only bear t

exists to carry its provisi

fruit, if the approori.
ons into effoct,

local organization

At present no

such organization exists; nor can one be created until
the Government passes the necessary enabling Legislation. &
tion will, moreover, require a little time to gain ex
of administration and it is emminently desirab]c that
be gained through operation on = 1i
embarking on full scale

Such an organiza-
in.a new field

mited scale in the fi

place before
operations,

The present boom conditions arising out of commodity scarcities will
not continue indefinitely and the nation may well find itself qu
in a period of underemployment with no clearly defined housing plen, which
can be rapidly extonded to take c i

4p some of the unemplovment sln
local organization +o carry it out when it i
books.

S fiinally placed on

Let us ponder the words of Nath

an Straus,
"If business is good and th

© country prosperous, we shall be told

that it is not the right time for the government to launch a programme of
publiec housing, since increasing prosperity mekes it probable that before
long everyonc will be eble to afford a comfortable home....... If busincss

is bad and the country is in a depression, slum omners will point to vacancies
in slum areas, which always increase in times of depression because of the
doubling up of poor families, and urge that condition as a reason for delaying
the launching of o public housing Progremme. Like the farmer'’ leeky roofe--
in reiny woather heo can't get up to fix i1t, and when the sun comes out it

Just isn't worth while,"

o
L™ J

Failing cerly action by the Dominion Governm
City Council approach the Provincial Government with the ob
a Dominion Government loan guarantecd by the Province

for the Setting up of a
local housing euthority. Arrangements can then be made between the
and the Hunicipality for Apportioning the costs of a mode at
Dominion participetion.

ent,it is suggested that the

g . RO
Ject of obtaining

Province

L.
f
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Even though this initial S only on o
an important step forward would ve been taken
be created and the necessa

V
. .
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very limited sca
» Since an organization w
n

(3'

le,
ould

programme ws
+ o

-
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.Ve€ experience gained, in reoadines
for an extension of operations when further Dominion assistance became
aveileble,

In the meantime, every effort must boe mede to seecure the provision
of additional housing for Vancouver by TMartime Housing Limited as a temporary
stop=-gop pending the setting up of a local housing au hority,

Conclusion

The existence of bad housing conditions in Vancouver is fully established,
The excessive cost to the conmunity of permitting such conditions h en
proved beyond question, The nation possesses t
the launching of » low rental housing programme
these conditions at o very moderate
but which will also increase the nat
during the leaner ysears

ol

he resources necessary for

» Which will not only improve
cost to the community in terms of taxes,
silo

nal wealth by providing employment

5

to come,

What is delaying action?

Two things only; ignorance and epathy,

Al

Once the genera public are fully apprised of the facts, not the
opposition of a few selfish interests, nor the apathy of those entrusted
with the duty of teking a decision on the
In Fngland and other European count
ally killed al1 opposition and lit
to teke action. The United States
increasing vigour,

mno

matter, will count for very much.
ries, an indignant public opinion effectu-
°rally forced the government of the day

are now attacking the problem with
Canada will not lag: bohind indefi

nit‘.:l'{.

The key to the situation is education. The facts must be kept
constantly before the public and the question ventilated in season
of season. The texpayer in particular has n s

. special interest in seeing
housing conditions improved, and he must be made fully aware of where his
true interests lie. To this en the V !

R ale) Rt » 115 »
1C ch vancouver =10US 1n¢

Association asks for

»
the active support of all community
individual.
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SULKARY OF CONCLUSIONS

Even before the war there was an neute shortage of
4
4

showed that nony fanmilies

anc

house=to=house surveys
deplorable conditions

With = population increase of 70,000 little ncw liousing, the cone
NS N ] - | . ] L] i .

ditions under which thousands of fanilies are living today, in partie
cular those of the rélbrncd zoldier, is g public disgrece,

were living in

v

Nunerous studics in cther coun
between bag housing cn the

trics hav establick
€ one hand .1é il1 health and erine
other, General and infant mortelity rates
delingueney, ¢iCeyy ere nlways
the housing in eueh cistrict,
is normally ACCOMm;

rates,

ocn the
tuberculosis, juvonile

closely correlated with th quelity of
Removel of slur Cwellers to
y 'T".Ik(,t_ i"'-'i-I'OVLT’.--.".t i:_ }--L lt,

new housing
aniec nnd de linqueney

Detediled arelyses of slun arces have shown conclusively that, apert
eltogether from the rdsery and discontent fostered by slurs, the
dollar cost of pedntaining o slum in terns of herlth, policc, fire
protection and other services is far greator than the cost of tearing
down the houses and rekousing the occupants in deecent accomnocation,

The health rnd lodging housec bylnws covering the use of existing
buildings should be revised, strengthoned anc ccnsolldeoted into n
eingle code nnd eertain defects in the zoning bylaws renoved; but bylew
contrel clome will not prevent the furthor deterioration of housing
conditicns,

The present housing crisis ir not simply the outcome of war conditions
which will right thomselves in ecurse of time, Bad h using is a deep
rocted soeisl problenm originating in the fundamentnl fact thet
essisted private enterprise never has, rnd never cen under

conditions, build heuses to rent vithin the neans of the lower inecne
é;ruUL)s v

U}

existing

The earrying chorges (including toxos, neintenance, cte,) on a niniiun
type house, built by private enterprisc for érle, will todey seldom be
less then $3% a nonth, Even limitec¢ dividend corporations, cperating
with 3% money, eannct build houscs tc rent at rueh under 230 a month,

In 1941, 63% of all Vanccuver wage earner heads of families were earning
less then 31500 - yeers Allowing the ecccepted proporticn of cne=fifth
of income for rent, the top linit of rent which this group can afford

is ¥25 o month and none of ther. oré in = positicn to buy their own

home, Nearly oncethird of all renting fenilies e~rmeq less than $1000
8 yecr anc had en aversge rent Prying eapacity of under 10 n nenth,
In short, tc rchcuse thosc families who nre at present badly housed,
the real need ie for houses renting between ;10 and 520 a nenth,
Experiencc has shown that the grocu-1 filtering up of fenilios from
pcorer tc better housing offers no adequate sclutién of the prcblen,
sinee the strictly limited market for new houses beccmes sntursted long
beforo the ineffective demand of the lower income groups has been
enticfied, There is no prospect of lower building coste bridging the
wide gap between rents and cepacity to pey, Scrme forn of subsicdy 1s
therefore nccessary,

The principle of public housing has been fully seceptcd both in England
ancd the United States snc substantiel subsidies sre pald by the central
end loesl governments of these countries to public hcusing cuthcrities
for the building of low=rentnl houses,

English loerl muthcritios built OVEr one millicn low=rentel hcuses (at
¥5400 to 315,00 a month) betwecn the twc wars and the latest amcrican
hcusing bill provices for the building of 500,000 low=-rontel units
during the next fcur years., The average rent of dwellings built under
the United States Ecusing Act is under wl3 ~ month,

Existing Canadian housing legislaticn is entircly ir
provisicn is made in the Naticnel Housing det of 19
of leoal hcusing eutheritics set up

1edequste, No
4 for the fiI:'.nCin{;
by municipalitics and nc subsidies

housing in Vaneouver

€d o close relationship
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i ﬂf/are Provided by the Dominicn Government to bring
@ Oof those who are poerly housed,

y While insurance companies and limiteq dividend eo
cgeneies gelected by the Government for its ke
moke velusnble contributicns to hcusing in thei
they offer 1ittle OF N prospect under existi
roolly low=rental hcusing,
Cooperative housing, under

rente within the means

rporations, the

using PTrogramme, can

I respective spheres,

ng legislaticn of providing
adequate Supervision, has nany advantages

for the tonﬁnt-shtrehclder of mederate ineome and sh;ula'rQCeivc

equal government assistance with other Approved housing agencies,

The provisions centained in Part 1 of tho 4dct for assistance tc proge

pe?tlve hcme-?wncrs in the purechs e are scundly coneceived
anc adequate in scope,

2S¢ of their hcnes

9« The nost suitoble type of organizaticn to builg subsidized low-rental
housing is o serdi=nutononous loeal hcusing “uthority set up by cne or
HCre municipelities under the auspices of the province and organized,
preferably, cn » metropeliton basis, This type cf orgnnization heg
worked very cffectively in the United States where over 600 ruthorities
are now in existcnee,

In the naticnel field of ﬁdministratiun,
Plenning netivities should
minister,

2ll housing and ccrmunity

be ccncentrated in the hands of 1 single

10s Loesl housing authoritics would be finanecd by Fecernl loans up to
90% of the velue of the projeet, while the municipality or provinece
would provide the balance of enpital required, Subsidies wculd be
paid by the federel government cn the ccnditiin that & proporticnate
centributicn was made either by the municipality cr the province,
Tc bring rents dowm below 320 n menth, a subsicy of arcund 210 ver
unit por month would be requirec initiclly, If the city were required
to provide 25% of the subsidy, the cost of ga programme of 5000 houses
weuld be «150,000 = year, nmounting.to about o/ of a mill on g total
net tex rate of 50,4 mills, Tex rcvenuc woulc, on the other hand, be
inereased by sone w400,000 « year, The coust of the Dominion subsidy
on a netion-wide programme of equivalent scale (140,000 units) would
be approximately cne dollar +er head per snnum,

11, On a housing standard of cne family, one self=ccntained dwelling,
there is o shertoge of over 20,000 hcuscs in the City of Vancouver
alohe, In order to eliminate this shortage snd to take care of normal
growth, some 3,500 houses e yegr will be required for the next 10
yearse 4t least one=third of this cutput should be low=rental housing

and a further thirg within the means of the mecdium incone group,

12, 411 secticns of the cormunity would benefit directly or indirectly
from a sustained building progrimme on this scale, Of rl11 forms of
rublic work, public subsidized housing is the most econoniic~l methed
of creating employment, One dollar Spent on roads or schools produces
directly on dollar's worth of industrinl activity,

One dellar spent
on housing subsidics would produce sbout forty dollar's worth of new
construeticn,

If rente nre brought low enough to house those

families, who cannot affcrd new houses built

public h.uging programme will not enter intc
building sna will, on the
buil cing,

families, anc cnly these
by privete enterprise, a
competiticn with private
centrary, inerease the totel velune of

13. In Vancouver the individual housc and grrden is the most suitsble .....I
type of dwelling for the najority of families, Grouping of houses in
blocks of two tc six units will, however, achiove important building l..
and operating econcnics and relense lend for conmianity scrvices,
Large seale, long torn operations will result in effective community .....I
pPlanning snd reduced costs,

14, Slums cannct be denclished until ade ..... l
for the slum dwellers displaced, .....I

quatc accommodaticn is provided
Building on low cost vacant langd in
{J




the ocuter ereas must thereforc
When the impe iste shortaege has
naticn anc closure, mgt b

aree enst cof Dunlevy Strce
developed ag

be the first step in o housing PTogramne,
been Ret, n vigorous Poliey of condome
¢ undertaken, Certain £reas, notably the

¥, shoula be acquired by the City and rge
a ?-‘holg o The C ity

and Cutlying municipalitics should,
wherover POssible, reserve Suitablo erens of undeveloned lanéd for
large seale hcusing projects,

1% The locgtion of new industry sheuld be given Fesitive direction,
Since work Flaces are the detcrnining factor in housing olicy ang
large concentraticns of industry inevitnlly spell housing ccngesticon,
Industrial iotrusion. into ncighhcurins resicdentinl arcas should be
curbec
More c}fectivo contrel should e Cxereiscd over the
rosicdentinl aroas,

Greater provisicy of parks and play arens is requirec
Tresidentinl &reag,

Steps shoule bo tzken te sot, Up a metroyolitan
Prepere a nastep #lan for

the Greater v-,
164 While the present tire of material and labour
Pitious for the launching of , lerge seple 1o
prograrmme, imnediate steps should be taken t¢

the necessory enabling legislaticn anc
euthority with

developuent of new
in the inner

Planning cemmissicn to
ncouver arce,

shortages is not pPro=
Werental hausing

secure trne passage of

the Setting up of r local hougin
POWer tc carry out an exierinental Programme, which
cculd be repicly expendec when business retivity b

egins to slacken,
¢, with scme 1100 hcuses under ¢onstiruction op
cempleted in the City of Vanccuver, at rents renging from w2 to 230
is the only ageney whieh is Reeting the despersnts need of the roturncd
soldier for noderate rental heusing, Ungil 2 loeal housing euthcrity
is created, the buildin

8 Programme cf thie &gency should bhe centinuea
and expanded,

17« Two fretcrs alcne are deleyin

LE housing acticns ignorance anc apathy,
Only the pressurc of gn arcused anc informed Fublie opinion will
induce federal and loenl governments to assune their full reeponsibilitice
in meeting the housing probler,
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HOUSING BIBLIOGHAPHY
Books:
The Seven Myths of Housing - lathan Straus, 1944,

Easily the best recent statement of the Amerie
public housing programme,

Alfred A, Knopf, 313 pp.
an ease for a

Americen Housing - Problems and Prospects, 1944.

A searching anelysis of the defects of Americen organisation for
building, with recommendations for modernising the industry's
structure and finance.

Rebuilding Britain - A Twenty Year Plean, 1945,
An excellent survey of Britaina! housing achievements and plans,

Housing and the State - lMarian Bowley, 1945, George Allen and Unwin. 283 pp.
4 history of English public housing policy from 1919 to 1944.

Modern Housing - Catherine Bauer, 1934. Houghton Mifflin uo. 330 PP.
Still the most comprehensive and authoritative history of
public housing in the European field.

Urban Blight and Slums - M. L, Walker et al., 1936. 425 pp.

&n enalysis of the problem of rehabilitating blighted urban
areas.

4 Million Homes a Year -~ Dorothy Kosenman, 1945, Harccurt Brace & Co. 333 PPe
Contains a detailed analysis of the factors effecting housing
costs and preduction with special reference to private building.

The Culture of Cities - Lewis Mumford, 1938. Harcourt Brace & Co. 586 pp.

A finely written and inspiring study of man in relation to his
urban environment.

The City is the People - Henry S. Churchill, 1945. Reynel and Hitehwood.
A veluable study of urban plenning problems.,

Reports and Pamphlets:

Housing and Community Planning - Keport of the Advisory Committee on
Reconstruction, 1944. Kings Printer, Ottawa, 339 pp.
This report, known as the Curtis report, contains an exhaustive
survey of Canadian housing requirements together with recommendations
for legislative and administrative sction. The most authoritative
report on housing yet published in Cenade.

Housing for the Unitec States after the War - National Association
of Housing Officiels, 1313 East 60th St., Chicago, 1944. 65 PP.
Ln euthoritative end well presented statement on post-war
housing policies.

The General Housing Bill - S 1592 (introduced Nov. 1945) U. S. Government
Printing Office, Washington,

The legislative fremework for American postewar housing polioy.

A Citizen's Guide to Public Housing - Catherine Bauer,.1940. Vasser College.
90 pp.

A clear and concise summary of the problems of slum clearance in
the light of U.S,H.A., experience.

Slums and Blighted Areas in the United Sta,es - E. E.Vood, 1939,
U, S, Housing Authority. 126 pp.

4 survey of American housing conditions and their effects on
human welfare.

Housing Conditions in Toronto - Report of the Lt., Governor's Committee,
1934. 142 pp.
Commonly referred to =s the Bruce report.

Twentieth Century Fund. 466 pp.

Sir Ernest Simon, Gollancz,256 pp.
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A Report on Housing and Slum Clearsnce for Montreal = By a joint Committee
of the Board of Trade and the City Improvement Committee, 1935, 44 PPe

4 Place to Live ~ Hazen Slse, 1945. Canadian Affairs Vol, 2y Noe 7¢ 19 ppe

A well written little pamphlet stating the housing problem in simple
tems.

Vancouver Housing Atlas = Department of Trade and Commerce, Ottawa, 1944,

in analysis of rents, incomes, accommodation, etc, based on census
Surveys,

Housing - Department of Pensions and Health, Ottawa, 1938, 30 pp.

L review of the need for better housing in Canada, with special
emphasis on the health aspect,

Notes

The Nationel Association of Housing Officials, 1313 East 60th St., Chieago,
publieh periodicel reports and pamphlets of great interest,

The Housing Centre, 13 Suffolk St., London (England), issue = nonthly
bulletin containing lists of the latest English housing publications,
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