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_ABSTRACT 3 O
: The present study is coocerned w1 h the effects of re-
1ocaf1on on househo]ds and buSInesses dlsplaced from the1r |

A

| ' -
prem1ses as a resu]t oﬁxa pub]1c urban renewal project. Relocation,

’part1cu1ar1y res1dent1a1 relocat1on,,can be seen as a lega] and

moral respons1b1]1ty of society and therefore must be undertaken
in an- order]y and systematxc manner within the planning process

in an attempt to m1n1m1ze the d1srupt1on to lives and bus1nesses

An interview survey was conducted'among those,residenté”

and businessmen'who were're]ocated as'a result of the Downtown

-Redeve]opment Proaect in the C1f& of LethbrIdge It ‘Was found that

a]though benef1ts were der1ved by some, many” re]ocatees, part1cu1ar]y

the e]der]y, low income segment of the popu]at1on, endured hardsh1ps

The consequences of bus1ness re]ocat1on on the other hand, were

igenera]ly'favorable. Although many of the managers and owners of

business operat1ons d1sapproved of the manner in whlch re]ocat1on

Pl

was undertaken, the program was a b1essing in d1sgu1se
’ e

Nh11e both costs and beneftts were exper1enced by the house-"

ho]ds and the commerc1a1 outlets in re]ocat1on many of the

"difflcultles encountered were the result of 1ne?f1c1ent and in-

effective direction in the plann1ng process The theme of the study,

‘then, is the fa11ure of the: planning process in Lethbr1dge, to

formulate and' implement apcomprehenstve re]ocatlon program.

Py
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INTRODUCTION

 The present study 1§ concerned with the effects of re-
loc;tion on hohseho]ds and businesses displaced from their premises
as a result of a bublicﬂUrban redeve]opmént broject. Relocation
common 1y receives too 1ittle attention in urban redevelopment, and
yet the displaced popu]ation'is vitally affected. lRe]ocation can
disrupt not only a family home or a business but\2554§6c1a1 and
emotionalgiies which develoﬂ because of close association with
people, places and things within a néighborhood. The behavior of
,~iﬁdiv1duals thrives within the framework of neighbdrhood
associatfons,ﬁnd as a resu]t'consti?utes a ]ifesty]e: The commitment’
to  such an~envirdnment pyvthosé who exist within it can be strong ;
| andrthoserﬁh; are forced to ré]inquiSh their lifestyles because of

relocation may suffer hardships.

) Prob]ems\of Residential Ré]dcation

| The nature of relocation programs. inva}iably implies
'difficuItfés, ‘Conflict arises as a result of demands and available
resources, an example- of whiéh,iS-discuSseg.by Meltzer: ™

) .

° |

.«.In the final analysis, any relocation plan is
.- dependent upon an‘available supply of housing, both
‘public and private. To.recognize the fact that re-
. location must inevitably accelerate competition for .
_.an,qlrgadywjpgdiqyate’supply‘of housing, particularly

*

T
t



for hoysing at levéls that the bulk of relocatees

can afford and then to proceed with“the relocation

of familjes without providing for meeting this need,
- is to fly in.the face of reason and realityl.

Giveﬁ}these conflicts, theifonnu]ation of comprehensive plans
which attempt to agsure suéceséfﬁl relocation is imperatj#e.

| A recent study;,felating to economic and social achieve-
ment in'hrban.PEnewal; jndicated'thezincompatibi]ity'between
économic ahdISGEial 301ufions. This étUdy of over 70 renewal
‘\brojects inﬁéé‘American cities, réVealéd that they were very
sUccéssfu]‘in,strengthening the economies bf the cities, improving
~ their cbmpétitive positions, and gdding to their’%ax basész. On

<" the qthér hénd, tHe programs were relgtive]y ineffective in‘dealing
wifh'the’major'sdtiaj problems of inadequate low income housing .

add residential blight in low income heighborhoods3. In Canada;

,‘} J. Me]tzer, "Re]ocat1on ‘of Families D1sp1aced in Urban Redevelop-

ment:Experience in Chica o," in Urban Redevelopment:Problems arid
-~ Practices, C. Woodbury, ?ed) Chicago:University of Chicago Press,
" 1953, p. 452. ' ,

From a f1sca1 standp01nt slums are burdens on a city's tax base.
See C. Woodbury, Urban Redevelopment:Problems and Pract1ces,
Chicago: University of Ch1cago Press, 1953, Chapter 1.

“Urban Redevelopment, A Social Failure," in Urban Research News,
Vol. 99 No. ]4 May 5, 1975, p. ].V




Pickett found that,

although most cities have relocated between 20 and

40 percent of families displaced, far too many -have
moved to unknown locations. In too many cities we
have no idea whether the present housing circumstances
of displaced families are better than those from which
they were forced to move4. : '

Costs are frequently incurred by those forced to re]ocates.
wébster's dictionény defines cost-.as "the loss or pena]ty~incurred'

inugaining'sunething."6 Applied to residential re]ocatfon, this

~definition would be considéred applicable because people move

from decayed housing,intd‘dwe]]ings.of good condition at considerable

expense. Relocation may sometimes impose hardships while offering

’ 1itt1é Or no substantial gain. For example, people experience the

disruption of neighborhood ties, increased réhts; and moving

o expenses yet do not benefit from improvements in housing conditions

which is a theoretical objéctive of re]ocat&on.

4 S. Pickett, "An Appraisal of the Urban Renewal Program in Canada,"

in Canadian Housing:A Reader, K.S. Seyegh, (ed), Waterloo:Univ-
ersity of Waterloo, 1972, p. 211.

See H. Gans, Urban Villagers, New York:Glencoe Press, 1962.

H. Gans, "The Human Implications of Current Redevelopment in
Relocation Planning," Journal of the American Institute of

Planners, Vol. 25, February 1959, pp. 15-25.

C. Hartman, "The Housing of Relocated Families," Journal of the .
American Institute of Planners, Vol. 30, November 1964, pp. 266-286.
H.W. Reynolds, Jr., "Population Displacement in Urban Renewal,"
American_Journal of Economics and Sociology, Vol. 22, January

1963, pp. 113-128. R

Webster's Dictionary, Markham:Simon and Schuster of Canada
Limited, p. 87. .
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Costs may be physical or emotional and vary fn {hpensity

-with an individual's personality, economic situation and social

comm1tment to a ne}gnborhood For’example, the costs of mOving
to a new 1ocat1on for both residents and bus1nesses, can be
measured in = tangible," economic terms, An 1ntang1b]e cost of
re}ocation is more diffioult to determine. It may involve the
emotional strain of an e]éerly pérson who,has been evfcted from

his home which is located in an area where he has lived for most

ofahis 1ife and where many of his a

vities and acquaintances -

6§)]-

L.

are ]ocated
-The lack of substant1a1 support for the social concerns

in redeve]opment programs in Canada, however, has not been common

' pnactiCe. While the first‘generafion of urban renewai programs

ended‘in»the ]ate_1960‘s and has since been extensively criticized

‘because of its widespread use of 'bulldozer techniques,' the social |
needs of those forced to reltocate because of renewal projects had not

‘been forgotten: .

The task of finding alternative accommodation for

the displaced, informing people of their legal rights,
ensuring that no. unwarranted distress is caused, and
maintaining good public relations for the whole project
needs to be assumed7 . g,

e

Vancouver Redevelopment Study, Vancouver City of Vancouver
Planning Department For The Hous1ng Research Committee, 1957,

p. 7.
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To achieve a successful rehousing program for the displaced
vpopulations in urban renewal, other problems needed to be'over-

~ come:

The city must face the ob11gat1on of finding for a]]
families, accommodation that would be decent, safe

and sanitary. Under“present. rental rates, however,
this task would be difficult. Additional low cost -
hous1ng must be provided within the c1ty 1f redevetop-
ment is 901ng to be a continuous process®

Additignal low ineomeehousiﬁe was provided ddringvthe
1960's, but as‘indieAted by the Hellyer Task Force Report in
1968, public housihg was not a solution". A]though'en“immediate
solution had not been found, the evolution.of reneWa] policy
had generateq an awareness of the housfng problems and the needs

of those forced to relocate.

P Prob]ems of Business Relocation

Redevelopment is frequent]y viewed as an economic venture.

. 8 W. Gerson, An Urban Renewa] Study For The City of Nlnn1peg, The
‘ - CPR- Notre Area, Winnipeg:Planning Research Centre and School of
Archetecture, Un1vers1ty of Manitoba, 1957, p. 53.

D.G. Bettlson The Politics of Canadian Urban Development,
Published For The Human Resources Council of Alberta. tdmonton:
University of Alberta zgﬁgﬁ, 1975,.pp. 204-220. . :
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Public officia]s wiew the problem of decayed areas as .one 0f up-
grading‘ .Lands‘designated for redeve]opment are cleared to.attow
new construction to proceeg and the value of the property 1s
~.1ncreased as the land is converted to its: "h1ghest and best’ use
As a_result of this shift in land use,~the°c1ty may benef1t'from
an increased tax base and the e]imination of slums'C.

Bus1ness relocation is seen in a dwfferent perSpect1ve by
'bus1nessmen The sma]] bus1nessman who operates in deterlorated
_ areas because rents are 1ow can exper1ence extreme d1ff1cu]t1es in
relocat1on Costs of re]ocat1ng, loss of a productlve sa]es area
and the psychologlcal costs of starting a business operatlon anew
may cause some bu51nesses to c]ose out. | |

The effects of bus1ness re]ocat1on may vary cons1derab1y
depending on the type and stab111ty of the bus1ness operat1ons |
involved and the assistance'g{ven in relocatiqn. .In Canada;“*
7 however, bus iness relocation does not demandithe,smne type of concern=
1'as that of residential relocation. The effects of business re-
Tocation have not been well documented and 1ittle provision in the
urban renewa] 1eg1s]at1on has been devoted to this issue. In
A]berta, under the A]berta_Hous1ng Act, neither the provtncia]tnor
~ the municipa] governments are‘]egally bound to assist, financia11y

or otherwise, businesses that have been forced to relocate because

R.H. Ratcliff, Urban Land Economics. " New York:McGraw-Hill,

949, pp. W20




of public projects. If the problems of bus1ness re]ocatlon
become too burdensome, however, and cause an excessive number
of commerc1a] entérpr1ses to close out a re-evaluation of the

type of ass1stance given to bus1ness,relocation will be essential..
'PURPOSE OF THE STUDY

‘ Hardsh1ps are an inevitable resu]t of re]ocat1on and it 7
- is the respons1b111ty of pub]lc off1c1a]s to plan eff1c1ent and
effect1ve programs to minimize the. costs involved. The present
study attempts to analyze thE—consequencesfof residential and
bus1ness re]ocat1on vTheeobjeCtives'of the study are to“
1. d&scrlbe the spat1a1 pattern of res1dent1a1
. | and commercial relocation;
2. vdescribe the financial, social and emotional
fcosts incurred by the househo]ds and bus1nesses
involved 1n re]ocat1on, and 3
= | :‘u. '3. 'descr1be the extent,to wh1ch‘re1ocatees have p
| I “adjusted to their present environments.
The study also exam1nes the process of re]ocatlon, its
obJect1ves and the means to achieve successfu] relocation.: The}
effects of re]ocatlon are dependent upon the program estab]1shed

pr1or to ev1ct10n and the planning procedures used to ach1eve their

)‘“ S
~

o object1ves S ‘ v
Questlonna1re ana1y51s was' used to determine the effects

of re]ocat1on on those bus1nessmen and households forced from their



?premises This methodeas used to determine the‘econ ic, spatial,

_socia].and emot1ona1 effects of relocatton

Vo
Re]ocatlon as part of the p]anning process has ehcountered

' ’d1ff1cu1t1es Some of the prob]ems can be seen as externa} to

the p1ann1ng process such as the 1ncreased rents incurred 1n

‘ re]ocat1on., Others, such as’ the 1nformat1on f]ow between ﬁhe

2

qe]ocatees ‘and pub11c off1c1als are essent1a1 ‘to the p]ann1ng -

‘ process. The task of the p]ann1ng process then, 1s to prov1de

a statement of obJectlves wh1ch wou]d attempt to foresee as many-
of the difficulties 1n re]ocatfon as poss1b1e Moreover, a re-

]ocat1on plan must be flexible enough to hﬂlow for prob]ems whlch

may arlse at a later stage of the scheme The present study__v__ﬁ,___‘_;,,,

'attempts to evaluate the effects of re]ocat1on 1n 11ght of - the

planning strategy usedgjn the City of Lethbr1dge.
BACKGROUND TO THE PROBLEM

" The City of Lethbridge had considered the possibility of

revitalizing the CEDWor several years, and redeve]opment was

choSen as the means of achieving this objective The'project was

'JnltIated in 1972 when city officials ent1ced woodwards Stores

Limited and the Prov1nc1a] Government to deve]op a major sect1on of

-the downtown area (See F1gure;] 1) The proposed deve]opment,

- Lethbr1dge Centre, includes a reglonal shopp1ng centre, an off1ce

touer and apartment bul]dlngs (See.P]ate 1.1)

¢
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Plate 1.1 The Lethbridge Centre Project -
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The proposed s1te of Lethbridge Centre had prev1ously
been the subJect of an urban renewa] study under the terms of
»,the National Hous1ng Act A report was produced in 1966 but "
~little action occurred other than.to accept several recommendations.
. for a]terations to the zoning by—]aw\ It.did howeve;;’initiate(
concern over the prob]ems of the CBD. ~
In 1372 Noodwards Stores L1m1ted indicated 1nterest .
:1n develop1ng a major commerc1a1 outlet in the c1ty and requested
‘, a. downtown ]ocat1on wh1ch cou]d be purchased at a set price per
‘acre - At the same t1me, the city was ab]e to interest the
.prov1nc1a] government to purchase land adJacent to the area
de51gnated for’ the Woddwards deve]opment for the purpose. of
.construct1ng a prov1nc1a] office bu11d1ng In both cases the c1ty
f was. requested to acquire the land and 1n turn sell’ it to the part1es_"
v1nvo]ved However, the prob]em wh1ch had arlsen as a result of
the intended redeve]opment scheme was by what means cou]d ‘the c1ty
-‘undertake the purchases of the 1and i | h
'; - Under Sect1on 127 of the Mun1c1pal Government Act, a city
counc1] s ‘sources are lim1ted

A

"127 (1) A counc11 may vaulre 4ands or any 1nterest
“therein within or without the mun1c1pa11ty for any
:municwpal purpose11 B

"]]Statutes of the Government of A]berta The Municipal Government
Act, Edmonton L S Nah] Queen s Prlnter, 1968 p 474.
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It coU]d'nét‘be said, however, that the city was purchasing these lands
'fqr'"municipal purposes." Section 117 of the Piahning Act did
~provide the means by which the cityf;ould'prchaseliand for re-

® development: -

™17 (1) When a development scheme comes into force
the council may acquire by expropriation or otherwise
any lands or buildings the acquisition of which is
essential to the carrying out of the scheme, together
with lands =~ I -
(a) that are remnants of parcels, portions of which
are necessary for carrying out the scheme, or
(b) that may be injuriously affected by the scheme

~ (2) Where land™is acquired for the purposes of
a development scheme, the owner of the land has the
same right to compensation and therefore, as he would
have if the land were acquired for public purposes by
the municipality under the municipal Act by which it
- is governed.. = .- o L
(3) A cbuncil my dispose of any lands acquired
~ for the purpose of the development scheme without the -
- approval of the propriety electors, subject to any
building or other restr%ctions_that may be set out in
the development schemel2, :

For the Léthbridge schéme'fo be effective;it Qés neceﬁsary
to acqﬁire_the fight tb}thetiahds before their b]anned.use was
discovered. It wasvfé1t that the city's involvement could not be . -
'revéaled'énd'theréfbre_a‘local'reﬁl'estaté agent’was-hired to acquire
optiqhsvoﬁ the-]énds in question. For this pdrﬁose an»bption‘fund:

. [

12 Statutes of the Government of Alberta, The Planning Act,
Edmonton:L.S. Walj, Queen's Printer, 1968, p. 199.




the ]arge homes were converted - to room1ng hous

an overiapp1ng of res1dent1al and commerc1a] land uses

; 13
was set up under the control of the city's Land Sales Commi ttee.

~ While this was being done negotiations were already in progress

. with both Hoodwards Stores Limited and the Prov1ncia1 Government

for the proposed redeve]opment scheme which _Was 1ncorporated as
City By-Taw 30803,

The reasons for redeve]opment in the CBD were twofold:

to eliminate blighted areas and to rev1ta112e the downtown as a

business centre Movement of 1nner city res1dents to suburban

' ~areas had caused a change in the social ‘class of the inner city

ne1ghborhoods As bu1]d1ngs in the area deter}}rated with age,

es and suites 1n an
attempt by absentee landlords to profit from renta] hous1ng

(See P]ate 1.2) Apartments were also made ava1]ab1e through the

conversion .of commerc1a1 bu11d1ngs For examp]e, many off1ces

exper1enced vacancies as offlce space in the suburban areas i

became more appealing. Convers1on to reSIdent1a1 use provided

f1nanc1a] return. Expansion of commerc1a11y used bu11d1ngs 1nto

re51dent1a] suites and rooms was a]so preva]ent The - result was

B

]301dman River Regional P]ann1ng Commission,

Lethbr1dge Downtown
ve]opment Scheme By- laws, 3080 and 3258, thy of Lethbr1dge
Office Conso]1dat1on, »

October 1975
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Plate 1.2 The type-of housing which presently exists in
the area surrounding -the redevelopment, ~Similar
: structures were evident in redevelopment sjte.
, Conditions -varied considerably and conversion
to multiple dwelling units was prevalent.

no s
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Business premises situaté& in the'redevelopment site also
experienced deterioration. Incidences of physical and functional
blight were prevalent not only in the project site but in the down-
town area in genera]]4. According to the city, the CBD was failing
to maintain itself as an attractive commercial area. As a result,
it was losing its dominance as the major bﬂsiness section in the
community. In addition, the development of two regional shopping
‘-centres cbnstitﬁted a detrimental influence to the vitality of@

the CBD by providing consumers with attfactive and convenient
shopping alternatives.

u The objective of the General Plan for the c{ty of Lethbridge
was to maintain fhe CBD as the dominqqt commercial area of the cityls.
Redeve]opméntiwas impleménted to achieve this objectiVé. 5uccessfu1
projects of this nature haa:beehwéxperienced inga variety of'urban

~centres. In Halifax

“the city witnessed the planned redevelopment of several
blighted areas...and the-revitalization of the downtown
with construction of Scotia Square, an apartment, hotel,
office and retail complex in the centre of the business
complex16." S

. } : ’
]4 For further discussion concerning forms of commercial blight,
see J.L.B. Berry, "Commercial Structure and Commercial Blight",
- Departmentiof.Geography'Research Paper No. 85. University of °
Chicago Press, 1963. : ‘ . »

B ity of kethbridge, General Plan, 1963, 0ldman River Regional
Flanning Commission, Lethbridge, 1963. . :

18 yrbanism and Environment, 1974, Ottawa Federal Publications
. Service, 1974, p. 138. -
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"
In Lethbridge, redevelopment was'immediate]y evident
from a physfca1 appearance standpoint as'evidences by the many
Vr%novatlons of store fronts in hopes of attract1ng consumer traffic
from Lethbridge Centre (See Plate 1.3) Further rearrangement
of bosiness activities aro'yét to be éxperionced However,
expectat1ons of future activities in the downtown were viewed as
favorable by various public off1c1als but substantial ev1dence
to support this trend was not documented. It was assumed that
with the existing conditions which were evident in the city in
1972, redeve]opment would automatically revitalize the downtown..

Proper study in assessing the potent1a1 for redevelopment and

the effect of such development on'4'e commun1ty was not carried
out. P}anning procedure in the Lethbridge redevelopment project

~ can only be considered as undesirable.
DATA COLLECTION

The data used in analyzing re]ocation in the Lethbridge
Downtown Redevelopment Scheme were -obtained from questionnaires
odministered to as many of the former residents and businessmen
who could be traced after eviction. Tk research field work which
included the search for the relocatees had taken place two years
after eviction. Although different types of moving behavior
occurred as a result of the initial announcement of redeve]opment

oniy those households who were given off1c1a] eviction notfces were



Plate 1.3

The physical conditions of some businesses

in the CBD. Redevelopment created a new hope
for the CBD as many store fronts changed
substantially in hopes of attracting overflow
consumer traffic from Lethbridge Centre.

17
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contacted. It was assumed that those houSeho1ds which relocated
prior to the official evictioh.date were more able to adapt to
the situation and constituted no problem by relocating without
assistance. The residents who were"the-first to move into alternative’
accommodations may have pre-ehpted the ]imited_housing alternatives
available to the less adaptable groups. Hence, this situation may
have aggravated the latter groups problems in findingfsuitab]ey‘
~ relocation alternatives. dThe behavior‘of the adaptable househo]ds ‘
may have created an additional strain on an a]ready tight supp]y
of low 1ncome housing. The effect of re]ocat1on on this segment of
‘the population has not been documented nor has the affect of their
mov1ng behavior on the housing stock. Further research in this ereé
) is.necessaryvto provide a more complete analysis ofxthe conSeouences
of redeue]opment on ihdjvidual hou$eho1ds as wé]]’aS-the community
in general. | ‘ -

An analysis of the’consequences of relocation necessarily
involves a comparison of conditions, both physical and sociel, prior
to and after eviction. However deomographic characteristics
specific to the study ne1ghborhood pr1or to redeve]opment were
difficult to acquire. Census tracts did not provide information -
for the specific erea designated for the project nor did the City .
undertake a study concerning-the s?cial and bhysica] asoects of |
. individual households. The only informatjon available was the
results of a survey conducted by a‘University of Lethbridge Geography

class, in March 1973. Interviews for this survey were obtained from
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126 househo]ds and the tota] popu]ation covered by the survey was

-,

estimated at 183 men, women and chi]dren The data permitfed a
post-re]ocation compariSOn of similar information wtth many,of-the
same_respondents. A more detai]ed description of the analysis is
given in Chapter 4, but caution iS‘extended;to any interpretation,of
the data. The information may .not be entirely reiiab]e sihCe those *

.5who conducted the survey'were students. It is\also acknow]edged

that had a survey been conducted both prior to’ a'd after eViction
with the same households in both surveys, ;Km ye reliable comparison
of conditions would have been possible. -

The offiCial notice of eViction was distributed by the City
- to 90 househo]ds, 57 of whom were located and interViewed for the
present study. The remainder of the relocatees cou]d not be. traced
and their status remains unknown The procedure used in contaoting
the peop]e who wére evicted from the renewai site was carried out in
. two stages. FirSt, the names of the residents who lived in the
project site prior'to eviction were obtained in Henderson'supirectory
for the.years 1970-1973. This was done to identify those residerits
who were not transient residents of the neighborhood. Those names
which appeared in the directory each year were considered re]ative]y
stab]e‘members‘of the neighoorhood. Since Henderson's Directory
cannot be'c0nsidered entirely reliable, a‘second method of tracing

evicted households was necessary. The fi]es of Information Lethbridge

were availab]e for examination and this source identified those

&
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househoids and Businesses which were evicted'’.
The res1dent questionnaire was adm1n1stered to any adu]t
member of the household. The business quest1onna1re was g1ven to

owners and managers of re]ocated bus1nesses Both quest1onna1res

lnc]uded a series of 11m1ted ch01ce and open end Questions. (See

b

Append1x Ay B).

Questions in the resident questionnaire were designed to

.elic1t>responses‘pertainfng tofthe relocation process,as well as

background information on age, occupation and income. The quest1ons

focused' on such’ prob]ems as the d1ff1cu1ty households encountered

" in theijr search for accommodat1on, the 1nformat1om,ava1]ab]e ;

concern1ng eviction procedures, and the reasons .for present hous1ng
cho1ce Inc]uded also were quest1ons re]ated to the costs 1nVO]ved"
in re]ocat1on, changes ln rent, a551stance offered by the c1ty, and
the attitude re]ocatees had towards relocation and whether att1tude |
changes were commensurate with successfu] post-relocation accommodations
The results of this 1nvest1gat1on should be interpreted

with caut%on " Results were subjective 1n nature and based on the
respondents ab111ty to remember events and attitudes which occurred

in their former env1ronment The defens1ve att1tude the re]ocatees

'had towards the1r former neighborhood was predom1nant dur1ng inter-

views. Many of the re]ocatees 1n1t1a1]y were reluctant to discuss

the problems of\re]ocatwon.- When relocation was first mentioned, the

Information Lethbr1dge is a governmenta] agency in the city which
compiles information concérn1ng various aspects of community 1ife.
It provided a tist of addresses for those residents and businesses
ev1cted from the1r premises. »
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_interwiewer was viewed as a city employee, a person‘with whom few
were anxious to eooberate.‘ Once- the intention of the interview had
been clarified however, cooberatton was‘abundant and‘the task of
leaving the'reeidence became near impoesih]e. The opportunity\to

, discuss the misfortunes of theipoor and e]derlyiin relocation:with
a cdncerned persdn was‘an experience that was not frequent]y

available to them. J |
D1ff1cu1t1es were encountered in attempt1ng to ]ocate the
present res1dences of the re]ocatees Many of the ev1cted res1dents
were poor and e]der]y and found affordab]e accommodation in rooming
.-'houses, basement suites and o]d apartment blocks which were difficult
to locate. Although the Social Services Departhent assisted 18
'senlor citizens in re]ocat1ng, they refused to prov1de a list of
” current addresses for these ‘relocatees.  Moreover, they did not
know where the rema1n1ng 72 relocatees presently res1ded nor did
they.appear to care. Furthermore, the P]annwng Commission and C1ty
Ha]] 1acked 1nfonnat1on concerning - the redeveJopment proaect
‘Informat1on concerning the affects of relocation on those
businesses evicted because e%:redeveloﬁment was obtained in a
similar‘manner. Interviews‘were cendueted»with the owners and‘

managers of the relocated commercia] otrtlets. Since several of

the buSInessmen did not want to take the time for lengthy 1nterv1ews, »

the quest1onna1re was f111ed out at a time conven1ent to them.
Some businessmen were w1111ng to discuss at Tlength the relocation
‘process while others were unsure of the intentions of the interviewer

and were reluctant to offer assistance. Although several of the



spokesmen stated that the 1nterv1ew was an intrusion of pr1vacy, -
on]y -one store owner refused to d1scuss the matter

Quest1ons in. the bus1ness quest1onna1re were des1gned tw
e1icit reSponses on matters re]atlng to the manner in wh1ch relx
]ocat1on was carr1ed out the effect of re]ocatlon on business
: act1v1t1es, the costs of re]ocat1on and the ass1stance offered
'by the c1ty 1n re]ocat1on A]though most of the businesses offered

aSSIStance few responded to questlons concern1ng f1nanc1a1

'matters Consequent]y, a re]at1onsh1p between econom1c status and

. re]ocat1on effects was d1ff1cu1t to estab11sh Moreover, the

present study was unable to Jocate those bus1ness out]ets wh1ch

- .closed as a resu]t of redeve]opment of the 40 business estab11shments

which were g1ven ev1ct1on notices, on]y 22 remain in operat1on

Hence, a re]at1onsh1p between redevelopment and 11qu1dat1on rates of |
'varlous businesses was not possible. ‘Such 1nformat1on would have
been des1rab]e for a study of this nature and further research is
necessary to estab11sh-the_pressure‘of re]ocat1on on marginal " |
bUsinesses. Therevis-a place in the commercia] community for small
bus1nesses and redeve]opment should not be the reason for the1r

c]osure

%

ORGANIZATION OF THE, THESIS

The study evaluates re]ocation in the context of urban
renewa] Chapter 2 reviews the literature that perta1ns to re-

. deve]opment and re]ocat1on The'understand1ng of these processes

wh
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is éssentia] in assesging thé_mahﬁervin whiéh rehewal and re-
location wereIUndeftakeﬁ.  Chapter 3 examines the factors which
were preQa]ent‘in the CBD prior tovredeve]opmént. If beop]é are

“to'be forced from théir homes, aha business fuhctiohs; and the
ca;merciél'Structﬁre of a community rearranged,'thé reasbns‘for '
o disruption must}be clear. - Chapters'4 and 5 preéent the‘analysis
of réiocation for both‘the,residents and businesées.f Chgptefbﬁv
summariies thé major;fihdihgs, eva]uatgs‘thé‘proéess of,re]oéation
'iﬁ Lethbridge, and suggeSts'areasifor"guture.study which may be

helpful in the formulation of future policy.
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Chapter II
~ LITERATURE REVIEW

INTRODUCTION
Th1s chapter examines the literature re]ated to-the
prob]ems of res1dent1a1 and commerc1a1 re]ocat1on w1th1n the
context of urban redeve]opment The d1scuss1on includes an i
overv1ew of urban renewal po11cy in Canada with the aim of
~ relating the Lethbr1dge redeve]opment proaect to re]evant Federa]
]1eg1s]at1on The 1ega1 procedure under which the Lethbr1dge

proaect was carr1ed out is also out11ned
' PROBLEMS OF RELOCATION

v Introduction»'

T

‘The present study d1rects itself to the process of re-

'"'flocat1on wh1ch is a d1rect result of redevelopment. Redeve]opmenta

_’a form of urban renewa] 1nvo1ves the demolition of urban areas
' resu1t1ng in the relocation of househo]ds and bus1nesses Urban

renewa] was 1ntroduced by public author1t1es as a method of

1

eliminating b11ght Residents and bu51nesses in b]1ghted areas

could be relocated to areas wh1ch were decent, safe and san1tary2;

1

]F S. Chap1n Jr Urban Land Use Plannlngj Urbana: Un1vers1ty of
~ INinois Press, 1972, p. 309 ' .

: 2Government of Canada - National Hous1ng Act, Consolidation of _‘
,1954 Act and Amendments Ottawa: Queen S Pr1nter, 1967, p. 36.
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" The decay;d land could be redeveloped or resfored thereby increasing
its va]ue?. Hence, urban renewal was viewed as a method of improving
the socié], physica].aﬁd economic problems of deteriorafed urban
aréas. However, a concérn of the redeVe]opment'apprOach, successful
relocation of househoids.and businesses, was frequently met with

difficulties which were not. foreseen.

Residential Relocation

Evidence from past research has,showh that the effécts 6n

“the indiVidua]s and-fami]ies disp]éced by‘redeve]opment'are'1ike]y f

to be severe regardiess of whe ther avgood,program‘for‘rehqusing'isn
ayaifab1e4. This oCcursvbecause.of the relationship between the

typé of people that were beinglrelocated and the physical conditions

o 3See J. Rothehberg. Economic Evaluation of Urban Rehewa],
VWashjngton,D.C.:Brookings Institute, 1967.

4. Hartman. "The Housing of Relocated Families." Journal of the
American Institute of Planners. Vol.30, No. 4, November 1964, pp. 266-286.
- P.L. Niebanck. ReTocation in Urban Planning:From Obstacle to
‘OQQOrtunitx.,Phi1ade]phia. University of Pennsylvania Press, 1968.

H.W. Reynolds, Jr. "The Human Element in Urban Renewal." American
~ Journal of Economics and Sociology. Vol. 22, 1963, pp. 113-128.
' D. Thurz. Where Are They Now? Washington:Health and Welfare
 Council of the National Capital Area, 1969. .
"~ P.C. Pineo. "Why Some Residents Oppose Renewal." Urban Renewal
and Public Housing in Canada. Vol. 3, No. 5, July 1966. : '

S. Terreberry. "Household Relocation:Residents." in E.P. Wolf and
C.W. Lebeaux, Change and Renewal in an Urban Community. Frederick
A. Praeger, Publishers, New York 19693, pp. 381-438.

F.J. Henry. The Consequences of Relocation:A Study of Hamilton's
North End. Social Planning and Research Council of Hamilton and
District, 1974. : o
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which were-a part of their life style prior to eviction. Areas
desighated for redevelopment usuéT]y contain a ségment of the pop-
UTation who are poor and in the latter stages of their 1ife cycle.
Relocation from their decayed and inexpensive dwellings to almost any
section of thé city would improve physical h6using conditions but
- at incfeased rents. An added‘cost'incurfed ﬁhrough:slum c]earancé
is the destruction of a community that‘was considered home to many
_ people. o
| 4 .Imbrovements concerning the well-being of relocatees then are
: difficu]t to.assess and more often.tﬁan not the views of public
‘officials are céﬁtrary to those who actually experienced the:
diffiquTties. For example, fmproved building conditions may not
.‘neCessari1y be indicativg of improved life style. People of
deteriorated areas often feel an attachment to certain spatiale
Védmponeﬁté of a‘néfghborhood regardless of whéther they may be

considered undesirab]e'by city officials. Michelson stateé:

“"For people with this l1ife style...the immediate
‘neighborhood (i.e. pattern of several streets) is far
more important.to them than the condition of their
“housing. And the particular arrangement of the neigh-
borhood appears to support this life style, while the
‘Tatter might be considerably more difficult to maintain
elsewhere, or indeed impossible."

‘Hartman's Study'of the'people relocated-from'Boston's West

SN. Michelson. Man and His Urban Environment:A Socfo]ggica]
Agproach.‘Readihg:Addison Wesley 1. hlishing Company, 1970, p. 70.

o
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a

End indicated that there was considerable 1mprovement in average e
housing quality, with over 30 percent moving from substandard to
& standard housing but at the cost of 73 percent rise in median rent6.
Extra expenditures may in fact, buy better quality housing and
perhaps more\space, but it is incorrect to regard this as an inerease
in the well being of the.displaced persons.

| Important to the aha]ysis of displacement and its effects is
the concept of what psychtatrists call a'"grief syndrome"7. Grief
lis a‘psycnosomatic syndrome tnat comes into play ahpng people who
have forned an‘attachment to an area and are nowmcompe11ed to leave
it8. They ‘feel, psychologically, tnat\they are losing something. |
In the Boston West End, among ‘those women Qho had preyidus]y reported
a strong attachment to the'area, 73 bercent‘1ater gave evidence of
extremetgrief. Among those who 1iked living there 53 percent'
demonstrated-this syndromeg. | o,

The consequences of relocation then are both phys1ca1 and

»,emot1ona1 in nature. The task of attempt1ng to alleviate the

GC. Hartman, op. cit., p. 273.
7M Fried. "Grieving For a Lost Home," in The Urban Condition.
L. Duhl, (ed), New York:Basic Books, 1963, pp. 151-171. See also,
M. Fried and P. Gleicher. "Some Sources of Residential Satisfaction
in a Urban Slum," Journal of the Amer1can Inst1tute of Planners.
Vol. 27, 1961, pp. 305-315. \

8Symbtoms may include intestinal disorders, nausea, voniting
and crying spells which may ‘last over an extended period of time.

9

M. Fried, op. cit., p. 155.
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problem is the responsibi]fty of city officials, an arduous assign-
ment at best. However, this responsibi]ity has in the past fallen
short of the inténded objectives. ~Furthermore, this fai]uré has
frequently resul ted, not from the inabi]ity to overcome obstacles,
but rather through the Jack of adequate planning principles and the
qualified personnel to operatipna]ize the program.
This inadequate planning has réSu]ted in reoccurring burden |

}that has affected successful rehousing-of;diSp]aced households. A
scafcity of suitab]e'ﬁousing’has EaUSed high rates of temporary
vrelocations]o;‘ In circumstances such as theéé, displaced families
are faced to fake refuge “in defective dwe]]ings upon eviction.
Or,‘people‘mﬁst pay_increaSed'rents for residence_that is beyond'their
economie situation because low rent accommodation is not available.
'If such results continue to occur, the 6bjective of decent and safe
h0usjng’f0r everyone may become devoid of meaning. |

| Many authors have eXamined relocation programs and the
. résu]ts have varied conéiderab]y. .waever,‘it is important to
note that fo‘date no study of relocation has gxperiénced complete
success. One must conc]ude that'a]thbugh prdb]ems in réloéation
.are inevitablé, we are stily in need of a suCCe§sfu1 program, or
at least a program that would minimize the difficulties involved in

this delicate situat%on.

’]OH.J. Reynolds, Jr. op. cit;, p. 136.



Commercial Relocation
' Statistics in the United States have shown that about 2%
percent of the business firms affected by urban renewal have not
survived, but that at least one-third of these business failures
11

need not have occurred '. 'This high failure rate is particularly

true of small businesses or manufacturing concerns which are

dependent upon a combination of Tow rents and proximity to the CBD.

Firms which are relocated generally endure increased rents. The

reasons for this are:

a) due to enforced demand,‘property owners in adjacent
areas anticipate increase demand and consequently,
raise their rent levels accordingly to take advantage
of the situation i

b) thé disp]aéed.firms are generally competitive with
.eacﬁwother.for t%é vacant‘cohherci&] land (space)
ayai]ébqe"on the open market

. ¢) generally, Spage is not avaj]ab]e in close proximity

. to the original location and therefofe new locations

must be found in‘higher,rént areas]z.

‘Zimmer states that, "renewal and other pub]ic'imprbvement

a

]1The Urban Renewal Concept Report,,Edmonton:Urbaﬁ Renewal
Division, Planning Department, 1967, p. 79.

2rpia. |
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programs are efficient in the physica] clearance of built up areas;
~but they have not been able to accommodate the small businesses
that traditionally have beeh dependent uponnéites in deteriorated
areas where rents are‘1ow.”13 These businesses operate qt minimal
Tevels providing at least a small return to the owners. However,
the disruptive inf]uence'of renewal causes many such people to
endure costs and consequently close out rather than endure the
psychological and financial costs of starting again. The closure
of small bu51ness operations, a 11ve11hood for many, cannot be
cons1dered desirable objective of redevelopment. Z1mmer a]so_
found that oniy a few larger businesses were hurt by displacement
while a wuch ]argerrprbportion were better off after the move
than while at the original 10cat1’onM
Berry, Parsons and Platt tried to evaluate the assertion

that the liquidation rate of small businesses dislocated by urban
renewal was eAce551ve]5. They concluded that in the aggregate, the

7qu10ct1on rate was not eycess1VC, but tﬁat displacement followed
by Viquidation affected individual businesses differently, with
benefits to some and disadvantages to others. Of the 641 dislocated

businesses zxterv1ewed 207 Yiquidated upon disiocation, 201 have since

gone out of business and 233 are still in operation. Of the businessmen

EJ%B.G. Zimmer, -=building Cities. Chicago:Quadrangle Books, 1964,
D 346.

Ibi’d , p. 335.

}58 J L. Berry, S.J. Parsons, and R.H. Platt, The Impact of Re-
development on Small Businesses. Center for Urbam Studies, Chicago:
_The University of Chicago, 1968, p. 2.
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that }elocatéd, regérdiess of whether or not they were adversely
affected, most felt that they would have been better off if renewal
had not taken place - that they had incﬁrred costs which we?e noti
adequately compensated. One beneficiaT aSpéct of the project was
the impact renewal had on surrounding adjagent commercial streets.
The projects contributed to the revita]izagion of adjaceni blocks
and cqgﬁequent]y increased the Consumer demand for the area.
ﬁf?xinnard states that a business relocation effort is
successful when the ope;ator remains in business with no diminution
in the profitability of hi§ operation16. Success or workable
solutions in bdsinessvre1ocation are of Course, conditioned and
defined by the character and objectives of specific renewal efforts.-
Forvexamp1e, many authors of relocation discuss success in terms of
costs such‘as thg compensation given £gwéusiness owners. However,
the situation in.Alberta is different. Under the National Housing
Act and the Alberta Housing Act, the municipaTjty is not legally
bound to provide assistancebto business concerns affected by urban
renewal. Hence, commercial establishments forced to move in Alberta

are victims of circumstances and no compensation can be expected from

the city.

16N.N. Kinnard and S.D. Messner. Effective Business Relocation.
Lixington:Heath, 1970, p. 36.. '
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. Kinnard does, however, offer certain cdnditions that apply

]7. Such factors as adequate staffing,

o most relocation programs
budgets Sufficient;to permit the staff to perform its assignmehts
satisfactorily, and direct involvement of pub]ic officia]s and
business leaders are important. Successful relgcation depehds on
two gasic catégories of reasons: first, there must be an atmosphefe
of total commitment to success in busimsss relocation within thev
framework of an adequate]yrstaffed and,well'orgénized business re-
]ocatioﬁ officé which is oriented_tO»expénditious handling of every
business re]ocatidn case on_a‘éystematic basis. Second, there must
be sensitivity to the‘peculiar and individual requirements of
displaced business, coupled with the ébi]ity to adapt avai1ab1é
resources to each prob]em on the basis of the needs of the business
and the demonstrated workability of simi]af effortsvfrom prior
experience - locally or e]seWherelg.

The'éffects of displacement present different opportunities
and hardships to different busihésses. Howevef, thé premise undef—
1ying successful commércia]°ré]ocatidh‘efforts remain with the

businessman himself. Public assiétqgce.is desdgned to facilitate

his move and to minimize the impact of dislocation upon his business.

Y1bid. p. 15.

181hid. p. 17.
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But prqspecfs for survival ultimately debend upon the determination

and initiative of the individual businessman'®.

1%

URBAN RENEWAL POLICY IN CANADA = -

The legislative roots of ;edevelopment schemes 1ie within
fédera] urban[renewa] policy. A]though re?mcatfon Was hot
specifica]Ty reférred;to fn goyernﬁent 1egis]ation‘it was the

- concern of the first generatjon oflrehewa1{studieéjprepared in the
1960's under the stipulations of the National Housing Act. These -
studies saw relocation not only as a program for rehousing displaced

K\pesidents and businesses; but also as a-process required to provide

- @& systematic approach to fﬁ]fill the needs of these households and

"'buSinessés; Some of these needs were to inform those wh; Were'to
be displaced of théir‘]éga] fighfs and of residential and commercial

T

accommodation available to them. The following section describes the

evolution of renewal legislation and examine§'the possible relationship
between thisljggjs]ation and the Lethbridge Redevelopment Project.

| In Céﬁééﬁ, urban renewa] policy deve]oped‘as:part of the
overall federal housing po1icy but within the context of provincial
housing responsibility under the'"Propérty and Civil Rights Clause"

of Section 92 of the British North America Ackzo. The initiative,

_]9 B.J.L. Berry, op. cit., p. 218.

20 D.G. Bettison. The Politics of Canadian Urban Development.
Published For The Human Resources Research Council of Alberta,
Edmonton:University of Alberta Press, 1975, p. 61-69.

/
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however, came from the federa] government, which passed the first
substant1a] 1eg1s1at1on in ]935 'Th1s was the Dominion Houéing Act,
the flrst attempt to legislate on housing as a’natidna]‘prob1em21.
The main objectives of this measure nere tn rednce unemployment and
to.pfovide ]oans;for low income hbusing. The estab1ishment of the
Home Improvement Plan in 1937, 1ntr0duced the ear11est machinery for
coping with rundown hous1ng and so was the forerunner of what later
came to be known as urban renewalzz. The Mun1c1pa] Improvement Act
of 1938 estab]1shed the right of the federa¥ government to deal
_d1rect1y with ]oca] author1t1es subaect»to»some form of recognition
of provincial const1tut1ona1 author1ty These Acts have prov1ded
the framework for v1ew1ng hous1ng problems on a nat1ona1 scale.

The National Housing Act of 1944, confirmed the main
features of ear11er ]eg1s]at1on23 It provided for federa] part-
icipation with private lenders in a system of joint loans for
regidential mortgages, federally guaranteed 1oan§ for home improve-
ments, and long term Tow interest loans for the construction of
limited dividend projects for rental at modestvrates A]so, it
provided for federal part1c1pat1on in s]um clearance projects,
prov1ded that the land be so]d e1ther to a limited dividend housing
corporation or to a 11fe insurance company which had agreed to bui]dv

a low or moderate rental housing project on it; that the land acquired

2 1p

[= N

|

22

[

bi

o

'l

23

dod.

bid., pp. 81-91.
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andre]earéd must be developed under a master plan approred by the
~ local authority; and that the acquisition and c]earing of the land
‘had to. be approved by the prov1nc1a1 government |
As part of the post-World Nar II concern about urban
development, Central Mortgage and Housing Corporation was established

2% Through C.M.H.C.

in 1945 to administer the National Housing Act
. the'Federa1 Government's role expanded'from dea]ing'with urban
.degradat1on to genera] urban deve]opment on a permanent bas1s
In the Nat1ona1 Hous1ng Act of 1954 families dispossed by

redevelopment proaects had to be offered alternative accommodation
“in the'new‘hOUSing.projects at fair and reasonab]e rentals.. A |
1956 amenament\to this:Act made it possible for a municipa]ity to
clear blighted areas and re-use the land for other than pub11c1y
owned lands. This meant that a city could use renewa] as a means
of a}tering land use patterns, SO 1qng as the alterations were
within the limits.of an overall municipal njan25. | i

| The next major revision of the Nationa]rHBusing Act in 1964,
aimed at increasing the powers of the Centra] Mortgage and Hous1ng
Corporat1on, and further cons1derat1on was given to low 1ncome
“housing and urban renewa]2 . The 1964 Act was the first federal
n.]egislatfon to enCourage andgassist‘municjpa]ities, with appropriate

provincial authorization and supervision, to conduct broad programs

2%1bid., pp. 91-99.

° B B . . t/ .
25Tas_k Force Report on’ Housing. "Canadian Housing Policy, 1945-

1968," in Issues For The Seventies, Housing, R. Matsushita, (ed),
Toronto:McGraw Hi1l Company of Canada Limited, 1971, pp. 23-26.

261bid. pp. 24-25.
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of urban renewal. The amendments hade it bossib]g’to use this
federa]—provincia] partnership arrangement to acquiré and ﬁafﬁtain
exfsting houSipg, as Qe]] as to assist in the prbvision1of new
housing. |

Under the 1964 Act,'theafedéka1 government foresaw a need
to‘stop_strucfural and environmental decay and encourage the
Bveconomchand social renéwaf of areas about to begin decay: It was
hopédlthat a cémbination bf public and pkivate action»cou]d }estoré
mahy 6f ther1der and fhreaténed residential‘areas of many cities.
It was in this area that C.M.H.C. was authorized to provide funds
.and jdin the provinces andvmuﬁicipalitiés in rehabi]itétingvand'
‘conserving urban renewal areas~invaccordan¢é‘With bffiéia]]y prepared;
plans. |
| Nhile Contanous admendments to the NHA attempted'to solve
Canadian housing prob]ems, fhé fai]ﬁres of public housing were brought

out in the He]]yer.Task;Force Report of 196827

. Concern over the
misuse of govefhmeg¢ fundé in public housfng prompted the’initia].
investigation. .The federal goVernment'froze Qrban renéwa1 programs
ahd‘pub]ic hoqsing projecfs'becéuse the task force ﬁad concluded
“that many programs.Were wrongly conceived or were being miSuSed.

Such’programs wefe deétroying habitéb]ebdwelling units. The task

force suggested two major remedies: a universal shelter allowance

T e

27p.6. Bettison. op. cit. pp. 204-230.
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which woqu be based on'incoﬁéhand fami]y size, and Heavily iﬁcreased
support for the rehabilitation of existing homes . o

The recommendatipns of the He11yér Task Forcé were not'
enforced;qﬁt11‘1972 at which time fhcqe main‘pfograms were.announcedﬁ_

(1) Neighborhood Improvement Program, which would pass

' through the provincial governments. to. the municipalities

.for rehabilitating declining neighborhoods, instead of
destroying them as in the past.

(2) Residential Rehabilitation Assistance Prqgram;that
would provide federal subsidies and provincial or
municipal loans to help individuals restore their homes.

(3) Assisted Home Owneréhip Programme ,that would allocate
funds to provide for Tower than market interest rates and
Tonger amortization of loans28.

In essence, urban renewal, as if was’fofmér]y defined; had ended.
 1£ wés_conc]uded that urban-renewal, as it wasfknown’prior to 1972,
was not in the public inferest. ” | |
Urban renewal legislation, as it abplied‘tb re]oéation, is
seen'as'énjattempf to 91iminate the distruction of adequate low income
h0using théfeby reducjné_ré]ocation brob]ems. The lack of specific
‘reloqation po]iéy~statements in earlier legis]ation may have resulted
from a belief which(assuhed that residents forced from théir homes
! because of redevelopment would be relocated in public houéing projects-
- on the redeve10pment site.'.Dfsp]aced bﬁsinesées, on the other hand,

were considered capable of relocating without assistance. However,

' 288. Richardson. The Future of Cahadian'Cities. Toronto:New
Press, 1972, p. 179. _ B ' , .
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whiie the public housing progfams ’heve since been criticized,

lfttle attention hasibeen given to the prdblems of business relocation.
It is therefore necessary fhat'the problems of relocation be given

- thorough}examination by government, hopefu]]y resul ting in the

implimentation of national policy relating to relocation.

Legal Bases of Tie Lethbridge Redeve]qpment Project

The evolution of urban renewal 1eg1s]at1on and the effect
'1t may have had on the Lethbr1dge Redevelopment PrOJect, remawns N
’obsecure. Under the Nat1pna1 Housing Act of 1964, funding was axai]-
* able for renewal projects provided that they be»depeloped accohding
:to an officid]fcommuhity'plen The Act also expanded the scope of
renewa] areas to 1nc1ude 1and uses other than residential. The
po1nt raised, then, is why d1d the City of Lethbrldge choose npt
to redevelop the downtown with assistance provided by the»FederQT.
'Government? o |

The area des1gnated for renewa1 had been 1nvest1gated under

' /
the terms of the Nat1ona1 Housing Act. This 1nvest1gat1on resulted

29

in a report entit1ed:Urpan Renewa] Study 1965-66°. This document

was the only study'whichvattempted to evaluate potential areas for

urban renewal. The study,concenthated n two specific areas in the.

‘ 29Oldman River Regional Planning Commission. ~Urban Renewal
. Study 1965-1966, Lethbr1dge Oldman R1ver Regional Planning
Comm1ss1on, 1966
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city, one being the downtown

The authors oi the report considered that the fr1nge of the
downtown area was in poor to fair physical condition. Incidences of
blight were no more frequent than in several other areas in the eity}
Thekarea contained mixed land uses including residential, commercial
and induStria]f Many of the‘commercial'bui1dings contained vacant
offices which had been converted to residential use, usually of paor
'quality; The fndnstrial and warehousing districts SUfferederom the
congestion of truck traffic. Industrial 1and ‘use was s1mp1y c1a551f1ed
as an undes1rab1e downtown land use. | | |

The study 1nd1cated that_the residential areas fn the downtown
werevfn pOOr'physica] conditton. A1though the overall density of ‘
' neighborhoods was low, individual bui]dtngs snowed signs of over-
crowdlng The downtown residential.area was considered a potent1a1
f1re hazard, but no more so than most older ne1ghborhood areas where
. the distance between houses was too .close to be acceptab]e under ‘
present bu11d1ng codes |

The population of the downtown area consisted:of a large
segment of elderly, low income househoids. In addition, a ]arde
number of transients resided in the area.. Because of the poor
.fphysical'condition\of the buildings, many of the larger oner,nomes
had been converted tOfrooming/houses which_provided inexpensive
housing. ' '7 | | | |

The study recommended that the downtown area had not reached
a h1gh 1eve1 of deter1orat10n and that it did not exhibit physical

or social problems severe.enough to warrant redevelopment. However,
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the concern of the Ciig/;;;\:he economic dec]ihe of the downtown and

they attributed'this dec}ine to the lack of desirable commercial
»facilities. Hence, from the City's point of view,’fhe revitalization
o% the downtown'could_simply be achieved by constructing commgrcia]
development of what they perceived as a déteriorated.area. Re- |
development, then, was carried out as an economic, not a social
venture; | . |

To undertéke the purchases of the land reguiréd for the
Lethbridge project, a seldom uSed_section of the Provincial Planning
Act was used; This Qas'necessary beCaUSe.undér the Munfcipai

-Government Act, Section 127, the powers of City Council are restricted:

"127 (1) A council may acquire lands or any interest
' therein within or without the municipality
for any municipal purpose."30

The city was not purchasing thesef]ands for municipal pﬁrposes
because the deQelopment involved the pérticipatjon of the private
sector.v'Section 117 of the Planning Act, however, provided fhe means
of expkﬁpriating']and in fhis contextzk'l |

"117 (1) When a development comes into force, the council
may acquire by expropriation or otherwise any lands
or buildings the acquisition of which is essential

top the carrying out of the scheme."3l

3OStatuteS'of the Government of Alberta. The Municipal Government
Act. Edmontpn:L.S.‘WalT, Queen's Printer, 1968, p. 474 .

3]Statutés of the Government of Alberta. .The Planning Act.
Edmonton:L.S. Wall, Queen's Printer, 1963,.p. 199. :
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SUMMARY

The lack of federa] gu1de]1nes relating to re]ocat1on
1mp11es that relocating a population d1sp1aced by redeve]opmert
is not a maJor issue. The City of Lethbridge, which attempted
to relocate only a small proportion of the res1dents affected
by their redevelopment.scheme, appeared to have: a]so placed a
‘ low priority on th1s problem.

Some of the prob]ems of re]ocat1on, then, are related
to the failure of all levels of government to 1mp1ement a
comprehensive relocation policy. The difficulties incurred
by those- forced to relocate involve soc1a],‘emot1ona1 physical -
vand f1nanc1a] costs. The effects of relocat1on must be eva]uated

in light of these costs



Chapter III
~ GROWTH IN THE CITY OF LETHBRIDGE

/

INTRODUCTION

When an area ages to a point of extensive deterioration

and obsolescence, urban renewal is frequently proposed to alleviate
the problem. Thus, urban réneng is implemented as a planning
tool to aid iﬁ the changé of urbén areas. An examination of re-.
Adevé]opment then, wéu]? be incohp]ete without some reference to

the social and physjcal'structure of‘the?community prior to the
redevelopment. Baékground knéw]edge of these.conditiOns is essential
to the understanding of the need for revitalization measureé arjlv
the possiBTe effécfs whfch may result because of them. This chapter
is. a brief Suhmation of the atmosphere which .existed prior to re-

development and will place the renewal project in the context of

urban growth in the City of Lethbridge.
URBAN DEVELOPMENTVIN THE CITY OF LETHBRIDGE

The City of Lethbridge in its originq}ésetting was
estab]ished as a coal producing centre Tocaféd'ES‘part of a succession
of smaller villages linked together by the Canadian Pacific Railway.
Hence, a main factor in thé development of Lethbridge was the rail-
road which‘bgfore the 1930's permeated the settlements of the province.

The community developed according to a grid system. . The
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' P
commercial and residential areas were clearly established south of

the railway and along the eastern banks of the Oldman River. Galt
Gardens was strategically located to act as the staging and
‘collecﬁion area for wagon trains and the railroad. Commercial areas
developed around these gardens and it was this fact morp ﬁhah any
other that has determined the centfe of the business area tbday,'

although the reason for its Tocation is no Tonger an influence.

Between 1910-1920 (which was the peak period of coal
‘A?mining in Lethbridge) thefe was a marked concentration of city growtﬁ
' f\giin the area north of the rajlway line. After 1920, cowmunity. -
devé]opment followed mucﬁ the same spatial pattern, although expansion

was minimal. Minimal growih resulted due to the decTine of the

P

warehousing and enterprises based on or retated to the :agthe

Cindustry. This—phaséﬁofiﬁgve]opment ]ocated‘around.the fringe of the
buéiness core. ’ w
Following World War II, Lethbridge along with most citiesljn'
Western'Canada; experienced rapid growth. Commercial areas spread
along the main arteries 1éadigg into the CBD. The CBD has shown
a s]ight tendency to move eastward from the railway whereas the
city résidentia] areas experienced its greatest expansion in this

direction. Today, the centre of the business area is only one block

east and one block south of its original Jocation. (See ~igure 3.1)

Q
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The expansion of commercial areas was largély a by product
sf’the auto age. Infénsjve deQe]opment occurred along routes mos%
frequented by traffic with'ﬂitt1e consideration or foresight giveﬂ
to the effect the traffic would have had.upon the future development
of the city, or to the effect this traffic would have had upon
adjoining residential areasl”'CommercialAdeve]opment in this fddial
manner was probably a resﬁ]t of the fan shaped growth of the city.
Because of this growth pattern the distance from the CBD to the oo
urban periphery {aneased-%Ofa grea;ér degree than wou?d'normai1y
be expected of a CBD iocated in the central aréa’df the city.
Consequent]y; majqr arteries were necessary to intercept fhe
centra] business area with the outer urban fr1nge and 1in 0 doing
1ncreased traffic flow. . (See Figure 3.2) |

Along with the automobile, new modes of conveniencé shopping
influenced urban deve]épment. The development of the Supevmarket
and later the community and regional showping centers gave consumers

an a]ternative to the CBD. This alternative offered convenience as

' ~accessibility. parking facilities, variety and comfort were enhanced.

which would be’detrimenta] to the CBD .

Consequently, commercial activity outside thie CBD increc.ed although
economic conditions and municipal controls have placed certain

limitations on scattered expansion. According to the Ubran Renewal

Study of 1966, this expansion would result in a limiting situation

1

e
2

.,/,

_101dman River Regwgnal P\ann1kg Comm1sr Qﬂ Urbar} Renewal Study
1965~ 1966, Le*hbriuge Oldman River Regional Planning Commission,
1966 Be 23 : :
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RESIDENTIAL AREAS

Population Growth

Lethbridge experienced two periods of rapid population
growth. The first phase, 1906-11, saw intensive settlement in
southern A]berta generally, at-a time when ranging was giving way

to farming. Between 1946-61 there was an increase in overall econcaic

’,

activity with a subsequent trend in population movement to urban ,_M/ﬁy»~f”1¢
centers.and expansion of commercial and industrial activity in h
Lethbridge. The overall g}owth‘between 1961;71 was negligible

while rural population showed an absolute dec]ine.' (§ee Tab]é 3.1.)

TABLE 3.1 - POPULATION GROWTH IN LETHBRIDGE

Year Population .-Averag

: Qgpyal Average Annual
Change: &~

Percentage Change

1885 townsite ' estqg

1906 2312 “

1911 8050 496

1921 11,097 305 3.8

1921 13,489 239 | 2.2

1941 14,612 112 | .8

1946 16,522 383 2.6

1951 22,947 1285 7.8
1956 129,348 1280 5.6 e
1961~ {35,450 6106 2.1

1966 36,837 1383 3.9
1971, 41,217 4280 ’ 116

- Source: Dominion Bureau of Statistics, Census, City of Lethbridge 1966,1971.
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Housing : .

While in older and larger cities the detached single family

<

dwelling was, in part, a{reaction'against'éongestion,‘in Lethbridge
it was @gpe]y a continuati&b of an established pattern éf living.
The result was a'unifofmity of development whigh was in contrast to
the ihcreésing density toward the center found in 1$rger cities.
The desire for single family homes in suburban areas and the
relatively lepieht demands for home financing, enab]éd many people
to pdrchase‘new homes. | |
The availability of standard rental accohnqdétién was not
abundant_particu]ar]y for low income groups during the latter ]960'5.
‘This-facth was charactefistic in most sma]]er}ufban afeas throughout

Albet¥at

“The low income groups in Alberta are suffering from

a lack of adequate housing. Although the cities of
Calgary and Edmonton are the main centres of concentration
of the problem, other municipalities including rural
municipalities are also effected. The effects in the
latter case are perhaps much more acute from a condition
standpoint."2 .

Older houses of the central Citylwere too expensive to
maintain so profit was made by reniting these properfies., These homes
Qere difficu]? tc sell because of the inability to refinance large \

old buildings that were beginning'to detericrate. Conversion of

2A]berta Conference Committee, Provincial Housing Profiles,
Alberta Housing and Urban Renewal Corporation, 1968, p. 21.

v e s - A e e i D ———
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these buildings to rented suites and aparfments reéu]ted.» The
shortége of Tow income housing created a demand for rented accommo-
dafion and therefore, occupancy of the converted homes in the central
city. was maximized.” This conversion was by no means an assurance |
that buiidings would be maintninéd at the samé standard that existed
before converéjqn, pdrticu]ar]y when many of these tenants were
renting from absentee landlords. Deter10rat1on resu]ted at an
1ncreas1ng1y high rate and eventually led to densely popu]ated
propert1es in poor physical condition.

The fami]y structuke of this area also cnénged The' homes

in the central area were originally constructed by the wealthier

-segment of the population. With the exodus of these peop]e to

the suburbs, tne fi]tering of c]ass resulted. The eventua] outcome

was an area w1th few fam111es, many older citizens and a s1gn1f1cant
transient population. -Facilities in the area began to deteriorate

and the central city residential area lost its original statusB.

Incidence of Residential Blight

One of the“major reasons for urban renewal is the elimination
of blight. Blighted éreas‘are considered unsafe, unhealthy, potentia]

fire hazards, crime'infested and economic burdens particU]ar]y when

3Data concerning the occurrences in the central city neighborhood
was not available. Information concerning this area was obtained
through discussion with planning officials with the Oldman River
Planning Commission and a spokesman for Stringham Realty in Lethbridge.
The lack of evidence concerning the deterioration of the area ,
designated for renewal emphasizes the fact that sufficient study
of a major development pnpaect was not conducted



[
the degreefof blight is acute as jn slum Conditiohé.f Such an
atmosphere was not prevalent ih the CBD in Lethbridge. There
_lexistgd 1nciden¢es of bTight and some densely populated buildings,
but the overall conditions were, at most, substandard?. Rental
accommodations in the downtown wefe inexpensive ahd social
familiarity and neéarness to the CBD allowed for a meaningful 1ife
style for some of the neediest sectors ofvthe populatioﬁ. According .

to the Lethbridge Urban Renewal Study cempleted in 1966:
/ ' ,
/ e . : o,

~.

"there was no significant overcrowding in the city but
rather, there existed considerable undercrowding in areas
where vacant property and unwanted rooms were prevalent.
There was however, a significant concentration of household
“units living in apartments and suites in and around the

CBD which tended to downgrade conditions of buildings
through landlord neglect."d ‘

The chéracterfstic of unwanted rooms was apparently the situation

at the time the renewal study was done. However, a clear picture of
the renewal areélprior to redevelopment was!not available. A
comprehensive study of the renewal site was not done and thefefore,
the characteristic of unwanted fooms may not have been the_situatibn
prior to redevelopment. If the characteristic of unwanted rooms in
the downtown area was not evident then in assumption can be made that

vacancy rates ‘in the downtown érea,were low due to the lack of available

4yrban Renewal Study 1965-1966, op. cit. p. 75.

Ibid.



inexpensive housing in the community. If th{s was the case, the
search for alternative accommodation after evicfion would have been
difficult. The housing'situation prior: to redevelopment , however,
both in the clearance site ahd in the>comﬂunity in general remains

unclear.

Fire Hazard

| In thgiinher core area there existed little re]afionship
‘between the Tocation of fires and poor housing conditions éxcépt to
suggest that the greatestvpotential of fire spreading to adjoining
| bui]dings existed in areas where buildings were in close proximity
to each other6. Building controls today maintafn minimum require-
ments for distance befween buildings in residential aréas."Ear]ier
building codes did not enfbrce tﬁis requirement. Consequently, houses
in o]dér_residentia] areas,lif not actually touching, were in close
proximity éreéting a pdtentia]‘fire hazard.

The downtbwn“commercial areé, and the CBD in Lethbridge is no
excebtion; will always be the greatest fire hazard area. Buildings
that join each other are fire hézards, particularly if older -
buildings do not have the fire prevention construction in design and

materials.

61nformation concerning fire hazards and crime in the city was
obtained from The Urban Renewal Study and was reaffirmed with
City Fire Department and The Police Department.



Crime

The c}ime pattern for the city~residentia] areas was -evenly
-distributed.'_The coﬁmercia] sectors particu]ar]y the CBD, was of
;ourse, the area of high concgntration of crime. However, there -
- appeared. to be no link between crime and poor residential accommodation.
This relationship may occur in ]argerAcftieS and while evidence
from research supports the correlation be%ween crime and poor housing,

the validity of Such research in a_Sha]]er city is doubtful.
COMMERCIAL 'AREAS

Deterioration of the CBD e

According to the General Plan, "the older and ‘commercial
sections of the CBD were deterigrating to a point.where outside

7 'To a small city which

forces were necessary to revitalize them. "
advocated the maintenance of a strong CBD, the deterioration of
physical conditions and the loss of business to suburban cdmmercia]
énterprises, was of greaf concern. Certain factors existed and
influenced this decline. |

About one quarter of the area zoned for commercial use

in the Transition Zone of the downtown was still used for_residéntial

purposes. This subsequently caused inflation of land values for

" 701dman River Regional Planning Commission, City of Lethbridge
General Plan, Oldman River Regional Planning Commission, 1963.
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parcels of land used residentially and caused the new development
’ to grow outside the CBD. The ekodus of commercial users outside
the CBD depressed land va]ues in the centra] city for those
bus1nesses that rema1ned This weakened the tax base of the
'city and contributed to rapid deoerioration énd\depreciation of
other parts of.the bus1ness area8 | |

A high monetary value was placed upon land in the CBD by
those seeking to exploit its location and zoning. In this desire
to obtain maxfmum financiai returns, many parcels of 1and Wéfe not
sold as deve]opersi]ooked e]sewhere]for ]and‘at Tower costs. In a
cfty the size of Lethbridge; which nas a_]imifed market and no
prospects for rapid growth, the Tand costs can be a deciding
factor in development. The recult, was that land owners would not ,
or could not sell their land and‘therefore the CBD remained only
part1a1]y deve]oped9 | | |

Deve]opers have tended to seek low cost land for their
proposals -and then reqUested that the City change the zoning to
sgit thein‘needs. In the past, Councils have.been reluctant to
refuse such proposals for'fqer of losing development and as a
result commercial deveiopmenf has spraw]ed'outward further |

deprec1at1ng the downtown 1and and building va]ues]O

8Data obtained from a report presented by'the Oldman River
glann1ng Commission to the City Clerk, City of Lethbridge, January
3, 1969. :
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" Because the downtown is adjacént td é natural tdpographic
Barrier, residentié] growth has deve]oped‘in one direction increasing
the distance from the suburbs to the CBD more than in a concentric
city. The‘resu]tihg féné]ike growth has left the CBD at a
: A peripheral pOSitfon rather than centré] whereas other commercial
development hés migrated with the 10Q density residential areas.
Although the transportation system is’Qood the continuing growth
away from the downtown has left a wake of deteriorating developments

behind.

Lethbridge Commercial Structure

Lethbkidge experienced a.situation in whfch a limited supply
of'comﬁercial land was available in the CBD. The General Plan | (
directed itself to this problem by suggesting the city concentrate ‘//}
its efforts on the consolidation of redevelopment of commercial /
acti?ities¥with%ﬁ/the central core. This stemmed from the i
objective that Lethbridge was to maintéin a strong’and viable CBD.
.Partiélly in response to ‘this recomméndqtion, the City of Lethbridge

enacted several ma&or policies and programs as well as initiating |
s}gnificaht inveétments in‘an attempt to establish the proposed

‘objective. Two specific resolutions concerning this issue were,

“to avoid the worsening of the already existing serious
commercial overzoning in the city, further extensions
(other than redevelopment) of the presently commercially
zoned arz;ifigg}y be limited to (1) Neighborhood shopping
centres t the development, redevelopment and
improvement of the downtown area shall be considered a



54

major item in %he sound economic and social planning
\\ of the City."] '

\\\

\\\Ihe two aims accepted'by the city were neglected as
the(c1ty agcepted the proposal of a second maJor shopplng center,
.Center V111age Ma]] The Oldman River Reg1ona] Planning Commission //'
proposed that thqs project would have had a negative effect on the
 city. However, th1s}suggest1on was rejected and construct1on of the
projeef went ahead. }he\rejection of a planning decision and the
imp]ementet:dn ef commeré%e] deve]opmeht at a time when the CBD was
declining in 1mportance ref]ects the lack of support the city had
,for what appeared to be a dec1s1on based on pTann1ng pr1nc1p1es
The effect of regional shopping cehters was cruc1a] in determining
the factors that 1nf1uenced the dec]1ne of the CBD. It should be
noted that a]though planning and government off1ca]s indicated that
the CBD was in decline and similar Judgments were evident in various
planning documents, nowhere was there evidence\tq‘support this

N

conclusion.

Shqpp1ng Center Deve]opment

The character1st1cs of a reg1oha1 shopping center include

a location c]ose:to‘two major arterials tributary to the trade area.

]]C1ty of Lethbridge Genera] Plan, Resolution No. 111, Commerbiai
Zon1ng, Lethbridge:0ldman River Regional Planning Commission, 1968.
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Its site shou'd be adequate to accommodate peak parking needs and

to include a complete line of'shops and store types, eating and
entertainment facilities, business and financia] services sufficient
*n 7111 severl hours of a shopper's time. Regional centers ofteh
become satellite CBD centres containing offices, auto sa]esband

¢ rvice centers and appliance centers as major space users.
Conversely the primary éharacteristic‘of a shopping center in the CBD
is to act -as a fdca] p&int forva peak%flow of‘trqffic (particularly
pedestrians) where reta113 professiona],.financiallandvrelated |
services can be convenientTy ~accommodated and made easily accesgib]e
to adequate parking, transit, and regional trahspdrtation'sefvices
forclientele and employee groups patronizing or working in the CBD.’

The development of Centre Village Mall provided Lethbridge
with a nﬂmmercia]‘area whicﬁ was characteristic of_a regional éhopping
cénter -wi was therefore, not. beneficial to the CBD. Centre Village
Mall was auto oriented whereas thé CBD sHopping.areas were pedésfrian
oriented. The distance befweén the tBD and Centre Vi]]age‘Ma11 wés
too_great to walk and therefofe promoted the uSe of auto transportation-
between the two areas increasing the flow of an already heavily
used f;anspoftation artery. \(See Figure 3.2)

The development of a regional mall is not an-iso1éted
deye]opment but rather a nucleus tb whichAother deveiopment will be
attracted. The'deve]dpment of fhe College Mall Shopping Céntre is a
prime example. On the sjite of the Co]]ége Mall, apart from the
: retail shOpping,faéilities, auki]fary faciTitﬁes such as service

stations, office space, a restaurant and a theatre developed. As a
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direct result of the College Mall Shopping Centre, several other
developments located within the immediate vicinity, the most
significant of these was a restaurant complex, a motel, a numher of

. small commercial outlets, and in excess of 300 units of multi-
family residential unitslz. Similarily, cammercial developments
have deve]qped afound the Centre Village Mall. This devejopment

may have been economica]fy successful operating from increased
consumer traffic and a suburban location but it did negatively
influence the CBD by further declining consumer traffic %n the
central area. Furthermore, as more and more cormercial establish-
meﬁts located away from the CBD the attractive abiility of the core
iarea diminished and more business operations~tended to follow the

~ trend of suCcessfu]vsuburbaﬁ locations. aA]though many of the
businesses that remz n:d in the CBD provided low quality mérchana}:e
there were exéepggpns. HOwevef, the trend to suburbanrdomeSQial

o

Tocations and the déterioration of building structures persisted

RSt

and further accentliated the decline of the inner city.

Implications to CBD

In 1963, over 40 percent of the Tand zoned fo. commercial
use within the CBD was utilized for purposes other than conmercial

VdeVe]opmentIB.' Between 1963-69, "approximately 250,000 square feet

2grom the files of the Oldman River Regional P1anningﬁCommi;sion.

Brpid.

s omonioini i 2
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Economic Feasibility of Redevelopment

/ Lethbridge and its trade area experienced a relativevy
low rate of popu]ation growth. Over the past 15 years the annual

]7 GiVen this low rate

average increase was. less than 2 percent
of growth along with an a]ready over zoned and under used commercial
sector, expansion of commercial facilities mignt overload barticu]arly
retail filoor space p r capita. It is possib]e that such development
may have an impact on the ex1st1ng pattern of commerc1a] activity.

A study pub]ished by George Hartman of Brown, Baldwin,
Nisher Ltd., examined the extent of fetai] saturation of Canadian
citieslg. The'study']ists square floor space pepAcapita for
department’stores in Canada's major urban centefs‘in 1971. If
the satura ion point of department floor space is 3.5 square feet
per capita as Hartman suggests. any rate above this Jevel 1nd1caces
2 market in an uncpmfortab]e nosition for acdditicnal expanSjon.

-

Some Canadian economists draw the saturation point at 5, in which case
£ NEET N - . ] 9

fewer cities zre considered saturated' .

In the City of Lethbridge, the rate of department store Tlcor

space per capita for the city population is extremely high at 6.5,

According to Hartman's figures, nc other cily 1isted ¢ the chart is
701dnan River Regiconal Flanning LONW’QScOr Namarn River Region:
Future Trends, Lethbridge:0ldman River Pcgion (. unning Commission,
February, 1975.
18

E. Roseman, Over Expansion Mow A Worry For The Big Stores,
From the files of the Oldman River Regional Planning Commiss® on

Yipida. |
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at é nigher level. When one adds the floor space of the new
department store, the floor space per capita is even higher - 11.4
square feet. The justification of this extreme figurelis given when
the trade'area of Lethbridgelis consideréd. Given the trade irea
of 100, OOO popu]at1on p]us the total floor space of department stores,
478,750 square feet the rate is positioned at 2 .8 square feet which’
according to Hartman is a condition of retail saturation. However,
another factor which indicates the effect of trade ared is the ) _
comparative rates of personal disposable inccu: and refail_se]eszo.'
The income rating for LaCh area was. obtained by express1ng average
d1sposab1e income (that is, tota] income divided by total popu]at1on)
. as a percentage of the average for Canada as a whole. Sales rating
was obtained by expressihg average sales per capité as a percentage
of the national per cap1ta figure. -

A comparison of tne two rates will often jﬁe]d 1nforwat1on by
.;nd1catrng the area to which a c1ty attracts buyers from other areas.
if~an area has a 1ow 1ncome rating but a high zales ng it’is
probable that a large volume. of sales is made to reltdents of the”
surrounding ‘territory. Conversely, a high income rating coupled
‘with a lTow sales rating suggests that the people who live in the
area make extensive purchases e]sewhereZ]. By comparing the two

ratings then, it is possible to determine which areas are dominant

2OSurvey of Markets.and Business Yearboo\, Montreal: Fwnanc1al
Post Business Yearbook, 1971, p. 75. .

Ibid.
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retail trading éenters and which are dominated by others.

Table 3.2 indicates perscnal disposable income. and retail
sales for cities of 30,000 - 100,000 popu1ation22. The table
shows a re]afivé]y Tow rate of disposable income and a high rate df
retail sales. Tﬁis-wou1d support the fact that a large v&iume of ¢
sales ié‘made to reéidents of -the surrounding aréa.

THis factor as well as the opportunity to deyelop in ﬁhe_CBD
on prime éommercia] land énd initiate a program of revita]ﬁzation
furnished anroppdrtdpity for large commercfa] redeVe]opﬁent. “ There
existed the potentia] for commercial deve]@pmeht to be the majér |
focus of the chmunity.‘ AeSthetica]]y pIeasing surroundingg, |
converiient lécation and a new sfore type waslthe beginning of an
urban renéwa] scheme for the CBD. More&ver,-the city residential
areas were expanaing to facilitate an urbaﬁ physical structure which
"Secured the site of the‘CBD to be 1ocat¢d in the center of the city

rather than on -the peripheryzj.

o

23Expansion of present and future residential development is
being directed on tihe west bank of the Oldman River.. The University
of Lethbridge is located in this area and has been a major factor in
creating jobs for the community. A bridge has been constructed to
- connect the West Side development with the East Side of the city.-
The connecting artery passes directly beside the redevelopment project,
a link to the downtown. It should be noted that because of the bridge
which connects with sixth avenue south, land values along this avenue
have increased to as much as $2000 per frontage foot. '
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TABLE 3.2 - PERSONAL DISPOSABLE INCOME IN VARIOUS CANADIAN

CITIES
Legding Cities Per Retail Sales , Per
_Population 30,000-100,000" Capita Leading Cities Capita,,
| , Population: 30,000-160,000 <;;L
Sarnia - $3710  chatam - 2170
Sault Ste. Marie | 3550. _.Lethbridgé ' -2090
Oshawa - 3280  Chicoutimi 1930
__Niagara Falls 3220 Moncton  . / 1930
Bramptoﬁ . ' 3160 Kingstdn 1920
‘North Bay 3130 Peterborcugh | 7 1e90
Peterborough 3130 Sydney B 1880
- Belleville - 3100 Brandon | 1860
Kingston 2970 - Belleville 1850
MWelland | 2950 Drummondville 1800
Sydney ‘ 2900 Brampton _ , 1720
- Moncion . 2860  Brantford - 1610
Cuelph 2760 Sarnia 1610
Brandon - , 2750 Oshawa _ ; 1570
Chatham , 2740 Guelph | © 1550
Brantford - 2690  Welland 1510
Lethbridge | 2670 Sherbrooke 1490

Cornwall : 2630 Sault Ste. Marie | 1460

Source: Survey of Markets, ]97];7
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The potentla] for-redevelopment in the central city of
Lethbr1dge was evident. However, the succass of the redeve]opment
and 1Ls consequences on other commercial sectors of the city are
yet to be ascertalned

CUMMARY

]Many factors incluenced the decline ~  _.he CBD in Lethbrldge
The| extent of this dec]]ne was not as 1mportant as the implications
for future commerc1a] activity. It is suff1c1ent to acknow]edoe
that a course of action was necessary to rev1ta]1ze the CBD.
Howe er, by refu51ng to accept certa1n p]ann1ng proposans tnat were
based on the General P]an Deve]opment Objectives, the consequences
of re eve]opment may - be a detriment to certain commerc1a] activities.
The poss1b1]1ty of overloading the City of Lethbridge w1th commerc1a]:
‘activity may affect the shopp1ng malls themse]ves, small business
and the flow of consumer traffic. There exists the potential for
further research. ‘The recognition of this potential is 1mportant
s1nce redevelnpment itself is a frequent ‘0ccurrence in most cities.
Moreover, the impact of redeve]opment on sma]] Cities may be even more
acute. In an age where ‘the maJor1ty of Canad1an urban centers are not
great metropo]1tan areas, the awareness of the effects of.redeve]opment

on sma]] communities is essential to the planning process:
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Chapter 1V
RESIDENTIAL RELOCATION

INTRODUCTION .

- Restructuring the commercial framework in the City of
Lethbridge by Stréngthening the business function of fhé CBD,
para]]eTed by'the desire to,remové.thé deterioratea residential
areas,Qf the inner cjty, constitufed a pdtentiai forfhedeve]opment
in Lethbridge. However, -the possibility of'causing‘hardsh{ps'
for the peopTe df the area, physica]ly,bemotiona11y, and Socia1Jy
was probable, if not unavoidable. Strong social ties exiéted
.among those who 11Ved in the downtown éreé, whi]e lTow rental
accommodation and proximity to the downtown were some of the
‘advantages of 1fying fn the area. The area developed community
. ties and the residents Were wii]ing"to énduré decay in fheir
bhysica]‘énvironment forvthe ecbnomic and social advantages that

were available.

Redevelopment which was eventually accepted as the course of
action for the cehtﬁ7(_cbre area of Lethbridge, caused the displace-

ment of households fromvthe ciearance sitg. This djsplacement

.
Ly
U
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/
/

nflux of people in search of Tow cost aécohmodation. The

results of this relocation of households and the costs which they

incurred are analyzed in this chapter. The analysis 1is divided;into

three main sections:

N

1.

EgPu]ation Structure, which examines the socio-
economic¢ status and the age composition of the
renewal site prior to redevelopment and of the

relocatees who were contacted after relocation.

Relocation of the Disgjaced Households, which

includes an analysis of the relocation pattern.

‘and the factors affecting the séarch for "housing.

Effects of Relocation, which analyzes the costs

incurred by the ré]ocatees, the changes in activity
patterns,»chahge in attitude toward relocation,

and the level of satisfaction the relocatees
p?esent]y ha?e toward relocation and their 1iving

environment.

PROJECT AREA

Population Structure:Prior to Relocation

A survey of 160 households conducted invthe Lethbridge

rédeve]opment site'prior to eviction indicated. that the majority

PN
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. enjoyed ]fving in thevneighborhood]. Thirty th percent of the
respondents found no undesirab]e qualities about the neighborhood.

Of those who had complaints, the poor condition of their dwelling

was listed by 43 percent,and 32kp9rcent stated noise and traffic was
excessive. (See Tables 4.1 and 4.2) Of the 160 households contacted
55 percent indicated a desire to return to live in the area after
relocation and 13 percent intended to remain close to the downtown.
Official tenéus ffgures stated that about 300 persons lived in the
renewal site. However, the census was taken in mid winter when the
transient bopu]ation was likely to be highest. The surVey estimatéa
that about‘ZOO peréons resided in the neighborhood prior to re]ocatién
of which 85 percent were male. Sixty seven percent 6f the population
~ were either fetired or unskilled (see Tables 4.3, 4.4)._.Threekpercent
of the people intervieWed'had lived in the area for more than 50
years while 52 percent ﬁesiéed there for 10 years or more. Of those~
who ]ived in the neighborhood fqr.1es§ than 10 yeafs, 40 percent

came to the area from néighboriﬁﬁ sectors of the city, while 28

percent migrated from other centers.

]The survey was conducted by students from a Geography Class from
the University of 'ethbridge. This was noteworthy since it was the
only survey availc ie which attempted to establish the socio-economic
- conditions and other att1tudes about the redeve]opment area.
‘March, 197¢Z. : o :
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"TABLE 4.1 -  POSITIVE ATTRIBUTES OF THE
PROJECT AREA PRIOR TO REDEVELOPMENT

- Positive Attributes Number of times cited
close to downtown 78
close to work 15
cheap rent T | 39
close to good transpbrtafion. ' ?'7 :
- close to friends ' | 15
‘other | , | 6

Source: PersOnai Files of Dr. G.H. Zeiber, University of Lethbridge

TABLE 4.2 - NEGATIVE FACTORS.OF THE
PROJECT AREA PRIOR TO REDEVELOPMENT

Negatfve Factors o . “Numbef:of times ﬁited
poor éqﬁdition~of dwéi]ing : - 33
too much'noisé "-, _ 7 | 25
" poor ;onditioh'of heighborhﬁod~‘ IR §
taxes or rentS”tbo‘high' ': : -8
no undesirable qualities | | .‘v< 36

Source: Personal Fiies‘of-Dr. G.H. Zeiber,»Uni@ersity ofALethbr1dge
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TABLE 4.3 - AGE AND SEX DISTRIBUTION OF CLEARANCE AREA PRIOR TO
REDEVELOPHENT

. ' Percent Percent Percent

Age ‘in years Male Female . Total-

18-29 3 1 o 4

{“ o

30-39 6 ‘ 8 .14

_ 40-49 ' 23 . 6 - 29
» _ ‘
50-64 - i 25 9 ' 34
over 65 73 6 -3 T
' ‘ | 160 total number
of adults

- Source: Personal Files of Dr. G.H. Zieber,'University of Lethbridge.

TABLE 4.4 - OCCUPATIONAL STATUS OF CLEARANCE AREA -PRIOR TO

REDEVELOPMENT

VOccupation_' B . Total Number Percent of Total

retired . g | 13

unskilled | R o

semi-skilled - o 8 7 5
 .fmaﬁageria1 _ - 3 2

'Une@p]oyed - o 4 2

welfare ‘ . 2 1.

housewife ' 10 | 6

Qhrepobted »' ' 25 15

Source: Persoha]'Fi1es of Dr. G.H. Zieber, University of Lethbridge.
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Population Structure: Post-Relocation Sample o ‘ A'

 Ninety households were\given eviction notices from the Cityr
of Lethbridge on June 30, ]973& _This ségment of the total nejghbor-
hood popu]atjon were those who failed to relocate before the eviction
date. Of the 90 households, 57 were contacted in thei} present
residence two years after eviction and interviewed fqr the present
study. _

Tables 4.5 and 4.6 indicate that the majority of the
respondents were ovér the age of 65 and that the greatest percentage
of the sample population were either retired or unskilled. Eighty-
one percent of thoée 1nterviewed were male. Length of residency
in the project area was high. 'Fifty six percent b% the respondents
had resided in the designated redevelopment site for less than 10
years while 40 percent had lived in the area for longer than 10 years
and 4 pertent had Tived there fo?‘more than 50 years. The néighbor;
hood desigiated for redevelopment consisted of a large portion of
elderly perséns. Many of the residents had lived in the area for a
‘Tength of'time sufficiént to-allow community ties to deve]dp.
Disruptioﬁ of these relationships constituted a potential for hard-
“ships to occur. - N

Tab]é~4.7 indicates that fncomes were closely related to
occupationa] status. Thé majority of the r@spdndents earned less
 than $450.6Q per month. Only 35 percent «i the riopondents earned
more thanv$450.00.per month which reflected (ne incomes of that

segment of the population in the unskilled, skilled and managerﬁal
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. TABLE 4.5 - AGE DISTRIBUTION OF SAMPLE SURVEY™

Age in Years

Percent(gf ‘
Total Sample

Total Number

- 18-25-

26-35
36-45

. 46-55

56-65

over 65

4
7
16
19
54

TABLE 4.6 - OCCUPATIONAL STATU.

1
31

JF SA  SURVEY

Occupatjon Percen:
retired 54
unskél]éd ?]
skilied 2
managefia] 2
professionai -
housewife -
we]fare‘ 7

4

student

-/

Foterod

/‘;

LT / . _‘ . ' . B
*Data for Tables 4.5 fo 4.16 were obtained from the residential
questionnaire su:yg& carried out by the author in 1975. -



4.7 - INCOME DISTRIBUTION OF SAMPLE SURVLY

\ | Do]]é;g per Month_“m— ‘ " Pnréénﬁ‘of lotal

less than $200.00 per monfh

$201.00-250.00 per month‘ .2
251.00-300.00, per month | 14
301.00-350.00 per month 23
351.00-400.00 ‘per month , 5
401.00-450.00 per month | ‘ | 7
451.00-500.00 per month e o 10
‘more than $500.00 per month | L 35
no reSponSe ‘ ,. - ' 4

U
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positions. Hence, there existec «pes of residents, those who
.earned low incomes and resided in the area beCause rents corresponded
to what they could affcrd, and those who earned a sufficient income

o &llow Them TG move eisewnere LUt perverred to reside

0 the ow

rent inner city neichborhoods.

PROCESS OF RELOCATIOK

Relocation Pattern
In many Horth /fmerican cities it has been observed thet a

iigh percentage of households displaced oy, renewalsprojects relocate

2
z

within a small distance of their formwer re. dences®. The reason
for this type of diziribution usually occurs because of tne avail-

ability of inexpensive housing near renewal sitec. fileighborhoods.

=

i

neay redevelopment zrecs often have conditions of blight coe  rable

!

to that of the project site.

Hartman in nis celoss cion study of Bostor s Ve o™imd foundi:

- R O S R [P . . . VT e e . e d
¢ d_i;Li’ ibution thet 1ore ol cMpe GT arce Lo o Ciun ST He
LULOULUTAET O aCE Il ans L coSe UL LAY VRS LD e L el o &
‘o ERYEE . . : [
1 SEY RO . S A D o 3

Heocman % I i
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v

popu]at]on of rel OC&LCGS, ”e1at1ve]y n1gh family incomes and the

existence of a ]ou ~ate of sound vacancies near the progect site.

v

The re]ocation\program in Lethbridge experienced a c]ustéring

rES in ths rﬁvIJ:rZiJ? areas near wneé project site.

rzgidence

(¢
[¢g]

Figure 4.7 indicates that 60 perceny of thé respondents relocated
#ithin one half mite of the c]éérance area. The areas near the
project site included buildings which were similar in age, type, and
construction to those of the renewal site although conditions of
blight were not as severe. “Consg ;entE3‘~sma1] suites and rooms’
were available at relatively low renté and hear.the'CBD. Few

people moved to the residentia] areds north ofvthe CED. Ailthough
this sector of the city constitutéd sections of blight, the buildings
were smaller and not conducive to the conversion of small robms and
suites.

Relocation created a concentrated clustefing 6f Tow ?"come'
and elderly citizens in neighborhood are- s surrounding the renewal
project. The consequentas of such a conc entration méy not be
detrimentc] to the receivirg ne hborhood sihce the number;of relocatees
waes small and ;‘ of the available vecancies consisted of suite:
in ouner occupi ol homer Moreover, merny of these moves wore only

anpocory and Lous, relocation was coridered th.to forea negative

pact o ocveunding neighsorhoods.

ctive of relocatic . 20 ensure Lhct the pecple eviciod
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Figure 4.1
RESIDENTIAL
RELOCATION

PATTERN

Post - Relocation Accommodciion =

Three Relocatees Moved Outside the City .Limits

. 1 24,000 feet
scc‘e b T ey
i 15000 metres
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from their homes have had sufficienf time and information to
4

‘understand and prepare vor relocation’. Readiness for change

is important in accepting a new living situation after relocation

but it is also an important factor in influencing when and where

S, Moreover, the time lapse between the

the relocatees will move
initial awareness of renewal, the eviction notice, and clearance

as well as the length of time involved in locating alternative

-accommoation are important factors in making the transition as easy-

as possible.

Tne search for &terrative accommodation by the relocatees

affected the -availability of vacant accomm@§~*3on ig,the remaining
housing stock of the city. If the néighbdrnébd populaticn-is awsre
of the consequences of renewal, those most mobile may relocate firs£,~

1eaying those less adaptab]e'to remain in the érea unti] they are

‘forced to vacate. Those who remain until the official eviction

notice is given are usually the poorest segment of the relocated
popu]ationi The result of this situation is.a flood on the houéing
market which subsequent]y imposes a strain on the availability of

affordable housing. This Jeaves the less mobile population = more

R.P.'Groberg, Central Re]ocatioh:A New Municipal Service,
Mashington:Housing and Redevelopment 0fficials, 1969, p. 71.

5M. Fried, "Functions of a Working Class Community in Modern
Urban Society:Imp]ications.For,Forced Relocation" Journal
of the American Institute of Planners, Vol. 33, 1967. p. 90.
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1imited housing stock in .nich to locate accommodafion. A]though
thg relocated populétion did not affect housing supply in general,
it did create a strain on avai]ab]e low income housing. It is
therefore necessary to provide know]edge of renewal pilans >nd
sufficient time to prepare for relocation to allow residents the
rﬁéht to help themselves. »

" The procedure used in informing the citizenry is also
important in carry1ng out the relocation process6. If a large
percentage of those sLheduled for ev1ct1on are 1nformed on short
notice'anﬁ by mail, such procedures may be cons1dered by the

relocatees as being abrupt and author1tar1an" In th1s s1tuat10n,

© 7ittle responsibility or sense of belonging to a community or

N

3

£

neighborhood where one may have resided for many years is acknow1edged:l

It seems logical to assume that individs forced to move because of

progress and for“the public good, are‘éﬁfit1ed to some digr. 'ty in
-the proceaureé usedifov their removal.

1f renewal and relocation afe heard through various
unofficial chgpﬁe]s, distincuishing fact from rumour
difficult. tghsequentTy, renewal plans remain in < ‘fate “Tux
which‘in turn places the popu]at1on 1n a pens1ve mooo ndes ~-Hle
situation particularly if the people 1nv01ved are e]dér]y, LUu

already under emotional strafn. In Boston's West End, this aspect

8. Gans, op. cit., pp. 321-325.
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occurred.

o

"Their failure to understand.the process can be -

traced back partly to the poor information that they
received from the press and city agencies. The West
Enders in turn paid little attention to press releases _
and were more respective to d1storted facts and rumours
from friends."7 :

The residents who lived in the Lethbridge redévé1opment

- site were aware of the redevelopment plans prior to the official
notice of eviction. Abo i 55 percent of the respondents were aware

-of the plans for one year or jonger pricr to eviction. The remaining

number of fespondents were initially told of the p]ansvthfbugh the -
evfction notice. R?thoﬁgh the level of awar.icss concerning renewal
and relocation was re]at1ve1y high, def1n1te information was not
available. As a resu]t of ad hoc dec1s1ons regard1ng the stages
of the renéwa] process which’were made by the city, relocat 5 were

informed of the renewal pianS'throQgh-the mediz and friends and rot

} directly from the city. The lack of a comprehensive scheme created

confusion among some§pf the residents. Only the homowners were /

. i . -
personally contacted by city officials prior to eviction, the purpose

being the compensation for res:-ant owned property. I'e senior

citizens who were given fi.uncial assistance were personally contacted

and kept informed -about the relocation procedures by the Community

7. .. ’
Ibid, pp. 290-297.
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Services Department. However, many of the residents were uncertain

Tty
N,

as to when, where and how relocation was to take p]éce:

.“Tenants in the downtown redeve]opment area have
been misled to believe they must move out now."8
[The time referred to was 6 months pr1or to the official
eviction] .

Moreover, f%e}e’ekﬁsted a Tack of coﬁmunicetion and trust between
the C1ty nd the res1dents . The relocatees = concerhed “that
their freedom would be in jeopardy. W9 anseqUeﬁt]y; the mahner in
which decisions were made and the']ack of a.continuous flow of

informationvbetween the city and the reTocatees, created: an

atmosphere of confusion.

Length of Time to Find Accommodation
" The time a]]oted the relocatees to secufe alternative

- accommodation is crucial in a successful relocation plan. Thé Tength

[
|

of time’permitted in this seafch varies for each project and depends
mainly on the aVailab]e‘supp]y of inexpensive dwelling Units and the
mobility of the «is lar ' p-i.o _tion.

| In the Lethbridye Project, the official notice of eviction
permitted residents 30 days in which tob1ocate alternativ- accommo-
dation. It was difficult to a;sess,whe;her 30 days was a sufficient

amount of time for the¢ »serage relocatee to secure accommodation,

8“Pens1oners Concerned at Urban Renewa] " Lethbridge Herald,
September 16, 1972, p. 23. -

Ibid. p. 23.

zﬁm;mmr’" o

— . . . e i s ;.La‘m.wwmg\waw””'m~ i i e e s
wn g : . B : . . NG e




79

and-astpointedvout in Chapter‘Z, ayai]ab]e,inexpensive housing
>Wés.minima] fn the community. :Moreoveh;‘54 percent of the

: popu]at1on were ret1red and on1y 12 percent of the respondents
owned,ah automobile. Many of these peop]e were phys1ca1]y hand1—

,capped which made the‘ search for housing-even more difficult.

when the popu]at1on of a ne1ghborhood 1s forced to vacate and seek .

a]ternat1ve modes of accommodat1on, author1t1es shou:d prov1de a
7, list of avawlab]e dwe111ngs or perhaps prov1de means of .Y'ans

_ 0 . .
-portat1on] . Thws factor is essent1a} if successfu vl ration is

to be-achieved. Accord1ng to a spokesman for. the Comnur1ty Services

Department the c1ty offered to 1ocate temporary accomnodet1on for s

1the ]8 senior c1t1zens who were scheduled to eventual? move into

the Senior C1t1zens Home Therefore, an attempt to p.uvide temporary~

]1V1ng space Wwas made for a select few. Of the 13 persons,,6
stated they rece1ved such assistance aind of these, none accepted the”

11v1ng quarters suggested by the c1ty Their consensus was that the

dwe111ngs located for occupancy by the city were unf1t for hab]tat1on.

The attempt top]ocate temporary accommodzation for those eligible for
ass1stance was apparently poorly undertaken. |

. The majority of the senior c1t1zens :equ1red the help of
re}atives in their search for accommodation. In one case, an elder1y
woman called her'son from Toronto to he]p her Tocéte‘new residence.

Another woman insisted the city st111 owed her for half of her

expropr1ated property. The city failed to meet the 1mportant needs

wajd. p. 23. . . | .
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of the re]ocateesvin'snchrareas‘asIproviding‘information'and

..housing;a]ternatives.' This lack of assistance persisted throoghout
the re]ocat1on program and created fee11ngs of frustrat1on which.

were. preva]ent two years after re]ocat1on The memory of redevelop:'

’_ ment and the uncerta1nty of relocation recreated the em0t1ona1

| stra1n wh1ch :\1sted dur1ng the re]ocat1on process ¢nd proweteﬂ |

~ tears from severa] people during 1ntcrv1ew‘

Tab]e 4 8 1nd1cates that about 49 percent of the samp]e
needed the fu11 month a]]otted by the city to find alternative
1iy1ngiquarter§, 17 percent needed-1 to.2 months and 4 percent
" required more thanvZ months. Although 80 percent located 1fving"”
quarters within the permitted‘30 days, 20 percent could not locate
accommodatiOn within the a11otted.t1me period. - Consequent]y, this
’ ]atter group fnund it necessary to res1de in temporary accommodation

w1th friends or re]at1ves

TABLE 4.8. - LENGTH OF TIME TO FIND ALTERNATIVE ACCOMMODATION

- Length of Time _ Percent of Total
~less than 2 weeks ‘ | 5

2-3 weeks = . °26

3-4 weeks ‘ 49

1-2 months 17

longer than 2 months L ‘ 3
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' The majorfty of the nelocatees (95 percent) remained in their
same dwei]ing after re]ocatien About 5 percent were forced to change
' ;the1r accommodat1on more than once_after re]ocat1on because of
'-persona] d1sputes with 1and1ords or poor fac1]1t1es The 18 peop]e
_.who were given government ass1stance rece1ved a rent subsidy while-
in the1rrtemporaryvres1dences.‘ [t was prov1ded on condition that f
| they would remain 1r'on]y*ene\residenCe'after're]ocation,'tnat is,
. they cnu]d not move-frem place to'p1ace.'vcensequent1yg these people
.,were forced to stay in their dwelling until the senior citizens home
was cbmp]étedfb It seems‘that a portian of respbndents who remained
in tne same dwelling for two years efter eviction was expiajned.
" However, the permanancy of the'othervresidents jndicates tnat ither
the residents were conterit with their 11v5ng~qgarter% or that the
avai]abi]ity of 1nexpensive‘housing in .the city over the past two
years was minimal]J; |
Senier:citizenﬂy as might be expected,‘required substantial
time.to find a]tennetive accommodation. About 42 percent of the
senior citizens required’1 month to find living quarters, 39 percent
needed 1—3'weeks, and 10 percent took 1-2 months. Although the large
percentage of senior citizens required 3-4 weeks to ]ocate accommo-

dation, they were by no means less mobile than those people under

65 yee a. 0f tne Iatter group, 53 percent took 3-4 weeks to
to 1oc +awelling unit. - This factor may have beenfthe result
11

Reynolds expressed that the number of temporary moves to
‘standard dwellings was excessive and attributed this to the 1¢ o
suitable relocation housing. Displaced persons were forced tc ke
refuge in defective dwellings. H.W. Reynolds, Jr., op. cit. o.

i
%o
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of three factbrs: tihe‘availabi11ty which a]]owed sehjor citizens
a greater poriion of eaCh'day to search for accommodafibn a factor
" not available to thé working PéoDTe;-the communicafion with fk{ends
.inAsimilér economic standing thlknew:Qhere Tow income housfng was
.avai]ab]e;Aor the he1p‘offered by‘frieﬁds'and re]atives in the

location of living quarters;

TABLE 4.9 - AGE AND ITS EFFECT IN THE SEARCH FOR ACCOMMODATION

Age Time to Find Living Quarters
less than 2-3 3-4 1-2 over
2 weeks weeks = weeks months 2 months
percent percent percent percent percent
18-25 50 50 - - -
26-35 - - - o | -
36-45 - 25 50 25 . -
46-55 - 11 67 22 -
56-55 - - 6 27 9

over 65 7 29 c42 R 3

Choice of Residence

The ab lity to secure a suitable residence was directly

related to the‘mobi1ity of those 1nvolvedlz. For example, without

12 . : . . .
mobility-refers to the moving behavior that was excercised
in leocating accommodation; measured in accessibility and economic
costs.
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transportation facilities, movement in the seqrch for housind would
have been difficult. Limited financial resources would have made

us: public transit expensive.’ Moreover, a person with a Timited
incoaie would have had avseverely restricted housing supply from

which to choose. ‘About 58 percént of the respon 2nts stated thét

the accommddation they found after evictioq was the only pface
available (see Table 4.10)]3. This was due to the lack of inexpensive

14

housing available in the community'".  Approximately 12 percent of

‘ ]3Approx1mate]y 77 percent of the senior citizens stated the
residence which they found was the only place avaiiable. Although
the data are not conclusive, it does suggest that if senior citizens
were highly mobile their response indicated that there existed a ‘

limited supply of inexpensive housing. If on the other hand
sufficient inexpensive housing was available, the senicr citizens
did not or could not conduct a major search for accommodation:

]4As,previou31y mentioned -in Chapter 3, multiple c.ellings in
~the city were not abundant. The vast majority of the housing
estock consisted of single family units. The main types of multiple

dwellings included older apartments and many illegal Lasement
sJyites. An analysis of the area surrounding the CBD and.the 7
existence of illegal basement suites can b~ fou.d in 4an unpunlished
paper completed by F. Gnandt and M. Magwood in 1974. It is also
noteworthy that although the majority of the relocatees located

near the CBD and that proximity to the downtown was an important
factor in choosing accommodation, the area south and southeast,

of the CBD consisted of multiple dwellings converted from single
family homes. No other major area in the city providrd this type

of living space. ' .
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TABLE 4.10 - MAIN REASON FOR CHOOSING PRESENT RESIDENCE

Rea< o Percent of Respondents'
v 217 right 11
e w11ty house | 2
¢ lace avai]éb]e : 58
1ar social class’ - 5
ose to work 7
could purchase house - ' 12 —
close to CBD o 5
other e o -

the respondents puréhased homes.  These pergons‘Were amogb the

18 percent who fovmér]y 6wned property in the redevelopment site.
From the compensation reéeived Trom “ne cityvthey4Were able to
purchase propekty elsewhere. The 6 percent who were homeovwners
«nd decidad not to purchase.andther the were retiréd citizens ani
chose to Tive in temporgry rentel accémmodatibn until the new

Senior Citizens Home was completed. Although the compensation given

for property in the redevelopment site was indicated by ‘the homeowners

as being fair, several respondents were unhappy about its purchasing

value. One woman owned and operated two rooming houses. The

compensation she received was initially thought to be fair but .
&3 ." : .

she could + = purchase what she thought was equivalenf to her former

property. Her lack of understanding and knowledge gohcerning

property values anly aggregavated the already negative attitude



towards the city. Although there existed diitrcalties in understand-

ing the legality of compensation, the financial veturn fox property

in the development site provided homeowners with sufficient resources
to re-establish themselves elsewhere in the community. However,

information concerning compensavion procedurcs 15 a right oi an

expropriated vi.tim and therefore clarification is essential.

Type of Accommodation

Tab]é 4.11 indicate. that the majority of the respondents
occupied apartment dwellings prior i)y eviction. That percentage

decreased only marginally v on relocation (see Table 4.12). The nigh

TABLE 4.11 - TYPL OF ACCOMMODATION PRIOR TO RELOCATIC!
' |

Type of Accommodation : Percent |
swner of a home - - 18 N -
rent an apartment : 75 ‘ /
room and board 7
rent a house ¢ ‘ , -

. ’ '/’
rent in a hotel ‘ - /

rate of small apartment acccmuodation resulted from the damande

of the Tow income, single and elderly relaocatees. HMoreover,

U OV O PO o A . :
ol B B ik voae



« - . ) . '\,, . K ‘ ‘w;{\
TAéLE 4.92 - TYPE OF ACCOMMODATION- AFTER RELOCATION =

¢

Type of‘Actommodation . ‘ | ~Percent’
“owner of a home . - 12 , ; : \
renttia;n apartment .o 73 |
rent a house P ; | 4
room.and board - " . . J: {,7
nent‘in'a hoteit - ‘; | 4
-rent at a sénior citizens home 2 " -

. A : .
accommodations were secured in areas which were similar to their

: former ne]ghborhood that 1s, areas close to the CBD wh]ch were
composed of old converted houses - e

Other accommodat1on were also evwdent upon re-,
location. Bes1des the 12 percent of the popu]at1on who purchased
- homes, others found rooming houses and hotels as potential living
,qoarters >0ne of the respondents who located in a hotel, did so-
because the Tocat1on of the hotel was near to his former residence
and in the downtown core.” The CBD, the source of h1s recreational
act1v1ty and the area where his fr1ends gathered was vital. to his

11fe sty]e : Those 11v1ng in the hotels, however, encountered a

' minimum of fac211t1eso Hotel accommodat1on consisted of one room

in wh1ch all personal belongings- were" conta1ned within. No cooking

or refrigeration facilities were available and the washroom was shared
by tenants on the ‘same floor of the hotel. |

i
A



" Rent - ‘ - ' .

Thezpeople 11v1ng in the prOJect stte exper1enced rents
i

Jar -&‘// .

which were\some of the Iowest in the city. \\Tab1es 413 and 4 14\ o

/
1nd1cate the rental changes before and- after rezocatlon Of—{he .
tota1 number of respondents, 93 percent 1ncurred sncﬁeased rents15
The number of tho%e who exper1enced 1ncreased rents, coup]ed with

the high percentage of rental increase suggests that re]ocat1on

‘ ser1ous]y affected that port1on of a re]ocatees income directed

towards housing. o o ’ : o

TABLE 4.13 - RENTAL PAYMENTS IN FORMER NEIGHBORHOODS

7

Previous Rents L. ' . Percent of Total Number

- In Dollars per Month = _ «  of Respondents N L
under $50.00 - 'per ‘month \n 51

+$50.00-$75.00 ' per month - 17 _
$75.00-$100.00 . : per nonth : - ZSV T
$100.00-$150.00  permonth 2

v,over $150.00 ~_ per month s

CH e e - -

i

; .
‘ A]though 31 percent of the respondents received rental subsidies,
\ th1s did not cover the tota] 1Ns?éase «in rent.

/

@
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TABLE 4.14 =, AMOUNT OF RENTAL INCREASE "UPON RELOCATION

1 -

_ B Percent ., o
'$0.00-$20.00 per month - 4 |
$20.00-$40: 00 permonth 7
$40.00-$60.00 per, month‘.‘a .9
_’orer $60.00 - . “per month j 74 R e

About 35 percent of the\respondencs’earned more than
$500.00 per month.@nd‘38 percent rece?veo incomes of less than o,
 $350.00 per'month It seems that many of those who Tived in theq
project area had incomes substantial enough to afford accommodation
1n 1ess decayed areas of the city. Those who had little cho1ce
other than to re91de 1n b11ghted areas because of low incomes |
encountered flnanc1a1 difficulties upon relocatwon Although 63
percent of the respondentsﬂwndicated 1ncreased 1ncomes since
eviction, it was not sufficient to offset the increase in' rent and _
the cost of mov1ng For example, 74 percent of the seglgf c1t12ens :
paid rents of 1ess than $50.00. per mon th pr1or to ev1ct1on Re]ocatjon
1ncreased rents to over $60.00 per month (over 100 percent) for 79
percent of these citizens*while pen510n 1ncomes increased by on]y
15 percent. The change in rent was most severe . for those with fixed
incomes. ‘ -
Hartman states, W N

5
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"although change in rent level is an important index,

perhaps a more relevant consideration for housing welfare
- is the change in rent level relative to family income."16

He %oun& the génefa1,effect of relocation was "to iﬁqrease Marked1yf

the proportion of income being_spent for housing;"]7 This effect vas
evidgpced;by the reS1dent§ of the Leihbridgé Centre Project. Averége 7
rehts‘priof to ré}bcation-were.appfbximate]y $70.00 pér month and thel

average'income was $379.00 per month. The rent. to income raﬁio; .

- " was 17 percent prior to relocation. The average rent after re-

location was'$122.00 and -the average fncome increased to $445.00
1,per»menth.v'The rent income rate éh&ngéd'§0*27:percén£, an increase \'
“of 10 percent‘which was a sigh1f1§ant,portioﬁ of a hoysghoid'sf e
income dire ted;to ?ént«payménts. ‘ |
Thd increase in rent/iptome ratio was substantial apd as
j (Zz improve-

* reported b _Hariman,»such increase "is frequently followed

ménts in dWel]ﬁng spacé]s. However, 1mbﬁ63§ments in dwefﬁing éonditions

~ for the Lethbridge relocatees would have'vari§E~éonsiderab1y. Since

housing conditions from which eviction occur}ed were only substahdard
and.11m1ted financ1a1,re$ources_were charécteristic of the,éisp]aced
popd]ation,'re1ocatees'wou]d have preferrqg to move into ihgxﬁensivé
housing, similar to that of the c]earance'site.j But the lack of
inexpensive housing ini;he community permiﬁted dn]y‘few'relocatées

to relocate into affordable qccommedations while others were forcéq to
acéept more hoUSing in better physical condition but at subgtantiai_

rent ihcrease,

16, Hartman, op. cit., p. 307,
V1pid. p. 355,
B4, p. 309.

N\

.
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Condition of Dwellings

One othhe objectiyesiof‘redeve1opment 1s to provide decent,
safe and nealthy 11v1ng env1r6nments Hence to eva1uate~tne soccess“
of re]ocation consideration must be given to the housing conditions
| derived by the displacement population. '

; ;AIthoughlthe majority of relocatees had formerly 1ived in

sdbstandard-dWe111ngs, relocation resulted in only marginal 1mprove-
'ments 1n genera1 physica] condition. Table 4. 15-1nd1cates that 39

A percent of the.respondents 1nd1cated their present accommodations
were 1n good physica] condition although repairs were necessary for
‘Lthe majority of the respondents ~ Minor. repairs varied from cracked
~walls and windows to fau]ty p1umb1ng while major repairs ranged

#*
from unsafe sta1rways to poor heating systems

TABLE 4% 15 - PRESENT DWELLING CONDITIONS

Dwel]ing Cond1t1on :  Percent

" good condition = - | 39
needed minor repairs - : ,541.¢_‘: , \
needed major: repairs ‘ ‘. E 7

Of those who received relocation’ assistance from the city, none
ifound dwe]]ings that were comparable in physica] condit{on to the1r
former residences. AJthough these accommodations were temporary,

. they were. forced to remain 1in 11v1ng environments which were at best,

\yv
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‘the opening of the Home and the inconvenience of temporary moves to

P
s . ) . . . /\ s . .
. . JE -

v
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L
substandard Temporary residency continued untii the new Senior
Citizens Home was compieted a Broject which took two years to be
realized.
| Regard]ess of whether or not the accommodations were
temporary for the senior citizens who were assisted during reiocation.
physicai conditions were not improved Moreover. the two year
wait for the compietion of the Senior Citizens Home Was "a substantia]
portion of an eiderly persons remaining years It seemed that the
“hope of moving into the new Senior Citizens Tower was the so]e purpose
of . their existence ‘

The. city encountered externa] difficuities which caused the

compietion of the Senior Citizens Home to be delayed longer than

~_ originally pianned]g; If the Home had been completed prior to .

L

. ' N . . X -
. clearance of the renewal site many of the'difficuities'whiqﬁhgge\re-

 1ocatees,incurred. particularly the’emotionai strain of anticipating

\

,ysubstandard dwellings, could have been avoided.

Comparison of Faciiities"

The respondents were asked to indicate whether certain
facilities or aspects 1in their present dwei]iﬁg/uere more or 1¢SS‘ .

favorable than in their former residence. .The response was intended

19 Funds from the Provinciai Government were delayed and various
labor. strikes during the construction of the Home occurred ‘

SN
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to remove sentiment by comparing separate facilities rather than ‘the

\\genera] atcommodatiqn.» In comparidg_resident1a1 environments one
might be inclined to be defensive about a home from.which one was
forceq, Comparison of separate facilities was hoped to extract ah_A
obdectiveiresponse, |
TABLE .4.16. - HOUSE FACILITIES:A COMPARISON BETWEEN \FORMER AND.
B PRESENT DWELLINGS
Facilities o N 'more satisfactory  was satisfactory no different

' - percent\ percent . percent
outside appearance o 60 | n T 29
bath or toilet facilities 40 7 53
heating system _ 2. | _ 5 o 63
kitchen facilities R I B '} s
yard space R T 47

&sléeping space . 40 B T

<

.‘/
| Tab]e’4.16 indicates a ;omparison;of present household
faqi]itiés with those formerly 5vai]ab1e in the project site. Out-
side appearance was én important factor since qesthetic quality in-
fluenged the'éttitude\Qné had tbwards a kes1dent1a1 dwelling. Aboutk
59 percent o% thefrespondents'stated that the outside appéarance of

~ their p?ésent.dwelling was more satisfactory thén their former residence.
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This response was explained by the fact that the area from which
the relocatees were evicted constituted a blighted residentiai-area.
possibly the worst degree of blight in the city. However, 30
- percent of the respondents indicated no change and 11 percent found
the outside appearance of their present residence to be in worse
‘condition than their former residence. |
.About 40 percent of the respondents experienced improved
toilet facilities in their present residences Many. of the dweiiings
in the renewal site provided toilet faciiities which were shared by
other tenants. If an. individua] moved to a dwei]ing which prov1ded -
separate u& ﬂ#ooms, an improvement would have reSuited -
Of the other fac1f?ties which .were compared improvements
for each facility was evidenced by at least 30 percent of the re-
iocatees. Those who found. fac1]itie§ less satisfactory were in the
iminority. The comparison suggests that a]though a substantial )
number experie ced improved faCilities or facilities comparabie to

their former residences, reiativeiy few househo]ds incurred fac111t1es

which were less Satisfactory.

* Choice of Neighborhood

Because the attitudes of the respondents towards their preSent
neighborhoods were assoc1ated with sentiment, an. objective response
was difficult to obtain Although an individua] may have approved

of his present environment a negative response may have been in;tiated
j. .
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prompted by a defensive attitude towards his former neighborhood.

TABLE 4.17 - RESIDENTIAL SATISFACTION:ATTITUDE TOWARDS PRESENT

n

ENVIRONMENT
Level of Satisfaction ) _Percent of Total Respondents
“1ike very much | . : 16
]ike somewhat - 33 -
indifferent T 14
d1s]1ke somewhat N . 30
dis]1ke very much . : 7

o

Table 4.17 indicates that about ha]f of.the respondents had
found a favorable attitude towards their present enviropment while |
a substantial number were unhappy with their present surround1ngs
About 38 percent of the respondents failed to 1nd1cate Wwhy they Tiked
or d1s]iked the1r present ne1ghborhoods The most frequent negat1ve
responses were that the present living area was s1mp]y not home
and that the neighborhoods were too far from the CBD. Positive
factors of present ne1ghborhoods varied from "a nice neighborhood"
‘to "better physical condition of prese-t dwe111ng "

| Those who approved of/the1r present ne1ghborhoods were mostly
under 65 years of age. About 32 percent of the senior citizens gave
negat1ve responses wh1ch accounted for the vast majority of negative

responses indicated in Table 4.17. It seems the senior citizens



found it most difficult to\adjust to forced change.

Change in Activity Patterns

| Re]ocation aitered the relative location oﬁ households with
respect to commercial and public services as well as neighbors and
friends with whom they interacted _As a resu]t, some of the house-
ho]ds found it*necessary to alter their act1v1ty patterns Since
Lethbridge is a small city and prov1des an 1nexpen51ve public tran51t
system, all areas of the City are ea51]y accessible. The rearrangement
‘ of activity patterns-that may have resuited cou]d have been considered
minor.,inconvenience being the major prob]em. However, small shifts

in distance to shopping faciiities for the e]derly may have oeen
serious. The greatest hardship experienced as a resuit of relocation
and the rearrangement of act1v1ties was the breakdown of social ties
and the 1ncreased distance to the CBD Because the relocatees were
forced from the inner core, a move aimost anywhere in the c1ty wouid
have increased distance from the CBD : Moreover, the displacement

of friends and neighborhoods resulted in a iessening of social contact
and restricted a form of entertainment that was prevalent for many
years. » . ,
To discover the effects of relocation on activity‘patterns, -
the respondents were asked to indicate whether distances to certain o
activities had changed after relocation Tab]e 4.18 presents the

results of these changes,

- b
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TABLE 4.18 - CHANGES IN DISTANCENOFVACTIVITY PATTERNS
Activity Closer Further  Same Not Applicable
' percent " percent percent - percent

- Work_ | 7 2 U s

‘ 'Shopping (food) T - 33 60 -
Church . 9 28 20 - 33
Recreation" ' 2 - 40 - : - 58

: Friends s | 49 47 . -

The people who exper1enced increased d1stances in their

. Journey to work after re]ocat1on found the 1ncrease not unbearab]e

"Increased d1stances in a c1ty the s1ze of Lethbr1dge did not create

as severe.a problem as is poss1b1e in’ 1arger c1t1es Moreover, the '

' added 1nconven1ence and costs 1ncurred were only marg1na1

Grocery shopping was the most eas11y adaptab]e activity due
to a variety of stores acce551b1e throughout the city. Inconven1ence ‘
was aga1n only marg1na1 while the greatest hardsh1ps were exper1enced ’
by the e]der]y who frequently purchased genera] goods and services

in the CBD. No other commerc1a] area offered ‘the var1ety of merchandise, l

dparticularly 1nexpensive items, as the downtown ‘An 1mportant aspect

of downtown shopp1ng, part1cu1ar1y for the senior c1t1zens was the ;

stro]] through the var1ous shops to brow5e through the se]ect1on of
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of goods and chat with friends. Thé disruption of this activity was

. perhaps the most severe hardship incurred in the rearrangement of

shopping behavior. -
' . : . v :
The category of recreationa activity was perceived by many

of the respondents to mean an activity that involved physicai

participation such as lawn bow]iné. Consequently, many people,did

not respond to.this question since certain recreational activities

were not considered physical. Many viewed recreation as simp]y

’

playing cards with friends or conversation over a cup of coffee.

.'Neverthe]ess, about 40 percent of the respondents indicated that the -

: distance to recreation activities had 1ncreased - Again, an important

factor which contributed to this activity was iinked to the downtown
The 1nteraction among reSidents w1th1n indiv1dua1 apartment buildings
was a]so an 1mportant recreationa1 actiV1ty which was destroyed d
because of redeve]opment

| There was conSiderable 1nteraction among the reswdents of the
renewal Site and moreso w1th friends in the ‘down'town and adJ01ning

reSIdentiai areas. Re]ocation disrupted an 1mportant aspect of

daily actiVity, the soc1a] 1nteraction with friends Nearly, half

of the respondents 1nd1cated‘distancehfrom friends had increasedfh

‘ ‘which resu]ted in a’lossror decrease Of spcia] in’teraction20 It

-
/

is noteworthy to point out that perhaps the two year adJustment

\

period after relocation was‘not sufficient to develop strong social

0 ,

Difficulties arose in the respondents interpretation of distance.
An individual who owned an automobile would not have perceived
1ncreased distance in the same way as a less mobile person
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relationships. Moreover, the type o% dweliings the relocatees
moved into were not conducive to the development of strong social
ties within the present neighborhood. The former neighborhood
consisted of apartment blocks, boarding homes and other rooms ig
converted houses. They were closely linked physically, a factor
~which made social 1nteraction easily possibie For the most part,
relocation did not ai]ow for the same type of social interaction to
occur or at least not in the two year period after eviction. This
factor affected the attitudes which developed concerning present

neighborhoods

Attitudes of Relocatees

- Comparison of attitudes before and after relocation and the
level.of satisfaction of a new neighborhood'may have changed with time
andgref]ected the readiness of househo]ds to adapt to change.

i To re]oca e successful]y, that- 1s; overcome finanCial
emotional and socio ogical probiens "the readiness of an 1ndiv1dua1
. prior to eviction is importani?] But what is readiness- and how does

one prepare to meet this end? Fried states

-"preparation for social change in coping with forced
relocation may be manifest in objective indices of status,
in social orientations...in conceptions ‘of the world
outside. ., the community, or in personality resources which
faciiitate adaptations to change "22 ) a

2y, Fried. op. cit., pp. 90-93

Ry .
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It seems that the ability to'adapt to a new environment signifies
an ab111ty tb ut111ze the wider range of ogptions offered by the

|

community at 1arge
"y

1 "0Objective improvements, whether in residential
status or in household density, or in the other
living conditions, are clearly more frequently
associated with satisfaction for those who were
ready to use the relocation situation as an opport-
unity for an increased range of choices.”23

Important to this ié the willingness to re]inquish the pattern of
soctal 1nteract1on, wh1ch is the u]t1matp manifestation of prepared-
ness for transition. W1thout a willingness to ut111ze potential
options, the result inevitably leads to adjustment behavior that
cannot be considered successful?4,

The level of satisfaétion for the people forced from homes
wésndifficuTt to measure. Tne high rate of disfavor among the
senior citizens reflected the length of residency in the neighborhood
and the subsequent satisfaction found from living in a territory .
based on their strong sense of identity to local places;-and close

association among local peop]ezs. Fried found that prerelecation

23 1pid.

2h5ee V. Hole, ”Socia]IEffects of Planned Rehousing," Town
Planning Review, Vol. 30, 1959, PP- 161»173.

25M. Fried, and P. Gleicher, —*S6me Sources of Residential
Satisfaction in an Urban Slum." Journal of American Institute
Planners, Vol. 27, 1961, pp. 305-315.

n

3
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orientation to the communal area as a whole and to specific roles and

relationships within the area was critical for relocation readiness.

"The greater the fahi]iarity with the world outside the -
immediate community, the more clear the perception of
social and spatial dimensions of the universe beyond the
physical and psychological boundaries...the largey the
proportion who experienced relocation with both sa isfaction
and happiness."26 -
' . S . ' A
Fried found less than one third of the respondents were both satisfied
and happy after reiocation which indicates the small proportion of "
the population %eady.for.the transition. Moreover, Boston's West
End had a significant working class population where hypothetically,
relocation can be conceived as an opportunity for change, for
assimilation, and for social mobility for those who internalize
these opportunities as part of the individuals adaptational potential;
Such opﬁortunities do not functiqn as well for the elderly poor
who seek only the desire to belong. Hence, the organization of social
relations through closely knit networks is a primary component of
social integration and also, the primary focus of disfuption when the

community is rapidly destroyed because of rapid social chanée, that

is forced relocatjon.l

%

%8M. Fried. op. cit., p. 9.
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* Change, as defined by Fried, involves not mere1}-the_

development of new patterns of behavior andvdrientation:

"the acceptance of change requires a process of undoing,
of giving up the7past, of relinquishing previous modes
of adaptation."? ' . :

_ e .
‘If such acceptance is not succeséfU]. ﬁhé'téndency for increased

‘rates of méntal illness arises particularly under conditions of

rapid abruptive change. Results” from epidemiological analysis on

migration and mental disorder s2rge on the observation that - -
(1) situatiqné of’heigﬁtened éonfli;t,between indivi&ua]
patterns of adaptation and social expectation increase
the rates of mental hospitalization
(2) this effect is particularly noticeable in the absence
- of re]iab]e, exterﬁay forées fbr modifying the impact

of .the transition expeh’encezg .

,27 M. Fried, "Effects of Social Change on Mental Health." American
Journal of Ortﬁop§ychiatry. Vol. 34. January 1964. pp. 3-28. See also,
H. Gans, "Human Implications of Current Redevelopment and Relocation.
Planning.". Journal of the American Institute of Planners. Vol. 25.
February 1959. pp. 15-25; and C. Hartman, "The Limitations of Public
Housing:Relocation Choices in a Working Class Community." Journal
of the American Institute of Planners. Vol. 29. November 1963,
pp. 283-296. : ' ' :

28y. Fried, op. cit., p. 16.
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. Despite manifestyhouSing improvements and an increased range of
options, the transition from a.solidary and cohesive community

most frequentiy involves too‘1atge a demand for an individua]zg;

In the pfesent study, the attitudes towards’thefrelocation
'}brocess changed for seme respondents following the th year adjust-
ment period.a For tHose who increased their level of well being by
moviﬁg_to a pleasant neighborhood or the 1like, thé attitude towards
relocation was favorable. However, some may have intensified their
‘negative feelings about their re]ocation” Those who,were‘not able
to find suitable accommodation,who experienced substantial increa$é§
in rent; and who Tost the contact of many friends and activfties,

- deve]bped attitudes of hostility towards the city and the relocation

process.

TABLE '4.19 - COMPARISON OF ATTITUDES TOWARDS RE[bCATION

Level of Satisfactioh ' - Percent of total
‘ formerly presently
percent percent

strongly disliked having to move - 37 21
somewhat disliked having to move - 44 .- 30
_indifferent ' _ ' 12 12
somewhat pleased at having to move - 7 - 25
very pleased at having to move - BRYS

——

29 Ibid.



Tab]é 4.19 indicates thdt the vast majority of the respondents had
negative attitudes of vary?ng aegrees towards relocation when it

first occurred. The two year adJustment period after re&lods
.evidenced the greatest change in att1 tude from negatposit'ive
a]though half of these interviewed still mainta1ned an Unfavorab]e
att1tude towards relocation. |

. of the 81 percent who had negative fee11ngs about moving
prior to evictlon, 48. percent were senior citizens. Of these, 35 ‘
‘percent ma1nta1ned their negative att1tude two years after ev1ction.
It seems that feelings of grief as a result. of the destruct1on of
' neighborhood ties was most,severe.fbr the elder]y, Moreover,
adaptaQiTity‘seems to be more difficult for the elderly Which,may |
reflect the newer of sentiment within the soctal structure of the
neighborhoed. ?A]though 35 pereent of the senior citizens were
unhapby about relocation and 32 pertent disliked the{r nresent neigh-
borhood, 55 percent of the senior citizens stated conditions'of their
present res1dence were better than prev1ous]y and 20 percent indicated-
conditions were no different. This indicates that the power of
social ties is of greater importance than the physical conditions ef"

dwelling space.

SUMMARY

~ The residents wno were fdrced‘from their hemes because of
* redevelopment enc0untered hardships in the actual transition and in
the adaustment of the1r present living env1ronment " The éna1ysis
of the data indicate that the costs incurred in re]ocat1on negat1ve]y

affected the we]l-being of many of the re]ocatees and that many of



104

the difficu]ties were caused by the lack of effiCient and
effective p]anning ‘

Benefits in relocation were main]y derived for the
homeowners . Upon receiving fair compensation for their former
property they were ab]e to purchase or rent accommodation as good
or better than that which they former]y owned. However, tenants
>who-were re]ocated, incurred more serious costs. Most importantlv,
'rents increased substantiaiiy as a greater percentage of an individual's
income was directed towards housing.  This factor was particuiariy
‘severe for the e]deriy who were‘on fixed inComes Moreover, many .

. of the elderly reiocated at substantia]]y increased distances from
the CBD. It was noted that the downtown area was one: of the main
‘factors for residing in the former neighborhood a piace where social
: familiarity and brow51ng through stores was a common e]ement in
~every day life In general, the actiVity patterns of many of the
.reiocatees had changed but increased distances were only marginal.
But the difficuity incurred by an elderly person who had experienced
only sma]l increases in distance to various activities may have

been more severe than that of a younger person
| The resu]ts of the data indicate that aithough approximately
'haif of the respondents had experienced improvements in facilities

in their present househo]ds, many. ‘had maintained a negative attitude ‘{
towards their present environment. This is attributed to defensive
Ifeelings toward a former neighborhood which was considered home. The

ability to adjust to a new‘environment(and relinquish the‘pattern’of

?

“
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‘1ife of the former ne1ghborhood was most difficult for the elderly.

It was also found that both the elderly and thdse under the age of

65 were confused and uncertain about the events surrounding re-

~ Tocation. Not on]y was the re]ocation ,plan d1ff1cu1t to understand

for many relocatees but the city too, was obscure 1n prov1d1ng
a definite staging plan Tfming of relocation, the se]ection of .
relocatees to be assisted the lack of support in locating a]ternat1ve ‘

housing, and the delay of financ1a1 assistance only further enhanced

~ the confusion of the relocatees.

The‘reader is again cautioned of the data limitations

concern1ngvresident1a1 re]ocation A proper before and after

comparison of each houSeho]d was not’ possib]e and moreover, the

resu]ts are only a segment of the total popu1ation affected by
relocation. .
| Although re]ocation created benefits for some, the costs

which were 1ncurred by the maJority of the displaced popu]ation

1nd1cate that relocation in smal] communities is worthy of further

.study Not only were some negative consequences ev1dent in the

X
Fee %,

on program, but the degree of sever1ty for

some effects may have been comparable to resu]ts of relocation stud1es

in large cities . : g : - a



106
Chapter V

BUSINESS RELOCATION °

]

INTRODUCTION

This chapter describes business relocation in the Lethbr1dge
Urban Renewa] PrOJect An attempt was made to analyze the ab111ty
of conmercia] and industrial businesses to withstand the disruptive

effects of change and to evaluate “the impact redevelopment has

‘had on present business activities. Attent1on was also g1ven to L

the Spatial d1str1but10n pattern wh1ch resulted because of

displacement and the effect this rearrangement of business fenctions

/

may:have had on the commercial structure of the community.
THE DISPLACEMENT OF BUSINESS,IN URBAN RENENAL
~ Pubtic officials view the problems of business reiocation in

urban renewal different]y from the sma]] businessman‘ Urban

~renewal is considered a program of 1mprovement for the commun1ty as

~‘a whole whereas the bus1nessman is invo]ved only to the extent that

his personal interests are affected Circumstances, part1cu1ar
to each renewal scheme and business type are important in estab]ish1ng

why particu]ar businesses re]ocate successfu]]y For examp]e, a sma]]
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“work é]sewhere.( The gosts incurred by’1$rger businesses or those

i - 107 .

business operated by an é]der]y_individué] may be only marginally

successful, that is, "barely making enough profit to Keep in

| business.“] {f such a person is forced to relocate and possibly

absorb relocation costs and increased rents in a new location,

the unexpected financial burden may be too severe. In addition,

'thé‘emotionil strain of starting business activities anew may also

be trying. It may be casier to sell the business and possibly

connected with largerjorganizations_may also be extensive. However,

the avaiiabi]ity of economic and human resources can frequently offset un-

‘expected expenses with little difficulty.

Under the Alberta Housin Act,,neitheh,the;provincia] or

municiapal governménts are legally bound td assist, financially -or

" otherwise, businesses that have been forced to relocate because of

pub]ié-projectsz. Howéver, the;questioﬁ‘migﬁt well be asked,

. should financial assistance be made available for relocating

‘commercial establishments? .It is essential that the effgcté of

business relocation for those forced to relocate and for the ’

community in general be revealed. If the problems encountered are

a

]JfL.B. Berry,nS.J} Parsons, and R.H. Platt. "Thé'lmpaﬁt of -
Urban Renewal on Small Businesses," op cit. p. 182. Lo

2Th'is was formerly the case but-businesses under the proposed
Alberta Act, Section 46(1), may claim losses under disturbance. damages.
Both the tenant and the owner are entitled to ‘compensation damages
although the tenant's disturbance damages are computed having regard
to certain considerations such as the length of the term of the lease,
and nature of business activities. J.J. Broda, . Review of Expropri-
ation and Compensation Principles, Technical Working Paper No. 1.

. Re§ource Economics ‘Branch, Department of Agriculture, 1973,pp 43-45.
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undesirable and if they continue to be evidenced as a constant
occurrence in urban renewal, it may be necessary to reassess govern-
ment policy concerning business relocation in an attempt to niinimize

r

the negative consequences. -

Success Rate

Previous studies have indicated that about 25 percent of
the business f1rms affected by redeve]opment have not survived and
approx1mate1y one third of these failures need not have occurred3
Although the survival rate for bus1nesses affected by d1sp1acement
varies with 1nd1v1dua1 prOJects and the def1n1t1on of what const1tutes
an excessive rate of business c]osures is not clear, the fact remains
that business reTocation encounters difficu]tiesf L -
The'Lethbridge Centre Redeve]opment Eroject forced 38 business
outlets from their premises; 23 of which remain in bperation. The
liQuidation‘ratekfor this project was 40 percent which according to
previous studies was high. Table 5.1 indicates that the buéinessés
which survived eviction were small service estab]isnments The
'maJority were reta11 or1ented and emp]oyed a minimal staff, while
6 outlets were re]ated to 1ndustr1a1 or transportation activities.
Of the 23 bu51ness operations 10 were independent owners. Of the
survivors 14 had occupied business premises_in the renewal area
for more than~]d.year$ and ondy 2 businesses owned the property
on whicn they were formerly located. 'This Tow rate of property -
ownersh1p may partia]ly explain the reason why few of the bus1nesses

were contacted by the city concerning the re]ocat1on process.

-
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The business which did not Survfyg eviction were primarily
service enterpriées many of which employed minimal staff. (See
Table 5.2) Although the 40 percent closure rate for the businesses
in the Lethbridge Centre Project appeared high, the relationship

between relocation and closure was not clear. Because none of the

business owners who had ceased operations were available for interview

it was difficult to assess the impact of redevelopment on the
closure of busipess opera;ions. This aspéct would have been useful
to this study and should be considered a necessary objective of the
relocation‘p;ocess. In the Lethbridge prOjECFEE;f was assumed that
redeve]opmehf forces busiﬁésses to consider fufufe possibilities

immediately and therefore, prompted decisions to be made earlier

- than what might have origina]]y been planned.

Three of the surviving businesses evidenced distinct
4 | ’

- circumstances”. (1) Jubilee Gospel Supplies relocated on the outer

fringe of the central core and Tater sold the operation. The former
6wners left fhe province and were consequently not available for
interview. It was discovered however, that the exchange of

business ownership was not related to relocation but rather to
external'forcgs which prompted the former owner to move; (2) Pruegger's

Accordion College operated their business functions from two premises,

, 3 Urban Renewal Concept Report, op. cit. p. 79.

4

Information concerning this section was obtained in communication

with the owners and managers of the particular businesses discussed.

g

e
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a major store and an additional bgsiness. The latter establishment
was located in the reneWé]-area.'VWhen forced to‘re1ocate, the
owners: expanded their major store which was located in Phase II

of the Lethbridge Redevelopment Scheme, (See Figure *5.1) rather
than relocate the secondary store. This expansion was considered
prior to redevelopment but renewal prompted the final decision. ”
(35 Lethbridge Sash and Door was an industrial firm employing ovef
10 people. Because of urban renewal, the owners took advantage of
profits made from the sale of property and sold the business operat-

ions finalizing a decision which was previously under consideration.

Relocation Pattern

Figure 5.2 indicates At the majority of businesses relocated
in the CBD. As noted in Chapter III, the CBD was declining as -the
major commercial district in the city. An indicator of this decline
was the high number of comnerciaT vacéncies in the down;own. The
smaller businesses which relocated took advantage of the’aQai]ab]e
space &nd maintained good location in the process. The businesses
which relocated along the major arterials specifiéd accessibility

as the prime reason for choosing their present business site.
Although none of the businesses occupied premises of poor quality,
those which relocated along the main arteries occupied relatively new
bui?dings{ These commercial establishments were of the one stop

service type, that is, businesses which offered a particular service

and would not benefit from complementary service functions. Industry
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. Figure 5.1
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Figure 5.2 .
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chose to relocate in the industrial parks and consequently

CIN

a]]eviated the probiem of mixed land uses in various sections of

the downtown. = . S : (:ifgggrt ' 4
. Zimmer found that the central city ‘ten 0 retain a high

: disproportionate number of the smaller relocated busmesses5 He
also noted that the 1arger bu51nesses tended to move to the suburbs

where the pOSSibiiity of land ownership was ‘available. A]though h1$

:former observation was ev1denced in Lethbridge the latter was’ not

The majority of the retail stores were small and therefore 1arge
premises were not necessary. Moreover none of the service out]ets
ou]d afford to purchase commerCiai iand particu]ar]y when much of
the land. zoned for commerc1a1 use was . owned by relatively few

v deveiopers6. Commerc1a] space which was avaiiab]e in and around the

CBD and along commerc1a1 arteria]s met the requirements the tenants

- demanded. The oniy firm able to purchase property was Canadian.

Freightway, a 1arge trucking firm, Property was purchased in the

: 1ndustria] park and new premises were bu1]t with the intention of

' expanding future business activ1t1es

| kNone of the businesses relocated in the Woodwards Mail, the

Lethbridge Centre Project. This would indicate that the displaced

,bu51nesses did not want to wait for the comp]etion of the mall or,

that rents in the mall were heyond the finanCiai means of the small

S B.‘Zimmer, op. cit. p. 386.

6This is a commonly known fact which was substantiated by the
Oldman River Regional Pianning Commission and aiso Stringham Realty.
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commercial establishments, or, that the displaced businesses were
 uéXc1uded by the .Woodwards Mall as being appropriate tenants.c
Horne and Pitfield Foods Ltd., a major food wholesaler,
relocated in Phase II of the Lethbridge Rgdeveiopment Project Area7.
This was the second move for the éompgny and a;thifd move would
eventually occur because of its preéent Tocation. Sdme’finanéfal
return must have been avai]ab]eltd thjs corporation but the type
of benefit and the reasoning béhiﬁd the decisioﬁ was considered '
confide}\tia1 by thé'fiﬁﬁ. ' S
. Zimmer'nbted that conéiderab]é losses were experienced by .
the city because of the dispiatement 6f-¢ommercié] and industria]
estab?ishmentsB. Spch-losses'résulted because of the changing
distribution.of functions within the commu;ity and the_movément'of
business to the suburbs. ThiS‘phenomen&ntwas not evidenced. in the
Lethb}idge Project. Firstly, Lethbridge is a relatively small city _
and there%ore, the mbvé of a féw businesses éo the suburbs does'not
offset the numerous commercial estab]fshments that ‘were built in the
project site. Secondl;, the majority:of businesseé re]otated within
the downtown which helped alleviate the problem of vacancies- in the

[

CBD. Cohsequent]y, the CBD gained considerably in business firms and

_7The present study is concerned witi. redeve]opment in Phase I

of the Lethbridge Project. Phase Il is the section of the CBD -
immediately north of Phase 1. No date has been set for the beginning
of this third phase nor is there a specific plan for the project.

8
. B! Zimmer, ‘op. cit. p. 400,



consumer potential. Moreover, redeve]opmént’partié]]y solved the

| problem of: mixed land uses in the central area. Whether a'ﬁhangé

1h thevdisiriﬁugion of functions results is purely speéu]ative. It
is expected howeVef,'that because a third major shopping mall has
beenXEZVéloped within‘the pasq'six yearé and only makgina]

population growth‘fbr the City has been evidenced,’one.of the three
major shopping'areas or perhaps'a combinatioh of the three will
vexperience dec]ihe in saTes. In this area of consumer behavior the
- potential exists for future research which woqu ceﬁtain]y'be
relevant to ciiy authof%ties-in Lethbridge and those in other_ufban

centres who may experience over-expansion of commercial development.

Time Delays

| Varioqswdelays in cérkying out th;“proéess of displacement
and relocation in urban renewal have caused add%tional Stbain on_
~ business ;Etivities and'havé conseqﬁently’caused”some bqsinesses.to '
cease opékationsg. ‘Most de]ays are the direct result of ineffitiént
planning by pub]ic officials, a prdspect which re]océtfon,pianning
cannot afford. In Lethbridge,_theyoffi¢1a1 notice of évictﬁon was
presented to the relocatees sik months prior to~eYiction; A]tﬁough
51 percent of the respondéhts knew of redevelopment and the subsequent
re]océtion at least one year priorvfo rviction, businesses did not

- attempt the search for alternative business‘1ocations until the

official notice of eviction was received. Seventy-eight percent

9 J.L.B. Berry, S,J. Parsons, and R.H. Platt, op. cit. p. 180,
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of,the respondents stated that the prescribed time to secure
alternate Bﬁsiness prémises was sufficiépt. Moreover, 83 percent
of the ?espondents indicated they were happy with their new  ‘
10cat10hs-and fhiS’same perCentaée found busines; sales to be as
high or higher than befor; re]dcatidn. The National f?deration of
,Indepéndent*Businéss conducted a survey of business relocation and
found similar results in bdsjngss improvement after relocation.

-

..."despite the difficulties encountered by those
who had completed their moves, and despite the move:
(a) a significant number of firms which had completed
their moves (60 percent) reported incomes as great or

greater than that in their old locations."10

Delays in Reopehigg Business Activities
' -~ The time lapse between closing and reopening businéss

operafions after réIo;ation was minima]ll. Sevent}-two percent

of the respondents %edpened for buéinessvwithin 1 week and 22 per-

cent nééded‘approximafely«one month in which to comp]éte the '
~transition. - The time delay was di?ect]y related to the type and
‘quéntity:of merchandise which needed.to’be moved. Since the

majority of businesses were small service and retai]’outlets; the

#1mé delay was minimal. It {s noteworthy that 89 percent of the

respondents were bot p]ahning to mpve their business premises prior
to know]édge'of redevelopment while 11 percent:had considered the

possibility.

101p1d. p. 18s.
H., Gans, R. Sa erSté'n - and W.N. Ki d, ha oted that -
~the time laﬁse bet&een f}r§t gnngunceméﬂgagna ac'ﬁaq g%qu?s?tion
of property may be between 10-15 years as evidenced in their studies.

’
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Decline in Retail Sales A |

Crucial to the problem of stiness relocation is the initiai
decline in sales that resuftéd because of re]ééation.‘ Tab1e.5.3
indicates that about 56 percent of the respoﬁdents did experience

such\déc]ine. | o , o

TABLE 5.3 - DECLINE IN RETAIL SALES -

Businesses Experiencing Decline

Time . .
In Months - Percent Number
o 43 9
1 BT 4
2, 1 2
3. 11 2

L g - : -

‘ 5’. - - -
6 .5 -1

] :

1 2

W 5 ‘ . ‘ ’
Data for Tables 5.3 to 5.6 were obtained from the business
questionnaire survey carried out by the author in 1975.

~Although decline in retail sales was evident for a majority
of the bus{neSSes, the decline was minimal and temporary; Despite
ti: frss in retail sales, 83 perégnt of the businesses
ind hey are more successful now than prior to relocation.
ccd that 28 percént,bfwthe‘retai1 outlets experienced

K o in the type of merchandise; an opportunity made possible
\ ’ :
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A

because of relocation. Thfs factor may have contributed to

increased Success in business sales. Although the busihesses were
’ jnitiai]y displeased with relocation, it may have been "a b1essin§
in disguise,"]2 ”

kS
@

Costs of Relocation

THe cost of ;e1o;ation was dependent on the'type o>\merchandise
which was moved and the alterations that were. necessary at the-
presenf business site. "Table 5.4 ipdi;ates that major exbenses‘weré
the result of’imp}ovements made and facilities added to the”hew
. business premise$. The cost of moving was minimal in most cases

‘since merchandise and business facilities were easily relocated by

the businéss empﬁoyees.

TABLE 5.4 - .RELOCATION COSTS

Costs Businessestxperiéncihg Costs
In Dollars . . - Percent ; Number .
0 N 1 2
0-100 s . o 2 -
100-500 o 17 3
500-1000 - -
1000-2000 | 7 3
2000-5000 . 2 4
greater thanySOOO , 17 3
no.response | 5 _1

‘ ‘ 18 Total

12 R ,
See J.Rf Lowe, Cities in a Race With Tifie, New York:
.~ Random House, 1967, pp. 460<461. ' Lo
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TABLE 5.5 - RELOCATION COSTS AND TYPE OF OWNERSHIP

Qynership‘
Cost. Independent ‘Branch
In Dollars : Percent Number Percent Number
0 “ - - oo -
1-100 5. 1 . 5 1
100-500 Y 3 - .
500-1000 17 3 - -
1000-2000 | -2 B ¥ 3
2000-5000 5 1 n 2
greater than 5000 11 2 5 al
- 13 7.
- Total 20

Table 5.5 indicates that the'majority'of_independent business-
es 1ncurredyexpén5es 1n:relocation, however, the costs experienced -
were less thaﬁ $1000. The businesses which were a bart of a larger
.organization eyidenced expenses of greater ‘than $i000. Larger
~ businesses and industrial firms required'experna] help in relocation
and éonsequent]y, fncurred-gkeater expenses in moving. Moreover,
the larger firms may havebpurposely inéﬁrned greater expensés}fﬁrough
the use fof eitérna1'he1p ana used this as a tax deduction. fhis .
facet_was directly related to the aVafiaBi]ity of financial resources.
Small firms did_not have the resources to offset unégpected costs and

relocation was frequenfiy carried out and financed by the small

business owners. -
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Changes in Rent
Businesses usually experience increased rents after -
relocation, particularly when displacement occurs from the most

13

deter1orated commercial districts of a c1ty Although businesses

refused to indicate the monthly rent paid for use of commercial

]4. The range of

space, all the respondents experienced'ihcreases
v rental increaée as cited by various bus iness spokesmen and inv
.‘enbfffcia1 and génefal terms, varied from 30 percent to 60 percent.

It was difticelt to determine an average increase'in monetary

terms since rents for small corner shops would be cons1derab1y
different from the rent paid by a 1arge 1ndustr1a1 firm. What 1$
cr1t+€?1.to thns,rate of rent 1ncrease is that a 30 percent increase - |

to a marginal business would have been serious enough to result in

closure of business operations.

%

]3Re1ocatees find that rents are on the average nearly double
those paid in blighted areas, J.L.B. Berry, op. cit. p. 181. Kinnard ‘and
Zimmer found increases of only 25 percent. W.N. Kinnard, op. cit.
p. 67. B. Zimmer, op. cit.'p. 134. '

]4None of the businesses were offered assistance of any kind
and some commercial establishments (particularly the large operations)
expected none. However, the Lethbridge Herald September 11, 1973
reported that the city was "still endeavoring to physically help
some industries relocate at a price they can afford. " Such a
~ comment must be viewed with susp1c1on, a statement put forth by the
city to a]]ev1ate public pressure. '
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Changes in Tenure

The'costs of relocation for property owners usuaily differ

from those costs incurred by tenants. Berry found that,

..."business tenants fare worse than owners of buildings.

The latter have close contact with public agencies and '
genera]]y receive better relocation servige 'and compensation.
It is up to the owners of the building to arrange specific
details with the agency, which may not be in the 1nterest

of the tenant. 15

~ Tenants in the Lethbridge'pfoject were very much interested
in the specific detai]sléohéetging'ré1ocation.' This lack of
communication between fenants and the-City was cited by all_the
bus1nesses as -being the major prob]em of the relocation, process.
Contrary to what the Clty had pub]1ca11y stated that is,

e (the City) will make every effort to help re]ocai\\bus1ness ‘
16
dll

\‘,act1v1t1es at a cost they can affor the tenants unani sly
indicated that the City offered no assistance in re]oﬁhj46/fy RN

]58 L.J. Berry, S.J. Parsons, ‘and R. H. Platt, op. c1t p. 181.

]G"Mayor 's Inv1tat1dn Met With Quest1ons", Lethbr1dge Herald,
September 11 1973 p. 17, . _ \ .

B ‘ . ‘ . -
‘c.i/ o : . S \";,/
v’ i . ’ .
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Oh]y one bus%ness establishment that was fokced to relocate
from the renewal siie, owned the‘broperty on which it operated.
The business was sold as a direct result of redeve]obment. The
compensation for pfoperfy received from the City allowed this
transacfion to take place a]tﬂough ihe’possibility was previously
under considergtion; Of the tenants who were forced to relocate,

2 businesses changed théirvtenancy'status, and"pUrchased property.

'Both‘estab]ishments were 1érger industrial and wholesaling firms.

Change in Business Facilities

-.AJthOUgh iﬁcreased rents resulted for the business relocatees,
this negative factor was met with improvement in facilities.
- Improvements wérg evidenf in various structural and functional
aspects of business operations (See Téb]e 5.6).

TABLE 5.6 - CHANGING BUSINESS FACILITIES AFTER RELOCATION

'V;Sat. - Sat. ‘Unsat.‘ N/A

Percent

Building Condition 50 39 6 6
Design of Building 50 39 6 6
Cost of"doing'buSTnesg 39 39 22 S
Location of business 50 - 44 - 6
Adequacy of parking - 28 33 22 17
Adequacy of selling a4 39 -

f]oor space » ‘ .
Adequacy of display a4 28 6 22
~ window ' : .. o
Adequacy of loading and 28 39 11 22

. shipping facilities
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The business facilities which were considered unsatisfactory were
parking areas and’the cost of doing business. However, the majority
of respondénts indicated that the conditions of their business
premises were at least, satisfactory. Hence, it was concluded that
location of present business operations was not a major factor in
creating business success after relocation but rather that improved
business facilities contributed to the high rate of success. The
majority of businesses experienced sales as great or greater than };7

that prior to re]otation.

Relocation Problems | <;\\~

W\,*“—/\m‘x
Business owners and managers tended to be displeased with

rre]ocatiqn. Unexpected expenses, inconvenience and decisions made
without involvement of those forced to move, explained this attitude.
When the owners were asked whether they approved of the methods used
in urban renewaT and fe]ocatioh; 83 percent stated in the negative
-and 11 percent‘were unsufe. Although thefe was general’agreehent

by bhsihessmen that redevelopment would benefit the city, the major
concern of business was the lack of communication and cooperation by
city officials which could have resulted in serious implications.
Such disregard fof coopération might lead to distruct between public
_offféiq]s and business concerns. Moreover, ‘indications are that the
City of,Lethbridge may in fact‘be under dictatorial rule as one owner

“indicated: . .
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"We're Tiving in "Little Russis" (Lethbridge). The City
can co whatever it -feels Tike and no one is powerful '
enough to deal with that." :

Communication is imperative if the benefits of urban rnnewal are
to be assured. If the democratic system of government is to
continue, projects such as redevelopment must provide the proper

means of achieving objectives through community participation.
; P

Summa'ry

Forced eviction caused an immediate negative atfitude
towards ricdevelopment and the reiocation process. The re]ocatéd
businesses wnich experienced inconvenience in secufing an alternative
site, added costs o7 relocation and alteration, and increased‘
rents, developed 2 hostile attitude towards the city. Moreover,
the lack of communication between the business community and the
city further accentuated the problem.

Invariab]y, difficuities in relocation result but some
problems mey have been avoided, particularily those which surface
during the planning stages. In fact, most difficulties encountered
in relocation shculd have been rescolved during the planning stagec
prioy i+ actual relocation. This may have been conceived by simply
informing businesses, both tenants and owners, of the present
situation concerning available commercial space and the costs involved.
ihie ability of “he city to show genuine concern for the inherent

difficulties in business relocation must ultimately secure cooperation
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and trust between the businesses and the city, although initiative
on the part of the businesses is essential in making the transition.
The business relocation in Lethbridge experienced difficulties

in the planning stages. They persisted in the minds of the business
owners and managers deﬁpite the fact that relocation was probably
beneficial to their present and future business activities. The
businesses which did not survive eviction are also essential to the
evaluation of relocation. Attentién must be directed toQards the

&%lems of all businesses, successful or not, so that a minimal

number of closeouts will be experienced in future relocation programs.

L]



Chapter VI
;SUMMARYIAND CONCLUSIONS
INTRODUCTION A .

0 "By his actions man has created a great 1éborat0ry
of human settlements in which_he is both the research e
director and the guinea pig:™] '

<

The present study is an evaluation of the effects of

residential and business relocation in urban renewal. The impact

of forced change is described in terms of costs and benefits which

- are based on the experiences of those who were forced to relocate.

The manner in which such processes are carried out and the extent
to which relocation can fulfill the needs and desires of those

who are involved necessarily raise questions concerning social

‘welfare, public policy and planning objectives.

-]

THE PROJECT .

The renewal project was undert:-%en in the City of Lethbridge

and was‘implemented as a project of revitalization in the CBD. The

! C.A. Doxiadis, "A City For Human Development," Ekistics, 25,
No. 251, June 1968, p. 380.
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redevelopment project demo]1shed a segment of the downtown commercial

P d1str1ct as we]] as part of an inner city neighborhood. The project

-area, as part of a dec11n1ng central business district cons1sted

of a varlety of mixed land uses, deteriorated phys1ce1 structures and
a decayed ne1ghborhood which housed a substant1a] s1h%1e, elder]y

and low income population, The clearance site const1tuted possibly
the greatest degree of commercial and reswdentia] blight in the
community, but the degree of deterioration had not attained a

dilapidated state. Although physical deterioration was evident, there

- were advantages for those who Tived in the .area. The bus1ness

sector benefitted from the use of centra1]y ]ocated commerc1a] land
at re]atavely ]ow rental rates while res1dents of the area 1nd1cated
that social and economic advantages were max1m1zed Rents were some
of the lowest in the community and more 1mportant]y proximity to the
downtown and fam1]1ar1ty with ne1ghbors within the ne1ghborhood
made res1dency in the area desirable.

The phys1ca] conditions of the project site were characteristic
of Hoover and Vernon's model of neighborhood evo]utionz. Although
the transition stage was not characteristic of the neighborhood, the

conversion of old housing to higher density use was evident. As

2E M. Hoover and R. Vernon, Anatomy of a Metropolis, New York;
Doubleday, 1959, pp 183-198. ‘
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indicated by the Lethbridge Urbén Réngwa] Study of 1966, social

and physical deferforation‘in the neighborhoodihad nof yet reached

~an advanced state. The major problems cited were the abundance of

unused land in the inner city and-the variety.of mixed land uses

~ which created congestion in the downtown.\ In addition, the study

~concluded that redeveiopment was not a desirable course of action
in the CBD. The proposal‘by the City to redevelop the downtown
then, was cbncéived primarily for the’purpose of éomnércia} re-

vitalization.
PROCESS OF RELOCATION

Relocation in urban renewal is in essence managed mobi]ity3._

s
f; is tHe de]ibefate extension of aid, by the communityvand society
as a whole to faci]itaté social mobi]ity4. However, since relocation.
frequently involves the disp]acement.of neighborhood communities
\;gther than Just individuals, resistance to leave their homes is a
defencé*of what is an essentja] part- of their human existance. The

result is an inevitable conflict between middle class va]Qes and

those of the poor.

?J: Bellush and M. Hausknecht. "Relocation and Managed
Mobility," in Urban Renewal:People, Politics and Planning,
Garden City:Doubleday and Company Inc., 1967, p. 367.

bid. p. 367.




,132.

The ability to bridge the gap‘between.the counter railing
views hinges upon the cgpabi]itieé of»the.p1ahning process. The
suggestion that pTanning strategy is the essential component of}
successful re]ocafion would oﬁ]y be partially tEUe. Various
factdr§ inc]uding‘pompeteht‘personne], financial support, and
cooperation and understanding of thoée involved would improve fhe
possibility of successful relocation. To fu]]y understand the
necessgry requirements of relocation. The ob3ect1ves must not on]y @
be proposed for successful rehousing but.cons1derat1on must be given .
to the improvement of the quality of 1ife.

Although the relocation program was analyzed in the context
of urban renewal, no»attembtvwas made to evaluate.the rédeve]obhent
project. It is acknow]edged however, that the manner in which the
City acqu1red the land w1th1n the proaect s1te prior to the
announcement of redeve]opment was we]l executed. Moreover, a course
- of action was necessary.to revitalize a declining central business
.diétrict. The effects of redeveTopment on the commercial sectof of
the central city to date have‘abpeéred tb be beneficia], although
detai]ed supporting data is beyond the scbpe of this study. 'If'this
is true, and the physical reSu]t of redevelopment and'the renovation
of buildings in the surrounding area suggest that it is, tﬁe re- :
development project has achieved the objective of downtown re?itéli—
- zation. If on the othef hand, éhe objective of redeveiopment also
proposed to eliminate blight and provide adequate housing for the
displaced population, the project was only marginally successful.

v

Y
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~ Residential Relocation

‘The present study is concerned wfth the physical and social
effects'of'a population forced to relocate’ because of urban renewal.
The-physica]'aspects are viewed from two perSpectives: the spatial
pattern which’oCCurred because of displacement and the physical,

. social.and emotional costs and benefits which resulted because of
the’relocationApfoceSs.’ |

| One of the most serious consequences of refdcétidn occurred

~ with the increase in rent of the relocation housing.. A1l of the
respondents experiencéd this increaée and a majority of them ihéurred
g 1nckeases'of over 100 percent. The -increases were explaingg by

the fact that rents in the project site wereiprobably the Towest

in the,COmmunity where near1y‘hélf of the respondents Qére paying .
$50.00 per month or less. Since Letﬁbridge has few areas which exhibit .
a high degrée of detekioration,'réhousing occurred in more viable
areasywhe?e rent was commensurate with conditions of the area; _

The seriousness of the rent increase 1is emphasized'by the
fact that the majority of the disp1aéed popﬁ]ation were senior citizens
who rece{ved‘fixedvincémes. -The majbrity of the total number of
}e§pon&ént$ earned less than $450.00 per month. At a time when
ihflationary prfces were evident in the housing market and low vacancy
rétes for particularly low income accommodation were evident in
Lethbridge, a greater percentage of a relocatees income was directed

towards housing after relocation.
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Improvements in hous1ng conditions were evidenced by the
majority of the respondents as few experienced facilities which
were less sat1sfactory than those in their former residence.  However,
, of the responses given to the quest1on dea11ng with a general assess-
ment of their housing cond1t10ns, about ha]f of the respohdénts
1nd1cated they were unhappy with their present env1ronments This
suggests that emotional subJectjveness 1nf1uenced their attitudes
towards their present dWe]]ing whiTe a more objective response was
obta1ned when facilities were compared

A major factor for ma1nta1n1ng res1dency in the 1nner c1ty
ne1ghborhood was the prox1m1ty to the CBD. By increasing the
d1$tance to the CBD, re]ocat1on d1srupted the link to what ‘the e]derly
cons1dered a recreational area Th1s had serious 1mp11cat1ons since
many of the senior citizens in part1cu]ar visited the downtown
frequent]y - Shopping, brows1ng, and meeting with friends played an

1mportant ro]e in the 11ves of these peop]e Although the increased

d1stances to the cBD: for the majority does not appear to be more than
an 1nconven1ence, 1t is difficult to ascertain the detrimental
af ect on the activity of the relocatees. Other activities such as
shopping and the journey to work did not impose"serioys hardships.
Thjs wos due main]y to‘the accessibi]ity to other shopping areas ‘and .
the. re]at1ve]y small size of the commun1ty which made most areas of
the C?ty eas11y accessible. |
Relocation disrupted the relationships established within

the renewal site. As one individual indiqated peop]e.in'the same
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bui]dihg cou]d_}eave their doors open. It was enjoyable to have
a neighbor stop in for a conversation or a cup of coffee. Presently, |
these same fndividua]s rarely see each other and know little of the -
life styTe they are ]eading. The severity of‘this disruption',of
socia] ties can only be fully appreciated by thoSe who experienced jt.
Some of the relocatees did experience benefits from re-

location such as improVement in the condition'of-hodseho]d facilities
énd in the general qhality of neighborhood‘énvironment. Fof‘thbse
who would eventua]iy‘enter the new Senior Citizens HOme,‘fufther
 positive aspects may yet beAderived. fhe homeowhers were also
satisfied with the»cohéequences'Qf(ré]OCétion. A fair compensation
was given for propérty in the renewal site and comfortable homes
_were purchased after relocation or, accommodation was sought in
modern apartmenf buildings. Howevér, thisqus the extent of ‘the
major imbrovémehts incurred from relocation.

: The majofity of the requndentslagreed that redevelopment
_ wod]d benefit the city but 1nitia1}y,_renewal and relocation was
viewed in a negative manner. Wh11$ the'twofyear adjustment period
did change thé feelings of many reiocatees; those who maintained
\'their négative attitudes towards relocation were the poor and elderly.
The commitment to the former neighborhobd as well as the dffficu]ty
16 adjusting to forced change was greatest for this segment of the
population. Not only does this indicate that relécacion is a complex

~situation to plan for, but that_b]anning for an e{dérTy low income

’
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population necessitates a certain sensitiveness in the formulation
of objectives and in the manner in which the relocation process is

operationalized.

Business Relocation

The.re]ocation of business estab]ishménts resp]ted in a
'variety of difficulties for the owners and managers, Of the 40
.businesées which were relocated, 23 remain invbperation. The businesses
which did not survive eviction were small commercial outlets and
possib]y only marginal, a]though,thiS‘assqmptioh is not based on
empiriéa] findings since the owners of these estabiisHments-could.
not be located after re]océtion; \THerefore, no direct correlation
between redevelopment and.thé 1iquidation rate could be détermined,
It can be assumed however, that redéve]opment avaf]ed anAimmediate'
decision,regarding.future business attivities and that the decisfon
- may have.arisen at an inopportune,time.v The high percentage of
business close-outs in urban 'renewal is a major cause of concern in
planning research.l There ‘s a p]ace‘for small businesses in thé
'busineés community and if liquidation should resu1t,'redeve]opment
shou]d.ndp be the major factor in contriﬁuting to this settlement.
Re]dcation fot those businesses which were abie to'survae,
was viewed asba Successfu]‘venture. Although initially redevelopment
was considered a detrimehtafyfactor to théir buginess functions,
attitudes towards relocation changed after the two year adjustment
period. Of the surviving businesses, 83 percent experienced consumer

sa]és~as great or greater than prior to eviction. All the outlets
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~incurred increased rents bt a'majority experienced improved
3 .
fac1]1t1es in their present 1ocat1ons

Business re]ocat1on can frequent]y affect future consumer
sales. A well establlshed firm, wh1ch encountered relat1ve1y Tow:~

~ rents for location of pr1me commercial space would not 1n1t1a11y

. cons1der re]ocat1on as a benefit to’ business act1v1t1es Th1s view

was ev1dent by the ma30r1ty of bus1ness owners and’ managers However,
s1nce the CBD in Lethbridge was experiencing high vacancy rates, .
good 10cat1ons part}cuia¢1y~for the. sma11 businesses were abundant.

- Indistry a]so found 11tt1e d1ff1cu1ty in estab1lsh1ng new. business
premises. The 1ndustr1a] park in the C1ty prov:ded amp]e space for \
such 1and use.

Bus1ness relocation appeared to be 2 b]ess1ng 1n d1sgu1se
for most of the outlets. A]though business sa]es did initially
decrease for some, increase in present consumer sales has offset
this temporary dec]1ne A major cost for the majority of businesses
was ‘the lack of compensation available to businesses’ exper1enc1ng
relocation. Some of the bus1nesses 1nd1cated that 1mprovements to
their former prem1ses had been made Such costs and those wh1ch were
necessary in re]ocat1on and 1n 1mprovement in the new propert1es
contributed to substantial losses. Independent businesses found

.these coStsvdifticult to conténd with wht]e larger companies and
chain stores had sufficient}financia] resources to defray such'expenses‘

Although the majority of businesses indicated consumer sa]es}

were higher‘than prior to re]ocation,'the majority of owners indicated
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their disp1easure‘with the éity concerning the proeedure'of )
relocation. A]though owners.of commercial oroperty were eontacted
by the C1ty, tenants were not cdnsu]ted at any stage of the renewa]
prog‘am Yet, the C1ty agreed to help the bus1nesses re]ocate at |
a cost they cou]d afford. No such ass1stance existed. According
‘to the bUanesses, the htgh cost of«re]ocat1ng and the lack of -
commun1catlon between the C1ty and the business conmun1ty were the

A

‘major problems of. the re]ocat1on program,

Relocation Problems

-The results of the relocation analjsis indicate that although

benefits were derived for some of the displaced persons, serious

costs were also incurred. Many of’the problems which the relocatees
encountered were caused by the fa11ure of City management to
formu]ate a comprehens1ve relocation strategy which would have made
the transition experience 1ess,d1ff1cu]t. This section w111 emphasize
some of the ﬁroblems with the relocation process andcreportisome»of'
the views’of the relocatees during the program. Although this reyiew
is not enttre]y bésed on the analyses of the data; the attitudesgof
the re]dtatees are noteworthy - The emotional subjectiveness in
presenting th1s viewpo1nt is almost unavoidable ‘and even so the
fee]ings of some re]ocatees could not be properly reported in a
‘written format. Experiencing the tears, the rejection and the isolation
of the elderly bespeaks a heartlessness that would make the sp]endid

new buildings almost a mockery.
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. \
.The first objective of e@ery renewal project should be

.
the_preparation of the people involved in re]ocations.

Information
on ‘the resjdents living in the area, the physical, eéonomic and
sécia] conditions of each.household, and other pertinent details
should be made available through research studies. Such studies

shou]d be taken at the pre11m1nary stages of planning and updated

prior to eviction. Gorland indicates that:

"the relocatee shauld be fully appraised of his rights.
It is not sufficient to hand him an informal statement
only, but the statement and related should be explained
and if necessary re-explained to whatever degree
necesgfry for the part1cu1ar indijvidual or family to
~understand "6

One of the pertinent details that is é§§en£ia1 in a
re]ocation program is a list of available low income housing in the
community‘ No such ]1st1ng was made in the Lethbrldge relocat1on
. projeﬁt; ‘Furthermore, there exxsted a genera] lack of information
-concerning re]ocat1on-procedures as "tenants were‘;1s1ead to be11eve,”,“

when they were fo move7;-This created confusion and frustration annng

the residents in the renewal site. Decisions were made without

SE. Gorland, Urban Renewal Administration, op.cit.pp. 72.

61 d

7"Penswners Concerned At Urban Renewal," Lethbridge Hera]d
' December 15, 1973 s p. 23.
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" consultation of those who were victims,jof forced change. The

<oy

result was a disgruntled attitude:

I don't think the city\treated us fairly in moving

us out of our homes..."we had to sign the papers on . .
the 30th of June [stat1ng] we'd be out in one, month S
we had no recourse, no nothing.'

While surveys were undertaken in the area by such people‘from the

Public Health Agency, intrusion of privaty without an explanation

of the results of the survey only hetghtened the level of anxiety.

As one man indicated:

“too damn many . people are telling us what's wrong 9
with our houses - but no-one has asked what we want."

A perplexity in the relocation progrigr,was th

:90 hdusehﬁf!"’ g\"f?cted‘ 18

r-")m

people were given ass1stance in 1ocat1ng a]ternat1ve recommendat1on
J
This initial move after -eviction was only to be temporary since

these relocatees were given the opportunity to eventually move into

thé newly constructed senior citizens home on completion. ‘Other

1

b

8 “City Cons1ders Rent. Subsidies," Lethbridge Herald, December
]5 ]973 p. 26.

9 wpensioners Concerned At Urban Renewa1 " Lethbridge Herald,
November 17, 1972, p. 21. _

(4]
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:

relocatees were considered financially secure to re]ocaté without
’externai assistance. This issue is questionable when one considers
That the objective of ?elqcétéon s 20 Tinc safe and decent housing
for those displaced because of public projects. ‘Thé authorities in
Lethbridge attempted to assist only those in the'worst economic
situation. Admirab]é as theﬂinténtion to giVe pfiorify to the
neediest sector of the population is, it is doubtful that its
g?p]ementation cdﬁ]d be considéred fair. No matter how the task
e v@ssfng need is‘executed, the results will appeér to be‘arbitrahy,
=otive. DFukthermore, need cannot be satisfactorily defined
coonsics alone. Neéd encompasses intangisles such as aesthetics,
.4 on and accessibi]ityt
-he proposal to the Provincial Government for a Senior
;n's Home which would have provided rehousing fpr a select few

£

of ilie relocatees, encountered de]ays in finalizing acceptance.
Because this application to the Government was the major rehousing
project for relocatees, temporary accoqmodation was not carried out
efficiént]y or effectively. The raiocatees waited two years 1in
temporary Uwe]?ings whiéh were of lascer quality than previous
fdwe?Tings in the fehewal site. Relocatior tc dwellings of-substandard
gquality co ined. with the increased anxieéy in waiting 7o entrance
to {he Senicor Citizen's Home, s not a desirabie means to achieve -

the objective o1 zhousing. Moreover, because many of the senior

citizens were in coub® about the of nome that wes going to be
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built, théy were fearful of the 1ife style that wbu]d résu]t; This
occurred because the city was unsure of the typé of housing which
would best suit the needs of the community. Senior citizens d%d not
want a regimented ]ife style. They preferred to have faci]itigs
which would allow them to care for themselves.

Although the two year wait for entfance to thg Home may rot
seem to be a great ]ength of time, it was substantia] for the elderly.
As one senior citizen stated, "I'm 69 years old, I hope I‘make 1t."]0

o The pgpp]e who were offered ren§a1 subsidiés by the city
(funds were obtained from thé Provincial quérnmentl were forced to
remain in their temporary dwellings until compietion of the Senior.
Citizen's Home, at which time they were to be permitted occupancy.
Rents in the Home were to be based according to what the residents
éou]d afford. If the relocatees had moved:to alternative dwellings

~during their temporary relocation residence, thé‘subsidy which
partially fu1f111ed'£he increased rehts as a result of displacement
would have been forfeited. This stipulation in the provision of
“financial assistance was proposed by the City as a precautionary
measure.A Rental subsidies were fixed to a parﬁicu]ar dwelling to
avoid the constant readjustment of subsidies which would have
resulted had the re]océteeé moved from place to place.

Although the city's desire tb maintain the total rental

10 vgack Kelly Tells His Side of fhe WOodwards.Eva645fion,“
Lethbridge Herald, September 26, 1973, p. 30. :
N A . /:, _l’ s )

1

el .
o
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subsidy at a minimum is a commendable act of economic restraint, it
is doubtfd] that such proposa]é are desirable when they restrict
individual freedom.

An aspect of the relocation plan which further enhanced the
Tack of confidence the relocatees had .for. the city was the delay
of rent subsidies which were promised by.thg community. Eviction
occurred in June ]973,'anq>{t.was ndt until January 1974, that the
" subsidies were avai]abTe. Further confusfon resulted when th? citg :

had nggested‘that they would change the method of providing asg g

1

ance. Instead of offering the 18 people in the worst economic ™

. cbndition a rent subsidy and eventually permitting them éntry into E
the Senior Citizen's Home, tpe city contemplated formulating a

lottery draw. Tﬁose fortunate enough to be drawn in the lottery would

have received the benefit of entering the Central Tower. Those

.;ato the Home were apprehensive of

3

lave inhibited their entrance to

who were originally promisé

the final decision whic

the Home. v
R

5

Although hone of the pensioners were destitute nor did any
claim to be, one individual, after paying his increased rent was Teft

1T qhis situation

with $80.00 per month for all other expenses
understandably created feelings of insecurity. When this individual

along with others protested becaus: thiy were not given their rent

11, i : L \ '
! '‘Reluctant to do the Right Thing," Lethbridge Herald, December
21, 1973, p. 19.
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sybsidy for 5 months, the city offered a food hamper, and the
promise that the subsidy would scon be available retroactive to
December 1, ]975]2 Although the gesture by the city was charitable,
the individual was upéet. He did not wanf to be considered a charity
case. "We only went after them because it.was something they [city]

13

promised us even before we moved ~. The excuse for the delay of rent

subsidy issued by the city was that, "in Edmonton, the matter of

rent subsidies...got bogged down in red tape‘“]4

It seems that the
total rent subsidy for' these 18 people ($516.00 per month) was too
much for the city to p}ovﬁde in ]ight of the Tact that the broperty
on which these people 1ﬂ;%d was so]d to Woodwards L1m1ted for near]y‘
$1 m1111on]5
Indecisionvand the lack of foresight and informatioh created
confusion among relocatees to the extent that it affected these people
mﬁgtally and phys1ca]]y in one situétion, a man'fought the city in
court in an attempt to stop c]earance of hTS property The city had )
offereq him a fair deal but this evidently was not enough. Within
a week of his re]ocatioh, he died. Q;s wife insisted that the city
had ki]]éd her husband. Anofher woman had increased in mental in-

stability to such an extent that the city asked that an interview

12 1bid.

13145

14
Ibid. .-

]SData obtained from d1scuss1on with the Director of Social and
Econom1c Deve]opment in the City of Lethbridge.
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not be conducted with her. (/Accord1ng to a friend of hers, the
‘unstable woman was phoning frequent]y to inguire when she wou]d be
able to move into the Central Tower. She may have been unstable,
but eVident]y she was aware of the situetion and anxiohs because of
it, It is d]ff1cu1t to assess whether these cases of menta] illness
are d1rect]y caused by redeve]opment and re]ocat1on - It does seem
however, that many of the people b]amed these occurrences on re-
Tocation. ‘ |
‘The intentions of relocation are to maximize benefits and

‘minimize costs, a task difficu]t to achieve unless propeh p]anning :
procedures are 1mp1emented This study has ‘analyzed the effects of
re51dent1a1 and bus1ness re]ocatlon in an urban renewal project.
Although costs are inherent in any re]ocat1on program, the procedures
used in the present Study created many unnecessany hardships" The
major cause for concern was the lack of communication between the
c1ty and those forced to re]ocate To successfully achieve p]ann1ng
objectives in any program communication between government and pritate
sectOrs is essential. This_factdr must not he neglected forrtheb ‘\
sake of expediency. |

| It is essential that re]ocatidn programs are oberationa]ized
according to a comprehensive planning strategy. The}effects of
relocation may be serious enough without further complications created
by ineffective planning. |

However, further improvements in relocation planning seem
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doubtful. VFactors beyond the contro1‘of relocation officials, the -
most crucial being thel]ack‘of low rental accommodation in the
hbusing'market, wi]],fprce re]oéation to operate in a-segregated
and high]y restricted housing market.r There needs to be aAchange_
in the priorities'caﬁCernihg the objectives of redevelopment.

Niebanck states:

"We seem to have reached a juncture where relocation
as it is presently constituted, and when at its best,
~ had adopted most of the basic improvements that are
possible within its general purview. To be sure,
~marginal benefits can still be made. Among other things,
financial benefits can be raised, social services can be
" expanded, and all relocation programs can be made uniform...
On the other hand, were the program reconstituted and
elevated to a position of priority importance in the
. redevelopment process, it might...provide real opportunity
~ to the urban poor..." ' ‘ ’

~ IMPLICATIONS FOR FURTHER STUDY

This.study has provided a descriptive‘ana]ysis of the
éffects ofvre]ocation in urban renewal.. Although the area of study
is not new to planning research the type of city in which the survey

was undertaken is of a kind not frequently examined in geographic

18 p L. Niebanck, op. cit. p. 27.
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Titerature. -Small cities in ;anada, their. evolution, Stabi1ity
and growth potentie], are not characteristic of large cities in
Canada or the United States. At a time when attention is being
concentrated in few large cities, there is a‘need to examine - the
conditions of growth in smaller urban centers |

The decline of the CBD in small communities 1neV1tab1y
neeeseitates a course of action to reestab]ishvstabi1ity. For example,
the effects of urban redevelopment in smé]] cities may lead us to a
more clear exp]ahetion eoncerning its effects on the community as a
whole. " If theoretical principles are first based from the experience
of simp]e organfsms and 1atervadopted to meet the conditions of
the more complex, research in small cities may-be of value to the
large_metropolitan éreas ‘ /
The Lethbridge Center Redeve]opment/érOJect, as part of a

CBD revitalization program, is an area of potential research The

effect of major change in the downtown - may have a ser1ous impact

~on the ex1st1ng commerc1a1 structure, the transportat1on network

and the genera]_stability of surrounding areas. This projectiis

- the first phase of a renewal scheme which will eventha]1y include

the relocation of the railway tracks and which would allow an added
100 acres df central city land to be utilized. The CBD in Lethbridge
is in transition andvthefeffects on the community will be of interest |
to other small centres experiencing a similar Situation.

| ‘While business relocation in the renewal project evidenced

a high rate of business closures, the.reascns for liquidation are
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not clearly associated with the effects of redeve?opment.. Further
research is necessary to estéb]iéh the effect of redevelopment on
business close-out rates. The long term effect of'business‘activities
for those businés;es which survived eviction is also an area of
future research particularly when extensive short terﬁ and long

term revitalization measures'are being implemented.

Residential relocation redistributed a segment of the
popuiation to other areas in the €ommunity. Since many of the d1sp1aced
persons were poor, e]der]y and single the effects of migrating
behavior may not yet be rea]1zed. Although Toffler in Future Shdck
- describes the increasing tendency t0ward more'transient relationships
~with places, we know little about the consequencies of such a

17

trend Some authors however, agree that although ”commun1ty with-

w18 in existence also are those who are

out propinquinty is poss1b1e,
primarily c1tlzens of the1r local area w1th ]1m1ted honﬁzons]9
Moreover s1nce on]y a segment of the d1sp1aced popu]at1on was
analyzed those who reiocated on their own created a s1tuat1on we know

little about. Their present situation, the effect on surrounding -

]7A Toffler, "Future Shock," New York: Random House Inc., 1970.

‘Chapter 5, "Places:The New Nomads."

]8M.M.,Webber, “Order in Diversity: Commun1ty Without Propinquinty,"
in Cities and Space, L. Wingo Jr., (Ed); Baltimore:John Hopkins
Press, 1963 PP. 23-54.

19 L
W. Michelson, OP. Cit.p. 90.
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ﬁeighborhoods and the impact of moving behavior on the housing
stock are areas of study which are the concern of geographers."
The awareness of urban renewa] problems which are presented in this

study can be considerably expanded in future studies.
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APPENDIX A (\\/zj/

RESIDENTIAL QUESTIONNAIRE

~

Age

a.']8-25

b. 26-35

c. 36-45

d. 46-55

€.  56-65

f. over 65\years of age
Ma]e  Female
Occupationé1 Status:

a. retirgd» |

b. unskilled

c. semifski1]ed

d. managerial
e.\professiona1‘

f. housewife

g. welfare of any kind
h. student.

Are you presently working?

Yes No

162



7a.

d. other (p]éase specify)
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Where do you wor&?

When did you first hear of the downtown renewal project

in the city of Lethbridge? (give the approximate date).

How did yoﬁ first learn of thé>downtown‘renéwa] plans
for yourfarea?

a. media (newspaper, T.V. etc.)

b. official notice

c. friends
I

Did you know you would have to move from your place of
residence? '

Yes . No

When were you officially told that you would have to move
out of your former home in the downtown renewal area?

(give the approximate date) -

‘How long did it take you to find a new place of residehce?

a. two weeks

’b. two tb‘threeiweeks

c. three to four weeks
d. one - two months

e. longer than two months
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10. Have you lived at this present address since youvaVed

!

out of the renewal area?

Yes No

10a. If no, pl ase giVe other pldces of residence.

10b; Why did you move from the other places of residence?

a.
b.
c.
d.
e.

f.

N\

wanted to buy my own house

‘rent was to high

was. evicted
house was o]d/di]apetated/déteriorated

too far from work

other (please specify)

11. Why did you choose your present place of residence?

a.
b.

c.

rent was right
good quaiity house

on]y place available

. "our kind" of‘peopfe live here

. close to place of work

. cou]d purghase‘house

. wanted to have accommodation close to downtown

. other
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12. How many rooms do you.have in-your home/apartment/suite?

12a. How many persons live here with you?
12b. Do you have more or less living space presently as
t»

compared to your férmef home ?
13. In your home in the Woodward's area, did you
d; own your bwn home
b. rent an apartment
c. rent in a private home, i... ~oom and board
d.vfeﬁt a houce
e. rent.in a hotel
13&. Présently, do you
| a. OWn your own home
b. rent an apartment
c. rent a house
d. rent at a roomiﬁg‘hduse
e. rént at a hotel v ,» X
f. rent at a senior citizéns‘home
14, How much toté] rent did you pay for living quarters in
" the Woodwards area?
a. under S0.00 dollars per mon*h
b. $50.00 - $75.00 per month
c. $75.00 - $100.00 per month
d. $100.00 - $125.00 per month

e. over $150.00 perrmqnth
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Do you pay more/less/or about the same total rent in your
1

present home\compared to your home in the Woodward's area?
a. mare

b. Tess | c

- CC. Same

If more, how much more?
‘a. $0 - $20.00 more
b.$20.00 - $40.00 more
c. $40.00 - $60.00 more}
d. mbrenthan $60.00 more
Could yod.tef] me which group comes closest to the total
amount that you'or your family make(s)|per month?
a. less than $200.00 per month |
" b. $200.00 - $250.00 per month
c. $250.00 - $300.00 per month
d. $300.00 - §350.00 per month
e..$350.00 - $400.00 per month t |
f. $400.00 - $450.00 per month |
g. $450.00 - $500.00 per month
h. more than $500.00 per monfh
Has your income increased sinée vou moved out of the Woodward's
area? )
-a. yes

b. no’ -
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i'IfayES,ﬂby about how much?

‘a.:$]q;00‘pér month

b. $10.00 - $20.00 per month

‘*é{*$20.00 ’$30.60 per month

7d. $30.00

- $40.00 per month p
e. $40.00 - $50.00 per month
f. $50.00 - $75.00 per month
- q. $75.00 - $100.00 per month

h. over $100.00 per month
Are you presently closer or further from these places of
activity? |
Closer _Further.

a. Work

b. Shopping (food)

c. Church

d. Recreation

" e. Friends

Do you own anfautomobi1g? Yes No

Do you T1ike your bresent neighborhood better. than your
fofmer neighborhood in the Woodward's area?

'é. Tike very much

b. 1iksnsomewhatn

¢. neithgr dislike or like

d;/g}éiike somewhat .
e dislike very much
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Why? .

L | e

What is the condition of your present place of residence?
a. good
b. needs minor repairs
c. needs major repairs
"d. dilapitated or unfit for use
(If you can remember thé days of your forced relocation)
Do you remember how you felt about having to move?
a; strongly disliked having to move
b. disliked having to move somewhat
c. did not matter
d. somewhat pleased at having to move
e. very pleased about hgvj%g to move
How do you . feel gbout theLaove now?
a. very sorry we had to move
_b. a Tittle sorry we had to move
c. did not matter | |
d. happy we hadtto move
,e; very happy we had to move - o
As tbmpared to your former house in the Woodw. «i's area,
~how do ydu feel -about the cohdwtion of your new dwelling?
a. like very much more | |
b. like somewhat more

€. nozghifferent
oS

P g

st



'd. ‘dislike somewhat mu: <
e. dislike very much more
In what ways 1s your present dwelling more or less

satisfactory than your former residence?

More  Less  No Different
a. cutside appearénce* |
b. bath or toi1ét'faci]1ties
¢. heating system
d. kitchen facilities
e. yard space : : )
f. slepping space g o : | N

Do you teel thé'city was %ight;in vedevelopjng the Hoddward’s
area?’
a. ves
b. ro

Uhys

Do you whisv vou wer> oiven zulficier  “ho oial nzlp at

e sime o your Torced move?
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Did any organizations in the city help make your search
for settlement in a new home easier?

a. ves

, N

5. no )

If yes, what'organization? What function did it serve?

lere you given an opportunity to participate in renewal

or in the relocation planring stwgés?‘Yes No

What do you see as the main'prOblem for peop]é who are

forced trom, their homes because of urban renewal?
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4,

ab.

ba.
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APPENDIX B
BUSINESS- QUESTIONNAIRE

Do you own this store alone?

a. yes

b. no

Is this store part ¢ a larger organizaticn?

a. yes

b. no : , l ) i

What is the connection (franchise, branch, chain, etc.)

How‘large an area does your company service?

a. city and surrounding area

D. province . T

c. nation /

a . (

d. international

© Before relocation did you own or rent the building in which

i

your business cperation?

a. rented

b. owned

Do you pay higher rents or taxes -on your new premises?

IT you owned the building in which your business opérated in

prior to your reolocation, ,how much property tax did you pay?

P

In your present location? _ . o
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Which category corresponds to your average annual net
. f .

taxable income?

a. less than $3,000.00

b. $3,000-00 - $5,000.00

c. $5,000.00 - $10,000.00

d. $10,000.00 - $20,000.00

e. over $20,000.00

Could you tell me which category corrésponds to your

average monthly gross sa]e;? |

a. under $1,000.00 e $10,000.00 - $25,000.00

b. $1,000.00 - $2,500.00 f. $25,000.00 - $50,000.00

Gt

c. $2,500.00 - $5,000.00 W0, $50,000.00 - $100,000.00

d. $5,000.00 - $10,000.00 h. $100,005.00 and over

How did you first learn of urban renewal plans for your arec?

a. media (newspaper, T.V., etc.)

b. official notice -

£
AN

.C. friends

5

How much time elapsed, if any; between your first hearing

of the urban.renewal plans and your official notice of eviction?
a. less than cne week |

b. two weeks

c. one mohth

d. six months

€. oOne yéar

f. more than one year
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10. - Approxim 7 how long before you moved did you begin

looking for a new location?

10a. Was this sufficient time?
a. yes |
b. no
11. How many possible sites did.you investigate.
12. Were you denied any available éitesf
| a. yes

b. no

- 12a. . If yes, why?

13. Can you tell me how long a period there was between closin

your old business and opening at the new location? M <%U

—

14. Were you planning to move,

1

, or end you business anyway?

15. Caﬁ‘yéu estimate the total expenses of making a move to a

new location?

16. How did you finance the move?
17. After relocating, how long did it take for -~ voluw »f
business to reach what it had been at the old loc. .

In other words, did you suffer an initial decline in business

sales after re]ocation?

r

;ﬂﬁ.‘)
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Did you make any changes in merchandise or services when
‘ you relocated? '
a. yes
b. no
PTease indicate your general feélings of satisfaction
with these aspects of your new 1ocations, as compared with
your old (pre-urban renewal) location.
very _
satis. satis. unsatis. N/A
~a. condition of building |
b. design or appéarancebof :
bui]ging
‘c. cost of doing business
d. iocation
e. adequacy. of:
. selling floor space
dispjay window space
pagging space
]oadihg/shippfng facilities
Did public officia’s visi£ your busfnessvpremises in
'connection with urban renewal? If so, what agency and

+

what serviced did they provide?
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21.

22.

23.

24.
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Did you have any losses or expenses which you were not

compensated for?

T

What losses were they?

Do you think ~yqur business is better off now than it
would have been if thére had been no relocation?

¥

a;.yes—

b.no 7 _ o

Do you approve_of the methods used'in“the urban renewal
relocation process? | |

a. yes

b. no

What do you see as the main problem of business evfcted

by urban renewal?




