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AESTRACT
This thests presents an ex-pcst evaluation ¢.* neighoourhood improvement projects
implemented from 1974 to 1978 1n the Canora district of Edmon:r;-: Unde' the amended
National Housing Act of 1973 the federal provincial and muricipal gpﬁ’/érrwmenms could
(emer 4nto partnership to assist low-income neighbourhoods 1o upg'aq? municipal serviT e
and amentties This was known as the Neighbourhood lmc'ovemen}‘ Program (NP
Simultaneously. home-owners in these neighbourhoods could be assisted to rehabiliiate
therr homes through the Residential Rehabilitation Assistance Program (RRAP)
These programs were created in response to a nattonal dissatistaction with the
social outcomes of previous u'rba“n renewal and public housing schemes. rr;os( notably the
“displacement of low-income residents to.make way for non-residential redevelopment in
inner-city areas Where previous redevelopment had tended to be directed first of all at
the worst possible residential areas. NIP and RRAP were to focus op mimmally

°

deteriorated areas that could be functionally restored ihr0ugh rehabilitation Combmeq
public and resident commitment to the provision of neighbourhood amenities and horr.:e
improvements was also conA‘S|dered necessary to ensure that these neighbourhoods vt/ould
t:_gPhys;cally and socially stable after rehabilitation. In order to achieve this gE)al, Canada
_ Mortgage and Housing Corporation set stringent selection criteria to identify
ne-gﬁbourhoods possessing those characteristics that would be conducive to
neighbourhood rewvitalization. Among these criteria were a high rehabilitation need low- 1o
moderate-:ncome households. neighbourhood deficiencies in recreational amenities and a
stable pof)ulat’ion base. .
In recent years incumbent upgrading has been identified as a major trend within the
larger urban revutalizatio;w movement. As a theoretical concept it entails the 1dea of
established residents (incumbents) chogsing to remain in the neighbourhood where they
invest money and effort in refu‘rb;shmé tt‘? homes, while pubhic monies are used to
improve neighbourhood infrastructure. T s par’tnershxp Is intended to mimimize housing
market discrimin_atroun, social externalities. property value inflation and resvderﬁ
displacement. ' .
l The Canora improvement ptar-{,, although carried out under NIP and RRAP, was
actually conceived befaore the new legislation wlas adopted. It therefore. demonstrated

s . » Q- o
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eariy nLlions of public participauon anc InCumbent Contr ol N the cfommum{y

gecision-making process before these pracuces had become widespread in North
American cities It was also the first comprehensive area improvement scheme in
Edmonton The ex-post evatuation therefore focused on the effectiveness with which

suCh a scheme was abte 1o address the social costs and benefits accompaning chanies to

<

the physical environment especially housing stock changdes.

The case study demionstrated that revitalizatron in Canor a proceeded through
private redevelopment in @ mapner that d not been anticipated by CMHC  planners or
residents. Their ogi:mustuc vision of a stable 'smgle-‘famnly nenghbourhoc;d was never
reahzed and 1t :sﬁrc/queshonaple whether it was‘a realistic scenario. Concomitantly with NIP

and RRAP there occurred uneXpected physical changes {duplex redevelopment and higher

. ] .
residential densities) and social changes éncreased residential mobility  increased renta!

. o
tenure and alterations to household age structure and composttiont. Not only were these

. - ‘ -
changes unexpected the Canora plan was specificly aimed to prevent their development.

These unforeseen changeé have 'combihed to create a quite different

neighbourhood environment which does not meet the aspirations of the original

5

incumbents as they had been rep'resented under NIP and RRAP. Anhough these national

housing policies stressed the retention and mprovement of. exlstlng structures. the

rehablitation phnlosophy whnch supported them has not proven to reduce the soc:al

v .

disruption assoclated with nelghbourhoéd upgradmg. Fur‘thermore, the analysis of
property assessment records. illustrated that the private sector was not receptive to the

mantenance of lowrincome resdential housing stock. Despite community interests to the
- Ld -

. . .
contrary,. investment interests in Canora were better served by. residenal redevelopment
y p

than by rehabilitation. -

Vi
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1. RESEARCH CONCEPT AND PROCEDURES

1 1Tintroduction

<

The purpose of this thesis s to provide an ex-post evaluation of the

[ 3
Neighbou hood Improvement Brogram (NIPY and the Residential Rehabilitation Assistance

b (kq a™ (RIRAP which wer € implemented in the Canora district of Edmonton from 1974

1 1878 The Canora NIP and RRAP projects were the first public attempts at targe-scale

rehabiiiationan Egmonton and the first to combine physical and social concerns with
mi,ughbour hood improvement in ther beginnings they also predated the current nterest
andremvestment in .aner-City residentual areas that is sweeping the larger urban centres m
Canada the United States, and Euiope Neighbourhood revitalization trends have been
gaining momentum during the past decade as changes in economic conditions and social
a'titudes dictate new perspectives for urban housing policy and residential preferences
The rehabiiitation goalc and objectives first framed in the Canora plan share many
similarities with more recent revitaization theory and practice. The Edmonton approach
was designed4o fulfill the dfgure for extensive citizen participatton in the blannnng process
and to demonstr'alé commitment on the part of area residents to carry out neighbourhood
plan proposals ari cohjunction with planning and civic bodies. Furthermore. pubhicly
sponsor ed rehabilitation Qas endorsed as an alternative to the notion of urban renewal
through redeveloprﬁem»that had prevailed as the domnant ﬁousmg improvement force in
Canada As it v\;as‘ Equr:it,on was one of the first cities in Canada to implement a housing
upgrading program-and to adopt a comprehensive approach to large-scale rehabilitation.
At the samie time, a natvonal program was being advocated under the auspices of the
Caﬁada‘wentrai\ Mortgagg;and Housing Cerporation (CMHC). Under this program,
neighbourhoods designated for. NIP and RRAP assistance were to be gaven' amajor role in

designing and implementing unique umpréyement programs as the spec}fic needs of their

communities dictated. )

» The Canora neighbourhood exhibited strong resident involvement even before NIP

. ) L ¥
was instituted. By 1972, under the threat of redevelopment and real estate pressures,

‘résidents had organized themselves to present their views to Edmonton City Council and

to oppose absentee landlords who wishad Canora to be rezoned to allow for walk-up

. . .
. - -9,

e

R



apa“tmeni redevelopment With the mtroguction o INE and RRAE Canore L mesdoente

wer e proviged with an even greaier opportunity to partcipate in the nerighbourhood
planning process Because the Canora project was the flr_;t-ur‘\ dmonton then and
because the residents have now been hiving wwith the resulls 1or some years it seems,
timely 10 assess the successes and falures of the (anora neahbou hood plan as it has,
been implemented \\

The Canora NIP project was the tirst stepn a general metr opohlitan strategy to halt
the premature deternor"atnon and destruction of tdmonton s low costhousing stock and
tollowing trom that 1o curtall the loss of soaially viable residential areas The Canora plan
advocated environmenial rehéb:lltatlovw as‘a comprehensive approach both to remedy the
problems of instdious dectline and 1o mprove the auahty ot ife in inner oty
neighbourboods 1t was readily admitted at the outset of the Canora project that afl the
imphications of cost. time and outcome wer e not tully a(;(:our)te'd for in the plan but this
uncertainty was allowed tor in CMHC's pdosophy for public nter vention Plannng was 1o
remain flexible and incremental to ensure that priorities would be focally determined
{Canora Report, 1972.p. ). ‘ ’ -

In addition. program evaluation by the re‘s:dems themselves and by other
independent agencies has aiways been a stated goalvof CMHC pohicy ttis envisaged that
this thests will provide such’an evaluation by\attemptmg to gomplle a ~enes of social af;d'
economic indicators to assess the nature timing degree and outcome of revitalization
activity In Canora. The evaluation will focus on general ca%egornes ot economic social and
environmental changes ?ha; can be said to have resulted from neighbourhood trends
initiated or accentuated by public intervention. As public programs for neighbourhood.

: :mprovemen_t, NIP and RRAP were intended to concentrate remnvestment in specific
geographical areas demonstrating adequate potental for revitalization itis envisioned that
the thesis wulll ;valuate the capability of these public programs to reverse the negative’
pr.acesses of neighbourhood change while providing for the needs of the original
tommunity, since NIP and RRAP were intended to mprove the quality of life of incumbent
populations. In particular, since NIP and RRAP were {o be directed at ‘stable comﬁmunut'nes,

the thesis will attempt to determine whether the stability of Canora has been enhanced, or

whether the improvement program has had the kind of destabilizing effect that 1s reported
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1 2 General Theoretical Concepts

"1 21 Ex-Post Evaluation “n ”\

The concept of ex-vost evaluation was fir st developed in Canadian planning
bterature by Dakimin 1960 He suggested that post-plan analysis as he called ex-post
evaluation should incorporate a survey ot the weay life goes on under various aspects of
the plan when in operation |and] teedbach of the material thereby acquired nto the
pldrl!t‘lllg technique for use in the future (Da.km 1960 © 1381 Dakin s theoretical model
tor ptanning deciston-making and evaluation s presented n Figure 1 1 In his view  all
planming shouid be "a cychcal self-regulating process of concept - action - modificatipn -
conceptl dependent on continuous feedback from the environment Its in thrs spirit - the
behet that understanding the past can improve our ability to plan for the future and that
planning observation based on day-to-day performances of completed projects can |
provide sigiificant insights - that the Canora case study was designed.

Since Dakin's first formulation of ;he conceptl the term ex-post evaluation has
replaced post-plan evaluation and has come to be accepted as the formal notation for
evalualion carried out as a plan 1s being implemented or once 1t1s terminated If planning s
seen as a continuous process of taking decisions and acting upon them,revaiuatnon 1s the
methodological phase which serves 1o establish continuity between the political decision-
making process and the technical planming process (Figure 1 .21.‘E,x-p05t evaluation ts
especially important in that initial objecinves, those taid down during plan preparation, are
seldom clearly defined and few techniques and theories exist to guide pract:tnoners in goal
formulation for future plans. Orngmal plan objectives may change as a result of unintended
consequences or unpredictable changes in the external environment, so that it is unreahstic
to assume that planning objectives can be stated ahead of time in térrns of measurable
end-states (Seni, 1978, p. 111). Furthermore. initial normative statement-s may be
incomplete or conflicting. which makes 1t dif ficult to establish appropriate criteria for
ex-ante evaluation (1.e. the evaluation of alternative courses of action during plan

preparation). Thus, Seni attempts to hink future and past plan per formance through
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evalualion proZedures Sx-post evalualian teedc bach ntormauon 1o° new sejuentes O
plan analysis and design from actual or past pian performances: In turn Cus mtormation i
fed back to predict future plan performance (ex-ante evaluation

Ex-post evaluation 1s thus expected to reveal u:armcnpaxeo p‘r oblems fnth respedt
1o the original plan so that a new roundot ;naysrs and redesign can be'undertahen But !
ex-post evaluation 1s to be useful the procedure must also yreld information with which to
evaluate the assumpbons notions and preconditions that wer e heid at the timfe ot plan

implemention so as to assess therr validity In thus manner the physical and social

repercussions of plan mpiementation may also be determimed Evaluation of any plan
- .

'mplies judgements of benefits and costs equity and inequity as a basis for making

recommendations for future steps {(Chadwick 1971 p.267i Th\'Ou‘gh ex post evaluaiu;nT
planner s are able to gauge the impacts ot specific plans and strategies upon groups or
mndividuals and assess these impacts or p/an incidence togneasure the distributional
effects of the plan s policies and proposals, Generalizations of anticipated plan
perfarmance made early in the planning process tend to mask the inequily and disbenefit
thatis often inherent in plans, bu;c not discovered untii the plan s in operaton

Evaluation is necessary for the identification of the beneficiaries as well as the
benefits (Chadwick. 1978 p. 268). T do this, 1tis necessary to evaluate the plan s goal
tormulation criteria in ar'attempt to capture therr relevance 1o the larger social concerns

articulated in the plan (Chadwick. 1978 p. 260) An ex-post evaluation of goals and

objectives should reveal how well the plan foresaw the needs of the people being planned

for and was able to accommodate them. The results of this evaluation can then be related
to the specific planning proposals 1o measure expected achievements against actual
neighbourhood conditiogs. .
Faludi (1973, p. 281) prowvides further justification for incorporating this kind of

feedback into the planning process:

The importance of feedback applies generally, whether the planning agency

deals with physical objects or with people. This is because all images are

uncertain in principie and dif ferences between them a matter of degree. It1s

easier to formulate images of the physical environment whic:.. having proved

themselves time and time again. are relatively firm. itis relatively more difficult

to isolate certain aspects of people’s behaviour. This makes the need for
feedback much more imperative. .

Griven the difficulty of assessing plan impacts on people, and the overall uncertanty that



suround: ali pianming e» ~post evaluation s best supplementied by publiz participation
Citizen involverment provides the necessary links among the gecision-makers planners

pohticians and residents to encourage information exchange

1.2 2 Neighbourhood Improvement -
There s much confusion and overlapping terminciogy i the contemporary

inter ature on neighbourhood improvement. In this section the major terms will be defined

and therr difterences explained

Conventional urban renewal theory as developed in the 1940s and 1950s
’

presented two approaches to the improvement of the standing stock of houses (Pichett.

1968) The first. conservation, required the application of sound maintenance stanc -ds to

bulldings and areas that were sull in good condition though under threat of depreciation

— \

T‘he intent ssimply was to prevent the onset of urban blight. The second approach

>
rehat/itatron apphed to those areas where the blighting process was well established
but not yetrreversible. Rehabilitation was the means of restoring these areas to a healthy,
attractive and stable condition It entailed the repair and modernization of the individual

houses and the upgrading of their environs. normally carried out with the aid of a ptanned

program of public investment

These 1deas dominated urban renewal practice through the 1960s but it gradually
came 10 be realized that they were too simple to provide an effective framework for
public policy. In part. this was because the theory assumed that physical condittons would

be more or less uniform over whole neighbourhoods and that a standard form of planning

control would therefore suffice. In fact, inner-city neighbourhoods characteristically

displayed the gamut of housing qualty, from houses that were still well maintained to

vy

those so badly dilapidated that they could not be saved. The concept of rehablhté}trlon had

to cover everything in between. from comparatively modest repaifs to an otherwise
c .
sound and comfortable house. at one extreme. to the complete reconstruction of

e
ib

builldings that were no longer fit for human use. .
Not surprisingly, the term rehabilitation has fallen into disfavour. In its place
: U
revitalization has recently gained popularity to-identify comprehensive neighbourhood

improvements that go beyond a minimum standard of property maintenance. Revitalization

[



has .evoh/ed tc encompass an overali upgrading of an entire ne.ghbourhooac b, the ATUsIO
of reinvestment capital Financing for revitalizetion may stem from either private or publc
sources. or from some combination of both but most often revitalization s under stood
10 result from private ventures aimed at economic revival Revitahizabion studies report
numerous private-market efforts in Constr;ctuon and renovation activily with hittle
incentive from the public sector (Black 1975 p 3)

A Private revitalization of housmg’stgck 1S ;om@'omy n me_f‘orm of gentrification
This typrcally involves remodeliing and reb\]ndmg a pérhon ot t’hé drban environment 1o
accommodate more profitable activity and to open ne pportunitiesfor higher Income
housing and retall marketls Succinctly stated gemr:f.ep neighbourhoods a?;(-; rewtahized tor
higher social and economic uses by 'accorrko‘éatmg those activities that generaie‘the
greatest profits (Holcomb and Beauregard 1981 p. 1) Rewvitalization in this common sense
s seen to encompass a rebirth in the desirabiity of central locations for middie- and
upper-income residential users. normally without any Cemqr?hzed pubhic institutional
investment to reactivate neighbourhood viability and stability (Lipton. 1877 . p. 137)
Concomitantly. of course, the previous residents are ;ilspiaced oresuvmably to other
quarters of lower or dechning status.

Aswell as through gentf.fncatnon_ revitalizablon may alsQ be undertaken by the
original residents, often with the aid of public assistance programs. This method of
neighbourhood revitalization ts known as rncumbent upgrading. !t Involve's a minimal
turnover of popuiation and 1s intended to mlauﬁtam neighbourhood 7rﬁb|ence without

RN
attracting new ‘gentry’. Incumbent upgrading may result from personal 6r private iniative
or it may be in response 1o pubhc expenditures on neuéhbourhood infrastructure which
demonstrates confidence in the neighbourhood s future (Clay. 19791 This was aiso the
principal thrust behind NIP and RR‘AP investments for neighbourhood improvement in
Canada. The‘ public demonstration of«commitment gave assurance to residents of
deteriorated areas. that their personél investments were well founded.

incumbent upgrading has only recently been distinguished from other forms of
revitahization (Nachmias and Palen, 1982, p. 181). Coﬁsequemly, little 1s known aBout the

_social, economic or physical changes that accompany it, a point that strengthens the

justification for a case study of an actual experience. For the purpose of thrs thes:s

¢



desigr therefore the Canora neighbourhood improvemen: project vvas v:ewéd as an

examplie of a ptanned program for mcumbent upgrading carried 6u‘u jointly by the residents
and various public agencies it was also envisioned. in keeping with contemporary theorv
of urban revitalization that a variety of private and public actions would have been
required to meet the overall objective of neighbourhood improvement. These were
expected to include the reh'abshtat»on of deteriorated or outmoded houseg\ar\d community
facihties routine repair and maimntenance of otherwise sound bQuldmgs spot
redevelopment of the sites of parucularly dilapidated or 1nadequate buitdings. and the
construction of new community amenities and the rédeS|gn of existing ones such as
tratfic controt faciites Above all. to conform with the com%fzpt of incumbentupgrading
the Canora project was expegted 10 have been carnied out with the full participation of the
neighbourhood residents and for therr direct benefit. These 1deas a!so imply that Canora
would hage been identified as ah estabhished jtable community worthy of preservation as
a social umt An upgraded physical environment. 1t1s assumed will provide low-income

homeowners with the assurance they need to make their own long-term commitments to

property mamntenance and community hfe * ’

1.3 Thesis Objectives and Research Design

As an ex-post evaluation of the Canora neighbourhood plan the thesis has one rnal“h
objective to try to determine whether the public costs of the ipr01ect were ;ustnfned by 1\‘\‘ '
the physical and social outcomes. As in al! stratgegies of public intervention a Iargé \
investment of public capital was needed to nm;\lement the Canora&ﬂan but the \\
effectiveness of that investment has not been.assessed. . \

In planning theory. effectiveness 1s defined as the extent ta which objectives are
obté:néd {Money, 1973', p.331). This, in turn, :implies two things: that the objectives are
stated g form that allows the plan’s sucéesses to be measured, and that the physical

planning policies are appropriately retated to the larger socal )ends that the program was "\
designed to serve (Kent, 1964¢p. 18). With respect to the first of these points, to satisfy A
the requirements of evaluation theory and Dakin's idea of a self-reg’ulating plannihg

system. it is necessary for every plan to set its own performance standards or criterig

against which its progress towards the achievement of its objectives can be systematicaily
: ’ : [

v
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assessec (Bracken 1951 p B84-88 Inthe case of & neighbounodd improvemen: plan
which implies a single weill-defined area and 1s due 10 be imolemented within a hmited time
a clear-cut set of physical planmng objectives C;W normally be expected It should
merefore be relatively straighttorward 1o determine the physlca’i f‘onseQuer‘GP‘;} of the
plan and to measure its performance The larger soc:al ends however are not usually
described with the same precision and measuring a plan s social ééhueveqwerwts”ls altogether
more problematic l\\ls also implhict in the notion of evalugtion that the stafed social ends
will themselves be subjecno critical scrutiny to delermulne whether they st.and the test o!
pracuical experience. In brief in ‘the Canora case was 1k reahstic 1o have expected that the
social ends of imcumbent upgrading could be realized thr 0ugh physical planning pohcies /
To address this general probleﬁat the thesis has been designed around the

Py

following sequence of steps - “.

1 identify the specific objectives of the-Canora plan rel'ate them to the social ends of
NIP and RBAP and then compile a record of actions taken under the plan These
include fhe a.Ward of loans and grants. comphiance with mirimum property standards
for residential buildings. the provision of active nerghbourhood organization. park
and recreational lmprovements( reducitloﬁ of neighbourhood traf fic volumes.
program incentives for spot redevelopment and expropriation of selected parcels
of land._.and the upgrading of school grounds and buildings.

2 Devise a series of physical aﬁd social indicators to determine whether the goal cflf'
maintaining a stable neighbourhood has been realized. Variabies to be recorded
include changes in neighbourhood population characteristics. resident social status
real estate market transactions, tenure status. residential land use and densrty. and/
assessed values of housing and property.

3. Administer questionnaire surveys to determine resident reactions to the

neughbburhoéd changes, both planned and unplanned. Resident opinions are-needed

to identify those aspects of neighbourhood life that have been positively impacted
by NIP proposals, as well as those that have been affected negatively. This exercise
was undertaken because there is emprrical evidence to support the clam that
changes to the physical structure of neighbourhoods are known to have allocative

consequences within the community, which are manifested most often in social

.
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ineguatities (Black 1850 Clay >.1980; INoneihelecs planners stililenc 1o view
netgbourhoods as homogeneous communities a"(c adequate techmigues for
dssessing the social costs of their plans

4 Evatluate the effecuve‘ness of the Canora plan through benetits and costs to the
corhmunity As stated above unknown consequences may result from remedial plans
to upgrade an area These usually affect the socially and economically disadvantaged
who may be restricted in their housing choices and imited in their abiity to pay
hu’gher_ rents once rehabtlitation has occurred The impact of NIP and RRAP will
therefore be assessed through & review, of such issues as neighbourhood
organization resident displacement, househa\{d tarnover rates citizen concerns dnd

‘

satisfactions neighbourhood stability and the beneral qualty of lite in contemporary
Canora —4

|
Draw out the implications for planning theory and practice of the Canora case study

wn

of public intervention into the neighbourhood rehabihtation process. Given the
mandate that public intervention 1s to maximize social benefit, thé Canora evaluation
N

will consider the social eqwt;‘dume}vs,lons of neighbourhood mprovement programs

in order 1o assess the distributional effects of NIP and RRAP as elements of national

housing policy.

In summary . the ex-post evaluation exercise will pérmlt an assessment of the

preservation notion exphct in the Canora NIP plan and other rehabilitation documents of
the 1370's. Was the notion of neighbourhood preservation unrealistic in the sense that
private market values determined iand uses and densmés, despite public |nfervent|on? Was
Canora indeed preserved for the incumbent population or was it transformed into a new
and dif ferent kind of neighbourhood? Is it realistic to assume that public expenditures can
be used to upgrade the quality of life of incumbents, without simultaneously providing the /
housing market ‘yva{h new investment potential ? Mt

The thesis may not yield exact answers to all the questions involved in

& .“ .
neighborhood revitalization, but it will present an analysis of the longitudinal changes which

» >

have occurred in Canora through the years. Furthermore, the study will present a picture
of arevitalized neighbourhood as it existed in 1982. The time period captures the key

actors and processes operating in revitalized neighbourhoods and that may tompel Canora



12 turther changs (Ahlbrandt anc Bropny 1975 p 8.

1.4 The Study Area

The Canora neighbourhood 1s part of the district known as North Jasper Place s
bounded by 149th Street to the east 156th Stréet 1o the west Stony Plain Road 1o the
south and 107 Avenue 1o the north (Figure 1 31 This area constitutes approximately
one-sixth of the Town of Jasper Place as it existed prior 1o 11s amalgamation with the City

of Edmonton in 1964

The designation of Canora as the tirst NIP neighbourhood came at a crincal time in

Edmonton s planming tistory. The City had undertaken an extensive urban renewal study to

uncover the major areas of housing need in the city At the same time federal concerns

were shifting away from redevelopment toward the rehab?htataon and conservation of the
existing housing stock and the preservation of established communities Several factors
contributed té the selection of Canorg as the first NIP and RRAP neighbourhood in

Edmonton .

1 The poor quahty of the housing stock due to the low standard of construction and
municipal services that prevailed in Jasper Place prior to amalgamation (see Figure
1.3). At the time the houses were built in the 1940s and 1950s)there was no
effective bullding code enforcement. Most of the houses were small averaging 800
square feet. and many of them had been built by their owners. Stucco frame
construction prevailed. The readeqtnal lots wereialso poorly serviced and there were
few neighbourhood amenities.

2. The favourable location of Canora in relation to the central business district; the
industrial areas to the north, and regional recreation facilities such as Corometion
Park, as well as its proximity to an expanding business district on Stony Plain Road
ahd its accessibility to major tran;portatnon links. These factors made Canora a
desirable location for a permanent population of low-income homeowners.

3.  Theloss of neighbourhood confidence that resulted from apartment construction on
the perimeter of the neighbourhoaod (notably, 103 Avenue and 156 Street) and from
the lobbying efforts of absentee landlords who wished to allew further rezoning to

permit walk-up apartment redevelopment. The homeowners in the interior of the

.
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Figure 1.3
THE CANORA STUDY AREA 1972
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an()rg as a ;nngh)-f(uhuly ( (7‘!'7171(;11!(\/ Dul they wwec e colipe tant to mve LU thie LAV
1 NOUSING IMPEOVEeMents a5 tong a4 the futyoe of the Nerghbourhood remoned
unceriam

4 Heavy traffic volumes on ihe NeghbOurhoOd Sireets wes e « duning much cesnfent
dissatisfaction &nd protests had been or ganzed carly in 137110 30 atempt 1o huave
external raf fic recouted around Canora It layout Canroa followed the taditional

gridwon plan. Every street was a potential the ough strect and ottered diver s, the
g P ery >ai 3

oppoctunity for short cuts between the mgjor traffic artecies
1.5 Research Methods and Data Sources

1.5.1 Canora Household Questionnatre Surveys

The questionnaire survey was designed to be the most POt single sowurc coof
informaton for the thesis it was devised 10 test the experences of two distingt grou[)"
of residents: those who lived i Canora before the newghbourhood improvement ;)l.}r; was
implemented and why. therefore, may have taken partinats preparation (tong-term
residents); and those residents who had moved to Canora at some later date (short team
residents). A draft questionnaire was pretested in the homes of five Canodra Commuruty
League (CCL) members durmg Aprd 1982, at which time it became clear that two weparate
questionnaires would improve the quality of information (See Appendix 1 for copies of
the questionnaires). The two groups can be expected to havé had quite dif ferent motives
for residing in Canora. and it is likely that each group will have had quite d1ffere;\t>
experiences during thewr stay. Long-term residents were spec:flcally asked to evaluate ll);r
effects of the NIP improvements. while the short-term residents were chiefly askod to
describe the factors that influenced them to rent or own ;)ropcr(yA i Canora The
Iongztérm residents were also asked to report on their prrsonal involvement with the
planning processes and their experiences of life n 3 revitalized neighbourhood

With two separate questionrares 1o acmuister «t was also noc::ss.zfy 1O etine

two distinct sample frames. Tirst the icng-term residents were 1solated by

Cross-referencing the 1972 mpnyaar stup hst of the Canora Neighbourhood iy cvsemept
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fossociaion (ICNIA witn the Edmonton Street Direcipry 1o locate those members who .

viere st hving in Canore in 1981 Between 1974 and 1976 virtually all Canora residgents

were onYile witt the CNIA so the 1974 hist was believed 1o be a reliable basis for
.(1zxmx|fymg(‘tﬁose residents who night have participated in the NIP and RRAP programs
Brghty - two h(»usehéids were discovered by this metr;od and all were surveyed
- s
The Sarrlple trame tor the short-term residents was also.drawn from the tdmonton
felephBne Sireet Directory As the first step all isted households with Canora addresses
ereadentitied There wefe d 141 of them, which gave a sampte trame of 1,059
short-term ;es'dems after thge 85 long-term residents were subtracted. A random ] X
sels'ctnor.\ protess was then used to ensure afeprésen{atfvé sample ot one household in i~
T ) . C .

thr ee

o 3
R1

The dfop-oft and mail-back method was used 1o administer the the questionnaire
because it 1s hailed in the social science hiterature aé an effective and expedient means of
gathering data for a geographical area (éppenhuem, 1966 Berdie and Anderson, 1974
Bablie 19791 It was particularly envisioned that hand delivery of the questsonna;res
would aflow for contact withindividual residents to encourage a higher and better level of
responses while ensuring ther anonymity It was Hope f his would overcome thé
typrcal low response rate of matil-out, mail-back questioréﬁ;'«hre surveys. However It was
considered important to try to avoid the ermotional polam(y which ge;werally surrounds
nelghb'ourhood revitalization and land use disputes (Berdie and Anderson, 1874 p. 41).
The questionnaires were therefore self-administered. and were to be returned at the
discretion of the recipients. A reminder notice was distributed to all sur.veyed residents
five day. after the inibal contact and delivery of the questionnaire. This proved to be futile.
No additional repondes were received.

Completed quesvonnarres were returned by 50 of the 82 long-term residents for
aresponse rate of 61 percent. The rate for short-term residents was substantially lower:
21 percent. or 73 responses from the sample frame of 353 households. The combined
résponse rate was 28 percent, or atotal of 123 questionnaires from the 435 households
that were surveyed. These 123 responses also represented 3 percent of the 1, 141

3

‘dwellings units 1n Canlora (Edmonton 1981 Civic Census). N

¢ . ~

L
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1.8.2 City of Edmonton Property Assessment Records
Real property records in‘the City Assessor s Department provide & wide vaniety ot
information from which itis possible to trace changes i a residential area (McCann 19770

p 1) Parcels of land are registered by 1 oll number  street agdress and block location tor

.

any given subdivision These records facilitate the identitication of land use change and
rezoning. property sphits and changes in res.ldemnal owner st The general purpose tor
obtaming access 1o the assessmém data was to compile arecord of revitalization
participants and trends in Canora The datacollected were those relatng 1o residential
tenure status, buillding and property values buifhng cade standar ds and violations

rehabilitation impr ovements and names and addresses of participants 1o estabhsh the

~

physical nature of neighbourhood improvement 1t was ﬂoped Ihq: the trend to
revitalization COuld“then be reconstructed from actual housing stock changes

The sampling procedure tor assessmentirecord fies 'concemrated on 11 of the 31
residential blocks within the Canora neighborhood boundary (Figure 1 4) The limited time
available and the strict controls over the access o assessment records did not allow all
neighbourhood roll numbers to be drawn. Attention was therefore concentrated on the
western half of the interior of Canora. Samp'ﬁng followed the sequential order of roll
numbers. beginning ‘wnh the lowest numbers inblock 3 (102 Ave and 156 Street) then
north to block 7 (107 Ave and 156 Street] and east. concentrating on mternior biocks
(blocks 24 to 27 and bloackqs 34 to 38).

A total of 227 (approximately 30 percent) restdential lots were investigated,
including gcancelled property records. It was considered that these sample blocks and |9ts (
areé representative of neighbourhood properties in general. Physically speaking Canora s
land use pattern s uniform from west to east. It 1s bounded on both sides by major
throughfares, without differentiation of land use or zoning restrictions. The so.uthernrnos{
bloc&s {2, 19,22, 38. 42, 59 and 6 1). where the man commercial {and use pressure had
been experienced, were excluded. Nor were there any appar-ent distinctions when Canora
was divided into quadrants, so it seemed reasonable to concentrate upon e sector.

By identifying t/ﬁe major housing stock changes and participants n neighbourhood

improvement from assessment records. a clearer understanding of neighbourhood

transformation could be obtained. The significant questions to be asked are,'Did
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Figure 1.4
PROPERTY ASSESSMENT RECORDS SAMPLE: BY
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durning the ;)Ut)ll(‘, renalbyhilation oo e ANG wWhat ge o g toally henetitted foam

revitahization?

15 3t dinonton Real bstate Board Recornds

Once the baso ””UFUV“”\(’H( trends in Canord veere detecmaned o bhecagme
appar ent that assessed pr operty values dhid not cetlect the sctual mack et Oodition:s, At e
Line NP and 1RIIAP wer e implemented Moceover veas possable that housesan Canoes
had tugher market values than the assessmeal cecords wouokd indie ate Not anly wer o
assessed properly values notin hne vath genet Jlresl estate values bul a citywide housing
shortage placed Canora’s Stock of modest housing n hugh demaad . What veas necded

~

thecefore was an mdication of the volume of real estate sales and ket poces n Canoa
Both before and after the NIP and BRAP projects were rnplemented These real estate
tr ansactions. 1t was thought, would reflect the natuce of Canora o cevitahizagbion pattenn and
demonstrate the pressures whing h impel neighbourhoods to highee and betler econonug
uses’.

Muluple Listing Service (MUS) Directones were used 10 e ord all ceasl estate
t ansactions in Canora from 1363 1o 1981, These hstings cecord property ansactions by
major real estate firms. noting heusing charactenstcs and the histed and actual sale proces
For the purpose of the thesis. data on housing code. style. wize age poce and locaton ot
owners were collected 1o reconstruct the changes n Canora s eavaonment The data
were also used 1o acertain Canora’ s real estate unage 10 the met opolitan huu'...m) mark et
They were envisioned 10 be more reflectve of neighbourhood attcacion and statality than

either resident questionnaires or assessment data

1.5.a City of Edmontoa Civic Census

in addition to qQathering individual proper ty histornies 1t was de s abte to be able to
@

reconstruct the genera! historical progression of Canora as acevitahzed neighbourhood
from census data mdicatng changes to the soCo-dermographic profide [he social

elements of change should be reveaied from changes 1o neghbourhood age structure

2mployment and ifestyle status housing tenure 2 th of residency  and other socal
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naiLalor L conglluaing compantsons ot Lanora oéfore and atfler the NIP and RRAF
projects should reveal the overall impact of neighbourhood improvements on resident
SOLIG eCONOMIC status These were carried out for the years 1964 1o 1881 based on Uity
of Ldmonton civic census rends and reco: ds

1o evaluate social impacts of plans changes 1o neighbourhood social status must
be tested as possible unagnticipated consequences of neighbourhood improvement This is
ewsentialit there 1s 1o be assurance that intended target groups are 1n actuahty those who
benetited ;rom public assistance 16 improve neighbourhood quality NIP had as one of 1ts
maiti b jectives the provision ot affordable housing for moderate income groups
Changes in neighourhood social status since the NIP program could be indicative of a new
ncome group rnvading a low-income neighbourhood

Canora neighbourhood census data were extracted from crvic census tract number
50 tenumeration areas 3. 4 and 5‘) which corresponds closely to the neighbourhood
boundaries created by the NIP project The pertunent census information to satisfy the
objectives of the thesis were changes to resident population, household composition
occupational and marital status, and nenghbowhood age structure. Data were also
recorded for length of residence in Canora and the tenure and type of current
neighbourhood accommodation. These data were expected to provide an updated profile
of residents and assist in addr essing the remaining unanswered questions about the extent
and nature of resident relocation since the NIP and RRAP projects. It was expected that
census data would permit an assessment of Canora as a revitalized neighbourhood and
reveal whether or not public resource expenditures helped to maintain Canora as a

low-income. low-density residential area.

1.5.5 Field Research

Field investigation for the thesis included interviews with City of Edmonton
planning personnel. CNIA members and executive members. a8 windshield survey of
housing conditdns, and informal observation of day-to-day life of residents. It is to be
expected that the formal documentation of neighbourhood improvement or changes to
quality of life will be presented in a subjective manner in accordance with the goals of m

those doing the reporting. Therefore, interviews with both planners and residents were
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usetul sources of secondary ntormaton regarding spect!

12 mpalte o NIF ang AnAf
land-use principles zonmg restnictions planning pohcies and nsights on vartous

professionat and community groups Accountabihty 15 essential in locatty determined
community development approaches 1o nerghbourhood improvement such as 'Nit” and
RRAP provided m Canora Specific target groups were 10 have been represented and
served in the revitalization process ahd 1t was IMportant to the thesrs design that ther

expenences and opinons shoutd be sought

1 6 Presentation of the Thesis

in Chapter 2 the concept of incurhbent upgrading s described and the theoretcal
conditions that favour this form of neighbourhood improvement are reviewed Chapter 3
deals vith the development of urban renewal policy i Canada with par hicular 'ernpha;s on
the evolution of rehabiitation and neighbourhood improvement in retation to national
housing policy The NIP and RRAP programs are also described in some detarl. In Chapter 4
tt2 events leading to Canora's designatron as a NIP progect are described and the
intentions of the propdsed nerighbourhood improvement plan are outhned. The dimen: .ons
of neighbourhood change énd improvement, as ascertaned from real estate and civic
census data. are presentedl‘m Chapter 5 Changes to neighbourhood population, hou#erwold
composition, resident Iengtr‘;ﬁ of residence, housing stock quality, neighbourhood amenities
and neighbourhood qu:aljty of Iife are investigated. Then n Chapter 6. resident evaluations
ot neighbourhood nrgfbrovefnem are presented to determine the local reaction to planned

i

and unplanned neighbourhood change. The final chapter, Chapter 7. draws out the
imphcations of the Canora neighbourhood improvement project for general planning

theory and practice. Some general suggestions are also made 0 assist future

neighbourhood revitalization studies. “
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2. INCUMEENT UPGRADING IN THEORY AND PRACTICE

2 1 The Concept of Incumbent Upgrading

Incumbent uparading of residential neighbourhoods must be seen as a quite
ditferent process trom gentrification In the latter middle-"and upper -iIncome residents
invade a dechning neighbourhood and restore 1t to therr own ends whereas mcumbent
upgrading occurs when established residents choose to remain and invest rﬁoney and
eftortinrefurbishing ther homes Thig alternative has recently gamned popular ity as
neighbourhoods have gained some degree of political autonomy and as residents have
united 1o oppose both large-scale public clearance programs and private gentrification
Incumbent upgrading has also taken hold as a result of larger social movements active In
neighbourhoods in the 1970 s These movements pushed for historic preservation. v
environmental awareness and community organization (Jamiesors: 1384 p. 46).
Neighbourhoods have re-emerged as the principal unit of commurnity development policy
and program concern. This perspective s expected to resull in a socially equitable
allocation of community development and revitalization resources at the neighbourhood
Ievel.l

Current incumbent upgrading efforts aiso reflect increasing government interest in
neighbourhood development as a vehicle for publhic service delivery. Neighbourhood
power 1s a central theme in that movement {Holcomb and Beauregard, 1981, p. 38), and
attempts to gain community control over resources for local investment. Neighbourhoods
have recently emerged as an important pohitical force(Fainsten and Famstemn, 1974).

fncumbent upgrading appears to be a way of ensuring community-based control over

.rehabilitation and revitalization processes.

Incumbeng upgrading has generally been depicted in the residential revitalization
literature as a process occurring m sAocually stable nengh‘bourhoods occupied by
moderate-income households. The proportion of home-owners will be high but there will
also be signs of deterioration to the housing stock and to the general physical
environment. The upgrading process may occur with or without public assistance. but all
efforts are directed to organize residents to resist the forces of decline and

disinvestment (Holcomb and Beauregard, 1981, p. 46). Because they prefer to maintain
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conservation of their gresent homes over migration 1o the suburbs (James 1980 p 1351

their urban hifestyle and cannot race the hign Ccsis fOr nev housing resiaents serel!
In this manner residents are able 10 stabiize therr neighbourhoods socially and physically
and the gathering threat of deterioration s dissolved fLevy 19801

Not only are incumbents interested in mamntaming therr inner city housing but the
igh cost of new suburban housing options has made existing housing More attractive in
general the median price for existing housmng in centrat areas 15 substantially lower than the
medign for all housing (Clay 1378 pp 40-1). These wide price difterences are attrac ung
and retaining many residents who might otherwise have moved to outer areas

Incumbent upgrading 1s also gaining popularity in reaction to conflicts between
incumbents any gentrifiers in revitahizing nerighbourhoods The significant hfestyle ang

value dif ferences between incumbent residents and the new middlerclass pioneer s has

.generated social conflict and political discord that, in some cases cannot be pubhcly

ignored. The disruptive effects of gentnificatron have sometimes forced residents to band
together into neighbourhood organizatrons to lobby local governments to develop
neighbourhood improvement projects for the benefit of incumbents (Holcomb and
Beauregard. 1881 p. 48} Gentrification may even take on a social stigma because 1t s
associated with the displacement of residents by higher ncome groups who. having
purchased property cheaply. renovate 1t to much higher standards. thus destroymg the
original character of the area This displacement of incumbents from gentritying
neighbourhoods has received much attention in both popular and professional literature

.

(Cyrbriwsky. 1978).

2.2 Theoretical Rationale for Government Intervention In Housing Improvements

The justification for public intervention into residential rehabilitation or
revitalization processes has been substantiated in theoretical. philosophical, humanitarian.
and empirical terms (Downs. 1979, Ahlbrandt and Brophy, 1975, Clay. 1979). Above all.
public intervention into housing supply has traditionally been motnva\ted by the social and
economic needs of those caught in fhe circle of poverty. The public motives for '
intervention may be summarized as follows:

1.  to correct housing market imper fections and discrimination, .



& R

< L minimize soCial externaiiies of urban bhgnt

to improve neighbourhood property values, and
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-
to provide gudance and demonstrate innovative housing techmques
»

2.2 1 Housing Market Imperfections and Discrimimnation

Housmg market imper fections result from mparired privele market mechanisms
that leave some portion of the housing marke‘t unsatsfied or result in a less than optimum
nousing supply (Mathews 1978 p 12) During inflationary periods the proportion of
income devoted to housing 1s increased at the household level. but the flow of capital
resour ces into the total housing market decreases This t//t prob/ernresults not from
actual dech:ne in housing demand. but. rather trom disproportionately tugher real costs ot
home ownership. In additton. market imperfections sometimes arise from government
interventon tselt. Planning or zoning restrictions introduced in response 1o resident

-
concerns for mantaining the quahty of their neighbourhood efivirontgent or to ensure that
murnicipal standards aré enforced. may backfire and cause grave housing market
imbalances. Because of §heir exclusionary effect. they may limit access to housing for
some groups. .

Housing discrimination against groups may be in the form of mortgage refusal to
minority groups. low-income famihes, or single-mothers or rental refusals to students or
famihies with children. The,se‘pracuces create housing market imperfections by denying
access to housing opportumities for disadvantaged groups. Mortgage market
discrimination for properties in run-down neighbourhoods has long been recognized
(Black. 1980, Clay. 1879). Red//ning neighbourhoods to prohibit conventional lending for
homes bought in these areas has also created housing market imbalances. Many fee! that
these discriminatory practices warrant public programs to guarantee equal access to
housing ad of fset pnvaté housing market imper fections. Public programs for housing
purchase or rehabilitation are expected to minimize fhe distorting impact of conventional
money market lending for some groups.

To reduce the impact of housing market imper fections caused b¥ inflation, social .
attitudes and discriminatory lending practices, governments at all levels rationalize their

intervention by claiming an intermediary roie to ensure that real estate, land use, ar(d

N
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reviialhzalion azuvities piogress 10 e sosially aeswa¥e arection They, may choOsE i
combat the probiem of discrimination by providing low-interest foans or grants to assist
modest income residents with home repairs or they may choose 10 purchase houses
themselves to assw/(t‘r‘wat modest housing stock 1s maintaned and preserved It has been
found that few p\r“lvate revitahzation projects make allowances tor low-income or
subsidized housing Public rehabiliation projects are theretore expected to guar antee that
:nodest housing units will be providgd atter revitalization In addition public projects may
' take the torm of incumbent upgrading schemes which provide local residents with every
opportunity to upgrade ther housing and their standar'd of hving simultaneously
‘

2.2.2 Negative Social Externalities of Private Actions

Public intervention into neighbourhood and housing improvement processes s
further justified on the grounds that negative social externalities result from private
housing improvements undfertéken without pyblic coordmationiCox. 18731 Public
expenditures are expected to guararitee basic neighbourhood amenities and provide for
needy groups in society (Mathews. 1978, p. 19). Since private housing consumers are
wilhng to pay only for the benefits that accrue to them. external benefits and costs to the
rest of the community are not usually reflected in market prices or values(Mathews 13978
p. 19). The price of housing refiects only the private benefit This creates an overdemand
for tugh guality bousing and a low demand for poor quality housing The externalities that
accompany declinig n.elghbourhood conditions therefore require government inter vention
to encourége the adjustment of supply and demand to compensate for ‘soft
neighbourhood real estate markets.

Another positive externality of publi¢ intervention is that it helps to maintain’the -
supply of low-cost ho(:smg. Under normal market conditions a large part of that supply
{older inner-city housing) 1s allowed to deteriorate, which would be a negative externality.

Negative externalities also result as individual residents undermaintain their
properties. Government intervention in the form of a maintenance subsidy or a minimum .
standard regulation i1s then required to achieve the described level of residential

maintenance. Housing quality externalities are expected to affect the degee of

neighbourhood crime, infectious disease and social alienation, as well as problems of
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chilg rearing anc menta: heaitn Funhc intesventionels ar gue that good housing has
tar-reactung effects on the quality of Iife T;wus pressure is often placed on pubhc
agencies to formulate policies 1o remedy the social deterioration that tends to be
associated with substandard hiving environments. Yet the the extent to which public
intervention gains support whatever its primary basis usually depends on the cost of
improvernents to taxpayers (Solomon and Vandell 1982 p 82! At various tmes and in
various forms public intervention into the neighbaurhood imMprovement process has been
heralded positively as a social obligation or negatively as contlicting with private housing
market forces As the pendulum swings between these two extremes support for

government intervention into housing markets ebbs and flows

2.2.3 Improving Neighbourhood Property Values

Advocates of public intervention claim that 1t is blight itself that 1s expensive to
maintain They base their argument on the view that blighted areas lose their attraction to
newcomers and residents alike and so suffer reductions in therr tax bases whichPhust
then be balanced by increases in property tax rates elsewhere within the city boundary.
Non-interventionists. on the other hand. argue that housing markets are best left to
maintain their own equiltbrium. Some would go so far as to argue that intervention actually
aggravates an alfeady volatile situation and causes further housing imbalances. Others
believe that poor property maintenance 1s contagious and easily spread to surrounding
parcefl Alternatively, once a few residents begmn to indicate interest in property
improvement, others follow to create a widespread economic benefit. Within this
controv{er s;f one consistent finding exists res:dents alone cannot be expected to control
neighbourhood qualty, and municipal Investment in services and facilities must also be
maintained If a Qeugthurhood is not to deterrorate.
224 r(ousing Demonstration and lnnovation

It is sometimes argued that housing consumers are not well enough informed about
housing rehabulitation to make intelligent impkovement decisions. There is, therefore, a
legitimate demonstration role for governments to play. They can provide current housing

ﬁ"‘

information, initiate better housing inspection and building material standards, and inform
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the pubbic of basic builang restrictions (Mathews 1978 L £ 1 Acmnovalons pudl
agenctes can conduct experments i upgradmg techmaues pnd technoiogy and pass ths

knowledge on to small builders and homeowner s who are netin the Rosition to mount

resech pro?dfs themséh\/es

N\

2.3 Incumbent Upgrading as a

blic Responsiblity
Incumbent upgrading 1s ifended first and foremost 1o reduce resident
displacement and avoid the fidancial burdens and social disruption that usually accompany
unplanned privale revitglizaubn Residents are motivated to commut themselves to
long-term investments and to other efforts to refurbish therr homes with the goal of
enhancing neighbourhood stability Incumbent upgr ading 1s thus seen as evidence of a
selective smali-scale reversal of sagging resident investment and interest n established
neighbourhoods (Clay. 1973 p.35 Holcomb and Beauregard. 1981. p §7) The
incumbent iImprovement process may commence with or without government assistance
but. grven the modest resources of most homeowners 1n deterorating neighbourhoods

public funds are commonly seen as the necessary catalysts needed to stimulate private

revitalization.

2.3.1 Characteristics Favouring Incumbent Upgrading of Neighbourhoods

2.3 1.1 Physical Neughboﬁrhood Traits

To havegthe potential for iIncumbent upgrading. neighbourhoods must
possess several qualme§ that can be exploited during the improvement process to
catapult them from decline and disinvestment into a revitalization cycle. These
qualities may include incipient housing deterioration. a stable population base and a
high owner-to-renter ratio. Minimal expenditures must suffice to bring housing up to
municipal bulding standards. Neighbourhood infrastructure stands to be most
ymproved from public expenditures, so neighbourhoods with extreme infrastructure
deficiencies are still able to benefit from incumbent upgrauing.

Generally speaking. neighbourhoods that undergo incumbent upgrading are
not as old as those that attract gentrification. Their building style tends to be modest .

/ twentieth century housing, while gentrifying neighbourhcods often have heritage
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value baseds ¢r. the ar chitectural purity of ther stock (Ciay 1979 ¢ 4% Incumbent
upgrading occurs most often in neighbourhoods characterized by single-family
dwelling units vuith tew multi-family structures and even fewer apartment
complexes Unhke gentrified neighbourhoods wtich typically contain a substantal
portion of housing in poor conditon, the housing stock of neighbourhoods judged
to be suitable tor incumbent upgrading ts basically sound Very few incumbent
upgraded neighbourhoods have been found to have suffered severe deterioration or
abandonment (Clay 1979 p 45} Deterioration as it occurs 'n these areas. tends to
be spotty inits distribution or concentrated in a small part of the neighbourhood .
Property values are generally svrmla\r between incumbent and gentry upgraded
neighbourhoods. but gentrified properties tend to be structurally deficient when
they are purchased for rehabintation. Cost differences are most significant in the
purchase prices for housing in the t‘vx}o types of neighbourhoods. Low purchase
prices suggest that moderate-income familhes are acquiring and upgrading modest
property at moderate costs Gentrification, on the other hand. is character:zed\by

premiumn prices being paid for deteriorated housing on which new owners later

spend a great deal for rehabilitation and expensive styling.

2.3 1 2 Social Neighbourhood Traits

Incumbent upgrading s also hkely to be most successful in ne-ghbpurhoods
that possess certain social qualities. First s the nebulous but still very important
quality usually referred to as. community spirit. The potential for community identity
1s essential for successful neighhourhood improvement because residents must rally
together to campaign for media attention in their fight for neighbourhood
preservation. Second, strong neighbourhood bonds must be present to unify .
residents and assist them in gaining confidence in neighbourhood improvement and in
developing communication skills to present their goals to city council. Third,
residents of incumbent upgraded neighbourhoods must be well organized to control
undesirable reai estate activites by, for example, absentee landlords, through formal
opposition tactics and tobbying. Finally, neighbourhoods considered for incumbent

upgrading projects must be dominated by settied families that have lived in the area

|
for quite some time and are committed to remaining there (Clay, 1979, p. 45). -



Incumbent upgraded neighbourhoods do not Normally contam many families i the
early stages of the famuly ife cycle, let alone many single-person or transient
households.

There is iittle racial and class composition data for incumbent upgraded
neighbourhoods in Canada but inthe U S racial characteristics continue 1o be the
most divisive 1ssue in neighbourhood revitahzation (Clay 1979 p 37) Incumbent
upgr ading has occurred primarily in black or strongly segregated neighbourhoods

* Economically. aimost all incumbent upgraded neighbourhoods are sohdly
working-class or blue-collar (Clay 1979 p. 46) This may be partially explamned by
the fact that improvement expenditures for mcumbent upgrading are lower than tor
gentrification In workmg-class neighbourhoods only modest improvements to.

o

housing can normally be afforded.

2.3.2 Classification of Neighbourhood Need and Upgrading Potential

Determining exactly which neighbourhoods have the potential for incumbent
upgrading, or even identifying those which are far too deteriorated to warrant public
intervention has proven, in practice, to be very dif ficult. Neighbourhood housing
conditions, life-cycles. degree of resident organization. and levels of pubhc and private
commitment to revitalization vary greatly. To date. the investigation of decline and. in
particular, real estate market trends, has not been carried dut in a comprehensive manner
(Ahlbrandt and Cunmingham, 1979, p. 23). Most neighbourhood classification research has
been anecdotal and far too descriptive to deal with the economic and social impacts of
neighbourhood decline. Fev\v studies have addressed the magnitude and impact of

_institutional forces and'residential change. mobility and displacement which often occur as
neighbourhoods decline (Rohe, 1982, p.369).

A study of neighbourhood incuhbent upgrading would not be complete without a
review of current neighbourhood life-cycle models which incorporate growth,
development, decline and, by extension, revitalization processes. Until recently, however,
the possibility of neighbourhood rebirth was given little consideration. 1

The life-cycle of neighbourhoods has traditionally been explained in terms of

“push-pull’, 'invasion-succession’ or ‘filtering-down’ processes (Burgess, 1925; Hoyt,

14
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1539 v the Glaswica ecolugicd tNeories ano mudets peighicourhoods were enviseged 10
be on e downward shde toward inevitable deterioration. Once decline was apparentin the
housing stock  economic and social disinvestment was sure 1o occur  This determnmistic
interpretation has had protound mpacts on neighbourhood improvement policy., and has
helned shape the decrsions of realtors appraisers developers. financial agencies and
planner s Both the supply side and the demand s:de of the residential transition equation
have been intluenced Appraisers have stepped into soft real estate markets and
a. celerated the declhine process by remnforcing resrdent seliing pamic in anticipation of
dedhne and redevelopment On the demand side these models have rendered entire areas
untouchable by instigating r edhning practices or by generating negative neighbourhood
pr Opaganda Resl estate models of decline have sometimes been used to devastate
neighbourhoods and have thivarted attempts to attract goverﬁmem mntervention er private
mvestrment to revive them. On the basis of hife cycle theory, seriously deterierating a‘reas
have been left to rol while iInvestment capital has been injected nto areas of nciprent
dechne (Cohen, 1979 p. 235).

Several ecological models have been developed inrecent years but the one most

widely used in urban housing policy ts the United States Housing a<'|d rb,an

‘Development Real Estate Model, commonly referred to as the HUD model (Lachman and

Downs, 1978 p 20v7). This 1s considered by planners and housing of ficials to be the most
comprehensive hife-cycle mode! for neighbourhood processes. The HUD mode! presumes
negative neighbourhood change and assumes that¢he real force behind 5uch‘change 1s the
quality and age of residential structures. The sequence of the neighbourhood life cycle 1s

explained by Lachman and Downs 1o occur along a continuum of five stages

1 Stage 1 Stable and Viable. These are healthy neughbour‘f\oods that are either relatively

new and thriving or relatively old and stable. There are no apparent symptoms of
dechine and neighbourhood property values continue to rise.

2 Stage 2 Miinor Decline. These are generally older areas Yith some functional
obsolescence. Minor deficiencies in housing units are visible and densities are higher
than when the rieighbourhood was first developed The level of public services is
below that of stage one areas.

3. . Stage 3 Clear Decline. Renters are nearly or fully domiriant in the housing market. The
social status of the neighborhood is lower than that of Stage 1 or 2 areas because
lower socio-economic groups predominate in the residential population. Minor
physical deficiencies are visible everywhere. Many structures are converted to
higner-density uses than were first designed. Overall confidence in'the area's future
1s weak as indicated by abandoned housing.



= Siage 4 Heawvily Deterioraied Housing s very getenioralec and evep dugpidaled anc
most structures require major reparrs Properties are marketable dnly to the lowest
socio-economic groups through contract sales (rentall Profitabtity of rental urits s -
poor . and cash flows are low or even negative Subsistence level housebolds are
numerous and may even dominate Pessimism about the area s tuture s vaidespr ead
so 15 abandonment

9 Stage © Unhealthy and Nonviable Neirghbourhoods of this type are at a termmal poms
marked by massive abandonment Expectations about the area < tuture are nil
Residents are those with the lowest incomes in the region  ihe neighbourhood 1

considered an area to move out of not into .

The HUD prc}totype does not encompass neighbouthood revitahzation as a means
ot reversing the decline process Critics suggest that the HUD model should be extended
10 mclude upgrading as well as downgrading ot neighbourhoods An expansion of the’
neighbourhood hife-cycle model woula enable planner s to concewve nexghbourboods
moving up the scale through spontanecus or publhic rehabihitaton or by complete
redevelopment. It would also incorporate the notion that newghbourhoods at any slage can
be stable, improving. or declining regardiess of age and housing stock quality (Downs
1879 p 65 Castells, 1977 p 113 Smuth 1979 p 235 Smith and McCann 198 1)
233 fhe Role of Community Organization and Activism

To carry out ncumbent upgrading effectively residents must organize themselves
to lobby local governments for the improvement of bubhc services and to join in actions
1o entice other residents to fix up therr properties Neighbourhood nmprover;went
associations are clgsely tied to the process of incumbent upgrading. Whether they fight to
reduée the financial burden of local improvements, or to oppose freevvay expansions or

urban redevelopment, they are now recognized as partners in the urban decrsion-making

process and play a major role in controlling neighbourhood transformation (Van Til. 19801 |

vz

Nenéhbourhood organizations created to assist in neighbourhood improvement
projects may be government-sponsored or they may be private resident fund-raising
efforts conducted through churches. foundations or other ethnic organizations (Holcomb
and Beauregard, 1981). In most cases existing community organizations seek municipal
support for local service umProvements, building code enforcements and plans and
legislation that will assure neighbourhood safety and solidarity. Most mportant,

neighbourhood organizations are set up to monitor rezoning pressures and planning

decisions with respect to undesirable neighbourhood land uses. They may be able to

/
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furesiall proposed geveiopmenis that coulc contribute (¢ turther gechne or oulsiIae
inter vention nto neighbourhood affairs (Weiler 1978)

Neighbourhood improvement organizations may take on roles that include local
advocacy promotion techmical assistance real estate management and pohlitical
capacities Once theamtial advocacy role s fulfilled. organizations may assume brokerage
counselling or rehabihitative re.sponsnbmtnes s land and property management groups
Some neghbourhood organizations guickly move beyond intormal representation into the
realm of ofticial community control or general governmenta!l powers to veto planning
decrsions that go aganst the will ot the residents

Socially neighbourhood or ganizations become a unifyig force to develop close
nexghbourhood ties and foster a feeling of community Special events such as block
parties neighbourhood newsletters, festivals picnics and community suppers are
expecled 1o complement the capital expenditurgs in raising neighbourhood confidence and
stability (Holcomb and Beauregard 1981 p 49! Public housing policy for these areas
usually aims to strengthen non‘-ecpnomlc Iinkages within the community . This requires the
talents of schools, churches, block clubs and other organizations to be used. The
development of new neighbourhoodsdecision-making bodies i1s also supported
‘2.3.4 Role of Local Governments

To offset the negative effects of gentrification and to answer pleas for incumbent
control local governments can look to strengthen the effectiveness of incumbent
upgrading by expanding available public resourtes to area residents for housing
rehabiitation (Auger. 1973 p. 515). They can direct funds to the less advantaged
households or apply more stringent Income ceilings to ensure that public funds find therr
way into the hands of needy residents. Public resources and rehabilitation guidelines may
also give priority consideration to those families threatened with eviction as a result of
government financed rehabilitation, and thus reduce resident displacement. At a mimr_nur‘;,
revitalization programs under the auspices of public agencies can be expected to retard
the pace of residential gentrification or outside intervention to a manageable level.

Government sponsored rehabilitation programs allow neighbourh‘oods to have

access to certain resources that would not otherwise be provided to them. For example,
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moumpen: upgraded nexgnbournoods Deng i from the reguiatony povwers otioca
governments Including government-sponsored incentives and sanctions tor housing
devetopment and redevelopment Hehabilitation subsidies 1o homeowners whether i the
torm of grants or below-mar ket rate loans or in the torm ot public improvements also
enhance the access of lower -income groups 10 bubht resources Quite often it
beheved that citizen action precedes public acton and leads 10 local government late
definng its role in response 1o these popular initiatives (Clay 1979 p 52}

When conflicts arise among incumbents gentritier s and governments they usually
revolve around dit ferences of opinion concermng bullding code entorcement the
dispositon of vacant lang deteriorated property. property assessments and vdlues and
the regulatory functnons’relaung to undesr able land uses within the nexghbourhood In
some nstances opposition arises from city efforts 1o promaote gentritication that s
expected to cause real estate values. and thus property laxes torise Incontrast Cwvic
agencies may attempt to reduce resident displacement by sensitizing lax assessors 1o the
financial burdens of the low-income residents and aflowing for tax exemptions tor
municipal service improvements. Local governments may also provide neighbourhood
organizations with technical assistance for ho-rne repatr s to ensure that housing
improvements conform to minimum bulding code standards As well. publicly sponsored
projects for incumbent upgrading may support efforts to upgrade local parks. improve
wasle coliection, solve parking problems. and possibly even landscape the neighbourhood
through the use of tree planting and street ?mture {Cassidy. 1980 p 1295} Finally. tocal
governments may agsume a mediation role between conflicting or competing mterests for

commercial. residential and industrial redevelopment within areas that ofter scope for
’

N

incumbent upgrading.

Despite necghbb-urhood movements for self-help then, if neighbourhood
|mprovemeht policies are to be effective, local government assisiance and administration
are required. Yet public attempts to help residents to improve their communities have
shown how difficult a task it 1s. At the same time, the success of publicly subsidized
rehabilitation should not be measured solely by direct dollar benefits and costs to
residents, city and society. The social (indirect) benefits of healthier neighbourhood

conditions may be altogeth‘er more important (Varady, 1982, p. 432). These benefits
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inZtude reguZtions i Crime socia: cisorger and diseasc ana fire hazards andg niZreases in

property values and the municipal tax base

2.4 Appraisals of incumbent Upgrading Projects

There are tew evaluations of neighbourhood improvement programs thr ough
mcumbent upgrading The few documented impacts of such programs vary greatly.
depending upon the degree of mvestmen; and size of project The positive outcomes of
incumbent upgrading vary from savings 1o the public purse to energy conservation

reduced urban sprawl and the promotion of neighbourhood preservation (Black 1979 p

9 Incumbent upgrading has also equalized investment across space and weakened the

institutional mechanisms perpetuating the strong correspondence between

socio-economic status and the environmental quahty of neighbourhoods (Holcomb and

Beauregard 1981 p 49 Sumka 1979 p. 483} At the same tme. negative

neighbourhood changes have resulted from incumbent upgrading Thei most dramatic. as

was the case with urban Lenewal projects, 1s the gradual or spontaneous displacement of
residents. High levels of real estate speculation have atso been found to occur as declining
properties are acquired for eventual redevelopment and as developers take advantage of
mumicipal service upgrading (Sumka, 1979, p. 483) As desirable as the promise of
mncumbent upgrading may seem to dechning neighbourhoods. there are aspects of the
neighbourhood condition that cannot be 1mpacted upon by either public or private
improvement initiatives. Downs (1978 p.467) outlines sorﬁe common hmitations which
over shadow public programs for incumbent upgrading

1. Few neighbourhood improvement programs can be expected to aid all intal
residents successfully.

2. Helping initial residents upgrade their community Is hardest in areas of high rentat
population. These groups are often penalized since they must pay higher rents to
reman in the area. -

3. When total neighbourhood improvement occurs in an initially low-income, rental
neighbourhood, it is necessary to provide poorer renters with housing subsidies to
enable them to remain. '

4. Not all individual households can be expected o be upgraded: some will remain in
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1ov mstatus condilion permanently  despite gl et1orts 16 impr Ove e Quality ofnte
Rising above these constrants there have been several nolable successes of
mcumbent upgrading Downs (1879 p 12 1) summarizes the vital accomphshments of
publc mtervention nto the ncumbent upgraamng process in the following way
] Accomplishments that symbolically reprecent a nationagl concern tor neighbourhouod

decline

re

Accomphshments that prowvide financial help in the form ot loans and grants and
economic planning f
3 Those accomplishments that pertorm the vital social tfuncton of improving social
values and relationships withim neighbourhoods

Given the public intervention premise that pubhic rehabilitation 1s 1o am at satistying
the overall right to a higher quality of life tor all citizens (Downs. 1979 p 1161 and that
public loans and grants from housing agencies are necessary 10 ensure equal access 10
decent housing. there still remains the dif ficuily of distinguishing between theoretical or
rhetorical pohcy proposals and real action possibilities Unfortunately . incumbent
upgrading experience has shown that public revitalization policies are usually so marginal
that they do not threaten the existing inadequate Institutions. .nor do these policies bring
about major changes to impfove neighbourhood conditions . In actuality. incumbent
upgrading successes have proven to be costly. and place more emphasts on isolated
demonstration or model programs than on full-scale neighbourhood rehab_ihtatnon

One of the major costs of incumbent upgrading has been the dif"fuc);ulty of
maintaining post-rehabilitation property and service costs at a level that is affordable to
incumbents. It has also been speculated that resident displacement aue to project
implementation s high. although evidence for this trend 1s hard to obtan. Movers are
dif ficult to trace because of the drawn-out nature of housing improvements. As well. z,a
great deal of real estate confusion and speculation surrounds all neighbourhood
improvement projects.

Another pointis ciear; incumbent upgrading projects cause neighbourhood
instability and do not normally make allowance for relocation or alternative housing

placements. Yet there is a real risk that improvement activities will destabilize the

neighbourhood real estate market. The current cost of municipal service installations, for



€rample raises properly values above those of other inner-City neighoournooas
Consequentty mveSX'Or s and speculators are likely 10 be altracted to these areas. In
addition to rising property values housing demand s also bkely to increase in an upgraded
nevghbowhol;)d since the municipal improvements enhance i1ts attractiveness 10 new
residents with greater expendable earnings for housing. They are willing to pay premium
prices and may thus force the mcumbent residents out of the neighbourhood real estate
market In many instances incumbent upgrading has accentuated demand for
ne:ghbm;rhobd housing soon after pubhc investments are made (Goetz and Colton 1980)
It may not be possible to implement an iImprovement project in one neighbourhood without
concomitantly raising the general attraction and value of properties in that neighbourhood
n relation to the metropolitan housing market In short incumbent upgrading spurs

external intemest in local housing markets without meaning to do so.

In additon to the above economic and market forces. other neighbourhood factors

will either aid or adversely atfect the feasibility of incumbent upgrading These have been
identified by Jamieson (1984 p. 46) £s, the intensity of of land use permitted under the
prevailing zoning. the nature and conditton of the local housing stock, public attitudes, the
location of the area, bulld:wg and fire code regulations, and the availabiity of rehabihitation
tinancing Its these factors that determine the financial expectation of land owners and 1t
1s he m large part, who will decide whether or not ‘Io take part in housing rehabilitation
There 1s considerable debate among planners. politicians and governmgnts about
the most effective kinds of rehabilitation programs. Some argue (Downs, 1979 that
infiling 1s most economical and beneficial. since it mixes new houses with existing ones.
Others (Goetz and Colton, 1980. p. 189-130) a~gue that neither new housing nor
rehabilitation are econdrhical means of revitalizing neighbourhoods - The most successful
programs have been those which promote private incentives for co-operatives to
undertake housing rehabilitation or those which construct new limited dividend housing
programs t;urough a combination of private and public sponsors. These partnerships may
utilize revolving funds to buy houses in poor condition, restore them and make them
available to households at a variety of income levels {Jamieson, 1984, p. 48). Such

co-operative efforts have been most successful in middie-class residential areas. but in

poorer areas they stimulate only minimal levels of housing improvement (Varady, 1982, p.
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In assessing benefits brought about trom incumbent upgrading 1ts often difficuls
to determime the desirable level of public subsidy which would yield maximum benefit
Some American publicly sponsored programs such as the Housing Assrstance Supply
£ xperiment, assumed that neighbourhoods containing a high propor tion of reciprents of
housing rehabilitation allowances and visible signs of housing improvements would be bet
able to simultaneously induce non-subsidized (private) housing rehabilitation This
assumption was found to be false The greatest /improvements 1o neighbourhood
aesthetics and housing stock were found 1o occur in neighbourhoods with intermediate
levels of subsidized housing rehabilitation The American programs Hustrate that public
subsidy may reach a point where private mvestment s no longer consider ed wor thwhile
{Downs. 1979 and a negative neighbourhood psychology develops

The accomplishments of iIncumbent upgrading may be more symbohc than they are
meanmgful. planiing policies However. some argue that despite its hmited success
incumbent upgrading 1s stull less disruptive than completely private gentrnfncatnon_
Gentrification resuits in larger social costs to inumbents and to the remainder of society
by eliminating low-mncome housing. The non-intervention rationale ts envisioned to be much
costher in the longrun. and it increases the public expense for resident protection and

service provision after an extended period of neighbourhood decline
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3. CANADIAN CONCEPTS OF URBAN RENEWAL AND REVITALIZATION

3.1 Urban Renewal in Canada 1344-1969

Early urban renewal projects in Canada involved the condemnation and acgussition
of slum property. and its demohtion to make way for the construction of pubhc housing
and related faciities Urban renewal as public policy was directed first and foremost
toward the restoration of siums and the prevention of blight These directions were
advocated on three broad grounds humanitarian. aesthetc and economic (Adamson
1968 p 224) The germ for urban renewal legisiation in Canada was contamed in 2
prowvision of the 1944 National Housing Act (NHA) whereby the federa! government
oftered to share with municipalities the cost of acquiring and clearing blighted residential
areas on the condition that cleared land would be re-used for low- or moderate-cost
housing to be financed by private sources (Pickett, 1968, p. 233). The 1944 Act was
officially designated as 'An Act to promote the construction of new housing, the repair
a‘nd modernization of existing houses, and the improvement of housing and living
conditions’. Unfortunately. this mandate was not implemented on a wide enough scale to
reduce the plight of low-income groups. Yet, in iine with the report of the Curtis
Committee. on which the 1944 Act was based (Advisory Committee on Reconstruction,
1844 pp. 24-40), early urban renewal legislation was clearly concerned for the socal
consequences of slum clearance.

The Curtis Committee was of the firm optnion that a housing program of large
dimensions would be necessary for Canada after World War 11. Housing construction
was seen to be an important way of providing employment opportunities for those
demobilized from the armed forces, as well as a productive vehicle of both public and
pF;vate mnvestment. A housing program was also necessary because Canada was lagging
behind European countries in providing governmental assistance for housing as a matter of
welfare and public concern (Advisory Committee on Reconstruction, 1944, p. 9). Above
all, the Committee called for a greater role for government, primarily the federal
government, in the housing field, particularly with respect to the provision of tow-income
housing units, the replacement of slum dwellings, and the elimination of overcrowding.

These acknowledgements were followed in the spring of 1945 by the passage of the
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CWViAL Actcrealng a Crown corporation tc aaminisier the Nationa Housing At and the
government of Canada s hOus'mg pohcy (Huse 1980 p 29

Beginning in the late 1940 s sporadic urban renewal projects and pubhic housimg
schemes were carnied out in a tew centres across Canada One of the most sign.ficant
was the City of Toronto s Regent Park (North Project whuch was approved in January
1947 Trus led to the construction of 1 062 new public housing units on a slum clearance
site (Rose 1958 p 93) and was seen at first 1o be a grand success tor pubhc action
Later however some researchers (Rose 1858 p xiirased fundamental questions
regarding the lessons learned from the Regent Park experience The residents had been
relocated from housing conditions regarded as the most serniously inadequate in Toronto
but 1t was by no means certain that theirr health welfare social relationships and personal
behaviour had changed positively as aresult

Urban renewal activity expanded n the 1950 s By the end of the der?ade sever al
projects were under construction across Canada The largest were Regent Park South in
Toronto am; Jeanne-Mance in Montreal but there were others in St John’'s. Mahfax and
Vancouver. Stll local governments were slow to become involved. which prompted the
federal government to amend the NHA in 1956 to increase its own financial participation
and so. 1t was hoped, encourage other municipal governments to participate. The 1956
amendments also made it u‘nnecessary for cleared urban renewal sites 1o be used solely
for residential purposes. As long as the land was i residential use before 1t was cleared 1t
could be redeveloped for non-residential purposes. Under the anflu:znce of the American 3
theory of comprehensive urban renewal, the close tie between housing policy and
redevelopmer® policy was begining to weaken in Canada.

Several additional problems emerged during the the 1350's. First, the financial
burdens that municipalities faced as they brought water, sewerage and education facilities
to pubhc housing prb;ects were escalating rapidly. These costs were burdensome encugh.
but often local governments were also expected to pay between 7 and 25 percent of
project costs. Many muhlcnpallties did initiate public housing pro}ects, but i1t was obvious
that arriving at 2 sound national housing policy through federal-provincial-municipal

negotiations would be a long and tedious affair.



During the 1950 < tne conception ot urban renev.al unage: pubhl sponorship

continued to broaden CMHC supported the preparatcn of many urban renewa! studies
and detaled schemes and also assisted in the implementation of some 100 renewal
projects However amendments 1o the NHA in 1964 advanced the separatnoniof housing
and urban renewal 1o allow for more private investment in publicly -sponsored projects
So called lurury apartments high-rise office bulddings. retall complexes. convention
centres, and concert halls were built on urban renewa! sites in various Canadian cities At
A

the s%ﬁwﬁe the utie of Partill of the NHA was changed in 1964 from urban

i SRR
/¢‘</}'v9/opmen{ to urban renewa/ and the concept of renewal was broadened to
encompass the treatment of blighted areas throi;gh rehabilitation The federal government
was also committed to providing 50 percent of the cost of preparmg and implementing
urban renewal schemes of all kinds Under this stimulus, interest in urban renewal

accelerated rapidly in urban municipahties of all sizes. The years between 1964 and 1969

represented the peak period for urban renewal planning in Canada

3.2 Pressures for a New Approach to Urban Renewal

There were many social and economic pressures forcm‘g the federal government
to search for a new approach to nationat housing policy. The mam ones to be discussed
are those that relate specifically to urban renewal and housing rehabilitation. These
pressures included dissausfaction with the 1364 NHA amendments. the findings of the
Hellyer Task Force. the perceived falings of the public housing program. and the Lithwick

and Dennis and Fish stucies.

3.2.1 Dissatisfaction with the 1964 NHA Amendrﬁeﬁts

_ The 1964 NHA Amendments became a source of dissatisfaction both with the
public and with houéi?g practitioners. It came to be questioned why gévernrr;ents at any
level should spend so much on urban renewal projects in which the real profits were to be
made by entrepreneurs building offige towers or luxury apartments or in which houses
were cleared to make way for public buildings. Those opposing the new approach argued

for areturn to a form of urban renewal that wduld be focused upon improvements'to

housing conditions and not serve other objectives. These critics also raised significant
\

CoN
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Queshons concerming slum Clearante i genera. anc whether the sudig vbjelhives o°
rehousing and relocalion were being served by NHA policies There was much debate
aboutl whether urban renewal projects should primarily emphasize stum clearance or
whether they should be concerned with the social problems assotiated with rehousing
low-income residents It nothing else the broadened approach to both urban renew al and
pubhcly -assisted housing that was expressed n the 1964 amendments was a convinaing
sign of a new commitment to low-income homeowners and therr phght Provision had
been made for greater contributions 1o a more diverse ponulation O low Ncome groups
not merely those requiring pubhc housing

Stll pubhc pressure for a revised urban renewal policy grew because many telt
that the redevelopment that was hkely to be achieved under the 1964 Amendments woutd
be 100 expensive and t0o small in scale to cope with the problem ot residental
deterioration in Canada There was also a problem of providing tinancial assistance tor
housing that was run-down but not deteriorated enough to warrant demohtioniPickett
1968. p. 243 Adamson, 1968 . p 237 Robertson 1973 p 46) it was at this tme that.
the notion of large-scale rehabhitation of entire neighbourhcods began to be entertamed
to reduce the social and economuc burden of radical resident displacement Where
previous redevelopment schemes had tended to be directed. first of all. at the worst

possible areas. area rehabilitaion focused on minimally deteriorated areas that could be

functionally restored. .

3.2.2 The Task Force on Housing and Urban Development

Conventional urban renewal came to a dramatic glose in 1969 after the Hellyer
‘Report was release‘d (Canada. Report of the Task Force on Housing 'and Urban
Development, 1968, p. 37-45). The task force was set up by the government of the day
under the charrmanship of the Hon. Paul Hellyer, 'and its very appointment was an indication
of the troubled state of federal housing policies. The mandate of the task force was to
establish the requirements for and the limits of a federal role in a rapidly expanding urban
Canada. The major h0us}gg concerns that it addressed may be summarized as follows

1. The failure of financial and housing sectors and governments to provide adeguate.

affordable dwellings.
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The unmet neeal ¢f 137 ge numbers of iov.income families and eiderty households

3 The lack of dwelling units for rent-geared-to-income programs

< “The poor guality ot design for housing and new towns

The Task Force recommended that housing costs be substantally reduced and that efforts
e made 10 de-emphasize pubhc housing in favour of alternative forms of urban
gevelopment and redevelopment Another significant contribution was a strong
recommendation for additonal low-income housing and mortgage financing for exisiting
homes The Report titterly criticized the early pubhic houstng projects for therr social and
phvsical madequac:es and tor therr failure to solve the problem of housing cost dispartties
Above all for the purpose of this thesis. the Report was scathing in 1its denunciation of the
) yf"tll‘al slum clearance- public housing approach to urban renewal as typified by Regent
Fark and Jeanne-Mance However. the Report failed to discriminate between slum
clearance and other renewal approaches. and so blackengd the whole reputation of urban
renewal (this wondrous potion” as 1t was referred to in the Report) (Task Force on
Housing and Urban Development. 1969. p 13) that even the term could no longer be used

The practical outcome was that federal assistance to all forms of urban renewal was

termmnated immedately after the Report was I1ssued.

3.2.3 Public Housing Program Failures
-

By 1970 the high administrgilye costs of public housing represented a huge
financial burden to government, both in the form of direct subsidies to rents and Iin the
cost ot institutionalized social services to accompany the provision of puhlic housing. The
cost of project housing rose while the concentration of problem families into project
areas increased public anxiety. The negative implications of project housing were
apparent. and great opposnﬁon arose from residents who were targeted for relocation but
preferred thaerr existing houses and chose to defend them against demoli’tnon. A variety of
economic and social conditions also demanded that housing policy move away from public
housing and be reorientated toward housing conservation as a national housfpg policy.
These conditions are summarized by Jones (1966, p. 290):

1. The rapid pace of national economic development and, .in particular, the fact that.

construction industries were working to capacity to meet housing needs but, at the



same tme were under severe pressure of rising operating cosis

N

The shortage of urban lanc avaslablé for redevelopment at prices that mitigated
rather than added to the cost of new housing censtruction
3 The hrmited financial capacity of mumicipalities to provide essential services for the
increasing population associated with general urban growth and renewal Estabhshed
municipal services had proved to be mnadeqguate in capacity and too worn out with
age to be substantially upgraded with municipal funds alone Their replacement or
improvement required large capital expenditures by all levels of government
The need for a clear housing policy for low-income groups did not diminish. but
the obstalclesrig redevelopment were a critical factor in steering federal policy toward
housing rehabilitation and revitalization. improvement of the low-income housing stock had
been a well supported goal of urban renewal, but there was amble evidence that #xisting
social and physical environments had been destroyed m the interests of public and private
redevelbpment (Willson 1980, p 8). This shortcoming created a need &r low-income

housing improvements to be established as an exphlicit and politically supported national

housing goal.

3.2 4 Recommendations of National Housing Studies

Several important studies in the early 1570°s advocated housing conservation and
rehabilitation as a rehable means of ensuring that decent housihg would be available for
low-income groups. These studies were also significant in persuading the federal
governmenf to amend the NHA in 197 3. The most influential of these studies were by -
Lithwick (1970) and Dennis and Fish (1972).

The Lithwick study was a condemnation 61‘ Canadian housing. planning ard urban
devetopment policies. Generally speaking. the report found contemporary housing
provisions to be highly inadequate and gravely anti-social and proposed gove?nment
intervention into the housing market on behalf of low-income or‘dns:advantaged individuals
{Rose, 1980, p. 51). Lithwick's grim forecast of housing shortages created a sensation

just as the federal government was beginning to re-interpret its role in Canadian urban

affairs.
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The ctudy by Wirchae! Denmic and Susan Fish was originally contracted by CMHC
who wanted a detalled study of housing needs As it turned out. therr findings were so
dicturbing that the Corporation was not prepared 1o publish theiwr report as a departmental
document Ttns gesture prompted Dennis and Fish to embark on private publication to
reveal thenr concern about high inter estrates for housing and about the housing shortages
that caused a substantiai segment of the Canadian population to hive in madeguate housing
Hose 1980 pp 52-3) The report also emphasized the desperate housing needs of the
o000 and therr blatant neglect by those interested onlyyin rebuiliding the central areas of
cibes vithout sufhicent compensation for mner-city. residents The Denmis and Fish Report
recommen'ded‘new, fundamental solutions for the planning of social housing In Canada
begmning with the notion of a comprehensive national housing policy and its
aamunistration They recomrhended that national housing goals be set out to ensur e equal
.access to decent housing control housing inflation, protect environmental quality
conserve and upgrade the existing housing stock. marimize the dignity and freedom ot
(;hom:e of the mdn/}gual user of housing, and create a decision-making process that would
be open to the users of housing and whose centre of authority would be close to them
{(Denmis and Fish, 1972, p. 349).
| There 1s littie doubt that the studies by Lithwick and Denrus and Frsh were a
significant factor in the amendments that were made to the NHA in 1973, By that time
national housing inequalities and income constraints had reached ,;S'GS]nc consciousness and
ied to a public expectation of major changes in federal housing policies. This was borne
out in the mtroductlc;n of the neighbourhocod improvement and residential assistance
programs. NIP and RRAP. .
i -
‘3.3 Evolutioh of Rehabilitation in Canadian Urban Renewal Literature
Housing rehabiiitation was not a new notion in the 1870°s (City of Calgary, 1958,
p 23-24) Rather, as defined by Rose (1966. p.5) it had long been part of the general
theory of a comprehensive approach to urban urban renewal:
[Rehabilitation is} a positive program aimed at physical improvements of
structures within neighbourhoods that have deteriorated somewhat or are
partially affected by blight. There is no need to accept the future prospect of a
badly affected or slum area. Rehabilitation implies repair. modernization, and

refurbishing of basically sound buildings which have been allowed to fall into
disrepair or are partially obsolete.
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Ag early as the 1950 < comprehensive urban 1enHeveal gy seei :;/w.imr ¢
rehabiitation as a vital component of area improvement If 1t was recognized that
residential use was the mostlogical use for an area and that dwellings coutd be restored
ettectivety then a comprehensive rehatihtation program was possibie (Gty of Calgary
1958 p 24) The principal considerations ot public action wer e to make provision tor
improvements to playgrounds, schools and shops to upgrade physical service, ang plant
trees to clear decrepit bulding$ (spot redevelopment) and to amend zomnng and provide
for the continuous enforcement of occupancy and maintenance codes to ensur e that

>}
buildings would not deteriorate rapdly again

.

As a component of NHA housing poiicy rehabilitation was first conceived in one
ot two ways First it seen as leading 1o an equiibrium stage that could be achieved
thr ough a continuous mamtenance process betfore more modern f;’acmtnes were requied
Second rehabilitation was cdhceived as an essential pubhc policy requirement in the
absence of private routine and continuous maintenance and of attermpts at housing
improvement. The NHA, therefore. arinculated a desire to induce private investment as the
basis for Canadian rAehaballtatron programs by using publc mvestments as demonstrations
of confidence in a neighbourhood's future.

The NHA made provision for Home Improvement Loans and Home Conversion
Loans (the forerunners of RRAP) as early as 1954 but there were dif ficutties over the
financing of environmental improvements to be made by mdnicipal governments. As a
result the NHA concept of rehabilitation as an alternative to clearance and redevelopment
came to incorporate the idea that the joint participation of owners and government was a
crinical factor in comprehensive community upgrading. These communtity elements were
thought to be the basts for program success in Canada (Rose, 1966. p 6). Indeed. |(§was
these more sophisicated humanistic goals of community developriwem that dlstum_;unshed~
rehabilitation from clearance and so gained public support. Rehabilitation was now seen as
a selective upgrading process and less malevolent than redeveIOpmeht. It advocated that a
greater part of neighbourhood housing stock couldb be preserved and improved through

~

conscious planning and conservation. Rehabilitation was also expected to resultin a mix of

old and new housing structures within 2 neighbourhood to give residents a sense of the

past and a prospect for the future rather than a feeling of uprootedness.
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3.4 Early Canadian Rehabilitation Programs

Apart from the nation-wide studies of housing policy in the earty 1970's there
were also a number of 1solated federal government programs that experimented with new
housing torms and procedures They were primarnily community -based. since tocal
communily groups were then expected to assume a larger responsibility tor low-income
housing These programs included the 200 Milhion Innovations under which 380
dwellings wer e rehabilitated with NHA assistance (Canadian Council on Social
Devetopment March 1873) Also. Local Improvement Program (LIP) grants were given
to non profit orgamizations 1o assist poor famihies to find accommodation in rehabihitated
units Very early in ther development it was obvious that these rehabilitation programs had
exphctlocal and social goals driven by volunteer and community-based efforts for
community development and anti-poverty pohitics (Willson, 1980 p 1) Generally speaking.
the projects were funded outside CMHC and were usually administered in the form of job
creation projects for small buillders.

At the provingial level the provimces of Manitoba and Saskatchewan had developed
the Critical Home Repair Program (CHRP) which provided a subsidy of $1.000 to ‘
indtvidual owners for housing repairs. The government of Prince Edward Island provided
similar grants during 1970 to 1873 for homeowners of substandard dwellings utilizing
regional development funding Other housing rehabilitation projects were funded under
the Canadian Assistance Plan (CAP) which provided emergency shelter for persons in
urgent need of housing.

Aside from these small-scale programs for housing improvement. CMHC took on
an experimental neighbourhood rehabilitation project in the Strathcona district of
Vancouver . It was put in place during February 1872, and was aimed at encouraging
private property preservation and upgrading by homeowners and at improving pubhc
service facihties through public works programs (Wong. 1978, p.226). The rehabilitation
area covered one hundred acres of residential land and tontained 557 structures or 1,405
dwelling units. The project éxtended until March 1874 and provided rehabilitation
assistance to 233 residential properties at an average cost of $3,000 per dwelling

.
(Wong, 1978, p. 263). The total cost of neighbourhood public works upgrading was

$2.36 million. CMHC considered the Strathcona project to be a great success in providing



mansia. éssistlance and meeting the specinic housing needs O 1ow INLOMe homeovener s
Most significantly 1t enjoved a 29 percentresident participationrate tor home repars 4
rate that demonstrated to CMHC the great potential of a national rehathihtation program

In all these early rehabiitation projects the tunding agencies worked mdependently
to develop local or provincial schemes for housing mprovement These efforty were
extremely mited in scale anc duration bul they did turther clarity the need tor a
comprehensive national policy of assistance tor housing rehatnlitation They contnibuted to
the federal government s decision to replace the urban renewal program with NIF and
RRAP These new programs veere also ntended to be complementary that s they were
designed to provide different kinds of government assistance that would be apphed

simultaneously within desighated neightbour hoods

3.5 National Goals of NIP and RRAP

NIP and RRAP were created by an amendment 1o the NHA in June. 1973 In
essence. the legislation made provision for a new type of cost-sharing agreement among
the national. provincial, and local governments in support of planned upgrading of
deteriorating neighbourhoods. Given the inequities in the Canadian housing market the
housing rehabilitation subsidies were intended to offset the tugh costs of private
improvements while ensuring a higher quatity of living environment(Rose 1980 pp 2-3i
This was all part of the new emphasis on social housing development Specifically the
NHA (1973, Chapter 18, Partlll, Section 27} set out to prowvide NIP funds to improve the
amenities of declining neighbourhoods by upgrading their infrastructure and services while
RRAP funds were offered for the improvement of the housing and living conditions of the
residents in the same neighbourhoods. That 1s. comprehensive neighbourhood
improvement was expected to require a combination of RRA® funds to assist individual
homeowners in the rehabilitation and modermzation of therr homes through low-interest
loans and grants from CMHC, and NIP funds to be spent on infrastructure improvements
with community-vnde benefit.

Policymakers recognized the need for careful neighbourhood analysts to ensure
that rehabilitation plans or strategies presented socially and economically viable

alternatives for declining areas. There was no wish to spé&nd federal government money
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on areac that would never revitalize As gescribea in the the NIP Operator’s Handbook
(1974 p A-1)the first concern of a NIP and RRAP project was to ensufe an extended life
for neighbourboods that were judged to be worth saving

The program [NIP} s not destgned 1o be used as wholesale demohtion of
deteriorated buildings and the subsequent construction of massive new buillding
projects The intent s rather to conserve the housing stock [through the
companion RRAP] to add or rehabilitate required social and recreational

ameniies or mumicipal services 1o remove bhghting land use and to promote
the mamntenance of the neighbourhood after the NIP project was terminated

35 1 NIP Selection Criteria and Indicators of Netghbourhood Vlébill(y

NIP selection criteria emphasized several indicators of upgrading need and
rehiabilitation potential Generally these were directed at neighbourhoods in which there
way a combination of moderate income households. declining housing stock. and a low
standard of recreation open-space and munictpal services Section E-4 of the NIP
Operator’s Handbook also stated that there had to be indicators of future neighbourhood
stability present before federal funding could be made available’ Neighbourhoods with a
high proportion of owner-occupied housing stock and hmited redevelopment pressures
were especially targeted. Conversely, high rental housing populations. high levels of
out-migration, and a lack of resident comitment 1o neighbourhood improvement were
identified as negative indicators of neighbourhood upgrading potential. Any indication that
there might be major changes to neighbourhood land uses and residential densities beyond
those envisioned in NIP and RRAP proposals was viewed as undesirable (NIP Operator s
Handbook, 1974 p.E-4)

While NIP and RRAP were intended to assist stable neighbourhoods to avert
further decline. they were also intended to benefit lower-income groups by providing
housing rehabilitation assistance to enable them upgrade their existing homes. These dual
goals are explict in NIP and RRAP neighbourhood setection criteria (NIP Operator"s
Handbook, 1974, p. B-1). ’

1. the area is predominantly residential;

housing is in need of rehabilitation;

the area is inhabited for the most part by low- and moderate-income households;

2

3.  other elements of the physical environment must be in need of rehabilitation:
4

5 ©

there are defictencies in neighbourhood amenities; and

»
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o

e areas 15 potentially stanle ir, terms of 1and use and population densities

3.5.2 NIP Procedures

The NIF program operated on the bas:s of annual agreements between CMHC and
the separate provincial governments Lach government then received an allocation of
federal contributions and loans for re-allocation amongst selected muimicipahties Mumicipal
governments n turn could apply esther to therr provincial government or directly to
CMHC for 2 NIP grant The progression of events for imdrvidual NIF projects was generally
expected to be completed within a four -year uime span which inciuded a six-month
selection stage. a six-month planning stage and & three-year implementation stage

NIP projects were to be administered solely on an on-site basts without direct
CMHC or federal involvement. CMHC wes not to be represented on any neighbourhood
commuttee or decision-making body “

Grant contributions to a municipality had to comply with the financial hmuts
specified in the provincial agreement. CMHC contributed 50 percent to the cost ot
neighbourhood selection, plan formulation, land acquisition, and the clearance of sites to
be used for open-space, community facilities, or medium or low-density housing.
Furthermore. contributions of up to 50 percent were avallable for the cost of acquiring
constructing or nmpro’vmg social, commercial, or recreational facihties within designated
neighbourhcods

Provisions were also made for displaced households CMHC was prepared to
contribute 50 percent toward the costs of relocating any persons displaced in connection
with NIP project implementation CMHC was also to absorb 25 percent of the costs of
municipal and public utility service improvements. Finaily, CMHC could advance loans to a
municipality, as long they did not exceed 75 percent of the total amount obtained for that
project from the provincial contribution. The payback period for project financing was’set

at 25 years at a realistic interest rate.

3.5.3 RRAP Procedures
RRAP made funds available from CMHC to assist residents in the improvement of

individual residences located in NIP designated areas. To be eligible, homeowners were to

)
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earntess than © 11 000 per year (1974 requirement; and there were siringent housing

code and bwiding standard requirements. RRAP assistance was also available to landlords
without ncome restrictions. but they had to agree to freeze therr rents for ten years
Housing co-operatives could obtain funds for dwelling conversions. but other individuals
could notrecerve funding tor reparrs that would alter housing densities Priority was given
to repairs 10 the physical housing structure or 1ts internal subsystems (e g heating and
plumbing'. Approved repairs through RRAP were expected to extend the useful hife of a
dwelling by at least 15 years

Financial assistance to homeouwne s was to be in the form of loans which were not
1o exceed $5 000. The interest rate was set at 8 35 percent per annum (1974 rate)
However aportion of the loan could be forgiven to 8 maximum of 50 percent. dependent
on the applicant's ncome Loan forgiveness was reduced by one dollar for every two
dollars of annual iIncome over $6,000 to the maximum of $11.000. Landlords were
similarly entitled to toans of up to $5 000 for each dwelling unit, but 50 percent could be
forgiven without iIncome restrictions. Non-profit corporations and co-operatives were
eligible for the same funding as landlords. although additional assistance was offered to
them for the purpose ofAconvertnng existing dwellings to create greater numbers of
residential units. These groups could purchase and renovate older housing accommodation
anywhere in the municipality and make Ii available to low-income groups without location

criteria.

3.5.4 The Role of Resident Participation in NIP and RRAP

NIP and RRAP set out to strengthen the residents’ sense of community through
citizen participation ering the preparation and implementation of improvement plans. Far
rmore than the structural components of housing and neighbourhood rehabilitation were
embraced by NIP and RRAP. This approach to comprehensive neughbourhf)od improvement
allowed for the need to safeguard and improve community assets, buil?lings, open-space,
social services, and neighbourhood autonomy. An analysis of NIP and RRAP selecfion,
planning and implementation criteria allso makes clear that they wére designed to evoke

positive neighbourhood attitudes and to strengthen the community life of residents within

a physical improvement program. The emphasis placed on social and functional variabies
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that demonstrate rehabintation potental ana neighbourhood viability reveals the gener a

program commitment of ensuring a standard of neighbournood environmental quahity ot

value 1o ncumbent residents As described by the NIP Operator s Handbook (1974 p B i»

the objective was "to improve the neighbourhood in the manner which meets the
spirations of neighbourhood residents and the community at large’

Only a brief description of resident paricipation techniques 1s given in the NIP
Operator 's Handbook  Sections I-12 to I-15 The gurdelines were deliberately intended 1o
be flexible because of the dissatisfaction with CMHC < heavy involvement in previous
urban renewal efforts. Various techniques of resident participation were therefore
suggested. in the hope that each community would adopt the ones that best suited its
parucular aspirations They included the dissemination of information through public
meetings. resident voting on plan proposals, neighbourhood opimion surveys and the use
of resident advisory groups to develop rehabilitation plans. Some NIP neighbourhoods
formed joint planning committees which entered into partner ships with municipal
governments and served a resndeni control function.

For the purposes of resident participation. a resident’ was described as any
person residing in a NIP area, including renters. Other neighbourhood groups. such as local
businesses, institutions. and non-resident property owners, were also to be allowed to
participate to ensure a representative voice in NIP and RRAP programming. The level of
resident participation was seen to be d:apendent upon many local variables. among which

sociofeconomic variables were envisioned as having the greatest mmfluence on the degree

of local organization and awareness. Special efforts were to be made to inv
residents, including passive community members. to ensure equal representation.

Although CMHC pursued citizen participation to ensure 1ts general goal of

L~

developing more effective neighbourhood planning. 1t had, as a secondary goal, citizen
participation as a ;socxal good in 1ts own right. Citizen participation in NP and RRAP was —
envisioned as promoting citizer—w‘ship ar‘noﬁg local residents. However, CMHC cautioned
smunicipal governments to be aware of the fact that levels of resident involvement might
vary along demographic, ethnic, occupational, or housing tenﬁre lines, and that

overrepresentation by any one group could result in a misunder standing of neighbourhood

attitudes. It was CMHC's desire that rehabilitation should be steered in a direction that :
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woult benefit the largest segment of the neighbourhooa populauon and that interes:
group pressure should not be the sole determinant of a neighbourhood voice

Local governments were further advised of the value of making use of existing
neighbourhood organizations and groups as planning resources These groups could be
vital to the neighbourhood improvement process (NIP Operator s Handbook 1974,
Secton- 17 and |- 181 because they possessed detaled knowledge of neighbourhood
1ssues and were expected to have the best understanding of ther neighbourhood's
needs CMHC also believed that these groups could arouse interest n revitalization during
the early planning stages. and that strengthened group membership and community

organization would be an important factor in the neighbourhood improvement process

4



4 DEVELOPMENT OF THE CANORA NEIGHBOURHOOD IMPROVEMENT PLAN

4.1 Recognition of Rehabilitation Need in Canora

The need for rehabilitation in Canora was first documented i a 1952 report by the
Commumity Planning Assocnat'on;f Canada which recognized that the area requir ed
extensive housing improvement This need vvas restated i the Eamontoun Urban Heﬂe;/vdl
Study on1965 and agam in the 1971 General Plan Inresponse atter Canora was annexed
to Edmonton in 1964 1t was designated as a small scale urban renewal ar ea under Section
21 of the City of Edmonton Zoning Bylaw No 2135 which had been adopted in October
1961 Yet. despite this early recogmition of the neighbourhood s problems the
administration of urban renewal progressed slowly before Canora was designated as
Edmonton s first NIP area in 1974 A key reason was that rinewai projects in Alberta
were severely imited under the Alberta Planrung Act of the day 1n the sense that the only
statutory instruments were the standard development control measur es. notably zoning
and development schemes. Neither was well adapted to the speciai requrements of
housing rehabilitation and neighbourhood revitalization.

The sequence of events that led to Canora's designation as a NIP area was
preéupnated earty n 1970. A group of absentee landiords with investment holdings along
the west stde of 143th Street approached City Council with requests for spot rezoning
and redevelopment. In therr minds, Canora was already depreciated. so the only way they
could see to recover their nvestments was to rezone the property to allow higher
residential densities (Canora Neighbourhood Improvement Association. 1972} Rezoning
was sad to be equitable in that 1t would permut residents to sell therr houses to developers
at reasonable prices. even if they were in poor structural condition. Much of the housing
along 156th Street had already been replaced by medium density apartments. and the
residents and absentee landiords of 149th Street hoped to secure similar rights and
profits. Realtors were épplymg intense pressure té residents on 149th Street. and to
those on 102nd and 107th Avenues as well, to sell their homes In view of the prospect of
higher density rezoning and a change in neighbourhood character.

in response, in June 1970, another group of Canora residents (primarily from the

interior of the neighbourhood) met to organize themseives to counter the rezoning

52
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demangs anc 10 present the case tor neighbourhood preservauon -itus group. ot resigents
shortty formed the Canora Neitghbourhood Improvement Association (CNIA} the main goal
ot which was to maintain Canora as a low-density residential area Poog municipal seryices
were also a sernious source of neighbourhood concern Indeed Canora s outdated and
overused services were seen as threats 1o resident health and safety The group believed
that property values in the interior of the nesghbourhood would decrease once the
neighbourhood was bounded by apartments on three of its four sides They also feared
that housing condiions would deteriorate as land uses intensified and property values
increased thus adding to neighbourhood instabiity (Canora Nerghbourhood tmprovement
Association 1972 p 1) .
In January 1971 the Municipal Planning Commission reacted to the rezoning
applications By recommending that a plan be prepared for Canora. both to address tbe
probiem of deterioration and to provide for the consolidation of neighbourhood land uses
This recommendation was approved by City Council on January 26, 1971 As part of the
planning exercise. the City Planrung Department was requested to undertake a detaited ’
survey of Canora to uncover all reHS|dent|al and social problems. The CNIA also requested
that the City of Edmonton survey the residents to determine therr individual concerns
about land uses and neighbourhood problems. This survey was conducted during the ‘
summer of 1971, under the direct aegis of the CNIA and the City Planning Department.
Based on the responses. the following recommendations were presented to Edmonton
City Counctl in October 1971
1. Every street and lane should be paved as soon as posssible.
2. Any plan for improvement should aim to retain Canora as a low-denstty res:dermal' '
area. .
3. Buildings and yards should be adequately maintained through the enforcement of
existing bylaws.
4.  Future neighbourhood plans should include recreation and park space improvements.
5. Certain streets and avenues should be closed along major arteries to reduce through
traffic. .
¢

6.  No new buildings larger than duplexes should be constructed.

7. The traffic problem along 149th Street should be given immediate attention.
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& The City should CONtMuEe 1C ENCOurayge attive fesident pa: Ucipalion m pianung
Traffic was a parucular source of concern vith the residents In September 1971
the CNIA had requested that the City of Edmonton Traffic Department monitor tratfic
volumes within the nelghbourhoo}d 1o estaolish the origins and destinations ot motorists
When this wes done 1t was found that there was an extremely tugh volume ot rush hour
trat fic through Canora The CNIA had been hoping all along that it would be poussible 1o
resroute traftfic around Canora and the planner s agreed that the street network should

certainly be altered

4.2 Development of a Plan for Municipal Improvements

From October. 1871 untl March, 1972 the CNIA and the City Plannmg Department
worked together to develop proposals for enyronmental rehabilitation A large proportion
ot the neighbourhood population demonstrated ther interestin neighbourhood upgrading
at the public meetings After along period of discussion. a concept plan was developed
under the utle of Canora. A Program For Neirghbourhood I mproverment. The report was
released in June 1972 but it was not adopted by Edmonton City Council untl December
18, 1972

The pian committed the City of Edmonton to a vartety of physical improvements in
the Canora neighbourhood. such as paving the remaining unpaved streets. installing new
sidewalks. curbs and street highting. and extending the storm sewer dramnage system-to
every property. in fact, some improvements to storm sewer construction and street
paving were underway by by the spring of 1972, before the Canora plan was adopted. In
addition to roadway improvements and traffic controls, the plan recommended
improvements to the traffic circulation system. to neighbourhood parks and open space.

and to the local schools.

4.2.1 Changes to Neighbourhood Traffic Circulation

in an attempt to discourage non-neighbourhood use of the internal streets, the plan
proposed that the gridiron system be modified to limit access from the boundary streets
and to prevent overspill parking from the commercia! strip slong Stony Plain Road. The

plan (Figure 4.1} was to designed allow traffic to flow in a north-easterly direction in order
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Figure 4.1
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1o provide i0Cal T euidents ~ith easy 3o ess T wvors 3nG shopinng facihbes

56

while hreting

through rathic by g number Ot road Closures glong 1O 7t and Y0O2nd Avenues and

citnlarly along 140th and 1950Gh Streets The man gecens onto 1)) 1h Avenue wds To DHe

1O ated at the northeastern corner of the neighbourhe o eeane early oy fush oo

trat e and sttl o Ovide e2any accens o the raghioar ol dutirg everung hours,

Ity

ther majonty of resdents (73 percentt wanied the Enenieer g Depu tnent 1o Clonse il

TOqy
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Jirect access along 10 7th Avenue [Canora Hegoort 1970 ) Doy e was thought 1o be

unc eahstic In detad the proposals to mpr Gve neghbous hocag Trat

¢ e hAbGN e e g

tollows

Road closures at 109th Avenue and 10 3rad Avenue o 1Y Su eet and ot 106

Avenge and 103rd Avenue on 156th Street

Construction of centre median on 102Z2ndg Avenue o om Ta9th Lo eel 1o 156th

Street

Construction of a torced turn tratfic control gevice at 1pdth Avenue and T6H 50 d
Street This was to break the direct ttow ot through rattic Letween 1) /7 Avenge
and Stony Plain Road and between 143th and 156t Stieet,

The closure of the centre median along 107th Avenue at 150t 15,2nd 154wt and

155th Streets

The construction of right turn lanes on 1020d Avenue andg on 139t and 156t

Streets.

“n addition, 1n the expectation that 107th Avenue would have to be widened n the

future to facihitate traffic corfnectnons to Highway 16 West the City embarked on 3

1

}
program to acquire residential fots to the north and south of that arterial as they became

available. The Canora plan also pr\Q/nded for a service road or lane pardllel to 107t

~
Avenue to accommodate imternal neigRboprhood traffic Similarly 1t was expected that

<

149th Street would have to be widened to accommaodate the increase n trattic resulting

K

trom the opening of the Quesnell Bridge The section ot 143th Street between Stony Plain

Road and 107th Avenue was especially narrow (66 feet right-of-way} and fand

expropriation on each side for roadway widening was anuicipated
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422 lmprover’nems to Parks and Recreation Facilities

| ~Accordmg to the City of Edmonton Parks Master Plan for 1872 Canora had 5.8
acres of park space but it required 7.5 To make up this deficiency the following
add:tions were proposed m the Canora plan (Figure 4.2)
1 To acauire two residential lots adjacent to the existing Canora park. When

consohidated with the stub of the 151 Street closure 0.7 acres of park tand would

be ganed

v Toacquire the for urch site at 153rd Street and 102nd Avenué which would

ada O 8 acres of park Space
3 1o use the proposed roadway closures on’103rd and 105th Avenues at 149th

Street and 103rd anc 106th Avenues at 156th Street as recreational areas,
_pr owviding the nmghbowhpod with an addittonal 0.9 acres of park space.
"To(‘l;yt or 'vest-pockel parks were also suggested as a means of creating

recreational space within the.restricted confines of older nerghbourhoods | particularly
those encroached upon by walk-up apartment developments. If Canora were to gain

substantial numbers of residents, through redevelopment, it was realized that recreational

opportumties would have 1o be provided for rentatl households.

4.2 3 Improvements to Neighbourhood School Facilities
The Canora plan récommended that additional classrooms be provided to
accommodate an increase in neighbourhood population. It was expected that forthcoming
e b .
housing revitgfization. redevelopment and higher density development would tax the

existing facilities and create overcrowdfng in tocal schools. The. Edmonton Separate and
> S

“Pubhc Schoot Boards both expressed concern over the potential increases in enrolment

that would result from R-4 (walk-up apartment) rezonir éulatnons. The school boards

had accepted the conclusion that as households |

walk-up apartments mature, they rear

more and more school age children. Overcroywgfg was seen as the outcome. since all the

existing school facilities in the vicinity (Brightview, Canora, Britannia, Jasper Place
Composite High School, Holy Cross Elementary and Junior High School. and Archbishop
MacDonald High School) were operating over their capacity. In addition to classroom

shortages some of the schaol facilities were in poor physical condition and there were
* )
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Onn e, aboul e sately ot Ltuoents

At Canord f was capected that the Canorg Elementscy Schoob would have to
be demohshed and the students ranster ceato Boghiview  where 8 addibonal classooomes
were o bhe consteacted Frgure 42)

AN

43 The Conora Development Scheme Byltaw No 3975

The rec ommendations tor mumnicipal action put forward i Canor g /1'/’/()5//.1/1) for
Nergh[)()u//.m(xl Linprovement wede sustantial and vital 1o the task of phiyuical upgrading
On therr own, however they did not address the most senous issues  the Quably of the
housing stock and the protecton of Canorg as aresecvor of low cost famuly housmng. It
was therefore necessary to be able 1o control prvate development actioas as well and,
above all 1o preventmayor changes mland use. This led the planners 1o recomunend that 4
development scheme bylaw would be the most appropsate procedure for enforcng the
Canora plan. Devetopment schemes were seen as a comprehensive way of giving direction
1o future development activities. while remanung flexible enough 1o resist redevelopment
pressures where they were judged to be nappropaate inrelation 1o community
aspw ations.

The authority to adopt a development scheme bylaw was denived from Section
114 of the Alberta Plantung Act. 1963, Among other things, this permitted mumicipal
councils to acquire, assemble. consolidate. subdivide, sell'or lease land for pubhc
purposes or to reserve land for future public acquisition. More specifically, by adopting a
development scheme bylaw municipal councils could acquire by expropriation or

. -

otherwise any land or buildings that were essential to the implementation of the scheme or
that might be injuriousty affected by it (Alberta Planning Act, 1963, ¢ .43, s.117).
Development scheme bylaws were also expected to specify the manner in which the
designated land was to be used or subdivided. and 1o regulate or even prohibit torms ot
construction or land use that inter fered with the development scheme objectives. In short
when properly used. the development scheme bylavs was an extremely power ful form of
'p|anmng control. .

The Canora development scheme bylaw (No. 3979) which was ad8pted by

Edmonton City Council on December 18, 1872 was based upon the developmbiat plan in

Q
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Canura, A Frogrars. tor Neghhour ool Crprovernen: (Figure <o 3 10 sanZuonea the
compulsory purchase of several parcels of tand including 49 1ots along 149th Street The
front portion of this property was to be us“ed for road widening purposes and the
remainder was 1o be developed by either punhc agencies or private developers tor
residential uses a: a density not 1o exceed 127 umts per acre (Canora Report 1972 p 34
This was seen as @ way of recouping some of the City of Edmonton s share of the
physical improvement costs (Canora Report 1972 p 271 An addibional 4 lots along
107th Avenue were to be purchased in order 1o construct a road median The bylaw also
made provision for the desired new recreation space bty granting the power of
compulsory purchase over the 8 lots that wer e 1o designated i the plan for tot-lot parks
(City of Edmonton Bylaw 3975 1872 p 4y Additional green space was to be provided
through the system of road closures that were were to be gected at 103rd and 105th
Avenues on 149th Street and at 103rd and 106th Avenues on 156th Street

Restdential land uses were to be governed according to'R- 1 regulations As d
matter of right, R-1 zoning permitted one-family dwellings public parks and schools. and
butldings and uses that were accessory to these major uses {Canora Report, 1972 p 45)
In addition, other relatively low-density forms of housing such as duplexes or o
semi-detached and row houses could be permitted at the discretion of the Development
Officer to a maximum density of 12 units per acre. The site area for each detached urit
was not 1o be less than 5,000 square feet, and for semi-detached or duplex units 7. 000
square feet. Public faciliies such as police and fire stations. hospnals. and pubhic utiity
bulidings and installations were also permussible in R-1 districts as conditionat uses
Existing walk-up apartment zoning (R-4) along 156th Street. the minor arterial. and in the
southeastern corner of the neighbourhood(R-3). were allowed to remam. Simitarly.
existing zoning for neighbourhood commerciat use was left unaltered In all cases where
permission for discretionary land uses was granted the Development Officer was to

consult with local residents and grant all those concerned a rlght to appeal to the

Development Appeal Board.



Figure 4.3
ELEMENTS OF THE CANORA

DEVELOPMENT SCHEME BYLAW, 1972
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4 4 OUpposituon to the .“r()p()se(\} Development Scheme

Upon the celease of the Canora Report o June 1970 OPPOSITON At OS¢ trom
absentee andlords aho Salt that ot A DOt enresent the OOy Of QI Laclre s mten ot )
Canora s tuture develGpment By then veven e Heport had been engorsed by e
Cily Comansion Boars who glSo e Gmimiene ded Tt UV e appr o hed Lo DoV
tederal ausintanc e Yo huome IDPCOvernent, gndg thyt the ( NMIA be granted ot ticial sttty g
the nesghthour haood soluniar Yy d45s0crabaon b e anlon o nal Apol 20 1972 o 9 broam
that Jate the ( NIA g Juvigned the role Ot e cuenting the cesidenty of Canoran the
mplementation G planned actiony that imvited mvolved or cegquired residents 16 have
responuibdity N the deciion Making proces, Tty ofticial recognition angered the
absentee landlords who had Tomed e o oo group called the Canora Property Owine s,
Assocation (CPOA) In (;35;811«‘8 the CPOA wanted to uphold the Edmonton practice of
reconing properties along muajor grteries, 1o walk up apartment densities

It may be sard that the CNEA and the CRPOA represented m microcosm the OPPOYING
sentiments of redevelopment and rehabilitation then at large n Canada The CPOA telt that
land values were tigher than housing values i Canora and should theretore demand
redevelopment on economic principles alone On the other hand the CNIA pressed for
stict imits on the amount of higher density redevelopment that would be permitted The
preference was for an active program of incumbent rehatiliiation 1o mamtam Canoraasy a
place to be valued by the existing residents Nerther side was wiling to compromise  and
gtven this impasse 1t was left to Edmonton City Council to choose bétween the two views
{t:dmonton Journal December 21972 p 29

In October 1972 City of Edmonton planner s beld public meetings 1o hear residents,
views on the proposed Development Scherme Bylaw At this tume it becarme apparent that
the CNIA was most representative of local nterests and that the CPOA had httle
neighbourhood support ur foundation F o erample. all the CPOA representations to
Edmonton City Council on Octqber 23 1872 were made by absentee landlords. Yet
despite their tack of local support. the CPOA did succeed ;n postponing Council’s decision
on the proposed bylaw and was gvvern time 1o prepare a counter -proposal (2

The CPOA expressed alarm at the apparent naivete of the proposals for

neighbourhood improvement in the Canora plan It was claimed that these proposals were
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tar 100 oplimistic given the quality of Canore s housing s1ock . ihe CPUA esumated thal
300 dwellings were too far below standard to warrant rehabiitation \Edmonton Journal,
May 17, 1972 p .55 Under great presbure the Edmonton City Council granted the CPOA
an opportunity to sur ;/ey local residents and attempt to change ther minds about the
vahdity of the development scheme proposals.

By November 15 1972 agreat deal of confusion prevailed TheA CNIA claimed that
the CPOA had used force and imtimidation to gain support Counter claims were made by
the CPOA that many Canora residents had been persuaded to the rehabilitation options by
musieading information about future assessment tax relief and money bylaws [NIP and
KRAP] that had not yet been approved. Furthermore. the CPOA felt that mamntaining the
current situation in Canora would only promote further neighbourhood dechne and hinder
progress towards upgrating and development (Edmonton Journal, November.-15 1972 p
72)

To intensify theirr opposition. the CPOA sought legal counsel to determine whether
or not Edmonton City Council had the authority to regulate the location, erection and use
of buildings without passing a general bylaw rather than an exclusionary bylaw requiring a
permit for redevelopment in a particular neighbourhood (CPOA Submission to Edmonton
City Counctil, October 23, 1972, p. B). The CPOA also ;:lalmed that the Canora
Devetopment Scheme Bylaw would transform the authority to regulate neighbourhood land
use by legrslation into a mere administrative and discretionary power. Zoning bylaws were
to be administered without discrimination and the CPOA argued that Council did not have
the power either to exercise directly or to confer upon an of ficial {the develo’pment
officer) the authority to discriminate between individuals in the application of a bylaw
{CPOA Submission to City Council, October 23. 1872, p. 1}). Thus, the CPOA believed that «
the Canora Development Scheme was neither legal nor trully reflective of the wishes of
the majority, of property owners in Canora. Indeed. it was far from certan that all
Canora’s residents would be willing to rehabilitate their homes. For all the vigor of their
efforts. however, the CPOA did not have adequate legal grounds to impress their wishes
onto Edmogton City Council. | /

The choice at the heart of the Canora dispute was summed up in the Edmonton

Journal (December 8( 1872, p. 58) just days prior to Council’s decision to accept the -
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Canora Repori and adopt the Development Scheme Bylaw o

The question must be whether a neighbourhood ke Canora.should be changed
radically through redevelopment resulting in an influx of a nbkw group of
residents with higher incomes. who can afford new accommodation or
whether the total housing stock of the City must allow areas of reasonably
priced housing to remam and be protected and improved offeringa
respectable residential environment to ihes of low-income groups desiing
homeowner ship
The Canora plan had been conceived with the latter optiomn as its goa! Beyond that
however two factors seemed chiefly to nfluence the City Councr The first vwas the
organized strength of the CNIA which had adopted a constitution was registered under
the Societies Act. had elected an executive and had quickly taken in more member s that
the Canora Community League. An effectve resident orgamization was viewed as evidence
of a strong commitment to remawn and invest in Canora's future The second factor was
the anticipation that “future housing rehabilitation funding would be available from semor
levels of government’ (Edmonrton Journal, December 18, 1972 p 27) This of course
was areference to the imminent amendments to the National Housing Act Fortuitously the
Canora plan and development scheme bylaw had been conceived in the spint of NIP and
RRAP.
4.5 The Designation of Canora as a NP Project
The possibilty of receiving CMHC funding for Canora’'s improvement was explictly
stated in the Edmonton City Councnl minutes for October 91872, pointing 10 some degree
of speculation on the part of cny planners that these funds would indeed be forthcommg
The mintes document the following resolution
That application be made to CMHC and Alberta Housing Co%'oratnon to
designate Canora as a Neighbourhood Improvement area under the National
. Housing Act. and that formal application with costs be prepared by the
Commussion Board for submission to Council, and transmittal to the Alberta
Housing Corporation and CMHC, for funding under the 1973 1974
appropriation.

InMarch, 1973, a joint submission was made to CMHC by the CNIA and the City of
Edmonton for a grant of $29,500 under Part V of the NHA. With these funds 1t was
possible to undertake a neighbourhood need survey to fulfil CMHC project requirements
and, simultaneously, to raise resident awareness about neighbourhood decline and

encourage resident interest for a housing improvement program. CMHC allocated these

'staft-up’ funds for the Canora project in late March 1873, under the management of



representalives trom the ity of Edmonton. the CNiA Executive . and CVIHC In June 1975
@ Canora Project Office was offically opened to provide a storefront access for resident
inquiries and the dissemintion of information. A rehabihitated house was chosen for the
project of fice to demonstrate the possiblities for housing improvement in Canora

During the winter of 1973-74 the CNIA worked with the respective civic
depar tments to draw up a budget that would satisfy CMHC grant and loan allocatipns Ther
report and recommendations wer e included in a document entitled Canora 1974 1976 This
began by accepting the improvement plan presented in theQCanora Report and the

5

Development Scheme Bylaw The costs of implementing this plan were then calculated (the
total cost column in Table 4 1. and distributed among the three levels of government in
accordance with CMHC s cost-sharing formulas. The resultant budget was accepted b—y
Edgnomon City Council on May 14 1974, and by CMHC on August 14, 1874, Canora was
thén granted a Certificate of Ehgibility and approvat from CMHC to begin extensive
neighbourhood improvements by September 1. 1974

The total pubiic cost of implementing the NIP plan was set at $3.617.048 This
was broken down into 2 maximum federal contribution of $1,011,250. a provinciat
contribution of $1,421 035 and a municipal contribution of $369.012. The remaining
$215.751 was to be raised through a local improvement tax on the Canora residents. It

represented 25 percent of the estimated cost of lane paving, curbs and sidewalks, and

lane and street hghting.

4.6 Edmonton’s Miﬁimum Occupancy and Maintentance Standards Bylaw No. 4087

On May 27, 1974 the City of Edmonton adopted a minimum property standards
bylaw under the authority of the Municipal Government Act (R.S.A. 1370, C.‘ 246, S.239).
This was required by all cities applying for NIP and RRAP funding. to ensure that local

property standards were in agreement with national building codes. A minimum property

-

standards bylaw is intended, first and foremost. to prescribe standards for the
maintenance and occupation of property and to prbhibit habitation of ahy property that

does not conform to these standards {City of Edmonton Bylaw 4087, May 27, 1974, p.

;

#3:1). Municipal councils must then assume the responsibility of policing the properties under

[
H

their jurisdiction and of securing repairs to those properties that do not conform to

A :
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prescribed standards As the ullimate penally any sties not mamianed 1o the minitmum
standard may be cleared 0t all buildings and structures and left In a graded and tevel
condiion (City of Edmonton Bylaw 4087 1974 p . 1)

Once Bylaw 4087 was in force no one was 1o be permitted to use a dwvelling
which chd not conform to the prescribed standards nor was anyone 1o occupy a room
unless it met the requirements of the bylaw Bedrooms were 10 be a minimum of 60
square feet Size and guality regulations for bathrooms kitchens. heating systems.
electrical wiring yards dramnage foundations and landscaping were also outhned Under
this code Canora fell far short of an adequate housing stock so site clearance assistance
was 1o be provided under NIF for those homeowners living in grossly substandard
buldings Loans and grants were avatable for hodsehold relocation and CMHC was also
prepared to contribute 25% of the cost of acquiring and demolishing buildings. less the
market value of cleared land.

In Canora. two kinds of housing demolitton were antICtpat'ed First. approximately
42 housing units were to be demolished on 148th Street and 107th Avenue forroad
widening, second, 26 units in the interior were schedu’led‘to be demolished because of
code violations (Canora 1974-1976. 1874, p. 53). The cost of rehabilitating sevekely
substandard housing was often judged to be too great for residents and absentee
landlords to afford. in additton 1t had to be expected that some residents would not be
willing to assume high RRAP loans and would allow their properties to decline further.

Relocating those households whose homes had been acquired for site clearance
was covered by CMHC in the form of an allowance of $500 per displaced household. A
total of 68 relocat;on allowances were anticipated in the budget (Canora 1974-1976,
1974), as well as some compensation for senior gitizens who were to be moved to the
Alberta Housing Sentor Citizen Project (Canora Arms} built in 1972. Other qxsplac/ed
residents were expected to be rehoused in public housing projects in instances where
they could not make alternative housing arrangements for themselves. Beyond the $500
allowance, however, there was n<'> clear policy of assistance for those households foreed
to move as a resuit of site clearance and demqlition. Nor s there any evidence of
follow-up studies for those displaced by demolition, or any indicatibn of emergéncy

shelter provisions in instances where housing rehabilitation or redevelopment required
A

)
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lemporary household evatualion until renovalions were completed or new

accommaodation could be provided

4.7 Ciuzen Parucipation in the Canora Improvement Project
In the CNIA Canora had a ready -made commurity orgamnization of the kind desied
by CMHC for all NIP areas The Carora plan therefore fell to be implemented ttvough a
bartnershlp between the civic administration wtuch provided professional expertise and
the CNIA which was expected 1o uphold community interests and to pur sue the tollowing
community development tasks
1 To gather detailed information to determine the need and scope of housing
rehabihitation in Canora )
2 To encourage the involvement of residents in the planming of neighbourhood park.s
recreation facihties, traffic circulation. and social service delivery systems
3. To provide an opportunity for Canora residents to becorﬁqﬁ/m@d In c}vnc
government, community development and local leadership *
4. To carry out a ger'honstratuon rehabihitation project.
5 To estabhish a neighbourhood of fice out of which the CNIA and the City could
sup .ise planning activities
) To give consultation for implementing plan proposals and to act as a voice for
nerghbourhood residents (through the block represefatives and resident
commuittees). The CNIA was to address the impact of administrative decisions
property standard code enforcements, development control regulations. and the
implementation of roaéway improvements on residents. H
It was [ur\chr assumed th;‘it carrymg out these tasks would enable a high
proportion of Canora residents to be kept informed of planning proposals. and that this. in
turn, would have significant influence on decnsi‘on-makmg'processes..The CNIA's role was
"to be one of ensuring that private initiatives and municipal improvements were equally
conducted to the satisfaction of resident committees set up to oversee NIP project
development. ‘

Four resident committees were created to serve as subcommittes of the CNIA.

Each was to focus on selected neighbourhood issues and to present its findings to the
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CNIA erecutive There was a tocal improvement commitiee 10 over see lane paving and
highting aparks and recreation committee 10 oversee school park sites and road closure
beautlhc:’at»on a tratfic committee to monitor traffic crrculation in Canora and the design
of butfer zones and a semor citizens committee to lobhy for semor citizen housing

thr ough an agreement with the Alberta Housing Corporation under CNIA management The

acluvities of these volunteer committees were coordmated by a hired coordinator who

organized meetings with crvic department personnel city planners and other commutlees



5. REVITALIZATION AND CHANGE IN CANORA

5.1 Introduction o

As discussed in Chapter 2 recent mcUmbem upgrading studies caution that unless
pohcy-makers are aware of the specific mechantsms at work i a neighibourhood housmg
marketl they may madverlently promote‘plans that have a destabilizing effect rather than a
stabilizing one As Goetz and Colton {1380, pg\ 191) suggest there may be instances
wher e publicly assisied or subsrdxzed housmg p’rograms actuay resull in"thanges that ad
the gentry intaking over a neighbourhood from absentee I3dnfilords and low-income
residents. displacing the latter. This illustrates the general point that neighbour hood change
occurs N a mange€r that 1s not always clear d'}jz‘rlng plan development or impiementation

A
There are few theories in place to explamn or p’explore all dimensions of nesgthurhood
change amongst all interested parties including c%gmumty ‘esndems tenants landlords
commerclal developers and government agencies.

This pter 1s devoted to an analysis of elements of the planned physical
wnprovements in Canora and their social mpact. The veluminous general hiterature whlch
discusses the direct and indirect costs and benefits of pubiic intervention into the
neighbourhood lmprovemem.process rarses a vanety of commonly occuring physicat ar:d
socio-economic conseqguences from such intervention. However, this ex-post evaluation
of the Canora project 1s not intended to serve as a detailled cost-benefit analysis of erther
the NIP and RRAP proposals or of private iniiative in neighbourhood upgrading. No
attemptis made to priorize or weight the importance of each intended change or to
discuss the financial criteria used by NIP and RRAP in determining neighbourhood
selection. These assessments are made eisewhere (Rostum, 1976, Sociai Policy Ressarch
Associates, 1979, Willson. 1980). The analysts will be focused on the general social.
environmental and economic dmensions of neighbourhood improvement to deterrﬁme of
there were any shortcomings in the conception of the mp?ovement plan or the way ;n
which it was implemented. The general objective of the ex-post evaluation is to asse;s the
ability of the NIP and RRAP proposals to address the expressed needs and aspirations of -
Canéra residents, and to disclose any noteworthy areas of planning conflict or

inconsistencies in the visions of residents and planners or in their articulation of upgrading

- 170 ' .



potemlax in Canora The mvestigauon proceedea on the assumption that the potental for
4

housing rehabohtataon and posiuve neighbourhood change was mitedan Canora given thé
A}

poor quamy of the housing stock and the high degree of’absemee landiord involvement

These imitations may have made the visions for incumbent upar ading unrealistic

5 2 Metropolttan Influences Impacting Neighbourhood Change in Canora

Analysis of neighbourhood change in Canora cannot be undertaken in (solation
trom the lérgef metropéjutaru system Therefore the general socio-economic forces
active n Egmonton at the time of the Canora NIP plan ére worthy of note to gamn a fuller
underisla}nd‘mg of those change agents influencing housing trends in Canora. The most
5|gmfucam‘fo'rce was the Edmonton real estate boomifrom 1873 to 1981 which
comncrded with the implemeniation stageqef the Canora project (i.e. ]974 1978) By
198 ] h0usmg prices in Edmonton had risen sharpty. from an average of $23.914 in

.1,~

197310588623<Tab|e5.1). S p

The effects of this mflatnor?ary realestate market were tremendous First, the

standmé stock of housing in Edmonton<became more attractive, both as“accommodatnon
for moderate-income families and as potenyal redevelopment sites. At the same time,
however the pressures pn the mari et acted to decreaée the suﬁpty’ of modestly-priced
housng in Edmonton Secoﬁd, the cost of new housing rose an aveFage of 10 per cent
per year. which squgezed many moderatg-income home_ buyéras out of the'new housing
market and forced them to cons.vder extsting housing Dptldné, Third, to compound these
problems. Edmonton's rental h.OL;sm’g markets were iughf)»'ental accommoda{mn was
scarce and apar{me;xt vacanc(es across fhe city were at @n extremely low raté'(Table 5.2),

-

all of which |mposed further hmits on housing opportunities for low-income fammes n

Edmonlon ,DeveIOpers also saw this as.an excellent tume to purchase single-family
Y
res:denual propertnes with the'ar)*ntlon of redevelopmg them to provide additional rental

units. Hencg. as the costs of hon‘eo;nersh;p and rents both rose, and as housing demand
and shortages grew. so there ‘er‘TVe}'g;ed a sizablg mai ket for older affordable housing or

" mimimally afforbgi’ablé lots for redevelopment -In Canora. botb these trends were prevalent
N the 1970s along with the ddded promlse‘of public assrsta;xée to upgrade municipal

N

services and facilitiss.

71
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TABLE 5.1

AVERAGE COST OF HOME OWNERSHIP IN EUMNTON
o

4

- * 1973-1981

1973 1974 1975 1976 1977 1974 1979 1%4) 1981

Average Selling Price $23.916 S31,785 38,32 $52.517 UM Sbbbb) $14.45%8 SIsHlA Sss,ued
Down Paymentl 2,90 3,178 3,83 5% 604 bbbe 1,445 1wl B
Mortgage? 21,523° 2,605 34,526 47,465 8,209 59,991 og,uuu 1,023 19,721

h

NOTE: Percentage change in housing prices from 1971 to 1981 was 370 percent.
T

1. Equal to 1Ui of average selling price.

2. Average selling price minus down payment.

ADAPTED FROM:.

City of £dnonm’n Statistical Review, Vol . 1, The Edronton Area Environment 1976-1961, Corporate Planning Office,
 Decerber 1982, p. 53. . . ! e
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1973
1974
1975
1976
1977
1978

1979
1980

1981

NOTE :

»

*Based on approximately 85% of the apartment buildings which had 6 or
more self-contained units, and were at least b months old at the time

the survey was taken.

LY

* ADAPTED FROM;

City of Edmonton Statistical Review, Vol. 1, The Edmonton Area Environ-
ment 1976-1981, Corporate'Policy“P]anning Office, December 1982, p. 54.

TABLE 5.2
APARTMENT VACANCY RATE*
EUMONTON METROPOLITAN AREA
1973-1981

YACANCY RATE
{APRIL)

—
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In sum. tNe reai estate boom. Coupled with a melr LpohaN housng shoriaas
creadted a tugher demand tor Edmonton < housing stock i general and by extrapolation
Canora's housing stock 1t can therefore be mferred that ther e was a new external
pressure on Canora s housing market at exactly the tme that the houses and ther envir Ons,
were beng improved through a pubhc investment program It may be sately assumed
then that metropohitan real estate tforces telped shape Canora s neighbourhood
revitalization environment in conjunctton with those proposals put torth by the Cdnora

Report <

5.3 Evidence of Revitalization and Neighbourhood Change

The indicators selected 1o provide evidence ot ne@hbour hood revitalhization and
change may be summarized as follows
1 municipal improvements
2 resident participation in RRAP
3 real estate market activity

4 neighbourhood social change

531 Municipal Improvements

»

»

Street Improvements =~

The proposed‘amprovemems totanora streets, lanes curbs and sidewalks were:
all implemented as planned. Improvementsynciuded street and lane paving, new street and
lane lighting. new éewer installations and extensions to the storm sewer drainage runoff
system. The first of these improvements were undertaken during i974 and lane highting

and paving were done during the summer of 1975. °
: . »

149th Street Widening

14

-The Canora Development Scheme Bylaw . as later approved by the NI_F; ptan,

-

sanctionéd the compulsory purchase of some 49 residential lots along 149th Street for

the purpose of road widening. This main arterial was widene:d to four lanesin 1974. The

% “
« v

74



75

resiaudl property -was interided 10 be s0ld by the City and redeveloped by either public o
private developers to a maximum density of 12 units per acre However on December
10 197% Edmonton City Council passed a bylaw to amend the Canora Development
Scheme so that the residual properties along the west side af 149th Street should be
zoned as park and gre'en space (City of Edmonton Bylaw 456 1. 1875 p 4) They were
subsequently landscaped as a butfer zone with berms trees, children s play facihties and

pedestrian footpaths

Road Medians and Road Closures
A field study of Canora in 1984 revealed that trl’e proposed roadway medians
wer e implemented as planned. A median has been constructed on 102nd Avenue and the
centre median along 107th Avenue has been blocked to restrict traffic access into the
neighbourhood to two points. 15 1stand 153rd Streets. Turn lanes have also been
instalied at 102nd Avenue and 149th Street to alleviate traffic (gi}ggstlon atrush hours.
Road closures have been constructed at 103rd and 106th Avenues on 156 Street

»

and at 105th and 103rd Avenue on 149th Street, as well aé at the intersection of 104th
Avenue and 153rd Street, all as pro'poséd by the Canora plan. These road closures have -
clearly had significant influence on reduced through traffu; within the neighbourhood. The
freld mvest\igatlon revealed that Ihe mteruor\of Canora i1s remarkably qUnetkdesplte high
vqlumés of traffic on all sides. ‘ B

Park and Recreation Improvements . -

All the park and recreation improvements outhned in the Canora Report were
implemented. with the addrtion of the buffer strip along 149th Street. The oid church site
on the corner of 102nd Avenue and 153rd Street was acquired to prO\iide a central
tot-iot. The playgrounds of Brightview and Holy Cross Schools also provide deiﬁt;naj
athletic fields and courts. Canora Park has undergone major improvements with the

assistance of the Canora Community League whose building is also located on.the park

site.
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Improvement 1 S5chool Faciities

Brightview Elementary School has been redeveloped 1o provide the neighbour hood
with a modern. circutar school structure with a capacity for 375 students Holy Cross
School has also undergone major structural improvements to accommodate 635 students
Canora Schoo! has not been demolished and s currently being used by the Goodwili
Rehabilitation Services of Alberta for handicapped workshops Rathér thap increasing as
anticipated in 1872, meighbourhood school enrolments have actually gone down in recent
years In 1972 there were a total of 1,258 school age ch.nl.dren in Canora These wereg
broken down into 502 pre-schoolers 432 of elementary school age, 160 of purmor hugh
age and 165 of sentor high school age (Canora Report 1872 p. 30} Based gn these
numbers. Canora did indeed require additiona! classrooms. but as revitalization
progressed. the number of school age children began to dec;une in 1983 1he City of
Edmonton Neighbourhood Fact S?\eet reported tha.1 {here were only 210 students (56
percent capacity) enrolled at Brightview and 531 students (84 per#m capacity) enrolied at
Holy Cross School. The fears of planners and residents about overcrowded school
conditions never did materialize. The population and household structure of Canora has
changed to reduce neighbourhood school enrotments and classroom requirements

In summary, the mynicipal imprevements outined in the Canora Report and
development scheme were carrried out successf,uny. Generally speaking, phys:cal

improvements to neighbourhood infrastructure were positive, taking into consideration. .. g
. ] -

the sad’,state_of the neighbourhood envnrgnmeht prior to \NIP assistance. In combination
these improvements to roads, traffic circulation, parks and schoolshave provided Canora’
residents with amenities that exceed those of adjacent neighbourhoods (i.e. High Park and
Britannia). The early problents of mud énd dust, heavy tratfic. and inadaquate sewers have
been significantly reduced. In the physical sense of the word, Canora has been revitalized.
L 1Y .
5.3.2 Resident Participation in RRAP . | ) \ . .
Given the great eﬁthusiasm initiall;)‘: shown’by residents to mamtai,r: Canoré asa - : .
sihgle-family, owner-occupied néighbourh_oogj. it was éxpected that the Canora ex-p,qst"

evaluation worild provide evidence of considerable iocal involvement in housing

-

»



renaoiliaton In tact by March 1878 only 20 Canora resigents had recerved RRAP
ncentives (City of Edmonton Evaluation of NIP and RRAP 1978 p 27) Furthermore the
few who took advantage of RRAP made only minor repairs to roofing flooring and
exterior cladding (Table 5.3, Only one-third of RRAP recipients made major improvements
. to heating. plumbing. or electrical systems Overall RRAP improvements to subsyétems
Ahousmg structure and services were extremely hmited in Canora perhaps due 10 the poor
quality ot the original constr\Jctlon of the most deficient houses.
The impiementation of the RRAP project in Canora came at a time vvﬂéBO of the

571 single-family housing units were judged to be substandar,d& which meant that they
were not capable of being brought up to bullding code standards. The mited potential for
housing improvement in Canora 1s also demonstrated by the fact that average RRAP
funding to Canora residents was almost as high as the maximum aliowable (55,000 in
1974). The average RRAP grant was valued at $2.373 and the average loan was $2. 416
for a total‘of $4,789. Thus suggests that resident participation in RRAP was limitéd by
excessive rehabilitation need, which could not always be satisfied vhthm the $5.000 hmit.
Given the low average annual ;ncome of the actual RRAF: applicants in Canora (Table 5.4) it
was likely that other low-income residents could not supplement RRAP funds to undertake
intensive rehabilitation. Furthermaore, most RRAP.recu;nems Were elderly persons {over 50
yea?s of age) with lower incomes (5, 184) many of whom were unable to do the reparrs

themselves. . ‘ .
. Amendments to the NIP and RRAP programin 1978 pér:n'meg RRAP grants to be
awarded to-individual homeownérs without the provision for the house to be loca;ed
within a NlP; neighbourhoqQd. Urder ‘these amendments. indi\}idual RRAP participation‘%as
’ .-gen .Eightly in Canora since NIP project termination. By December 1878, s60, 957 had,
been allocated to 24 RRAP applucams and. by the end of 1983, the totals had risen to
580 765 for 32 apphcants (Personal communication with John Latoszek, Senlor
Rehabilitation Officer for RRAP in Edmonton, August 15, 1984). The minqr increase since
1878 suggests tMt‘Ehere 1s little poténtial for hbusir;g rehabilitation reméinin'g in Canéra.
’ There‘ is no evidence to indicate any use of RRAP funds among non-res‘dent
pfoperty holders. Abserfee landiords were genérally foand'to be unwilling to commit V

~ themselves to owning modest residential property for 10 years or to adopt CMHC rent

-
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TABLE 5.3

SEPTEMBER 1, 1974 T0 MARCH 1978
TYPES OF REPAIRS

© UF TOTAL

TYPE OF REPAIR FREQUENCY ‘ APPLICANTS
Roof : 13 b5.0
F]oqrs and Stairs 13 * o 65.0
Exterior Cladding 12 60.0
Garages ‘ 10 ’ 50.0
iDoorsjénd Windows 9 . 45.0
/f’Fbuﬁdétjon or Basement 8 40.0
Walls and Ceilings 8 40.0
Heating: 8 - 40.0
P]umbing 8 . 40.0
Miscellaneous 7 35.0
‘ E]ec:tri&a] ‘ 6 ‘ ) i!3()0
Chimney 1 ’ 75,0

TOTAL APPLICANTS - CANORA: 20
SOURCE: City Planning Department, Evaluation of NIP and RRAP, March
. 1978, p. 39 -

(]
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TABLE 5.4

CANORA RESIDENTS' PARTICIPATION IN RRAP 1974-1978
‘ AVERAGE INCOME BY AGE OF APPLICANTS

‘e

1976, g 21.

AGE GROUP # AVERAGE INCOME
20 34 0
35 39 1 $12,283
40 - 44 Z 4 5,996
45 - 4y 1 2\ 280
50 54 0
55 - 59 L 3,639
60 64 4 6,756
65 - 69 3 4,650
70 - 74 3 . 05,489
75 - 79 2 5,474
80 » % 0
TOTAL 20 ‘
Average Income all Applicants $ 5,775
- Average Income of Applicants Older than 50 “ -$ 5,184
Average Income of Applicants Older than 60 ' ’ $ 5,699
- Average Income of Applicants Younger than 50 . $ 8,139 )
SOURCE: City P]anmng Department Eva]uatmn of NIP and RRAP, March

79
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controls after rehabilitation (Fersonal commurication Jott Latoszeh August 15 1984

The unexpectedly low raterof pa:tzopauon in RRAP was o}f:rst clear sign thatrewvitalization
i Canora was deviating from thé planned course J
. ~ 3 ; -
5.3.3 Private R;evnalizanon AcRivity
Private revitalization activity not involving RRAP funds can prowvide an mdication of
real estate market forces in Canora concurrent with the implementationnof the NIP and

RRAP proposals. Several factors can be used to measure this.activity These may be

.
summatized gs follows

1. the redevelopment of single-family residences to dupiexes
2 real estate market activity
3. property ownership patterns

e

Redevelopment of Single-Family Residences 1o Duplexeg

Redeyelopment in Canora has been dramatic. Although census estimates vary.

approximately 93 pércent of Canora's housing stock was single-family (R- 1) n 1971 For -

-~ , .
that year it1s estimated that Canora contamed only 6 two-family residences (converted

smgle-fa‘muly or early d:Jplex r"edeveloprr;entl. By f974,_smgle-fémnly residences had
decreased to 83 percent of the total and, by 1984 approximately 300 s:ngle-farmly'
restdenceé remained from the the original 57 1. Spme 195 psoperties have been
redev-elopea to create 370 residential units (185 duplexes) (F:g)are 5.1). Some 66
properties were acquir8d by the City for municipal improvemehts (road widening along
549th Streé,t (49 lots) and 0 7th Avenue (9 lots) and a tot-Iot park (8 lots) on 102nd,
Avenue). In addition, there are a few vacant parcels (5 lots) and new commercial rezonings
(5 lots}. Duplex redevelopment appears to have occurred on approximately 30 percent of
the origiﬁal subdivided lots.

There is one dominant reas’o;w for this Tassive’housing displacement. ]n 1972,
‘there were 280 residences judged to be substanddrd by the City Assessor’s Department, :
and their sites are cloéély correlated with the occurrence of duplex redev.elopmem‘, More
than 130 of the 185 dupiexes (Figure 5.1) have been built;on sites that were occupied by

. . {
I B . . L .
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Figure 5.1

CANORA STUDY AREA
DUPLEX REDEVELOPMENT SITES
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POOr renigences «i 1972 They stll leaves A GOOC MANy Lingie Tamuly o Onen e (g et g

N

rated as poor m 1372 and that may have been TENALILITCd 10 Some extent by ther
N N

- 2 -~ -
*wr‘.:':. Althpugh many of them are below the auoymium floor aceg fequicementy of (M

A}

and (heAMnmnurn Propertly Standar ds Bylaw 8y and 1ar e hess smalt dwellings were ot
conditionin 1384 501t 11 appears that redevelopment was moot ottea used o replace
houses that were beyond rehablhxa_hon, However '”\(.‘l e were atew exceptions Although
du{}lex concentrations took hold in some blocks they were (:twhlc o penetr ate Other o
ncluding some that were in poor CO(\dI(IU}\ n 19372,

The relatively large amount of duple x rcdevclopmg;nt n Canora indicates that
neighbourhood upgr ading must have attracted extesnal pavate developers  This deduc ton
1s 350 supported by the fact that so lttle money was granted under RIRAP 16 1o al
residants. Without locat mvolvement in housing rebabMitation it can be dssumed that much
of the Qrigunal substandard housing stock was redeveloped wuh.cxt:?rnd&Jln.mcnal ) .
fesources. This assumption 1s further supporied by the conditons of the neyghbaurhood
feal estate market at the tme. l

r
Real Estate Mark et Acuvity
: S

To examine the intedsity of neighbourhood destabiization assocmted with

rev:tahzat:on MLb Real Estate monlhly hstnngs were consulted for the years 1363 xo
- -

1981. This time frame captures both the Edmonton real estate boom from 1973 10 1981
and the planning and -mplementation stages of the NIP project in Canora. thJs prowding a

.. a =

h|storlca\l perspéctive on revitalization activity.

éeveral key points come to light from the real esxat; data (Table 5. 5) First, there

was a moderate mcrease in sales activity in Canora leading up to and mcludmg the .

lmplementatlon phase of NP and RRAP. This may indicate that réal estate specmmaon was

occ:urrmg as resxdenls sold their homes to ‘ourside :nvesxors with prlvat,e revitalization
lmerests During imterviews w:th local reqnden(s and CNIA mcmber utvwas-repormd that
5 . ’

‘enterprizing’ or ‘less committed” residents were captivated by real estate brokers th gan

substanual profuts from an otherwise SUbSIandnrd home Also after 1974 gbentee

. landlords of substanda(d bousing were anxious 1o rid themselves of costly code

~
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sharp increase 1n sales i 18973 inretrospect i year appears 10 have been an ear ly

shake-out of residents in the tace of uncertainty about the future eftetts ot the

neighbourhood improvement scheme.

P

Second. the seiling prices for houses in Canora were substantially below the e

Edmanton average price throughout the perlod examined exceptn several key years In )
1975, 1978 and 1979, the Canora average was very close to the average for Edmonton '
and in 1880 seling prices mn Canora skyrocketted ;xceedmg the Edmohton aver ag:;t:y
$10.000. These figures are outstanding when rt 1s considered that Canora’s original-

. L4
housln% stock was well b@p’w the Edmonton average on quahty It can there:c_)ré"t‘)e,

concluded that something other than ndrmal market conditions was offerating in Canora
during those years of inflated prices. .
Third, throughout'the 1370's. in contrast to the‘ 1960 s average hstprices were
several thousand dollars above average selling price in Canora This can be taken as
' - -

evidence of inflated expectations m a buoyant market Howvever. there was one year

1975 the first full year of the implementation of the NIP project. in which tRe éverage

L4

MLS Iist price for a smglé-fam:lyvresidence in Canora was below the actu

This i1s not normal. The price dif ferential may be interpreted asia ‘demand 1 the real

estate market. It seems that buyers wére willing to pay hlghé’r than expecte'd prices for "«

-

declining homes in order to gain  stake in the rising grarket they perceived to be

forthcoming in Canora as revitahization took hold. .

Fourth, ghe MLS monthly. Iisﬁngé show that Canora experienced high volumes of

real estate act'ivity.. As indicated in Table 5.5, from 1963 to 1981 there were 571

réSIderltial sales with Canora addresses. The distribution of these sales over time

3 TN ’
. correlates well with NIP and RRAP project impiementation and points to an earty shake

out’ of residents as théy became aware of the po_teﬁiual for neighbourhood destabilization |
A cursory investigation of MLS réél estate zgnes‘around Carrora revealed that no other

.

nearby neighbourhood sustained similar lezﬂs of residential istings or sales.

Property Ownership Patterns

An examination of property ownership patterns was conducted on the sample of

225 assessment records to try 1o deterrmine the financial sources underwriting
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wdentity 30d orige tebrepenty nolders in Cancte fro~ 98T 10 #1820 Table © G
g ) .
~emempering that NI® ang SRAP were mtenged 10 pPomcte mrugbent ubgraang 1 "alt o

~ . 1

,\ -~ - —
“was, tound that absentee owners df property were aireacy promment oy 1870 31d

The aosecsen) rel L1 g sample

-

manianed that prominence throug®out the JeCade

indicated that asdbsiantal roportion of Canare properties veere 1 the hands of e the:

othe--private (private ndwiduals resldrﬁg outside Canora rea ectate” holding compames
- +

or commercigi companies holding residenua’ property ‘e'g construthion companes

auring the entire study peniog Owner-occuped housing decreasec rapidly ‘troman 87 /
. p :

*

percent share of the cample n 196% 1¢: 45 percentin 1971 1t fluctuated ar ound 20

s
B

.

percent for the rest of the detade .

This high proporton of prc‘perty owner stup o7 hotdings by realtors and
commercial interests mdicates that Canora had significant investment appea’ beyond

iNncumbent upgrading gr do-it-your self housing rehiabihiation Canore s real estate marhe!

aitracted a variety of absentee landlords incluging small builders efectrical and plumbing

contractors and real estate companies who may have had no intention of ever residing n

the neighbourhood The assessment records also revealed that the largest portion of

non-owner-occupied dwellings were owned by persons resicding outside Canor a but h(nng .

in Edmonton. This proporbion reached ts tughest level in 18975 and remained relatively high

until 1880. Very few properties were owned by next-coor neighbours or persons
residing in Canora

In summary the real estate findings mdicate that Canora s revitalization attracted
metr opoiitan real estate interests. This ts contrary 1o the NIP and RRAP objectives
whereby area rehabilitation vs;as expected to promote individua! iIncentive for iIncumbent
upgrading and to strengthen nerghbo'urhood autonomy by ensuring a stable. '
post-revitalization residentiai environment {or the iIncumbent population. Ind%ed_ 1t1s clear

o y

from rea!l estate data that owner-occupiers were not"a\(n'ajomy of Canora s population

i
even before 1t was designated as a NIP area.
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UWhinHIP OF THE LAMPLE UF KEISIUENTDS FROM THL O ASSESOMENT RECURDS.
AT Five YEAR INTERVALS FROM 1995 70 1980

7

1965 197u 1974 1980

Ot HoHLP TYRE . . NU. s NC. . NO. # NG, s
Private/Uwner Occupied 186 &7 97 4% 85 38 Eg‘ 41
Uther Private 22 10 84 40 74 34 /8 36
Real tstate/Holding Company 4 Ve 25 1¢ 43 2V 32 15
Commercial 1 ) Ve 1 15 l 10 5
CMHC Holding - - - - - - 4 1
Exempt Property - - 4 2 3 i 2 1
Other Ownership . 1 .5 - - - - 1 .5

-

TOTAL n = * 212 100 214 100 - 225 1uu - 215 100

NOTE :

*Assessment sample totals vary from year to year-because properties were
re-subdivided or roll numbers cancelled as more and more (anora proper-

ties were redeveloped.

o
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4 Neighbourhood Socsai.Change
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(SNl ;"::C'\J'”Cé Doputathon gromth ankt 2 AL >ehD U om

Lonhectes Thetlask of Gathenng hvelo i la poDuéty £8a81a .ac Mase I lut by The tals
Mgt nether Covic NOor natonal Censuses Cather Gate al the e gntinout ol eve Sher
avarable the mbst usety estimates Lf Landra o NeGhouou oG LoDwaL T Aete b ana

she Crty of Egmonton censuses o the vear - 1369 10 1983 en meratv areas 300 AT
ot census tract 50 iTable & 7. Howeever (omprehessive Gata vwese N0t gvasable be' e
TGTE wiuch means that direct Compa 1sGns oves the Study e 1od wer e mpussibie
“opulation and household characteristics fro™ Y978 TYEE cvic censuses tehichpr v
detaned datai had therefore 1o b‘E;C.O"T\Qq( ed Wit the it patctuer data thal «twas
nossible 1o compile from various of the City of BEamontom c urban rene g and housing
pubhcations Taking these hmitahonsunlo account the maicators (hogen oo anaglvers bere

may be summarized as changes to the foilowing

1 neighbourhood poputation anc household composiion
2 residential units. numbers and tenure
3 househotd income

Neighbourhood Poputation and Household Composiion

The 1969 census recordec 2 323 peopte hving n Canora A large number of them
were under the age of 20 (701 males and 6 10 females, Furirwermore as reported in the
Canora Report there were 40 1 households headed by married couples and. (;r{ly 141
houséholds headed by sing'e, divorced or separated persons This household composition
suggests that in the late 1960 Canora was most probably a neaghb;)urhood comprised of
tradihiona! nuclear families with a good many depengent children (Table 5 7t By contrast in

N
1983 there were 3 6397 residents but only 985 persons unde- the age of 20 Thiss
sizable loss of younger residents. When census returns for 1978 to 1981 are examined
in more detail, it becomes apparent that the losses were primarily in the very youhg age
groups. This 1s supported by school enrolment data which show that Canora has steadily
lost school-age population. Census data for 1983 also reveal that there are few re‘sn‘dems

over. 60 years of age left in Canora. The 1981 federal census also reported that only 50

percent of the population in Census Tract 50 were family households (comprised of



TOTAL POPULAT LR

A STRITURE
U-13
2U -9 —
-39
40 - 49
5 -5 }—
60 - 69
7U-79J
80U +

RESTUENTIAL UNITL
AND TENWRE

Total Dwellings
Owners

© Renters
Vacancies

MARITAL STATS

Married
Single
Divorced
Separated

EMPLOYMENT STATUS

Part Time
Full Time
Retired
Housewi fe
Unanployed
Other

TAALE 5.7

CSUCIORELONDMIC CHANGE TN CANORA 190919505

., p— Ly o~
PEASED O CIVIC CENSUS

1,010
39
615

2B

1975

1974

1,50 9% 11w

79

23
188
&
15

1,251
1,074
104

11

' %
1,278

13

10
1

TRACT C7 Su, ENJMERATION AREAS 3, 6, & 5)

900
X
41/
271
285
125

65

18

91
1,433

401

37

8%
1,09
410
2
51
129
74

15

W

T 1,150

¢35

18
13

1,631
454
1,0%
125

2,009
1,30 -
218
147
16

174
1,455
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vercent headed by either singie divorced veidoveed O Sepataled persuns Single fan

gweltngs housed some | 061 <CnoD! age Shiidren whith aiso 5ugaests thal Lantrg al o
ne'gnedurhood containg tamihes 0 tne ealy fe cylie s1age Unfortunatey fea 1470

* .
data we-e available o the 500 rerta apa t™en’ umils whiTh 1ag al-eady besn constr ul teg

along 156th Streetand m the biocke south of 102nd Avenue These goaiments were e

‘ocus tor neghbourhood protest vetlite 1o knoan of the Manne 10 v ther e denty

T

v.ere aftected by revitahization

£
Residentia’ Units Numbers and "enure

in 1963 there was a total of | €31 residences in Canora OF these 184 »i«_ere
o»vner—oc:upnéd, 1.046 wererental ang 131 vyere ether vgcant or under construction
(Edmonton Planning Department Dls:rrct.p!'aﬂmng Section Canora Neighbourhood Fact
Sheet 1983+ In 1974 there voere 1 105 residences of vwhich $70 were S'»’\gie‘fa'hl?'y 39,
were duplexes and 500 were apartment urlits (Oider Nerghbourhoods Vol 2 1974_ e
1161 In therr tenure pattern these structures were beginaing to show evidence of a high
rate of absentee landlo-d ownerstup A total of 380 singie-family residences were
owner-oc‘c“upted and 190 were rented Duplex tenure was also sphit TE; were owned by
therr occupiers and 20 were rented All wal-k'u[”) apartment units 15001 were rented Since
at least the eavrly 1970 s Canora has contained a sizable numbe- af rental housing units. )
although this was combletely contary to the initial intentions ¢f both governments an,q E
residents who intended to promote mcumSem upgrading and pride in home-ownership
The initially hugh level of rental.tenure was a serious departure from the CMHC selection
" criteria. which }equ-red that designated ne|ghb0urh'oods be predominantly ‘
owner-occupled to ensure residential stabihity’ after improvements were made NIP énd

RRAP policies also anticipated that home-owner ship would incregse following pubfic

’
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oo 36 per centto I per cent The 3Tlus numde” ©f Twener ooZused ¢nelings
L3
noredoes oottty from, 380 0 TGT2 o 454 n 3 Botthe tota numbner of renta units
noreguea b, more than Q00 cver (he same penod T e nel mcrease im Cwne” OCCTuTalLTs

QG NI oLy amin the Onignal s1oCk Cf houses ethes tv.as aresul Of he ‘arge amount
LY duutes redevelcpment  which provided both rena’ and owner-occupied

a” “ommogaton On the pos:tive o:de Cancre s 'é\rvta:::‘aiIO“ appears 1c hage o ovigaec an

el

urantapated benetit by mantaning relatively Mmodesty priced rental opoounMitas
1981 Canora srental rates we-e between $300 and 250 whigh mears that rental
accommodation in Canora has stayed ciose 10 the Edgmonton average of 5415 'Statistics
La'wadC 99-92% 1987 These rents piace Cano~a squarely amongst modest rental cos!
neghbourhoods S'rlvwr;ariy housing values in Census 7ract 50 were ectimated in *881 1o
range from £95 000 to € 130 000 giving an average that was very close 1o the average
‘s 102 000 for Edmenton as a whole This intself vﬁq|cates a considerable improvement
in Canora s relative condition in the Edmonton housing market f
Ohe consequence of the expansion of moderate-income rental accommodation
Canora has been 1o iIncrease resident mobility In 1983n¢pnly 31 percent of Canora
residents hadlrfyed there more than © years. 38 percent between 1 and 4 years and
another 31 percerit less than one year tCartora Ne:ghboqrhood Fact Sheet 1883} The
generally short length of residence turther points to the ;act that Canorna's revitalization
has been accompanied by destabilization éeSudent mobihity 1s addressed in more detail in
Chapter 6. . ‘

PRl

Househol_d Incomes

Household e-co mic data were not avaelab_le for the early years of the
neighbourhood improve phoject. It was. therefore. d:fftCult 1o ascertain changes with
any precision. What 1s certainis that in 1974, the year of NIP desugﬁatnon,’Canora was
known to be compr%sed of low-income residents. At that tlur.f\e the avérage income was
reported to be $6.008. while for all of Edmonton’s mner-city neighbourhoods it wak

$9.012 (Oider Neighbourhoods. 1874, p.'21). The Canore Report also stated that 60
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S8 BE7 Ths finding demenstrates that Canora s avtiug N e L, no meant oy e

can thereto e be assu™ed 10 nave been soared mghinoome gentificaton D7 e ther

rand the tede-g census repoTied a ithe l'\“vdé":é‘ legs tran 25 percent of v e

~
nousensids easming beio A the Met opo @™ ave age annug! househnid nzome {0 the
entire.census ‘.r.a:t {Statistics C’anad'g 99-382% 1981 Thisindicates thal reiative househoid
ncomes ar e higher than they were in 1969 At that tme 6C percent of ali Canora residents
earned iess than the me'tiopolrtaﬁ average income Ho\(vever the incigence of low-mncome
households in 1981 was reported to be higher ?9 pervcerw amOﬂg’Caﬂora S

single - unatiached indiacuals which mav include households neaded by re€tired pei §ons on

tixed pensions,.

These data are not conclusive but they pomi 10 someg increase N Canora s reative

economic stétl:s N AEdmomon There have also been minor ad;ustmentvs to household
employment structure Census datarevea' that Canora pessesstd a hlgh\lab'our toree
participation rate in 1983..At that tme of the 3 697 residents | 455 were fuli-time
workers 174 ,wére part-time worke:s ang 245 v\/er-e retired persons In contrast the
ne»ghbourhood\contamed only 365 homemakers and 985 persons persons under the age
'of 20 The; female tabour force partvopét.on rate was 45 percent These characteristics
mdzcéte an active labour force and support the interpretation that Canora is no longer a
tradittonal nuclear family nenghbourhpod,"ltAappeagé.tofha\;e beenv transformed into a
nenghboﬁrhood comprised of young. work / career oriented residents .
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That s fenla S 13t the neghDouhNOoT TheNges 8L Co™MLamng reviig .zaton dd not benets
LI INPN

e entr e ntumbent poputator Some LY the LG e population tas been displaced
voluntar y o7 imvotuntardy Sy NenComens who Rave sieppec it 1o Eake advamage of
Canorg s nerly exrpangeg dupiex and rent3’ accommocarons O its oan the planed
neighbourhood improvemen! prograT Mgy not have had much effect on the actual courve
of revitalization but when combined with an eriremety active metrgpolitan rea' estate
market and boom conditigns private revitalization 1ook off onits own course

=or all intents and purposes the municipal improvements set out In the budget of
1974-1976 were implemented as planned The physical improvements made to Canora
veere necessary f resigent concerns were to be reduced It was these physical problems
that first drew attention to Canoramn 1971 and later spurred gowemmgm acton
Relatively speaking the Cano-a neighbourhood enjoys superior municipal services not
shared by nearby neighbourhoods !t 1s beyond the plannasd municipal service upgrading
that the expected 0utcc;mes of revitalization have deviated from from ther planned
course

The low resident [')aftvC|paInon in RRAP was the firstindication tnat housing
rehabifiration .m Canora was not succeeding. Aé it was, the 24 RRAP recipients v.vere able
to r‘?ake only minor repairs to their deteriorated structures. The lq,yv partictpation rate may ‘
be attributed to a3 combination of factors. including excessive housing rehabilitation need
in refation to the personal and public funds that were available. The optimism displayed by

city planners and the CNIA"in surveying residents to establish their wilingness to partake in

a neighbourhood rehabilitation scheme did not prove to be an accurate indicator of

7
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STNLT wegn unn Uy guotes atrcLn e 'we‘g':b:)whgoc aTs oAt ernutied g Jewter T
Lo~ gelanred st L ture 2 unls on every S50 by 150 Tt v the sgmepie of D00
sroperties gravs from the gooesomert records 30 dupleres were conttrulted o Y

ab"we Yoo number o highes than o any previous of folloning years

Thig sharp rise Of provate rev 1313100 had not beer anticpated Ly ether e
Canora Repnt o the CNIA With no pnior experience with a nexghbou heod appruge th U
housing rehablditaticn no one envisioned the e‘fe;ct that absenrtee iandiords were able to
rave Despite therr strong presence in Canora as early as 1970 neither their dominance
nor therr potential power to damage the aspirations of the neighbourhood improvement
pian were formally adgressed once Cancra was des:gnated as a NIP neighbourhood

Furthermore ‘ne sample dras~n from assessment records provides hittie evidence
1o suggest tha! incumbents took advantage of redeveiopment cpportunities themselives In
}the;r financiai state few could afford to undertake rehatlitatton. much less .
redevelocpment The high levels of absentee property holdings redevelopment and real
estate activity raise the question of Car;ora s suitability for NIP designation Stability in
residential tand use and population were esserwf'nal criteria for ali NIP ¥hd RRAP projects
Not only was stability 1o be the ultimate inaicator of project success itwasto HaQe beern

’ \used 10 screen unsuitable neighbourhcods from the s'e!ec‘hon process Yet,abai;d. on

census data and the degree of absentee land ownershup: it1s appar ent that Canora could
not be considered a stable neighbourhood in 187 1, nor did revitalization lead to stabihity
The neighbourhood s no longer dommnated by committed long-term residgnts residing Iin

’ : S
owner-occupied residences. Instead. much of the original housing stock has been

eradicated and replaced by duplex units and rental tenure. Judging from real estate sales it

.
.
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Tata TR el Uy 2 pOpu gt Tt 53l [ mparatve’y voung hiousehoids The 1ola numrmber

-

St et gL acanCreases subsidntally and £ Lo hac the 1213 popuiation but famies
T2 reat il stage wf the tamiy te cyCie were o the minonity Contemporaty
la e tspave adifterentring of mousentia formatsn The percentage of residents

P
chanae 5 a'st CoMmMOoN 1o many tevitalizng neighbourhoods (Clay 1983 p '€ Lipten
Q77 o 146 Gale 879 p 301 Tre overréo'esentahon <f sngle residents 0 09§ s
Y9 suggests that mast news hbusehoig formaton had occurred among young smgres
betweer the ages of 20 and 29 (1 092 :n 198 1) whc may o7 may not be related or
married These persons may live togefhe' on'v 10 share housing expenses
These demographic changes suggest that Canora has experienced a similar
soOCio-economc transformation 1o other revitalizating ;\etghbourhoods Many authors ©f
revitalization research Black 1977 p 20 Gale 1979 ¢ 2397 Downs 1881 p 80 regort
similar changes in neighbourhood characteristics Incumbent upgraded neighbourhoods
may inadvertiantly attract professional and business people who aim 1o reduce trave! CostsL
while taking advantage of central City faciliies with hittle need for suburban child-oriented
services Although Canora s housing Qua‘llfr compares with that of gentrifying older
* mpghbourhoods 1t may be argued that ur:der boom c?)ndmonsl Canora’s housing
opportunties were attractive for newly arriwed migrants to Edmonton This argument is
-supporXed by‘Canora;c\‘Qns:sten‘tly high labour force partrcgaatuorw rate. A work/career
xorientation is aiso ob¥ious from the fact that in 1983, th'erev were only 365

housewives - homemakers as compared with 1.466 full-time workers. Housewives made

up only 11 percent of the total neighbourhood population (éuty_ of Edmonton 1981 Civic

Census! - : \
, ‘
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additinna space The caners of these NoyLegun 1o wvere Mmool otlen et e o

faxedretiremert ncomes who Could not attord 1o purchese housing elsenere Laora

Report 1972 They weére aiso under some pressure 1o leave ther homes and relolate 1o

<

Cancra Arms an Alberta Housing Project for the aged bui't a5 part f the NP program

Persoma Commumaoahion with Mrs Elaine Dyck CNIA éxe:uteve Aprit & 1987 Innone ¢

the doucum@nted evigence 15 there oroof that compencatior wwas made (L sy hizens,
~ho sold ther homes and relocated to Canora Arms

in CMHC s view code eﬂ;orCe'hents were 1o have been compulsory and RKAP 9
loans and grants were not to be available tor repair s 1o substandard stuctures Thig meant
that residents rmight be faced with the threat of displacement +#f they cowd Nt attord o
carry out the statutory repairs \even with dssisstance unger P./RAP In fact nowever he

. City of Edmonton did not enforce ;ts Minimum Standards Bylaw in Cano.'a' in 1983 7°

original poor propertes stll remained in Canora (Figure © 11 These properles were
never redeveloped. nor' were residents convicted under the bylaw (Personal®.
communication with John Brgce', City of Edmonton. August 13, 1984),Pe5p|te early
thredts from the City. no legal action was ever taken agamst home-owners who could not

or would not. bring their properties up to buildnng code standards. Real estate rumours

and resident fear of prosecution were not well-founded. though it 1s impossible to

-
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Tt e argued et tuse pers s disptaced from Canora cou'd ot eastiy Gar siman e
20T IO OCATL elsenhere 0 L CTOONICT SeLduSe Ther dveraae it Oomes wWere
4Gt e 1o est ot gl e bhelnw Ltandar 2 neghhow hoods (Cider NeghohoMhooas

1YL Ancther gichenet T i v gmoent, nas the fact that any pr ot made by selimg out

oo edevelopen s a' probably ‘ar fecL thac A gc 10 be had later in he revitalization
Lrocess Private revilalizalior pressutes caused some (anora propertes to undergo
multipie sales The best cpportunity for finarciai gains came between 1974 and 1976
Aren house prices in Canora more than doubled
nbrief private revitahization aisc imited the available choice of accommodatbw
tor low inzome g oups through housing price inflalion and demohtion “hese residents
were inconvierfced in a disproportionate degree through displacement and were only
mirnmatly compensated xrf at ali through relocation allowances
In 1981 Cancra was found to be quite a different neighbourhood thar had been ’
envisioned from reading the Canora Report and the NIP documents. The composition of
‘ housing stock housing tenure i nd type of 0wnersh|p have been radically altered and the
.rmage of |ong~térm owner-oceupiers hiving in modest but weli-kppt detached houses has
A .
not been realizéd. GiyB™the instability that was inherent in Canora s situation in the early
1970s the image may never have been a realistic:one. Certainly. the real ectate and census
data point to the probability that public mter_vembn combined with private real estate .
market forces to transform Canora into a different and even less stable neighbourhood
’ k)

than was either intended or desirable. Changes in the neighbourhood population structure

reveal that it was not preserved through public intervention. In reality, the public
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€ ANALYSYS OF RESIDENT QUISTIONNAIRES

6 1 Introduction

fry g c’hapie' the resu'ss Gf Twl SuTveys are presented te cocument ioca!
r;“ai o, 1o the D‘ia'v\ed and unplanned ne:g’ﬁbou'hooc Imorovements gngc therr
consesuentes One suvey garnered the opimons of long-term residents (pre
nerghbourhood improvement Qro;éc:» while the othe- was targetec 1o sho t-term

recigents (post 1974 Residents were expeciec to identity both the Dosilive and negative
N !

changes that have occurred il conunclion with NiF and RSAP policies As stated in

(';rxa;,le' 2 (ihange tg any part of a svstem has allocative cpnsequences wittun the entire
commuruty s thpse changdes that are mostmporiant for an ex-post evaluation of the
i

«Ocial benehgs and costs bro«;gh’li about by NIF and RRAP investments

The analvs's of resident questionnaires 12 concentraled on an assessment of
physica’ c?warwges in hght 6f~NIP and RRAFP on the one hana and on unplanned revitalizalion
oﬁ the other Qand The questionnaires also provided indications of resident turnover and
displacement -and degree of residential instability present in Canoramn 1982 to
suppiement the informaton already presented in Chapter 5. Evidence that points to ways
in which NIP and RRAP may have acted to destabilize an already fragie residential
community are therefore drawn out from the residents own experiences As well,
residents were asked 1o-c0mmént on various concerns of neighbourhood 1ife and to rate
theyr current and past levels of QUalntf of life in relation to how these were impacted upon

by NIP and RRAP proposals Those concetns chosen as parl of the ex-post evaluation are

summarized as follows, -
1 survey of long-term residents )
a ratings of NIP improvements ;

b unexpected changes as a result of NIP

c changes of 'dbmtoq regarding néughbourhood‘-concerns
2 = survey of all residents
-4, ®

a résident mobulity and neighbourhood stabihty" .

b quality of neighbourhood environment (physrcar&and social)

¥ 11 reseent likes and dislikes |

€

© 98 .
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6 2 Survey of Long-Term Residents

Rt

T gather the residents speifil eorpenienTeL st The e Do o

mprovement projelt the CNiA member ship ot 407 T3 73 was conuulle T T Lo
stng of all those residents whe had bved i Lanora trom "Y7 4 1 TYR T Atota o b

so-caliec iong-term residgents weredentitied and all veere sutveved DU ot these esatent
responded It was gecrded 1o test the expenenies ¢of es G Oul, Lea7ately L deter e
hove favourabty the onigina! resrdents viewed e Ne: LTy hond imp evemente s 19,

atier having hived with them for -8 years

621 Ratxng_;s of NIP Improvements

The sample of iong-term residents were asked o rate street and lane paving -
Ilghtmg road closures and landscaping as be:ng very good gocd adequate pu;)r Or very
poor. Therr assessment was generally favourable (Table 6 1) although nerghbourhood
landscaping and road closures were not as highly regarded as the other improvements
Some residents percerved landscaping 2s eye sores  while resident distavour towar ds
roagway alterations was based on the unanticipated high rates of traffic congestion at the
major intersections where the alleratnéns have created bottienecks These negative

*

opinmons to the Contrary. however the physical infrastructure n'hprovemeits under NP
were well received by the long-term res.»dem's This result wwas not surprising considering

the sad state of.municipal servicesin 1974 .

6.2.2 Unexpected Neighbourhood Changes as a Resuit of NiP
Amangst 'unexpected changes’'. anincrease i neighbourhood overcrowding an
excess of duplex units and excessive traffic noise for properties abutting major arterials

were noted by several residents (Table 6.2). These responses ijlustrate 3 small measure of
Y B
resident dissatisfaction. Mowever, 46 percent of respondents mentioned no unexpected

changes and a furmer 8 percent reported a favourable change in the unanticipated

’



LONG-TERY

IMPROVEMENTS

Paved tanes
Lane lighting

Road closures

Landscaping/parks

2 J0
TRBLL b2
HESTULNT S RATINGS
OF Ni¥ IMPROVEMENTS [N CANORA
PERCENTAGL 08 RESPONSES
NUMBER OF
KESPONRSES YG G ADE QUATL p VP
RS SUNRSPIP RSP SRS SU PP S,
4 2Y.¢ 41 .7 7.1 - 2.1
|
47 Z27.7 44 .7 19.7 2.1 .4
47 17.0 | 29.8 42.6 - 10.6
45 20.0 20.0 42 .2 2.2 15.6




UNEAPECTED CHANGE

Qs
“EGUYONDE

OREXPLLTED CHANGES

roblems in street layout
Crowded Londitiong

“ore absentee landlords

More duplexes than anticipated
sreeter parking congestion
fxcessive traffic and noise
Ltess traffic and noise

No unexpected chargesl

T -

1. No response were assumed to mean no unexpected changes.

S en
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€ 2 3 Changes of Opinion Regarding Neighbourhood Concerns
T vies L e Conooneavie gegree OF resident ©insatiefalton voth e a0 use
Lre trec it ine egr, 1970 o arcepnrtes by e UVA 1o Oty Loung meetnigs e oomar
Bt e gy esented to long e residerts s Y88 e try to determine

Q

vohethes tiese ConZerns had decreased as a cesu't of the nexgnhou hooc iMmprovement
Lroqrat The respondents woere asked o ndicate whether the, personally felt that

Lrobierm Lo erreng absentes landlords geleniorauing homes redevelopment and red’
ectate pressutes and rattic congestion were greater unchanged or lesse 19827 The

{
v

responces iTable 6 3- were generaliv mixed The only unequivocal agreement was 3
perceved reduction in the number of deterorated houses The marority of respondgents
£ 7 percent agreed that these veere lesc of a problem n 1982 On al other concerns
betveen £4 percent anc 73 percent of the ~esponderts perceved the situation 1o be at
best no better than it had been in the early 1970 s in one case absentee landiords the
largest group of respondents considered the situation to have worsened by- 1982 there
were good grqQunds for this assessment as the e(vrde'\ce reported Chapter'S makes
ciear This result aiso renforces the findings that the most serious unexpected changes
iTable & 2iwererelated 1o the increases in duplexes most of which gre rented and the
associated increase in population density

Based on the perceptions of this sample cf long-term residents. Canora s physical
environment has been signrficantly rmproved but problems arising from its location and
absentee landownership were no better than they were prior tg) the implementation of NIP
and RRAP Long-time problems resulting from Canora s proximity to heavy traffic routes
1149th and 156th Streets and 107th Avenue) and 1ts convenient location have not been
clearly overcome in the minds of the long-term residents. bn the contrary. 1t may be
speculated tr‘:at these locational qualities have aided Canora to revitaiize in the form of

~higher density duplex redevelopment. and thus accentuated longstanding neighbourhood

problems.

™~
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€ Z Luvey LY all Residents

SRttt Lmant T ae s e e et Lancte et esuet et tes 300G
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late Doe, et Uhaller T T gt peen viterre gt e UL L LveTents gave

Canraa cmpeletve edge o oo o 10 Ted T TOST N outing ™Mark e

les cenlal @7 Comogaton U mhget therefore e ¢ ons uded thal the

ULLS LG Ve et Lt et eS s tanyt € T antsipate s DLty and 1o

i C
crmpersate Ut dutng plan preparanen

eadZ e Ve genesd cssue the Ut vey w3 Cesigres 10 Ler Tl a [omnat s un
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~

hetmensiong term ang short termreside™s Lince ' Maorty of v \fé'"‘ resigents

G percent sere found e be rentersin TYBZ whereas the iong term resigents were

OANeT T 0LLue’s fwas erpecled thaet they viould differ i therr cprniens about Canora
and ther reasons for hving there 't was aiso expected ?\hax these ditferences n ther urn

would have an important bearing on the futyre stability of Caara and the strength of its
community institutions both of wwhich were of central concern in CMHC s concepltion of

neighbouhood mprovement At the same tme 111s reasonable (¢ suppose that the

'

cond-tions that attr acted the newcomers to Cano-a are at least partiv the same as those
that explain the attachment of the long-term incumbent residents ¥ these should also
prove 10 be condilions that were selected for enhancement under the imorovement

program there would be adcitiona! evidence that pubiic mter vention had contributed to the

destabihization of the Canora commurnity

6 3.1 Residential Mobility and Neighbourhood Stability

.

Grven the tenure dichotomy in Canorait was posstble 10 isolate two dif ferent

populations for the purpcse of the analysis One included the immobile long-term

residents and the other the relatively new. short-term residents. most of whom have been
-mobile in the recent past.

The long-term residents in thefurvey sample were found to have been very stable,

6.}\.

indeed. A large proportion of them (43 percent! had moved to Canora before 1958,
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Znothes gauge 0f nerghbourhood stabihity s the ik ehhood that residents woud
move e?sewhgré given adeguate resources and viable housing aiternatives The
respondents were therefore asked whether they ntended 16 move out of Canorailable
6 4 and how they would feel 1f they were torced to leave Canora for a new job (Tabie
6 S 0 this wway 1t was expected that resigent sentments tovarc Cancra as @ UH'QUGV
neighbourhood or community would surface A total of 32 percent of the sample of

_short-term residents indicated that they did intend to move compared with only 18

. -

kpe'cem of the iong-term residensaThis result was expectled The long-term residents sull
present n Canora n 1982 had rksisted years of heavy rea! esate aclivity and
:;:f»:-nénghbourhood instabiity so 1115 1o be expected that they;;'e ;omrfw-tted to remgining
there The evidence of m:a:r attachment to Canora was reintorced by ther respohses in
Table 6 5 A total of 70 pércent indicated that they would feel sorry 1o leave Canora Ttus
finding 1s 1n sharp contrast to the short-term‘resmems 43 percent of whom said they
would feel sorry to leave Candra The neutrdl stance taken by considerable numbers of
respondents is also interesting These neutral feelings may be interpreted as resident

apathy. especally among the short-term residents.

£
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LABLE 6.5
RESIDENTS' EXPRESSEL FEELINGS
it THE{»H@RE FORCED TO LEAVE CANORA
. FOR A NEw JOB ELSEWHERL
SHORT-TERM ' LUNL-TERM }
Number of Percent: Nuinber of Percent-
Responses age Kesponses age
S . AU S i
10 13.3 18 56U
- 22 29.3 17 34 .U
37 49 .3 14 28.0
2. 2.7 - -
4 5.3 1 2.0
75 100.0 -4y ~100 .U




4. Cle oL Tt LD et eltrene Ly
- - —~ - — e 4 —
st arounn At re L Lol el @G el T lete e “rer e L 707, 3R T
-
[N - . L. T S - . -
NI LT e L SRV IR ol SAIPELIS ent gt v e sLae e e
-
Iert It teatures el UL Ul et antvenes "%'\J el
— ~ - . .o + — NN -
4 UL T LS L valy 870 Sately O Ty e
cent e, Lt roeL g an'e 6o ko reveged by The
= .
5 a’ gertLrated (Canora s et houThoos environment
I shocller ™ residents T hete wsete glsl SuTe

AHrteres ey o the fate Or e g OFf ne ghboutood featutes beltveeen the Tevl QT uUDS

NG oty cegedents sBer 1o tee miuth Minre attratted 1o st nn SoCia features

LeaLatoess ane friendioessy atule shortterm cesidents cank ed Canora rghest o s

Chvsa teadlures fattracthveness ¢ greg naeighbournoodlayout Nergnbournuod satety
/

Sac gives gregtve'ly positive resparse by Iong term resigents vlheie short term

~

cesigents percewved 1 1o be a SGFIOUS‘D’Ob'em

“The smali d'ffecences between the two groups rmay be pa-tally explained by therr
verving degrees of ﬂelghfﬂ' hood commitment and attachment Long termresidents are
generally more committed to Canora and are more Likely to perceve neighbourhood
attrattveness on the basis ot ther long famxhar\r'TQ with social netw. orb s and more readily
identty themselves by therr nks to Canora as a distinct social space On the other hand
short term residents who are less famiiar with their neighbours in Canora are more likely
1Cc percerve neighbourhood attractiveness in terms of physical features 7

On baiance however the similarities in rankings may be important than the
diftferences Both groups rated neighbourhood attractiveness. friendliness pleasantness
and privacy in the top five places of the neighbourhood attraction scale These similarities
reveal that common quaitties are appreciated by all residents in ther living environment. At
the same time, the fact that both groups gave low ratings to quality of housing siock,
commurity spirit and future stabiiity 1s most revealing since these factors were seen,
under NIP an‘d RRAP . to be criticaf to neighbourhood upgrading and resident well-being. Of

the elements explicitly addressed through the improvement program, only neighbourhood

layout recerved comparatively high scores (431 and .25%). although 1t might be inferred

>
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6. tuture stabilitly RN L. Nelghbourhood layoul A
7. Quality of housing stack - LULH 7. Lommunity spirit Y
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K. Community spirit » - Ukl B, yuality of housing stock L1869
9. Netghbourhood safety NS 4. tuture stabilaty Sluw

*The score was calculated by using the following weighting system. ¥ery attractive
was weighted +2, attractive: +1, neutral: U, unattractive: -1, very unatlractive:
_2. For each factor, the number of respondents in each calegory were awltipiied
by the appropridte weight. These were then added up and divided by the number of
respondents for that gqueStion. For example: short-term residents’ ranking of
attractiveness:

Ranking = weighted score
A - 11 x 2 = 2¢
A - 22 % 1 = 22
N - 23 X u = ]
UA - 7 x -1 = -7 .
VUA - 4 x -2 = -8 —
7¢ 39

39 272 = .458
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Ceegter T n e other hand negnbouthuod etk @ areen spale were manted fary

.
Py iy et ter s recidents Hut sere scatcely mentioned by 1he iung ter res.dents

e gueiness OfF Lanora ca be allobuted al 'east in patt o the streel giterghions
by which through tratfic has beer preventec ‘rom using Cano-a as donort-cut Theg trafé
a'teration may a'sc account for the privacy which 1s now percerved 1o be one of Canora s
mamn altracticns (Table 6 70 In other respects however both groups cf respondents
tended tedentfy as most favourable these gualities that were heyond the control of
neghoourhood physical planming The high ranking of fegtures such as Canoa s cent a!
location and 11s proximity 1o shoppmng facihities suggests that there were hrmits on the
degree 1o which actions taken under NIP and RRAP could enhance the attractiveness of
Canora The attraction of Canora came i a large part from rt; juxtapostion 1o other

metropohtan features and attractions$ (schocls shopping work opportunites) and its

reasonably central location

Unfavourabie Neighbourheod Features

in a similar fashion the survey respondents were asked to identify those features
of Canora that they regarded as unfavourabie. By and large they seized on the problems
that were éhronnc i 18971 These included limited on-street parking excessive numbers
of duplexes and renters; neighbourhood safety. poor municipal services. housing

degradation and street design problems (Table 6.8). The traffic bottienecks at major .
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K. Housing 1mprovement i B, Yarks gand yreen spaces 4
n = 49 i i oM

: : \ , ; . .
* core was calculated by assigning edch lst choice a 3 point scere, Zndt & puints,
ird: 1 point for each feature, and then adding up the total and rankinjg the
features according to their cumulative totals.

NOTE: The scores of long-term and short-term residents cannot be compared becduse
of different sample sizes.
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‘4:;:,"m
SHORT -TLRM RESTDENTS LUNG-TERM RLLIULNTS
3
RANK ING FLATURE SCORE ™ FANE ING FLATURL 5COR™
S ,,4,(_“,L,4L:,___,,A,_ S
1. Traffic and parking 55 l. txcessive dup]ekes 3¢
- -
Z. Neighbourhood safely 421 . ¢. Traffic and parking 2o
3. HQusT1ng degradation 34 ' 3. Excessive renters 2u
. .
4. txcessive renters 25 4. Neighbourhood safety 15
/ .
5. Poor municipal serv-ces , 19 5. Housing degragation, 13
~/1i Excessive duplexes .18 t. Poor municipal services 10
P M e
7. Street design problems Y 7. Street design problems Y
8. Poor landscaping C10 " 8. Noisy neighbourhood b
9. Noisy neighbourhood U 9. Poor 1andstaping 3
n = 49 n=2128

{’f'

*Score was calculated by assigning each lst choice a 3 point score; 2nd: Z po1nts,
3rd: 1 point for each*feature, and then adding up the total and ranking the
features according to their cumulative totals.

. . r

NOTE: The scores of long-term and short term residents cannot be compared because
of different sample sizes.
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v.as deveted 1o s 1op:c KeaClion 1o the rash Of newiy (onstrulled Jupieses vas nee

as an imporiant indicator for the hinal assessment 0 nerghbou hood change 11 vias
L4
ervisioned that the presence of dupleres would ultimately attect the leve' Of resigent

commitmen? contentment ang investment b o these easons respondents were daLked b

b L
ndicate on a “ive pomt sale whether they apn- Oved or disanpr oved of the number s o
\ -

-
duplexes in Canora (Table 6 D

Approximately 50 percent of both groups approved of duplex regeveiopment by

a larger percentage of long-term residents erpressed defiute disapproval 1Uis surprising

’
that so many long-term residents (51 percent! approved of duplexes i 1982 given the

strong oppositioN 1o rezoning and regevelopment that had been exprecsed 10 years

v

before The short-term respondents. on the other hand are more representative of the
rental population for whom duplexes are an important form of accommodation It
anything 1t 1s surprising that their reaction was not more positive It suggests that even

those who hve in duplexes may have some doubt about the large concentration ot them

that Canora now possesses.

v »

Cormparison of Canora with Nearby Neighbourhoods

To complete the set of questions on neighbourhood quality the respondents were

.

asked to rate Canora agamnst surrounding neighbourhoods (Table 6 10) One-half of the
respondents indicated that they perceived Canora s neighbourhood environment to be

similar in quality to the surrounding areas. Most of the others thought Canora was better
!

than its neighboure. A generally more posttive rating was given by long-term residents. °
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6 3 2 Resirdent Participatron in Neirghbourhood Affairs

The gegree of resident interest i neghbouhood attarc aas subtlantally mgher

4T g G :e"ﬁ'es:xmdeﬁts iTabie 6 T 1 Almingtone ha!t QB percent of shonlterm
cesdent, aece anly shightly interested o communty atfars ahereas o8 percent 0t the
fong terrm residents clamed 1o be very Or Qu.le nteresied These difterences ame also
Cortirmed by compaing the vaving degrees of resident partitipation i nesghbuurhood
organizations (Table 6 12) Short-term resigents were seidom members of neighbourhood
Clubs groups or orgamzations However the reasons grven for not taking partn
neighbou hood or ganizations indicated that m/ere was no significant difference between
the two groups (Tabie 6 13 The most common response N both cases was no desire
although the short-term residents proved 1o be somewhal more apathetic than the
long-term residents

The low tevel of interest demonstrated by short-term respondents 1s revealing
Even though many of them were known to be transient renters and expected 1o be less
commutted to the neighbourhood the overail apathy was quite unexpected By ali accounts
Canora s resident interest level was abnormally low for an established community Very
oft’en the reverse situation 1s found 10 be true in revitalized neighbourhoods That is to say
short-term residents often dominate nerghbourhood organizations. This 1s particularly the
case with gentrifying neighbourhoods where there is aAmIX of well-organized newcomers
of relatively high socio-economic status, and less-organized. lower-status incumbents In
Canora. the influx of short-term residents. of whom a high proportion are renters and

have hittie interest in the neighbourhood as a whole. appears 1o be responsible for an

apathetic attitude toward neighbourhood affairs that is rarely associated with public



S LRl e
- el
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TABLE .12
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id S

LUNG-TL RS RLULPUNUENT S

Humber of

P MEMBERSHIP 1N NETGHBOURHOUU ORGANIZATIONS
(QULSTION 9)

SHORT-TERM RESPONDENTS

NEIGHBOURHOOD —_—

ORGANIZATION Number of » of Sample
Respondents (n =

N T P T

CNIA . 4 4.3

CCL 16 21.1

Block parents 6 7.9

Other 2 2.6

¢

More than one organization 7 9.2

Respondents (n -
Z3 46 .0
2V 40.U
7 14.0
ke 3
s O 10.0
27 54 .0

L of Lample
50)
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duplexes
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SiGEICant Ul T nvestment Cor MUl e’ ser v EL a0 s e gl put e d fac el e e
favourable “ating of (anora © sotie environ™ent oINS 1o JeLlan e Iatnn e Canera gu g
the ne:ghbourhood mprovement project Tris instablity 1c 3hovonn a number of key
areas notably the shortlength of residency low resident interestin neighbourhood atars
and lovv levels of partcipation in neighbou hcGg 0rganizations HMowever the e a5 3150
some ndication that residents are beginming 1o viewn Canora more pos:itvely » e ‘ewe
-

residents intended to move out and Many vwould feel sorry 1o leave Canoral

Ne'ghbourhood social change has gefinitely occurred in Canora The muost bigtant
change has been the loss of long-term residents 5n!y 82 of whom could be found in
Canora n 1982 Thisis strong sign ¢f residental instabilly Amiang the long-term
residents who responded 1o the questionnaire most expressed apprqva! for the physinal
improvements carned out under NIP  aithough road closures anc landscaping were not .
viewed as favourably as lane hghting and paving The unexpected neighbourhood change
/that was identified mos! frequently was the excessive number of dupiexes that have been
built. Some respondents also felt'that traffic and parking problems had been aggravated as
aresult of crowded residential conditions  atthough through traf fic has been significantly

reduced by the road closures Properties along boundary streets are stil experiencing

some traffic noise. and congestion 1s a problem at the neighbourhood entries
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Peguen Lanverg Tyoe ecpelially amnng st ter ™ cenidents byt effectng a large

ome 0 the latter a8'su teel that there a'e

%

LrOwor o wt ong ter o respondents g v el
aGtonger any worthwhide isgues tor which 10 band together Inthis vita’ element of
CNVHC s concepliorn of neighbou hood improvement it mus? be conciuded thaj the Canora
pian vas not effective Nolonglasting sense of community seems 1o have bée*w togged
a'though the fong-ter m respondents stll single out communitly sprrit as one of Canora's
moot attractive teatures

To summarize Canora sregidents in 1982 were tar more t-ansient and tar less
commutted 1o Canora s futufe than vwas ever envisioned !t appears that NIP and RRAP
improvements were well received but there have also been major social changes as a
result of new housing types new residents and population increase It was anucipated by
CVMHC the City ot Edmonton and the CNIA that neighbourhood upgrading would reduce
maﬂ‘y of the problems that were creating instability in the ea“ly 1870 s In reahty nt broved
1o be naive 10 expect that the mfiuence of absentee fandlords rezoning pressures and
deterioraung social networks would not influence the prospects of neighbourhood
rehabilitation It was CMHC s intention that public intervention under NIP should bring
positive spinoffs in resident commitments to invest in pruv'ate revitalization aheightened
level of neighbourhood organization and stronger community spirit. Unfortunately, the

unexpected changes to housing densities and tenure have had more of an impact on
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The o e Thatl they wwould el T the potentially negatve ettelts ¢f e ghbournood
¥
Te3ECC QDMenT gng gent i ation By gllo g errsling resigentc 1D U grede they ving

sl@nda Jds nthe Lanore case it wes clear that thrs did 0ot happen

i terms of the social ams of the nationat progra™s the foilcwing can be
conciuded from the Canora case study
Concluston 1. NIP and RRAP did not meet the objective of providing incentives to
low-tncome iIncumbents 10 take up houstng rehabilitation in Canora.

Through NiF and RRAP 1t vues hoped that the residents wouid become actively
mvolvedin planming and prorizning the implementation of housing rehabilitation schemes
and the upgrading of municipal’services The improvement incentives offered by RRAP
were aimed 3! reducing the financ:al burden of home improvement costs for low-income
tamihes and at encouragmg restdents 1o commit themselves 1o iong-term housing
nvestments above and beyond the pubhc expenditures made 10 public infrastructure
However much.of Canora s housing stotk was judged 1o be badly deteriorated and below
the minimum prop&ty standards set out in the Minimum Property Standards Bylaw ang

CMHC selection criteria. Furthermore. the national subsidy and loan mits for RRAP were

- - .

set 3% 3 maximum of $5 000 which meant that housing unrts in urgent need of rehabihtation
could not be adaquately mproved under that ceilling. Low resident participation in RRAP

reflects the poor state of the neighbourhood's household finances and housing stock .

: 122
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Al

o ovement Dlan blindly proceeded o hope Df actieving acubent upg edng Farly

duDiex CONStruCton was not recognzed as cre cul™ mditgbiun that Lavora ™ight be prrme

tor regeveispment and therefore unsutable tor rehalhilatan The protests of abuentee

landior ds and The pelitions “or reroing were 0Lt imter preted as oans ot fature
cegeveiopment in the neghoourhs od (City Planmeg Department Evaluation of NP and
RRASP 1878 p 295

Canora residential owner shup patterns alco demonrstrated eaf\l-v g ot residenta’
instabiity This patterr was tar too tragmented 1o be adéd‘uately restored to
owner-occupied single-tamily status Al the time o! Car\o‘:a s ges:gnation almost 30

‘
percemt of Canora residents were renters (Oider Neighbourhcods 19741 whicn meant that

a good portion of neighbourhood housing was. in the hands of absentee iandlords The ok
of residential Instabiity and the potental damagé of absentee landlords was articuiated in
1976 in the document Selection of Nerghbourhood | mproverment Program Areas 11976
pp 20-22) Thus cautioned that
The apparent focus of the NIP program is the conservation and rehabilitation of
housing stock. However. the need and opportunity for this type of structurai

improvement cannot be adequately evaluated without first addressing the
Iikelihood of redevelopment in the area. Whereas. past NIP and RRAP
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AL oL oo expenience (VMO was probably 100 much i hepe that t coud gduce

Lty o feghbouthOCds 1hat were already showing signs of instabihity
The guestion then becomes was Canora slabie enough 10 take con o of s
aentioy and war ot internal and external forces workirg m oppNsition 14 the wishes of
oeservatio sl T The aos e 1, e i fact the impr Gvemen T Ogram has had 1is own
agestavirng effect Doue to Canora s fundamental nstability revitalization proceeded an an
unplanned course and stimulated unanticipated private sector mcen-txves which brought
about significarm social and phycical change in the neighbourhood

One ¢! the major changes accompanyng revitalization in Can5ra has been the
mtiation ot housng prices (Table & 5 Munné-pa! service improvements and rising property
values have raised the cost of home-ownership in Canora to levels that were not
atfordabte tor incumbents. Residential instability was also brought about from resident
displacement as a result of private real estate market activity to redevelop some of -
Canora's poor housing stock It may also be speculated that the implementation of e
1mprovement project may itself have brought about same resident displacement. although

evidence for this was dif ficult to find. Movers were hard to trace due to Cancra s large

rental population and the long-drawn-out nature of the rewitalization process. Furthermore
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assessmentrecords and freid survevs foung that Canora continues 1o be in g slate ¢
change Length ot residenCy 5 shurl Ovvne - OCCuprer $1atus has NGt g edtly NI eas e
and land uses are continually bemng alter ed 1w take advantage 0f rezening and
redevelopment opportunities
Conclusion 4 IgIP and RRAP may have over-emphasized citizen participation and
neighbourhood organization and under~ergphasuzed housing quality as criteria for
neighbourhood selection.

Social stabihity as defined by NIP and PﬁAP was 10 be demonstratred by citzen
organization. community spirit pride 1in ownership and expressed commitment 15 remain i
the community. In the Canora case these criteria proved to be weak indicators of actua

commitment to revitalization The program criteria used by CMHC for neighbourhood

selection incorrectly depicted Canora as potentially stabie enough to benefit from
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tangectty sUDDO-tive Communily sentiments anc a2 gegree Of resigent Lrgan
w‘a'lec 10 provide an accurate assessment of oy wel the renabiilal o PToelt would De

¢ .cepted by resdents o howv wilimg they we e 1L adSoll cot.a alliluges Congutive 10

ety statility In the event (anorea ©omsiabihity has borne oul the position 8aopted Dy
e edevelopment mterests in the eatly 1970 s The CPOA i ther Brief to City Councrl
mdicated that the € were a gooo many resigents wno favoured redevelopment and whose
attitudes would v/Oork 1n OpposIicn 1o the aspirations for neighbournood stability and
community sohidar ity These destabnzing facto s were not heeded In consequence
(anorahas taken on quite a different image than that which was first developed by
CpumeLtc preservationists Since that tme of internal conthict Canora has undergone
3

continuous redevelopment and the major financial benefactors of neighbourhood
|m;)r(;v:3men: have been private absentee mvestors City of Edmonton Assessment
records also revealed that declming properties were exchanged mény times without
assessable impr ovements. This rmught indicate: that these real estate sales were speculative

¢ nnature (DiGrovann 19831 if so Canora s residential environment became even more Do

unstabie as a consequence of real estate speculation

4 In additron because a strong citizen group influenced the decision to award
) project assistance to Canora objective housing stock assessments and selection
. - g
Y procedures were hampered by the local pressure for early designation. The Canoraf é i\
' i

neighbourhood surveys wer e later judged by the planning statf to be subjective.
inaccurate, and generally unsophisticated in ther ability to present plausibie rehabiitation
possibiliies to residents (City of Edmonton 1978, p. 18} Much of the information on
housing conditions was derived from a windshield survey which masked the severe
~internal structural and subsystem deficiencies. In short 1f it had been realized how bad so
many housﬁm Canora were. it may never have been approved for NIP and RRAP
assistance. _ngever, physical selection criteria generally tended to play a suBordinate role
to community criteria, in CMHC's application of its neighbourhood selection procedures

iPeter ‘Bernard Associates, 1974 p. 18). »
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5

naturally promgotes its specific needs These mevitably contict with the goals and
objecirves of other neighbourhoods and the municipality as a whole especially when
public funds are scarce. Thas dversary approach to ne»gr{bourrwood selection raises
Imporiant ques{lons concerning the social justice of the allocation of pubhc tunds

Exculsionasy neghbourhood policies which promaote pubhl intervention in one af ¢d
while leaving other areas to dechne should be continuously challenged and médxfned 10

reflect the needs of the community as a whole Some researchers question whether 111z gt

all justifiable to use federal provincial and municipal tax monies to improve small
geographical areas. Subsidies for housing stock improvements have more recently been
found to be 5uccessf‘ul on a city-wide basis without arbitraniy des-gnatlr;g one
neigbourhood over another. RRAP funds have been admimistered in this manner since
1978

Neighbourhood improvement strategies that are COuchéd n terms of community
develbpment and self-help iniiatives seem to lack longevity and ef fectiveness The apathy
of Canora res}&dents eight years after plan termination is proof of this It has also been

proven that cdmmumty spirit and orgamization cannot bring about Incumbent upgrading

uniess there is first some degree of resident contro!l over financial resources (Nachmias
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7 3 Recommendations for the Modification of Neighbourhood Improvement
Programs

Throughout the er-post evaluation a numnber of

Oroject shortcomings were
identitied and a tew modifications for project improvement became aoparent The most
signrficant modification would be 1o provide neve opportunities for residents to expand
ther local nvolvement beyond the leve! of consciousness-rarsing during plan prepar\aluon
Reswgent mvolvem/em should ertend to the Bcdtuai_admlmslration implementation and
evaluation of the ptan This has proven 1o be more effective in mamtaiming housing
ngrad»ng ang ensuring long-term commitments to the neighbourhood Furthermore.
projects would function more smoothly if planners and bureaucrats took a developmental
approach to solving neighbourhood social problems and identitying the special needs of
residents especially the disadvantaged residents low-income groups. senmor ciizens and
renters' who are most often overlcoked in planning for nerghbourhood mprovement
(Jamison, 1984, These community groups should also be incorporated into programs
prowviging 2 wide spectrum of social services and facilities at the neighbourhood leve!
These support system;can assist in attaining the long-term goa! of developing a tota!
1mprovement approach to neighbourhood stabihity . A recommendauoh for future
neugthu‘rnood improvement programs would therefore be to register special needs

households and low-income rentai households who may face displacement as a result of

revitalization. The social well-being of the existing population 1s paramount, otherwise
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vepariment of GCeovgraphyv.

Ln:vers:tyv <f Alberta.
Edmenlon. Alberta.
T 2HL

Dear Sir or Madanm.

| am a graduale sluden! at the University of Alberla sltudying for my
maslers degree in urban geography. My research focuses on urban renwai: in
central city neighbourhovods. The subject of my research :s (anocra ancd the
redevelopment tha! has occurred s.nce the 1974 Canora Neighbourhood
Improvement Plan of 1¢/4.

Mv reason for carrying oul a res:den! guestionnaire :s 'o evaiua'le how
well planners an!icipated the residential development 1n (ancra. while
allempling lu provide for the neecds of fulure residents to (ancra. My goal is
to suggest ways for planning groups tc belter plan redevelopment! and :enewa.

in neighbourhoods by using the experiences of (ancvra residenls as examples.

As ] am sure you w:i:ll appreciale. the successful complelion of thys
research 15 largely dependen! upon your cooperal:on. i would. therefcre. be
extremely gralelu: 1! you wouid compiele and relurn the shor! questionnaire

enclosed.

The information you provide i1s nol only invaluable for my research but
wi1ll also provide useful information to urban planners and olher neighbourhood
groups for the purpose of directing the course of their redevelpment.

It 1s 1mportant that you complete this questionnaire! The answers that
you give will be kept confidential and will only be released in an aggregate
form.

If you have any questions concerning this study please do not hesitale
to contact myself, at home, 435 7484 (after 5 o'clock) or at the Department of
Geography, University of Alberta, Edmonton, 432 5624.

I am very grateful for your cooperation. Your time and interest will
greatly help me to 1n my study.

Sincerely,
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Emma C. Sicol:
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LONG TERM
CANORA RESIDENT QUESTIONNAIRE

Please (... .7 <ne fcl.low.ng .n
and dwe..ingc urit.

e). Dwelling Type

3

Single farm:ly e
Dup.iex S,
Basemen: suite [,
Ot he: -

LY

Ownership Type

Renrtec . [
Owned —

c). Year dwelling was built

d). Total number of finished rooms .

e). Number of persons 1n household

t). When did you move to this dwelling>

2a. The following 15 a partial li1st of resident concerns in %974.
Please indicate whether you personally feel that these concerns
are a) greater today, b) less today or c) remain unchanged.

CITIZEN CONCERNS GREATER TODAY LESS TODAY REMAIN UNCHANGED
Absentee landlords
Deteriorated homes
Development pressure
Real estate pressure
Traffic flow an noise

J

T
T

m

2b. Have there been any unexpected changes in'traffic, housing,
or other neighbourhood features as a result of Neighbourhood
Improvement Program of 19747 Please describé these unexpected
changes.

-



3. The fcllcwing 1S a .:St Cf possille reasint That Teéy haeve
~¢.uencecd vou tC rena.r 7 (arnlie. Please Iank ecll T€asi’ US.TL
rhe sca.e cf .mportance Delow. .
1. Very 1mportant 2. Important or, 3. Not 1mportant
a) Carcvra is cicse to downtown —_—
b) Family and fr:iends l;ve :n Canora —
¢) Housing :mprovements made to Cancra —
d) Cancra :s clicse tC work opportun.ties —_—
e) Cancra had the only avaiiable hous:ing —_—
€) Other (Spec iy ) e

§. Do you heve any :ntentions ¢f moving cut ol Carcra :n the nea:
future’

Yes —

No -

Can’'t say
1f yes, what 1s your me.n reason for thinking cf mov:ing?

5. Do you think Canora 1S a better or worse place to live than

other surrounding neighbourhoods?

Much better
Somewhat better
Similar
Somewhat worse

Much worse —_—

6. Generally speaking, what are the things you like most
Canora?

e e o s 6 s 4 s 2 0 v e s e e s s s e e e e e s
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) et e el Speaer.’ w'ot o are e oGt L ke Least al
e e
£ M_ow ,rterestel are vy 17 wWhel goes o6 .0 (anvra’ P.eease
aLrate yooi .eve. of Linterest s Lno che S . a.e bel ow
very .7 terested - =
Colte .nterested e —
S..cht.y :nterested ——
Not i1nterested ; - -
4 Have ary members of your househo,d attended meetings of one or
e of the fcliovwing nerchbourheed Crganizatiuns an the past
veael
Cancra Ne.ghbiurhood Improvement Assciatiurl —
Carcra Community LeaGue —_—
Canora Biock Parent AssOC1atl:iofn _—
Other neighbourhood ¢rgan:izations ——
L .:t you have answered 'nc’ tc any o!f the above ,what 15 you
ma.:, reason for not taking part’ (pPiease check one only!
Lack of opportunity to get 1invoved _—
No des:re to get involved —_—
Not enough opportunity to get involved _—
Do not feel there are anry worthwhile 1ssues —_—
Do not feel I could have an effect on 1ssues —_—
O X=X S J O
11, 1f you were forced to move out of Canora (say tor a new job),

how would yoy feel about leaving?

Very sorry to leave
Quite sorry to leave
Neither sorry nor pleased
Quite pleased to leave
Very pleased to leave

—
_—
—_—
—_——
—

&



< BaseZ < voL: Tile. =
reait.cr L the ¢ fem i
dop.ex dwig;;'gs' s
Strcncly approve of duplex Ceve.ocpnmer
Approve <! dip.ex develcopmer:
Oc 't Ccare one way C°r anothe: )
Disapprove ¢ dup.iex devel.lopTer:
Strongly disapprcve Of dup.ex deve.cprmer:
Tl O the sca.e be.ouw, ndicate wh.or o
your fteel.ngs abiur (Cancra. For exarngp.e, .
attractive 1o yoo, check bexr T, 1f (arcra
check box S and ! you: feei.ngs are neut:
Neighbuurnood Rat.ng Scale
Attract.veness ¢! a:rea P -
Friend.:ness of res:de:.ts T2 3 4 &
Pieasantness of ne:ghbourhocd VA
Neighbourhoood laycut 2 3 & 5
Neighbourhood saftey 2 3 4 S
Community sp:r:t Tz 3 4 0=
Future stab:i:ty © 2 3 4 5
Privacy 2 5 & 5
Quality of hous:ng stock 2 4 5

14 .
very good b)

Please rate the f{ollowing
good ¢) adagquate

VER’?/-\/‘

IMPROVEMENT GOOD

Paved lanes

GOOD

nelrghbourhood
e

d) poor

Or

ADAQUATE

POOR

VERY
POOR

Lane lighting

Road closures

One-way streets

e - S
Lmes Ton
]

improvements as a)
very poor.

Landscaping

Other —_7 ’ - -
- ' r
15. Additional Comments

Thank you for your co-operation
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¢« . Dwelling Type
S.oLLle

G
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T
wieyp X PU—

DeoeTel TS5,k - me—— -

el o

4 Ownership Type
& Re:r:ed B
Cwned [,
1
c'. Year dwellxng was built
d'. Total number of finished rooms B

e . Number of persons 1n household

t). wWwhen did you move to this dwelling’

2. Please :nd:.ca‘e ycur ho
years 1974 1980 by wr:it1ng
beside each year.

usehold s p.ace of residence during the
the appropriate number( 1, 2,3 or 4)

Place of Residence

Al
Same dveAllnq/>&m. e G o R

Eisewnere in Edmonton
Outside Edmonton

1974 1975 1976
1977 1978 . 1979
1980 1981 1982
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5. Do yeu think Cancra :s a better o1 worse place to live thar
other surround:ng neighbourhoods”

Much better —_—
Somewhat bet:er
Similar
Somewhat worse
Much worse

6. Generally speak:ng, what are the things you like most about
Canora?
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.If yiL have answe:recd ‘nc’ to any of! the abuve what s your

Tae.r reasc: for net taking part’ (Piease check one anly:
Lack of opportunity t¢ get anvoved -
Nc desire tc get invelived _——
Not enough opportunity to get 1nvolived ———— -
Do not fee: there are any worthwhi:ie 1ssues e
Do not teel [ coulid have an effect on 1ssues ————

It you we
1d you

Very sor
~ % Qu:te so

Ne:ther

Quite pl

re forced t¢o move out ot Canora
feel about leaving?

ry to ieave

rry to leave
sorry nor pleased
eased to leave

Very pleased to leave
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CUf.ex Cwe LT Ug FLecse e ok

StriruLs appIove ol Cuplex
ALt ve LI Tup.er cCeve.,Lpme
IO ere e we Toarott
Disepfr e 7l dop.ex devel
. - PR P . , 4 -
Strora. T.%ai;: ce ol dup.

: coThe S.a.e el ow L ale
you: fee..gs abcut (ar.ra. For
)
attract.ve L yi., chrheck Lox ,
check box & and ! your feellngs

Attractl.iveness ! area
Friendi.ness ¢! :res.der*s
Pieasantness <f ne.ghbcurhond
Neighbourhoood layous
Ne:ghbourhood saf
Commun.ity spir.i:
Future stab:i.ty
Privacy

Qual:ty cof hous:ing stock

‘4. Do you cons:de: Cancra tc be
*

neighbourhood a:

Yes
Nc
Can’'t say

'S5. Additional Comments

Thank you for your co-operation.

he present time’
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