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My city’s still breathing (but barely, it's truefitough buildings
gone missing like teeth.

- The Weakerthangeft and Leaving



Abstract

The City of Winnipeg considers the Spence neighhoan a Major Rehabilitation Area.
Socio-economic conditions have deteriorated anahtimeber of boarded-up and
abandoned homes has increased. Community groupsléng for revitalization as the
conditions escalate toward irreversible decay. dofately, there are numerous barriers
to urban revitalization; one obstacle for the resddepment of homes in this area is the
City of Winnipeg’s stringent tax policy. Many ofdtabandoned units have back taxes
owing and are left vacant for up to five years befilne city claims title to the property. If
a private homeowner is in tax arrears and wangsvi® or sell the home for a nominal
amount to a non-profit group, the city stresses lbaak taxes still have to be paid. Once
the five-year tax sale process is completed, hamegasy to acquire from the city. The
purpose of this investigation is to illustrate hdetrimental a five-year waiting period
can be for the already neglected housing stocklangerception of the neighbourhood,
as well as its role in accelerating urban decay.
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1. INTRODUCTION

Like many of Winnipeg’s inner-city neighbourhootise Spence neighbourhood has
been plagued by considerable deterioration ovep#ise 25 years. Suburbanization of
both residential dwellings and industry, combinethvan ageing housing stock, are
among the factors contributing to Spence’s declidi@umber of homes and buildings
have been abandoned, boarded-up, and demolisttEdeamration in the area has
accelerated. Although steps have been taken b@ithef Winnipeg, community
organizations and non-profit housing groups tolspavitalization in the neighbourhood,
the number of vacant properties have continuetg&as a comprehensive revitalization
strategy for the Spence neighbourhood has notegt but into effect.

It is estimated that there are between 45 and &Addned, boarded-up, vacant, or
demolished dwellings and properties in the Speroghtbourhood, constituting nearly
9% of the homes (Spence Neighbourhood Associa2i@d?, p.5). However, an accurate
number is difficult to obtain since not all vacaexiand cases of abandonment are
officially reported.

2. PURPOSE

The Spence neighbourhood is the main focus ofstiidy. Neighbourhood indicators,
such as the incidence of poverty, unemploymensrael education attainment, reveal
that Spence is one of the most disadvantaged er&#snipeg. Furthermore, Spence has
one of the highest incidences of vacant and boangedivellings in the inner city.

Of the abandoned and vacant properties in the $pazighbourhood, the vast majority
have property back taxes owing. Additionally, mahyhem have been or are in the
process of being taken by the City of Winnipeg tlylotax sale. With properties in tax
arrears, the city has essentially only two optiofhkey can either write-off the back-taxes
as a loss, or charge the new purchaser, if onésektie balance of the taxes owed.

This paper will argue that forgiving back taxespecial cases is the best option to spark
new development and revitalization in strugglingaar like the Spence neighbourhood.
This paper will examine the issue of back-taxesasant and abandoned properties in
the Spence neighbourhood, and how policies on thask taxes inhibit revitalization
initiatives by non-profit housing programs and arigations.

In order to fully understand the severity of thiaiion, it is important to look at the
Spence neighbourhood’s current housing stock amddimber of abandoned properties
in the area. Furthermore, this paper will exantiveecontributing factors of the
deterioration of the neighbourhood and the prooéssntagious abandonment in order
to fully understand the scope of the problem. foaus will then shift to an examination
of both the community’s and the City of Winnipeg@sition on the issue of back-taxes
and tax arrears, and the steps that have beentiakevitalize both the Spence area and
other inner-city neighbourhoods in Winnipeg.



Our purpose is to suggest new and flexible apprest city back-tax policies. The
intent of such policies is not to provide ownersagenue to avoid paying their property
taxes, but rather to get vacant and boarded-upeptiep into better hands. Simply, the
longevity of the current Tax Sale process encowdge neglect of properties with low
marketability. This abandonment not only reducestéix base and the number of
affordable housing units, but also raises concabmait safety, as many abandoned
homes become places for criminal activity suchrasra These issues are dealt with in
greater detail in Section Six. Suggestions to @bitgs situation will be based on an
analysis of the current situation in the Spencghmsourhood, but will also include a brief
look at what other Canadian cities are doing andtwhiany non-profit community
organizations are lobbying for.

Our focus will be on making policy more malleabielaccessible to non-profit housing
initiatives, while illustrating the applicationsabenefits not only for the Spence
neighbourhood, but also for Winnipeg as a wholee ity has recently attempted to
address this issue through “The Vacant Dwellingd Bw” (By-Law 7983/2002). This
study questions the by-law’s ability to effectivelgal with the growing number of
vacant, boarded and abandoned dwellings in Winnipeghermore, our strategies will
focus on raising the public’s awareness and inténé#/innipeg’s urban housing crisis.

3. THE SPENCE NEIGHBOURHOOD HOUSING STOCK

The housing stock in the Spence neighbourhoodrisiderably old, and as a result much
of it requires fairly extensive repairs and renawag to bring it up to standard (Figure 1).
Of the dwelling units in the area, 50.2% were cartded prior to 1946 (City of

Winnipeg & Statistics Canada, 1999, p.11). Asrfew construction in the Spence
neighbourhood, it has been at a minimum comparegwconstruction in Winnipeg as a
whole. Only 17.8% of the Spence neighbourhood mgusiock were constructed
between 1971-1996. During that same period, apmately 40.1% of Winnipeg’s total
housing stock was constructed. Furthermore, withénlast ten years, the number of
homes demolished in the Spence neighbourhood hidnex equalled or exceeded the
number of new housing starts in the neighbourhdmd.( p.11).

Related to this is a consideration of the condibbresidential buildings in the Spence
area. When comparing Spence to Winnipeg as a wth@egroportion of homes in need
of both minor and major repairs is higher in the$ge neighbourhood (Figure 2). In
terms of dwellings requiring minor repairs, Spehad 30.4% of its total housing stock in
need, while Winnipeg had 27.7% as of 1996. In seofrdwellings requiring major
repairs, Spence had 11.0% in need, while Winni@eh$0% as of 1996. Furthermore,
the Spence neighbourhood housing stock’s conditamexperienced significant
deterioration as the costs of maintenance andnepave been out of reach to many of
the lower income residents living in the area. tédg done by the City of Winnipeg’s
planning department illustrates this decline immparison of the Spence housing
stock’s condition in 1985 to the housing stock’'adition in 1993. In 1985, 39% of the
housing stock was considered to be in good conmditidnile in 1993 that number had
decreased to 18%. In 1985, 8% of the housing si@skconsidered to be in poor



condition, while in 1993 the percentage of dwekimg poor condition had increased to
26% (City of Winnipeg Community Services Departmd®98, p.16). Itis also
important to consider the proportion of dwellings/ery poor condition was consistently
1% between the two periods. This consistency cabgbly be explained by the fact that
much of the very poor housing is demolished, tlweeekeeping that percentage at a
minimum. Moreover, the number of vacant lots ia 8pence area in 1993 was 46, with
the majority of them most likely the result of howgsdemolitions. That number seems to
have decreased slightly over past three yearsapigloue to the activities of a number
of community housing projects. However, accordimgity officials, it is estimated that
80%-90% of the very poor housing the city acquibesugh tax sale is demolished.

Figure 1: Spence neighbourhood Dwellings by Periodf Construction
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Source 1: Adapted from Winnipeg’s Neighbourhoodfiles (City of Winnipeg, 1999)

Figure 2: Spence neighbourhood Dwelling Condition
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Source: Adapted from Winnipeg’s Neighbourhoodfifz® (City of Winnipeg, 1999)



Housing prices also reflect the neighbourhood’didec Within the period 1989 and
1997, the average housing price in the multipknlisservice area 5A, which includes
the Spence neighbourhood, fell by about 31.7% emeptting a loss of about $14,000. In
1997, the average residential selling price wasapmately $30,000 (City of Winnipeg
Community Services Department, 1998, p.18). Obitgiourrent selling price
information is difficult, as most information is fiehighly confidential by the Winnipeg
Real Estate Board and by the City of Winnipeg. lde&r, according to the Spence
Neighbourhood Association the median selling pitic&999 was $16,500, while vacant
lots sold for between $1,000 - $2,000 on averageri€e Neighbourhood Association,
2002). Of owner occupied dwellings, the averagessed value of dwellings in the
Spence neighbourhood was 53.7% of what it wasarciy as a whole. The average
assessed value of a Spence dwelling in 1996 wad @31while the average assessed
value of a dwelling in the city was $95,345 (CifiMdinnipeg & Statistics Canada, 1999,
p.15).

3.1 Tenure

Tenure is also an important component of neighbmaathand one indicating
neighbourhood stability (City of Winnipeg Commun8grvices Department, 1998,
p.15). The Spence neighbourhood has a considenaitgr proportion of rented units
(80.6%) than Winnipeg overall (38.0%). On the oth&nd, only 19.4% of Spence’s
dwelling units are owner occupied, significantlykr than in Winnipeg overall (62.0%)
(City of Winnipeg and Statistics Canada, 1999, p.11

Tenure and home ownership is also an importanvfactthe Spence neighbourhood’s
decline and housing stock disrepair. Renters doften have the same level of pride or
respect homeowners have in their home. Therefoa@tenance and upkeep are not
always a priority for renters. The incentives tipkeep are simply not as apparent to
renters as they are for homeowners, as homeowaegesehmuch larger investment at
stake.

3.2  Contagious Abandonment

Abandonment of housing has occurred as inner apufations have declined and as
inner city residential markets have deterioratddandonment in Winnipeg has not been
to the same extent as in some larger Americarscibiet many of the same signals of
neighbourhood deterioration are evident. As Hantsllescribes,

...white flight from the city, physical deteriorati of structures, the weakened
demand for housing as a result of market manipariads occurs with rent control,
social disorganization, drugs, and crime in thghnleourhood. Following a
period of disinvestment by landowners, even utsigyvices can be withdrawn,
which signals a complete collapse of the markett dwly do owners choose to
leave the area, but tenants do as well. The hgusarket collapses as the unit



becomes a liability to the owner; it brings no in@® but taxes on it still must be
paid (Hartshorn, 1992 p. 264).

This type of situation has occurred in the Spereighbourhood and in Winnipeg’s other
inner-city neighbourhoods, and, as a result, manyeos stop paying their property
taxes. By abandoning their property and withhadimeir tax payments, the owners are,
in essence, “selling the unit to the city” (Hartainal992, p. 264). However, the process
by which ownership is transferred to the city, kmoastax sale usually takes four and

up to five years to complete. By the time the tilges possession, a worthless building
is all that is left, if one remains at all (theyottan order demolition even before the tax
sale process is completed).

John Adams’ Cyclical Process of Abandonment thédgrtshorn, 1992), which was
based on a study done in Philadelphia in the 13isgorizes the process into six
stages:

» Stage Oneighbourhood deterioratiqgroccurs as the “preconditions” for
abandonment begin to develop. As described alpgepnditions include
physical deterioration, weakening demand for irgigrhousing and a host of
other social factors.

» Stage lscattered abandonmeatcurs over a “widely dispersed” area.

« Stage 2contagious abandonmentanspires when housing abandonment
becomes more intensified and consolidated. Indfaige, revitalization and
rehabilitation programs are focused on containurther widespread
abandonment.

- Stage 3wholesale abandonmerdccurs when revitalization efforts fail and
“entire neighbourhoods are junked.” In this phasepn often becomes a
significant social problem; something Winnipeg'aén city has already been
experiencing.

+ Stage 4clearance and renewaln occur as many units are completely
destroyed. Initiatives and programs are developethiattempt to revitalize
the area. In this stage, new uses for land aen @itoposed, but due to the
dismal conditions in the area, options for reneaval often quite limited.

- Stage 5pathological abandonmeian occur as market conditions further
limit other uses for the neighbourhood’s property.
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Figure 3: Vacant/Boarded Dwellings
in the Spence neighbourhood
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The Spence neighbourhood is currently at the feolt of thecontagious abandonment
stage. Between 8% and 9% of all assessed prapénbe including apartment buildings
and stores) have been abandoned or demolishedg&peghbourhood Association,
2002). At first glance abandonment cases may ammeaewhat dispersed, but upon
more detailed observation the intensification aoiisolidation is very apparent. Much of
what has been vacated or demolished has occurgautkets of 2 or 3 homes, many of
which are growing. As one house is vacated anddedaup, neighbouring homes
further deteriorate and eventually are also abaadlorit is a cyclical and contagious
process as homeowner and neighbourhood pride isidimed along with the property
values; the incentives to put money into mainteraard renovation become
disincentives. To prevent the further intensificatof abandonment it is crucial to have
effective rehabilitation programs in place.

3.3 Market Gap

Market gap is the difference between the coststiing a house to market and the
purchase price the market will support (Carter6p.1For example, if the cost of
acquiring and refurbishing an inner-city home i $60 and the purchase price
supported by the market is $45,000, a significaatket gap exists. Older inner-city
neighbourhoods experiencing difficulties reflectedeclining household incomes,
abandoned housing, increased rates of absenteedwneeship and falling house prices
are areas of “disinvestment” (Carter, n.d.). Apragiation of market gap in these
neighbourhoods conveys the depth or intensity fifidestment”. It is, therefore, an
important tool in comparative studies of neighbaadh stability and facilitates the
targeting of areas for special consideration.

Market gap also alerts the private building and-posfit housing sectors to the real
market forces that must be contended with in thesicizration of neighbourhood
rehabilitation. Neither sector can operate onsa lmasis or in absence of mechanisms
that will serve to close the gap. As already nmred, the median market price in the
Spence was $16,500 in 1999, representing a largeetrgap problem.

4. THE NEED FOR REVITALIZATION

The following sections will examine the overall tiee in the Spence neighbourhood.
The urgency for a swift and effective revitalizatistrategy is made evident by
examining issues related to population loss andratbcio-economic factors related to
neighbourhood decline.

4.1 Population

One of the key areas of decline in the Spence beigimood has been in its population.
Of all Winnipeg neighbourhoods, Spence has expes@ithe second greatest percentage
loss of its population between the census years a8d 1996, with a loss of 36.8%; the
greatest loss was in William Whyte (37.7%). In 1%e Spence neighbourhood



population was 6,230 people. By 1996 that numbédrfallen by 2,290, to a population
of 3,940. Meanwhile, many new suburban and ex+udvaas have experienced
remarkable population increases. From 1991 to 188§hbourhoods outside of the
inner city experienced a population increase o¥dl while the municipalities within the
CMA boundary but outside the City saw a jump of4.in their populations. During the
same period, Spence incurred a population los9.dP4 (City of Winnipeg & Statistics
Canada, 1999, p. 1). This rapid rate of populatiedine has been detrimental to the
Spence area, and it clearly illustrates the streegy for immediate revitalization
programs.

4.2 Income and Employment

The income of a neighbourhood’s residents is alsiang indicator of neighbourhood
decline. Average family and household incomessayeificantly lower in the Spence
area than they are in Winnipeg as a whole. Acogrth 1996 census data, the average
family income for a Spence area family was 60.486 khan that of the average
Winnipeg family income overall. The total averdgmily income in Spence was
$21,608, while in Winnipeg overall it was $53,1#urthermore, the incidence of low-
income families in the Spence neighbourhood inl®$@6 census was 67.6%, more than
three times that of Winnipeg overall (19.4%). Redito this is the proportion of total
income composed of government transfer paymentse@ment transfer payments
accounted for 38.9% of total incomes in Spence redsein Winnipeg transfer payments
only accounted for 13.9% of total incomes.

The average household income in Spence was 60s8thHan Winnipeg's overall
average household income. The Spence neighboughardge household income was
$17,674, significantly lower than Winnipeg's oveéi@lerage household income
($44,937). Of all Spence neighbourhood’s househ@@% of them live below the
poverty line (Low Income Cut Off or L.I.C.O), whitbe percentage of Spence’s single
parent households living below the poverty line wa%o (City of Winnipeg and
Statistics Canada, 1999, p. 6). As Lezubski gi@ht out,

Growing numbers of people in Winnipeg’s inner citgre struggling to make do
in these inadequate and steadily worsening comditid®overty is now so high as
to be far beyond anything that ought to be considl@cceptable in our
community. It constitutes an emergency, and demanchediate attention
(Lezubski et al.,1999, p. 5).

Unemployment rates are also considerably high#rarSpence neighbourhood compared
with Winnipeg overall. For Spence residents agegears and older, the unemployment
rate was 30.3%, considerably higher than for Wiagif8.2%). For residents between
the ages of 15 and 24 years, the unemploymentvade39.7%, whereas it was 14% for
Winnipeg overall. Finally, for Spence area restdever the age of 25 years, the
unemployment rate was 27.8%, whereas in Winnipeg only 6.9% (City of Winnipeg
and Statistics Canada, 1999, p.10).



4.3 Family and Household Type

Family and household type is another importantaaitir of the needs of a
neighbourhood. Spence’s household and family leridficonsistent with most
neighbourhoods in Winnipeg’s inner city. The numbkfamilies in the Spence
neighbourhood has suffered significant decline leetw1991 and 1996. In 1991, the
number of census families was 1,015, by 1996 thatber had decreased to 815. Of the
families in the Spence neighbourhood, the percensdgnarried couples (46.0%) was
significantly less than in Winnipeg overall (74.6%jurthermore, the percentage of
single-parent families is significantly higher ipe&hce (40.0%), than it is in Winnipeg
(16.6%). Females accounted for approximately 75%l dhe single parents in Spence.
Average income for female single parent familiethiem Spence area is well below the
L.I.C.O. at $15,131 (City of Winnipeg and StatistiCanada, 1999, p.4).

Another significant discrepancy between the Sperighbourhood and Winnipeg is the
number of non-family households. 51.9% of Spemea Aouseholds are non-family
households, well below the rate for Winnipeg ovg@4.7%) (City of Winnipeg and
Statistics Canada, 1999, p. 4).

4.4 Education

Education of residents is another important comattn when looking at neighbourhood
decline factors. On average, Spence resident€atidn levels are lower than
Winnipeg’s, both in terms of secondary and postsdary education. In terms of
secondary education, 21% of Spence area residénisats and older have attained less
than a grade nine education. In Winnipeg, 9.1%elatained less than grade nine.
Similarly, the proportion of residents in the Speacea who have not received high
school diplomas (35.2%) is considerably higher tAénnipeg overall (26.0%).

In terms of post-secondary education, the percermégeople who have non-university
certificates or diplomas is considerably lower peSce (10.3%) than in Winnipeg
overall (19.1%). As for university education, fhercentage of Spence area residents
who have university degrees (5.7%) is considerlvier than for Winnipeg overall
(15.1%). This lack of education attainment helbgsl@&n many of the other conditions
leading neighbourhood deterioration. For examgdieication levels can impact labour
force participation and income levels (City of Wippeg and Statistics Canada, 1999,

p.9).
4.5 Ethnicity

Ethnicity is another important component of therggeneighbourhood. Spence’s ethnic
mix is quite unique. People of aboriginal origogtaunt for the largest and fastest
growing ethnic group in Spence (Neighbourhood Rdivition Strategy 15). In 1986,
aboriginal residents represented 11.6% of Spemmggslation, in 1996 the aboriginal
population had increased to 28% (City of Winnipad &tatistics Canada, 1999, p.8).
Winnipeg’s aboriginal population only represents%s.of the total population.
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The Spence neighbourhood also has a considerally Vasible minority population
(39.2%), compared with Winnipeg overall (11.9%peBce’s visible minority population
is comprised mainly of persons of Filipino (42.2%he total visible minorities) and
Southeast Asian origins (21.4%).

Many of the ethnic groups comprising the Spencghimurhood, particularly the large
aboriginal segment, have been historically margiedl For a large majority of ethnic

residents, they are disadvantaged with lower educévels, lower income, and higher
unemployment. In the Spence neighbourhood itdsahaspects of its large aboriginal

and ethnic population that represent indicatordeadine.

Table 1: Spence neighbourhood: 1996 Socio-Econontomparison

Spence Winnipeg
Income
Average Family Income $21,608.00 $53,174.00
Average Household Income $17,674/00 $44,937.00
Unemployment
Age 15 and older 30.3% 8.2%
Age between 15 and 24 51.9% 14.0%
Over 25 years of age 27.8% 6.9%
Household/Family
Characteristics
% of Married Couples 46.0% 74.6%
% One parent families 41.7% 16.6%
Low Income Households 70.5% 24.3%
Low Income Families 67.6% 19.4%
Education
Less than Grade 9 21.0% 9.1%
No High School Diploma 35.0% 26.0%
University Degree 5.7% 15.1%
Ethnicity
Aboriginal Population 28.0% 7.1%
Visible Minority 39.2% 11.9%
Tenure
Renters 80.6% 38.0%
Owners 19.4% 62.0%

Source: Adapted from Winnipeg's Neighbourhood Resf{City of Winnipeg, 1999)
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5. PUBLIC CONSTRAINT TO EFFECTIVELY ADDRESSING THE
PROBLEM OF TAX ARREARS

Government policy concerning revitalization tooeoftsuffers from disjointed preparation
and lacks a co-ordinated vision and subsequentimgfahaction. Additionally,
government policy is too inflexible to accommoddte urgent need for revitalization. It
is necessary to construct programs complementahetefforts of community-based
housing development groups rather than constramitigniting them.

There have been attempts to develop policies ahdtives conducive to building
community capacity. Some recent examples includé\innipeg Housing and
Homeless Initiative (WHHI), Neighbourhoods Alivetitiative and the Government of
Canada’s Supporting Community Partnerships Iniesti(SCPI). Itis necessary to lay a
foundation for interaction between government amamunity-based groups addressing
a broad spectrum of concerns such as distribufioesources (funds, community-
building expertise, and raw materials) and effitie@mmunication. Recent efforts taken
by the City of Winnipeg and the tripartite WHHI effmuch promise in the way of co-
ordination between government and non-profit hagigimd community groups.

5.1 Back Taxes: Current City Policy

The City of Winnipeg has no clear policy accommaodathe waiving of municipal back
taxes for the private sale of houses to non-paofitharitable agencies. Ultimately, city
council has the power to decide this issue as pted®n a case by case basis. However,
it seems clear the City of Winnipeg remains relatta set such a precedent. In its
reluctance, the city may feel it is sending a ne@ganessage to other taxpayers.

Table 2: Property Tax Arrears in the Spence neighbarhood

Property Current Arrears Year 2 | Arrears Year 3 Total Due Demolished |Demolition Cost | Total Minus Demo Cost | Tax Sale
1 $ 7,767.56| $ - $ $ 7,767.5p Yes $ 6,87091]$% 896.65 No
2 $ 260.87| $ 6,781.39 $ 246.340 $ 7,288.5¢ Yes $ 567484 % 1,613.72 | Yes
3 $ 268.85| $ 7,237.61 $ 95.78 $ 7,602.3 Yes $ 5,980.06 | $ 1,622.24 | Yes
4 $ 1,101.43] $ 9,368.24 $ $ 10,470.6ff Yes $ 8,119.62 | $ 2,351.05 No
5 $ 3,849.70| $ - $ $ 3,849.7p No $ $ 3,849.70 No
6 $ 1,169.74 $ 1,026.74 $ $ 2,196.4p No $ $ 2,196.46 No
7 $ 381.10{ $ 12,257.78 $ - | $ 12,638.8B Yes $ 8,924.58 | $ 3,714.30 | Yes
8 $ 291.43| $ 7,476.01 $ $ 7,767 .44 Yes $ 6,602.54|% 1,164.90 No
9 $ 102754 $ 68.27] $ $ 1,095.7B No $ $ 1,095.78 | Yes
10 $ 336.07]$ 20114671 $ 77.49$ 20,528.2B Yes $ 17,422.88 | $ 3,105.35| Yes
11 $ 361.24|$ 11,896.97 $ - | $ 12,2582l  Yes $ 10,053.45 | $ 2,204.76 | Yes
12 $ 789.07| $ 87751 $ 148.51 $ 1,815.1f1 No $ $ 1,815.15] Yes
13 $ 426.07) $ 47131 $ 591.39 $ 1,488.8 No $ $ 1,488.83 | Yes

Totals | $ 18,030.61$% 77,576.69 $ 1,159.471% 96,767.71 $ 69,648.88 | $ 27,118.89

Averaged $ 1,386.97$ 7,052.43 $ 231.89 $ 7,443.67 $ 8,706.11 | $ 2,086.07

Source: City of Winnipeg Tax Statements as of October 30th, 2000
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Tax arrears have become a considerable setbadntpnofit housing and community
groups who are trying to rehabilitate inner-citygmdourhoods. When acquiring a
property with outstanding taxes, the purchaseggsiired to pay those taxes off. In the
Spence neighbourhood, based on a sample of 13 abethdr boarded-up units, back-
taxes on properties range anywhere from the higite®20,528.23 to as low as a few
hundred dollars (Table 2). On average, tax arr@anrgacant properties in the Spence
area are about $7,40@f demolished dwellings, demolition costs accownt®0.63% on
average of the total back-taxes owed. This repteseconsiderably high cost to the
purchaser, especially when considering the avesaljeg price of an abandoned unit or
piece of vacant property in the Spence neighbouthoo

It is the cost of back-taxes that deter or pre@emtimber of non-profit housing groups
from purchasing these properties for rehabilitapoojects. They simply cannot afford
the cost. Therefore, it would be more benefimahie long run for the city to write those
taxes off to allow these community groups to aagthie properties. The city will
certainly lose out on the large amount of tax wntoff, but the amount is even greater by
the time they take the property over through tde gagure 3), when the taxes will be
written off anyway. Getting these properties irfte possession of community housing
projects sooner, allows property taxes to be cabbérom the new owner, which is better
than the property sitting vacant and burdeningcthyewith additional costs for
maintenance and demolition.

6. IMPACTS OF A LENGTHY TAX SALE PROCESS: LOSS OF
DWELLINGS

Once land is acquired by the city, it is not uncasnnfor it to be sold to a non- profit
organization for the fee of one dollar. Howevers thoes not take place until a lengthy
tax sale process has occurred. This lengthy prasegextreme consequence since in
eighty percent of tax arrears cases, when thed@iyinnipeg finally takes a property, it
is after the demolition of the dwelling. This posegroblem for groups that target the
rehabilitation of the existing housing stock.

The longevity of théax saleprocess can see a house sit vacant for up tydiaes.

During this time, regular maintenance is neglectdtk absence of heat during the winter
months advances deterioration. These factors greatlease the odds of abandoned
dwellings in becoming demolished. As the numberamfant houses increases, a negative
perception of the area emerges, causing more penjdave. As already described by

the theory of contagious abandonment, neglect lEag®re neglect strengthening the
decline process. It is important to understand bdengthytax saleprocess can lead

such theory into action.
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6.1  Safety

The City is under pressure to address safety probkessociated with abandoned
buildings. Boarded properties can threaten neighimmds by lending themselves as
places for mischief, illegal activities and as tietshps for squatters. For example, young
people may enter the building at risk of injury d@hd threat of fire is constant. These
sites are often magnets for derelicts and drugsugexr more buildings become vacant in
declining neighbourhoods, these issues becomeasegreoncern.

6.2 Arson

Winnipeg has gained the reputation as the arsoitatap Canada. To combat arson, the
city established an arson task force that isattiive. This is a response to the “...decline
that has left parts of the inner city looking likevar zone of burned and boarded-up
homes” (Winnipeg Free Press, Feb. 31, 2000, A2)
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Figure 4: City of Winnipeg Tax Sale Process

Year of Default

«  Payment Deadline for annual taxes is Jurfé 30

« Interest penalty applies to unpaid taxes.

« By December 3lthe property owner is given 2 years to pay or
the property can be taken in tax s

l

Year 2

« 2 years worth of back taxes are owed either in w/ioolin part.

e Under the City of Winnipeg Act the property cantaken in Tax
Sale.

e In practice properties are never taken after onfgas of tax

arrears.

Between Years 2 & 3

« Atax sale date is defined by the city (normallg fbllowing
November or December).

e Tax sale date is confirmed by City Council.

* Taxreminder is sent to the owner that June.

e At this point partial payments are not accepted.

l

Year 3

« Property is added to the Tax Sale list. Noticeha appears in the
Manitoba Gazette.

e The property tax can be redeemed by the ownehéofull
amount plus a 10% tax sale fee and monthly pechkyge:

l

Year 4

~

«  City registers First Return on property indicatthgir intention to /
T

take property for taxes owing. he situation outlined

«  The owner can retain property if taxes and persatire paid here is unique to the City
within 1 year of First Return Registrati of Winnipeg. The process
the land goes through to
arrive at tax sale, and the
length of time before
action is taken against the

Year 5 defaulter, ties up vacant
. . . . _ properties for exorbitant
City registers Second Return and applies for titleich takes 6 periods of time. This

months. _ _ o alone with severe climatic
« Owners can still retain property, but must go tigtodVinnipeg conditions intensifies the

Land Titles Office. deterioration of vacant

« City takes property title as payment for tax arsear dwellings.

.

Source: Adapted from various sources at the Citinfipeg Corporate Finance and Land
and Development Departments (2000).
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6.3 Crime

Aside from arson, abandoned dwellings lend theneselo other criminal activities. They
become ideal places for the dealing and manufaxgjui drugs as they can easily be fled
to elude law enforcement officials. It is common $ach criminals to constantly move
their activities from one abandoned house to amdttehotsky, 2000). Activities like this
appear to justify demolition efforts on vacant pedjpes. However, it is often the length

of time a dwelling sits vacant that increases thences of it being used for criminal
activity. As a property sits neglected for a lorggipd of time, people begin to take notice
of it. The longer it sits vacant, the greater thance it will be used for criminal activities.

6.4  Monies Owing on Vacant Properties

Currently, the collection of back taxes is foregomee a property is taken in tax sale by
the City of Winnipeg (Wisielowski, 2000). The lehgif the tax sale process leads to
expensive property tax bills which after a poinil] wot be collected from the owner. If
the City demolishes the dwelling, it constitutesidher expense borne to the City as part
of the overall tax bill. Five years of taxes pludeamolition charge averaging $7,000 per
property in Winnipeg adds up to a large debt. Thesreason for the city to pursue tax
sale dwelling rehabilitation. Until this is changélde amount of taxes owing plus the
demolition of salvageable homes leads to wastedsfuntimately paid by taxpayers.
This money which has to be accounted for at sond,pmuld be used to decrease the
market gap in neighbourhoods such as Spence hyiatjat to be spent on the
rehabilitation of dwellings instead of their rembva

6.5  The Cost of Vacancies: Missed Expenditures

While the amount of back taxes owing on abandomegllshgs in the inner city is
exorbitant, so too is the missed economic experelds a result of these vacancies. With
current policies that do not allow the waiving axés, community groups are forced to
idly observe the neglect and demolition of missthbilitation opportunities. A number
of economic costs directly relate to the vacanofdsomes in the city’s Designated
Housing Improvement Zones. Examining some of teerevenues incurred by each
abandoned housing unit is useful to illustrate gamt. The neighbourhood loses
$13,598.00 per dwelling per year in family relagegbenditures which would have been
realized if the dwelling were occupied. Schookskecome decreased by $367.08 per
dwelling per year, exacerbating the further decthaner city education. Another
$186.96 per dwelling per year is lost in Provin&ducation Taxes (Winnipeg Housing
and Rehabilitation Corp [WHRC], 2000a).

The loss of municipal taxes accounts for $586.01dpeelling, which affects all City of
Winnipeg residents through a decreased tax basé. i&ighbourhood disinvestment also
spills over into the business sector. To offerec#ir example, $2,527.00 per annum is
the reduction in a consumer base realized byytbmpanies. As 80% of these
dwellings are demolished by the time the city amgiownership, demolition costs must
be factored into the equation. Such costs, inclyitbgal and/or processing fees amount
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to at least $7000.00/home. This is accompaniedibgad renovation opportunities,
which are equated at about $45,000.00/dwellingoAthese factors add up to a tidy sum
of $81,222.65/unit during the first year of demiolit (WHRC, 2000a).

6.6  The Need to Protect Abandoned Housing for Fut@ Opportunities

While new by-laws do address the negative consamsenf vacant housing through
demolition, it must be realized the quickest solutis not always the best solution.
Incentives should favour dwellings that can be ecoinally rehabilitated. Vacant lots
appear as reflections of deteriorating neighboutlsodi is ironic to see demolitions are
being expedited in situations where revitalizagdiorts focus little attention on infill
development. In the absence of clearly definedl ipdilicies, one would expect greater
emphasis on the rehabilitation of dwellings movingpugh the tax sale process. This is
not to suggest that all dwellings can be rehal@dasince some are beyond reach of
financially prudent restoration.

Most housing rehabilitation activity is undertakennon-profit organizations (excluding
the Residential Rehabilitation Assistance ProgrBRAP), which funds property owners
directly). Given this fact, the City of Winnipegalld encourage non-profit groups to
repair dwellings in tax arrears as part of a neigitbood improvement strategyhis
would require protection of the dwellings subjectedax sale and a system of supports
to non-profit operations.

Each abandoned dwelling in a neighbourhood su@pasce represents a lost affordable
home. Maintaining an affordable housing stock ipamtant to ensure people in low-
income situations have housing opportunities. “Hagi$or low income families and
individuals, natives, elderly, single parents atiteohigh needs groups have no easy
paths” (Kowlessar, n.d.). We must be careful naake more than we have to from those
who already have the least.

6.7 Housing Gains

In order for revitalization efforts to have an ingpan declining neighbourhoods, it is
important that they be comprehensive, as housmgealloes not address social problems
like unemployment. At the same time the physichblglitation of a neighbourhood can
instil a positive image which may attract otherastment spin-offs. For the success of
revitalization efforts to be measured, a simpleditéctive measure may be an inventory
of the number of dwellings lost versus the numbetweellings gained in a
neighbourhood over a given period of time. Whilis tiatio does not appear to be
documented by the City of Winnipeg or any sociarages, it should be.

As programs through the WHHI are targeted at Mhjgorovement Areas, there is hope
that this reflects a commitment to harness thelprob in the areas in worst shape. This
institution would be best served by such an invegnto locate where the battles must
take place, perhaps before signs of deterioratamotime highly visible.
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7. THE TAX COLLECTION PROCESS

The municipal tax bill comprises a municipal pont@nd an education portion. While the
City of Winnipeg is responsible for collecting thetire amount, it only keeps the
municipal portion, forwarding the rest to the Prme of Manitoba and the Boards of
Education. It is important to note that if taxes aot collected, the city is responsible for
collecting the entire amount (Weselowski, 2000).

7.1 Methods Available to Waive Back Taxes

Under Section 242 of the City of Winnipeg Act, coilthas power to cancel any debts
owed in whole or in part to the city. An exceptiorthis is the lack of authority to cancel
local improvement charges (i.e. sewer and wategniidba Statutes, 1989, p. 149). This
permits council to cancel taxes at the provin@akl. In order for this to occur, council
must vote unanimously in favour of the motion. Agady discussed, the city must remit
the province’s share regardless. Therefore, theatition of provincial taxes by city
council merely shifts the onus from the legal propewner onto the City of Winnipeg.
This same procedure also applies to the cancellafieducation taxes received by the
Board of Education, as their budget is predeterthimgh taxes set accordingly. It should
be noted that council has never cancelled taxeéd)due simply assumed the taxes after
property has been received through tax sale.

Section 242 of the City of Winnipeg Act is not thiely method that can be used to speed
up the transfer of neglected properties (Manitotzduges, 1989, p.79). Under Section
138 of the City of Winnipeg Act (Manitoba Statutps/9), council has the power to
provide grants. These could be used to resolvartimunt of property taxes owed on an
abandoned property. This Act does specify who thatg can be made out to and
include: “charities; and philanthropic entities enthe Charities of Endorsement Act for
the purpose of aiding athletic and aquatic sposugport economic development; or for
any other purpose that will provide itself as adfério City of Winnipeg inhabitants”
(Manitoba Statutes, p.79).

7.2 Political Climate and the Waiving of Taxes

Of the vehicles available to waive or cancel baotes, Section 242 may create turmoil
among city residents. This is because the majofitiie voter base is drawn from the
suburbs who feel they are already taxed enoughhése people do not identify with the
needs of core area residents, it is assumed theeltiag taxes would be met with
hostility. For this reason, Section 138 may beli&ter route. The provision of a grant
would have the same effect on nullifying the baskes owing, but its indirect nature
may be better received politically. However, it lwbbe suggested such action would be
discriminatory under the rules for Section 138h& City of Winnipeg Act because the
benefit is limited to a specific constituency amd to all residents. This, however, is a
weak argument. It is the taxpayer who collectivedys for the property taxes left on a
property taken in tax sale. The solution is simple:can either pay the immediate costs
or we can pay even more at a later date.
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7.3 The Provincial and School Board’s Portion of Taes

The Public Schools Finance Board generates itsdiuatghe beginning of each year and
passes the responsibility along to the City of Vipeg for collection (Weselowski,

2000). The provincial government also counts orcttyeto collect its portion of property
taxes owed. If the city were to waive the proviheiducation tax it would still have to
remit that amount to the province. The problenhes ity is put in an awkward position
in waiving taxes, as it would have to pay themliit$@ne could use the argument that
they will have to do this anyway when the propdésdg been annexed through tax sale,
which carries not only more taxes, but often thedliion costs for the house. Still, it
seems unfair the city be completely responsiblgowering the province’s share. In fact,
as much as the city would benefit by encouragipgoaerty to develop back into a
household, the province would benefit as much aremés the provincial share is a
proportion of the assessed value, the province dvbal’e more to gain, as an occupied
dwelling does more for adjacent dwellings than baraloned ones. Thereby, expanding
the tax base and increasing long-term provincimees.

7.4  The Need for a Shared Provincial/Municipal Idelmgy

To expedite the transfer of ownership of vacant &to non-profit organizations, the
province and the city must work together to achiengual support. The city should be
willing to waive back taxes through either Sectid38 or 242 of the City of Winnipeg
Act for non profit organizations and should be cdefit the province will back up the
decision through a grant back to the city for itare of taxes received. Whatever method
is used to achieve this will only serve as a meéara important end. The levels of
government involved in inner city revitalization stuake a progressive stance on this
issue, even in the face of opposition. As neighboads such as Spence have been
neglected for years, there is simply no time lefivatch outdated policy add to the
problem. The City of Winnipeg must not be concermti defending such an action in a
neighbourhood with a 66% poverty rate (City of Wpey & Statistics Canada, 1999).
Any action that can possibly be taken to regenaxateput a family back into a derelict
home is a positive one.

8. CURRENT HOUSING INITIATIVES AND AREA CLASSIFICAT ION BY
DEGREE OF DECLINE

The City of Winnipeg has re-established a focugaer city housing, which is positive
for such neighbourhoods as Spence. All city neiginboods have recently been
classified into one of four categories relatingfteir overall degree of decline (City of
Winnipeg, 2000). These include:

* Major Improvement Areas decline is most severe; infrastructure requivées
renewal.
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* Rehabilitation Areas- decline is affecting the stability of the wholkeighbourhood.
Infrastructure improvements are needed. Intervanismeeded to stimulate private
business.

» Conservation Areas stable areas showing initial criteria of declidgeas will be
monitored; intervention will occur in isolated case

* Emerging Areas- areas where new development may occur.

The focus of the city’s housing policy will be litad to Major Improvement and
Rehabilitation Areas. Of the 228 Winnipeg neighlhmads classified, 14 are considered
Major Improvement Areas while 21 are deemed Reltatddn Areas. As Spence is one
of the Major Improvement Areas, this displays sdype of commitment and
acknowledgement of the decline problem by the Glitwinnipeg. Financial allocations
made to this project are estimated at a total ah$ifon over the next five years.
Specific programs will include housing revitalizatj minimum home repair;
neighbourhood housing plans and housing advocacknical support services /
communication; and evaluation (City of WinnipegP2@ The estimate for the first years
obligation has already been met through an approwécibudget of $2 million
(Carrothers, 2000).

8.1 Existing Housing Programs

To complement the Housing Implementation Framewitrd federal, provincial and
municipal governments have teamed together toem@aentity called the Winnipeg
Housing and Homeless Initiative, the purpose oftlli$ to co-ordinate new and existing
housing programs and resources among the diffézeals of government. These
programs target Major Improvement and Rehabilitetoeas (Figure 4).
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Figure 5: Major Housing Programs Delivered Throughthe Winnipeg Housing and Homelessness Initiative

PROGRAM

City of Winnipeg Housing Policy

Province of Manitoba Neighbourhood
Housing Assistance (NHA), part of the
Neighbourhoods Alive! Program

Federal Residential Rehabilitation
Assistance Program (RRAP)

PROGRAM DESCRIPTION

Funding primarily for housing rehabilitation

in targeted inner city neighbourhoods under

several programs:

e Municipal Offsets Program

e Housing Revitalization Program

e Neighbourhood Housing Plans and
Advocacy Program

* Housing Demonstration Program

e  Minimum Home Repair Program

Funding for community based groups
to support housing homeownership and
rehabilitation initiatives

Funding for shelter rehabilitation for low-
income:

 Rental RRAP

e Homeowner RRAP

* Rooming House RRAP

* RRAP for Conversions

* RRAP for Persons with Disabilities

AVAILABLE FUNDING

$7 fidh over 5 years (2000-2005):
Up1td,$00/unit through the
Municipal Offset Program and the
Housing Revitalizatiom@iam; up to
$3,000/unit under Miinimum
Home Repair Pnogra

$8 million o¢grears (2000-2004):
Up to $10,000/

Up t@&000/unit for rental and $12,000 for
rooming houses (fully forgivable); Up to
$18,000/unit for homeowners ($12,000
forgivable); $18,000/unitari@r conversion

$38,000 maximum total funding available per
unit
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8.2  The Benefit of Waiving Back Taxes in Conjunctio with Existing Policies

Establishing policy allowing back taxes to be wadiw® behalf of non-profit and/or
charitable organizations would complement exisgirggrams and initiatives in target
areas. Since all levels of government have a poesernthe WHHI, this provides a
suitable location to administer such a policysleasy to envision how a policy
addressing a more expedient transfer of ownersinghave a positive impact upon the
neighbourhoods in dire need. However, it is just@sy to see how neglecting such a
policy runs contrary to neighbourhood rehabilitategforts. Allowing non-profit groups
to purchase dwellings without having to wait utiié completion of the tax sale process
saves those dwellings from further decline, theeefeducing their chance of extinction.

8.3  Winnipeg’s Response and What Other Cities aredng

Winnipeg’s situation regarding abandoned propextyniique. This is reflected in the lack
of literature dealing with this issue in otheredi It is understood in other cities that it is
unheard of for a dwelling to sit vacant as londias years. Even still, some cities have
become more aggressive in addressing similar satThe city of Regina "...may
declare any building to be a nuisance if ...couisadf the opinion that the building: a) is
dangerous to the public safety or health; or bytaritially depreciates the value of other
land or improvements in the vicinity" (The Urban Mcipality Act of Saskatchewan,
1984). With this legislation, Regina'’s city counuidy order an owner to either demolish
a building or remedy its condition. The time lirgiven to carry this out will be no less
than 45 days. Winnipeg was reviewing the adoptiosimilar legislation. When this
study was originally drafted in 2000, it was ".Lao offence in the city of Winnipeg to
have a house boarded-up for a certain period @& t{iReport to the Standing Policy
Committee on Property and Development, 2000, pi8)vever, amendments to the City
of Winnipeg Act on Dec. 15, 1999, for the City'stiba Against Arson program paved
the way for new by-laws to be passed to make abeaibuildings an offence. It should
be noted that for some time Winnipeg has had tiigoaity to "...order that dangerous or
unsafe buildings be put into safe condition or déshed" under Section 477 of The City
of Winnipeg Act and the Winnipeg Building and BysaNo. 4555/87 (ibid., p.2).

Winnipeg has recently become much more aggressitki® issue with its 2002
adoption of By-law 7893/2002, which closely mirrtihat of Regina's. Through this by-
law, action is no longer limited to unsafe and dangs buildings. The objective of the
by-law is to restrict the amount of time a residg@rdwelling may be vacant and/or
boarded-up. The by-law aims to ensure the vacagtlihgs meet basic maintenance
standards as to not detract from their surround&ighbourhoods. It also aims to limit
the number of boarded-up dwellings. Owners of vadarellings who choose to board
up the dwelling must meet the requirements estaddisinder Schedule "A" and
Schedule "B" (See By-law 7893/2002) as well as arBed Building Permit. A
Boarded Building Permit allows the dwelling to reamboarded for up to six months. A
maximum of three permits per dwelling may be isswétin a five-year period.
Although the cost of the initial permit is inexpamesat $10.00, the cost of each
additional permit increases substantially: $200tersecond and $800 for the third.
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After all three permits have run out, the owner apply for an additional permit that
costs $2,000 if granted. Failing to obtain a vakamit is to be guilty of an offence
punishable by a minimum fine of $2,000. Additiofinks may also be issued if the City
determines the owner has since failed to compli tie by-law (By-law 7893/2002).

While such by-laws may have success in a place asi¢tegina, the effect and
appropriateness of such action in Winnipeg neetbe teeriously questioned. The
abandoned houses in depressed Winnipeg neighbaistawe symptoms of larger social
ills and injustices. As a result of negative foroe8Vinnipeg's housing market, as
emphasized by the market gap problem, it is oftéitult to see the logic of an owner
remedying a building that will not recoup thosetsam the market. For Winnipeg to
pass and enforce by-laws making abandoned buildingdgfence would further add to
the duress of such neighbourhoods, entirely missiagoint.

9. STATEGIES AND RECOMMENDATIONS
9.1 Inner-city Revitalization Task Force

To implement new and effective revitalization stgaés more efficiently, the city needs
to seriously consider developing a pro-active Irzigr Revitalization Task Force. This
task force would be a highly visible organizatiocdsed on exposing inner-city-housing
issues, raising public awareness, creating a sgnsgency for revitalization and
developing and implementing new revitalization pot¢. The city discussed and began
preliminary work towards developing such a taskéoibut nothing has transpired as of
2002.

This Inner-city Revitalization Task Force woulddmmprised of a wide range of
representatives from the three levels of governpeammunity and church groups, real
estate agents, non-profit housing organizationsbanders and developers. To be
effective this task force would need to be an gntibrking at “arms length” from council
(similar to theCentreVenture Development Corporafiomhis would allow greater
administrative authority so projects could be impéated without unnecessary
bureaucratic delays, supported by the ability todoe rules creating these delays.

Under this proposed inner-city task force, a nundbdéurther recommendations can be
made towards the betterment of inner-city housiolicyp.

9.2 Improved Cohesion and Accessibility

For many inner-city property owners and non-prodinmunity organizations,
accessibility to government information and progsameds to be drastically improved.
Despite programs like thgingle Windowvhich have combined the three levels of
government to improve accessibility and cohesisnes, there remains a considerable
gap. In gathering information for this projectistivas experienced on a number of
occasions, frequently holding back progress. Tpaeent lack of cohesion between
departments and the levels of government createscgssary delays in obtaining public
information regarding inner-city-housing initiataze Furthermore, once the information
is eventually obtained, it is often incomplete.
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This lack of cohesion, and the inaccessibilityr@ates, can hamper the revitalization
process, as many property owners and organizdiimehg intimidating and/or time-
consuming to pursue the information they need. r@fbee, programs like th8ingle
Windoware important but need to be improved, expandddatter integrated.
Information sources and programs need to be cafeeli to make them more accessible,
which in turn makes them increasingly effective.

9.3 Increasing the Province’s Role

Related to the issue of cohesion, is the neech®Provincial government to step-up its
role in housing and back-tax policy. The proviace the city need to develop a more
complimentary stance on the issue of back-taxesméntioned previously, the city still
has to pay the province its proportion of the proptaxes that the city waives. The
province needs to re-evaluate this practice andidenwaiving or subsidising their
proportion. Doing so would certainly alleviate ggare on the city, and could possibly
provide the city with enough leeway to increasesitssidies to inner-city housing
initiatives. A combined initiative may be the onlsay to address the magnitude of the
situation appropriately.

9.4  Comprehensive Focus

Tenacity is another area where the city’s revitdion strategies lack. While the City of
Winnipeg currently acts on many of the specifiooramendations stated below, they do
so only on a case by case basis. The city nedudls taore progressive and pro-active in
its inner city neighbourhood improvement plan, andsider creative alternative uses for
vacant lots. The city needs to have more compbvestrategies for the vacant
properties currently in the tax sale process drlthse already been acquired through tax
sale. A large portion of these properties remaicewnt, as non-profit organizations with
limited capacity and funding do not have the maareppropriate every single vacant
property. The key is to get these properties taxogenerating situations as quickly as
possible. The city needs to adopt a more formakesyatic and long term policy
framework so properties do not get lost in the #8aufSix recommendations are
suggested:

1) A strong effort is needed to get troubled praipsrinto the hands of non-profit
organizations for rehabilitation. Although the Ciitgts, in many instances, sold properties
to non-profit agencies for nominal amounts, thietaplace at the end of the tax sale
process. At this point, the dwelling has seen ujpvoyears of deterioration if it has not
been demolished. The City must implement policgvailhg non-profit groups to obtain
these properties before the end of the tax saleepso

It is recognized that non-profits and communityasrigations have a limited capacity to
deal with the renovation and rehabilitation of vagaroperties. This would be further
complicated in the initial stage of the implemeiotatof such a policy because of the
potential volume. Therefore, such policy would neednsure an adequate commitment
to funding on a consistent and ongoing basis.
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2) The city could consider allowing property ownetso owe back-taxes to donate their
properties to the city or to non-profit groups &otax receipt or for tax forgiveness. This
would eliminate the time and costs of completing tidx sale process, and it would
increase the chances of getting the property batk @tax schedule. Inthe Spence
neighbourhood’s deteriorating situation, timingfshe essence for an effective
revitalization program, as it would support compnesive revitalization initiatives,
maintaining an affordable housing stock at the same.

3) The city needs to take advantage of and catiretavide variety of non-profit groups.
Different organizations specialize in differentase The city needs to recognize this and
see how these specialities can be integratedniniricity improvement in a
complimentary fashion. For example, the city nededsok more carefully at
organizations that specialize in intilbusing. There is an obvious need for it, butlinfi
projects have generally lacked in Winnipeg. It Wddoe worthwhile for the city to
consider creative projects that focus on infill.

4) As the number of tax sale properties accumudatd,deplete the tax base in depressed
neighbourhoods, the city also needs to take a pveawmle in marketing those properties
back into tax collection. A list of these housesldappear in highly circulated local
publications as well as being sent to non-profiiugrs as soon as they become available.

5) Another solution may be a city wide land trusiggam. Such a program would
compliment swift renovation and infill activities ¢he ownership of the land would
remain with the city, therefore eliminating legaktembrances as well as decreasing the
purchase price for non-profit groups by taking it land cost. It would also allow inner
city development to be controlled, encourage th@idation of successful programs as
monitored over time and act as a vehicle to maira#fiordable housing. This may incur a
negative response in the real estate sector. Tbidd be ignored, because no housing
market can exist in the inner city without suchiatives.

6) The city could look at selling or giving vacaoits to neighbouring property owners
with certain conditions applying that pertain toitalization development. This would
mean that vacant properties could be divided upitedrated into the neighbouring
properties to increase their yard size and genemate property tax. Furthermore, this
would complement a longer-range revitalization ®by creating larger lot sizes
conducive to a wider range of future development.

9.5 Raising Public Awareness

Raising public interest and awareness is crucra¢fiective revitalization strategies.
Having the public on side can be a boost to anjeptoas it can encourage investment
from government and from the private sector. Tiheand community organizations
need to make better use of various media toolsdardo communicate the urgency for
immediate action in inner-city rehabilitation. tlatives are also needed to address
negative public perception in these neighbourho®tss is another area where an inner-
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city task force would be effective. Using tactimgrowed from the successiytson
Task Forceanlnner-city Revitalization Task Foramuld garner public interest and
support for inner-city housing rehabilitation amditalization.

9.6 Increasing Flexibility

Constraints to the acquisition of houses by commgtlmased development groups have
been clearly listed in numerous documents. Onbehiost recent was a November 15,
2000 letter from the Winnipeg Housing and Rehadiilin Corporation concerning the
issue of outstanding property taxes on vacant sase the financial impediment these
represent to community-based housing groups (200@busing policy needs to be more
flexible to accommodate the wide range of strategrad ability community
organizations have. As explained earlier, themumy housing policy processes
currently in place are rigid and somewhat limitedcope. Flexible housing policies
would also improve the accessibility issue, as pwfit groups and individual property
owners would feel their proposals would have agbethance of a thorough evaluation
and approval. It must be realised that each smas different and represents a different
opportunity. A singular approach cannot adapt or react to the ifinite number of
multi-dimensional problems facing inner-city housirg.

10. CONCLUSION

The Spence neighbourhood, and other inner-citynteigrhoods, are experiencing levels
of deterioration that could become critical in gh®rt-term, and in the long-term could
lead to a situation whergholesale abandonmeatcurs. It is crucial that the city and
province take a more pro-active and progressivecstan inner-city housing and the
waiving of back-taxes. The current tax sale preggsnachronistic and no longer
represents the changing urban landscape in Nortérigen It is especially
unrepresentative of the downcast socio-economiditions in the Spence
neighbourhood. We can either sit by and watclSgpence neighbourhood fall into
further decline or we can take action now and dgval complex plan to remove barriers
to redevelopment.
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