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PREFACE

The Institute of Urban Studies has, as one of its major commitments,
the advancement of research in the field of housing. Under the leadership
of our CMHC Senior Fellow - Dr. Tom Carter - and our Research Officer -
Deborah Lyon - the Institute organized and convened the first of a series
of seminars on housing in April 1986. Additional seminars are planned this:
summer and fall in Saskatchewan and Alberta. It is our hope that these
initiatives will be of benefit to all the various interests concerned with
housing and housing interests.

The Housing Seminars are designed to fulfill part of our mandate as
a CMHC sponsored research centre. While the Corporation is not, of course,
responsible for the contents of this summary, the Institute does wish to
acknowledge its on-going support.

Finally, I encourage readers to write us regarding any of the
information contained in these pages. We are anxious to have feedback.

Alan F.J. Artibise
Director
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1.0 INTRODUCTION

Three recurrent themes -- rental markets, older housing and neighbour-
hoods, and government housing policies -- emerged from informal presentations
and discussion by 30 participants at a 1i-day seminar on Housing in Manitoba
held April 18-19, 1986 in Winnipeg (see Appendices A and B for the agenda
and list of participants).

Discussion of rental markets centred on two sub-themes:

-- concerns about the status of, and outlook for, the
market in downtown Winnipeg where substantial public
and private investments are being made to revitalize
the area and increase its resident population; and

-- critical gaps in the provision of rental units in
rural Manitoba (both private sector and social
housing units).

In terms of older housing and neighbourhoods, the main sub-themes also
were two-fold:

-- the problems of, and market potential for, rehabilitation
and replacement; and

-- the potential impacts of recent changes in the federal
Residential Rehabilitation Assistance Program (RRAP).

Discussion of government housing policies focussed on:

-- the implications of new policy directions announced
earlier in 1986 by the federal government involving
disengagement from stimulative programs in private
housing markets; a shift in delivery responsibilities
to the provinces; changes affecting social and co-
operative housing programs; and an emphasis on
targeting of assistance to households in need; and

-- the housing and neighbourhood initiatives of the Manitoba
government, including continuation of rent controls and
plans for a new home renovation program.
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Comments also were made about the absence of a strong municipal role in
articulating local needs and experiences under existing housing policies/
programs; 1in planning and actively facilitating measures to address local
needs; and through direct input into policy-making and program development
occurring at other levels of government.

Additional highlights of the seminar included the following:

-- While improved economic conditions have boosted.
housing construction in the short term, over the
longer term demand for new housing is expected
to significantly decline in Manitoba. This could
lead to restructuring of the housing industry.

-- Home ownership markets continue to be characterized
by diversity, and the impacts of the life-style
preferences and economic status of the post-war
'baby boom'. Present markets are experiencing
increased quality consciousness and individualism
among 'move-up' and first-time buyers.

-- In Winnipeg, new housing construction is expected
to become increasingly concentrated in the St.
Boniface-St. Vital and Assiniboine Park-Fort Garry
communities. Differences of view were expressed
on the market impacts of the urban Timit line to be
included in Plan Winnipeg, the city's development
plan.

-- Varied perspectives were presented on the naturé of
expected changes in housing markets resulting from
increased numbers of older persons in the population.

-- The role and needs of single-parent families 1in
housing markets were identified as questions
requiring further investigation.

A summary of the seminar is presented below. Appendix C contains back-
ground data on housing and housing-related factors in Manitoba.




2.0 OVERVIEW/CONTEXT

As part of an historical overview, it was noted that Manitoba's housing
sector has not experienced sharp boom-bust cycles over the past two decades.
However, there have been market fluctuations associated with economically-
induced migration to and from nearby, especially western, provinces. Time
lags in detecting and responding to these short-term fluctuations have
contributed to market imbalances; moreover, developers and investors have
been hesitant to act lest their responses be made inappropriate by further
quick changes in demand.

Generally depressed economic conditions reduced housing activity in
Manitoba in the early 1980s. Even before then, however, industry performance
was below the national average (as measured in terms of housing starts and
expenditures on residential construction per capita). Activity began to re-
bound in 1983, reflecting improved economic conditions and government measures
to stimulate demand and production. Continued improvements are expected over
the short term, given recent optimistic projections about Manitoba's overall
economic performance. However, caution was voiced about the veracity of
projections in light of continued instability which has marked the economy
since the 1970s, especially in terms of interest rates, inflation, oil prices
and unemployment.

Irrespective of general economic conditions, considerable readjustments
are anticipated in the scale and nature of housing activity in Manitoba over
the next 15 to 20 years as demographic pressures for new housing decrease;
the impact of the post-Second-World-War 'baby boom' continues to reverberate
through the life cycle; and the imperatives of an aging housing stock become
more acute. Indeed, it was suggested that performance in terms of starts, which
traditionally are a key indicator of the vitality of the housing sector,.
may be significantly better in the 1981-86 period than in any subsequent
period in the next two decades.
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Note was made of the impact of Winnipeg's dominant position in terms of
population and economic activity in Manitoba. This dominance is reflected in
the concentration of housing activity in the metropolitan area, and in the
orientation of provincial housing programs. One result is that the needs of
micro-markets in rural areas are not always well served. Major builders/
developers generally have not been attracted to areas outside Winnipeg and
Brandon. However, if opportunities in Winnipeg decrease as expected, invest-
ment and development elsewhere in the province may become relatively more
attractive to these actors. (It was noted, for example, that some shift in
activity from major to smaller urban centres has been detected among developers
operating in Saskatchewan.) Some rural-based builders in Manitoba withdrew
from the industry during the last recession. A few key firms have since
re-emerged, but concerns remain about gaps in rural housing, especially in
rental markets, given that very little new construction occurred between 1975
and 1983 1in rural areas.

2.1 Demographic and Socio-Economic Factors

Primary demographic influences on future housing markets were identified
as follows:

-- The rate of the province's population growth is projected
to decline, perhaps to a no- or negative-growth status by
the turn of the century. Winnipeg may continue to experience
a positive growth rate during this period, but at an average
annual rate well under one per cent. The City of Winnipeg's
Department of Environmental Planning recently revised its
development plan population projection for the turn of the
century from an original 658,000 to 645,000.

-- The rate of growth in numbers of households is projected to
steadily decline in Manitoba as a whole and in Winnipeg.
However, the rate of household formations is expected to
continue to exceed that of population growth; and the pro-
portion of non-family households is expected to continue
to increase relative to family households. Nonetheless,
average household size should stabilize compared to its
marked decline in the 1960s and 1970s. The rapid pace of




household formations, and the decline in average
household size, were key characteristics of housing
markets during those previous two decades. It was
noted during the seminar that continued economic
improvement, especially continued decline in unemploy-
ment, could spur a new round of household formations.
Non-family formations are particularly elastic and

can significantly influence rental markets.

While the post-war 'baby boom' continues to be a major
market factor, no second wave or successor boom is
projected to occur to sustain the kinds of pressures
experienced in housing markets since the 1960s. At
present, the boom generation is having an impact on
the 'move-up' ownership market, having earlier stimu-
lated rental markets (in the 1960s and 1970s) and
first-time home ownership markets (in the 1970s, early
1980s).

The aging of the population, in absolute and relative
terms, will continue to challenge developers/builders
to produce a range of housing options from independent
Tiving to total care. At present, the most pressing
gaps appear to be in options for independent Tiving.

No significant changes are expected in the patterns of
decline in population and numbers of households in
rural farm areas and some of the smaller rural centres.

Continued migration of aboriginal peoples from rural

and northern Manitoba to urban areas, especially Winnipeg's
inner city, was identified as a major issue in terms of

older neighbourhood stability, out-migration and renewal.
While measures have been undertaken through the Winnipeg

Core Area Initiative (CAI) and other mechanisms to address

the problems of urban native economic and cultural adjustment,
it was suggested that departments in all three levels of
government need to more fully address the issues associated
with this continued migration. (1)

The potential influences of extended families, and the
changing ethno-cultural composition of the population, were
identified as factors worthy of greater examination in
relation to future housing markets.
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It was noted that Manitoba is expected to experience steady economic
growth at an average annual rate of 3.4 per cent to 1989 and 3.5 per cent
to 1994. Unemployment should continue to decline from an average rate of
8.1 per cent in 1985 to 5.5 per cent in 1994. Personal income also is
expected to show improved growth relative to the experience of recent years.

The rural economy is expected to continue to experience the impacts of
restructuring in the agricultural sector. The view was expressed that centres
of population which had not established some industrial activity, or a strong
service centre role, would have difficulty attracting housing investment.

In summary, if demographic and socio-economic projections hold, the
ratio of housing starts to household growth will continue to decline in
Manitoba. Based on demographic factors alone, starts may decline from an
annual average of more than 4,500 in the early 1980s to 2,500 in 1996-2001,
according to one projection presented at the seminar. Other projections
differed in actual numbers but were consistent in overall trends.

For the City of Winnipeg, the Department of Environmental Planning has
estimated 41,000 to 42,000 new (including replacement) units will become part
of the housing stock by the turn of the century. The projected pattern of
construction is as follows:

1986-1991 3,980 new units annually
1991-1996 2,420 new units annually
1996-2001 1,940 new units annually.

Several seminar participants stressed the importance of looking beyond
demographic factors to the need for replacement housing, especially in Winnipeg's
inner city where some 80 per cent of the stock is 25 years of age or more. Major
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requirements for replacement and rehabilitation are expected in the 1990s
when some 50 per cent of the city's total stock will be 25 years of age or
more. Nonetheless, restructuring of Manitoba's housing industry and the loss
of some builders from the markets are anticipated as housing needs/demands
shift. Remaining builders will have to compete intensively to retain their
market shares.

2.2 Public Policy

Five factors affecting the direction of public housing policies/programs
were emphasized in the discussion:

-- The policy context to the 1990s is expected to continue to
reflect scarcity of financial resources at all three Tevels
of government, including efforts to contain, if not reduce,
budget deficits. In contrast, public pressures on those
resources appear to be increasing, not abating.

-- Recent restructuring of federal housing policies/programs has
led to:

-disengagement from generic, short-term, stimulative
programs in private housing markets, with an associated
federal commitment that should a need for such programs
be perceived in the future, implementation would not
occur without consultation with the provinces and the
industry

*increased emphasis on better targeting of social housing
assistance to those in need

-a shift in program planning, delivery and monitoring
responsibilities to the provinces

-review and reform of regulations and processes which
unduly impede innovations and the provision of affordable
housing

-removal of geographic targeting under RRAP

-increased opportunity for private or public sector
organizations to compete for mortgage insurance business

-a commitment to greater involvement by aboriginal peoples
in housing programs.
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-- Associated with the above, increased emphases are anticipated
on formal intergovernmental and public-private coordination/
partnerships to make better use of scarce resources; Tlever
private investment in housing; and provide more tangible
returns for public assistance to projects.

-- A view was expressed that the development and application of
housing policies/programs were weakened by the absence of a
strong municipal role in this field, partly due to constitutional
and other structural impediments.

-- In Winnipeg, it was suggested there would be a continued shift
in the political and economic centre of gravity from the suburbs
to the inner city as a result of public policy interventions
such as the CAI. Negative impacts may be expected in terms of
the economic and political status of the suburbs; however, it
was argued, the key question is whether this is a reasonable
trade-off to make in T1ight of a pattern of capital flows which
significantly benefited suburban locations in the past 30 to
40 years.

In terms of federal policy/programs, it was stressed that the intent is
to better target housing assistance to households deemed to be in need within
a context where deficit reduction is a government priority; only a small per-
centage of the budget for housing is discretionary; and past programs were
delivering only one-third of units to households in need. The changes that
have been made are expected to deliver assistance to twice as many households
in need within the same overall allocation of budgetary resources. In Manitoba,
an estimated 63,000 households are in need. Under the new arrangements, Canada
Mortgage and Housing Corporation's allocations in Manitoba for new units, housing
rehabilitation, rent supplements and other programs will be directed to a projected
3,000 households/year over the next five years.

The federal changes will require provincial housing officials to be more
heavily involved in direct delivery of social housing. It is anticipated about
900 units per year will be produced for the "foreseeable future"” on a 75 to 25
per cent, federal-provincial, cost-share basis. In Manitoba's case, the net
additional costs are not significantly larger than in the past since the
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province had been supplementing federal activity to ensure availability of
units to low-income households. As well, the province:

-- will not pursue stimulative supply/demand programs,
unless market conditions dictate a need for such
programs

-- is developing a new home renovation program in
recognition of the age and condition of the housing
stock, and an expanding renovation industry; the
program may be ready for implementation by the end
of 1986

-- will continue with shelter allowances and rent controls
(affecting tenants in private rental accommodation)

-- will be acting on the results of work by a committee
reviewing the Rent Regulation Act and Landlord and
Tenant Act.

In terms of intervention to address imperfections in private housing
markets, it was noted that the province will be left on its own to finance
corrective measures should problems not be national in scope and the federal
government maintain its intent to not engage in new stimulative programs.
Concerns also were expressed that changes in RRAP will eliminate the tradi-
tional policy objective of neighbourhood renewal (see Section 5.2). Overall,
it was stressed that there is considerable sensitivity to what is perceived
as "off-loading” of federal fiscal and program responsibilities which, in the
case of housing and urban development, appears to have been occurring since
the 1970s.

A view was expressed that the new emphasis on targeting on the basis of
income may lead to the ghetto-like results of early urban renewal and housing
programs -- j.e., that the restructuring of social housing assistance reduces
the features that in recent years enabled a broader band of income/population
mixing to occur. This mixing, and the ability to offer incentives under more
flexible income criteria, were important components in the strategy to renew




-10-

older neighbourhoods. In response, it was emphasized that the policy changes
do not represent a return to the programs and concepts of the 1960s. Rather,
the new structure provides for flexibility and options within the income
criteria; moreover, policy/program development is a process that permits
evolution as questions or problems arise.

There were differences of view over the extent to which municipalities
were consulted, or use was made of municipal field experience, in the restruc-
turing of federal programs. Constitutional imperatives restrict federal-
municipal relations, it was noted. However, several participants also argued
that municipalities have not been particularly strong (individually or collec-
tively) on housing issues, nor in trying to "buy a seat" at federal-provincial
negotiations on housing policy/programs. An exception in Winnipeg's case has
been the city's involvement in the CAI.

Concerns also were expressed that municipalities, particularly in rural and
remote areas where staff complements may be very Timited, are not well placed
or supported to take advantage of available housing programs, and to take a
positive, active role in delivery. Often there are socio-cultural and economic
biases which do not encourage a municipal leadership role, especially in the
area of social housing. However, there also are pragmatic information, training
and resource needs that should be addressed, perhaps through extension services
or other support mechanisms for rural and remote areas, it was suggested.

3.0 HOME OWNERSHIP MARKETS

Discussion concentrated on markets and projections involving the Winnipeg
area.

Present markets are experiencing the impact of increased quality conscious-
ness and individualism among 'move-up' and first-time buyers. Preferences and
willingness to pay for quality of space, more ‘exciting' houses, improved
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internal and external amenities, and individual design requirements are key
market considerations that have led to growing demand for custom or custom-
tract homes. The Linden Woods development in south Winnipeg was cited as a
prime example of the success of 'up-scale' housing despite the development's
locational disadvantage amid industrial parks. To help establish the project,
the developer undertook extensive landscaping, fencing and other amenities,
and instituted design requirements to ensure the development would feature
larger houses (the main market is for 186- to 232-square-metre dwellings).

It also was suggested that Linden Woods was appropriately timed, taking advan-
tage of a desire for upgraded housing and offering a 'move-up' option to res-
idents of nearby developments such as Fort Richmond and Waverley Heights.
(Winnipeg markets exhibit a strong tendency among buyers to remain in or near
the communities where they have grown up or lived for some time, seminar partici-
pants were told.)

It is anticipated the trend to up-scale housing will persist to the 1990s.
These purchasers may not subsequently move into a new phase of up-scaling as
they progress through the 1ife cycle, but they may switch to different products
such as luxury condominiums or time-sharing arrangements involving properties
within and outside Manitoba.

Note was made of a growing acceptance of condominiums in suburban Winnipeg
as well as the Roslyn Road-Wellington Crescent area of the inner city. ‘'Empty-
nester' and retirement households are an important component of this market.

At the same time, it was argued that smaller houses remain in demand.
However, there also is demand for Tlarger lots, Teading to the redesign of some
undeveloped subdivisions from 10- or 1ll-metre lots to those in the 15- to 18-
metre range. At present, the cost savings of smaller Tot subdivisions are not
significant enough to outweigh market preferences for larger Tots. It also was
observed that the advent of zero-lot-line development has essentially displaced




-12-

semi-detached housing as an option for increasing the density of suburban
development.

The future extent of suburban development was left an open question --
i.e., the extent to which development will push to the Perimeter Highway
around Winnipeg (and beyond, given the apparent resurgence in development
activity in the fringe areas around the city's boundaries). Recent comple-
tion of protracted negotiations between the province and city on the question
of an urban T1imit Tine produced a tentative compromise and permitted final
reading of Plan Winnipeg, a new city development plan first presented to
councillors as a bylaw in 1981. On one hand, it was argued that the revised
Tine contains sufficient land for projected development needs to the turn of
the century; moreover, it is a necessary complement to the public investments
being made to revitalize Winnipeg's downtown. At the same time, it is recog-
nized that a process must be established to ensure the 1line does not become
a static one. On the other hand, it was argued that perceived limits on sub-
urban development choices could have the effect over time of driving up prop-
erty prices, initially in the suburbs and, secondarily, in the inner city.

A view was expressed that inner city revitalization cannot be achieved by
choking off suburban development but, rather, by making the inner city environ-
ment relatively more attractive. Another view held that the perceived dichot-
omy between inner city and suburban development is false given the'segmentation
of markets in terms of housing types, densities, costs, locational preferences,
and ownership options. Improvements in the inner city through infill housing
and renovation will not occur at the expense of suburban development, it was
argued.
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In terms of development projections, the city's Departmeht of
Environmental Planning anticipates increased emphasis on provision of
single-family housing. Whereas the respective shares of total stock
held by single- and multiple-family housing are expected to be 70/30
per cent in the 1986-1991 period, they are projected to be 80/20 per
cent by 1996-2001. New single-family development will continue to occur
in relatively even proportions in northwest Winnipeg, East Kildonan-

Transcona, St. Boniface-St. Vital, and Assiniboine Park-Fort Garry over
the next five years (see Map 1). By 1996-2001, however, some 65 per cent of

activity is expected to occur in St. Boniface-St. Vital and Assiniboine Park-
Fort Garry, unless significant new tracts are opened for development in
northern parts of the city. For its part, the provincial government currently
is reviewing proposals for medium-to-long-term development on a joint venture
basis on about 120 hectares in south St. Vital and northwest Winnipeg. The
intent is to provide a development option for the non-integrated or smaller
builders in Winnipeg.

Questions and varying perspectives were presented regarding the impact
of older persons on home ownership markets. Will the characteristics and
desires of 'empty-nester' and retirement households change significantly over
the next 15 to 20 years? Will older persons opt in large numbers for condo-
miniums or multiple-family rental housing? Or will they tend to remain in
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their single-detached housing, paying for the maintenance and other services
they are no longer capable of doing themselves? Will they maintain demand

for smaller, single-family dwellings that traditionally have supplied the
market for 'starter' homes? The tendency for persons in Winnipeg to remain

in or near their traditional community was again cited as an important factor
in the location and nature of future demand (affecting both private sector and
social housing). Note was made of experimentation in new options for indepen-
dent Tiving. However, it also was suggested that a significant portion of the
elderly population will not have the financial ability to remain independent
and that innovative use of the extended family may be one means to address
housing and financial needs. In response, it was noted that housing options
such as granny flats and accessory apartments offer an opportunity to combine
elements of the traditional extended family with the objective of greater
independence for elderly persons.

Several observations arose out of discussions about the financing of the
home ownership option:

-- Cash purchases have played a surprising role in up-scale
developments such as Linden Woods. They frequently are
made by persons in the 'baby-boom' generation who have
established equity in a starter home.

-- The two-income family is the most significant actor in
home ownership markets. This has contributed to a tendency
to 'over-housing' relative to the types of purchases that
might previously have been anticipated among first-time
buyers and smaller households.

-- The two-income family and growing consumer appreciation of
the costs of borrowing money have contributed to a tendency
to shorter-term mortgages and accelerated mortgage repayments.
With regard to this trend, concerns were expressed about
federal plans to encourage a return to long-term mortgages
supported by mortgage-backed investment securities. Continued
uncertainty about interest rates and inflation could counter
efforts to introduce this type of financing option on anything
but a selective income basis, it was argued.
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-- Lending institutions are finding that households are
refinancing to upgrade their shelter at an earlier
stage in the life cycle. This may mean households
will go through three or four stages of upgrading
over time compared to the one or two stages expected
of previous generations. Again, the capacity of
contemporary households to finance this kind of
activity appears to be significantly greater.

-- Concerns were raised about the absence of programs to
assist 'marginal’ homeowners. The federal government
has embarked on regulatory reform to attempt to reduce
housing costs. However, doubts were expressed that the
impact of any reductions would be sufficient to broaden
the base of potential homeowners. Of particular interest
was the potential role ownership can play in stabilizing
and encouraging inner city neighbourhood renewal, and a
perceived need to provide assistance to those who are on
the margin of home ownership yet have a commitment to the
renewal process.

4.0 RENTAL MARKETS

In general, rental supply and associated issues are expected to be Tess
problematic and volatile in Canada over the next decade relative to the expe-
rience of the past 10 years. Nonetheless, there are imperfections in the
marketplace and concerns that, in the short term, demographic and economic
circumstances are conducive to the kinds of supply shortages experienced in
the past. While federal and provincial governments are disengaging from stimu-
lative programs aimed at private rental markets, they have not foreclosed the
option of returning to such programs should future needs arise. Moreover,
governments continue to influence the marketplace through taxation policies

and regulatory controls.

Factors at play in rental markets in Manitoba include the following:

-- A persistent gap between economic and market rents has been
a key determinant of private sector rental investment. One
adaptation by investors has been the use of syndications or
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limited partnerships to raise cash for projects, thus
reducing the burden of carrying charges on borrowed funds.
However, if implemented, changes proposed in the federal
budget of February 1986 would reduce the favourable tax
treatment formerly accorded these kinds of investments.

At the same time, it was noted that there is renewed
interest in reviving real estate as an investment option
for individuals. This interest coincides with extension

of the capital gains exemption and the expectation that

the 'baby-boom' generation will want new options to enhance
retirement security. Should the rental situation deteriorate,
there may be pressures to return to the kinds of incentives
utilized prior to tax reform in the 1970s.

The Manitoba government's commitment to continued rent controls
prompted discussion of the market impact of such controls. On
one hand, it was acknowledged that controls tend to skew the
market, especially in terms of new development. Yet, it was
argued, it is an open question as to whether controls are the
major determinant given other factors at play in the market-
place. Note was made, for example, of positive responses to
proposal calls under the Canada Rental Supply and Rentalstart
programs and an increasing number of units coming on to the
market without subsidization. On .the other hand, it was argued
that controls are geared more to the psychological than the
economic needs of the marketplace. Indeed, there may be situa-
tions where controls act as a floor rather than a ceiling on
rents, yet the psychology of the market is such that demands
persist for the perceived protection offered by controls. It
also was argued that controls have led to the loss from the market
of small-scale "benevolent entrepreneurs" who provided reasonably
priced, private rental accommodation. At the federal level,
interest has been shown in some quarters in the possibility of
federal disincentives to use of rent controls. However, it was
emphasized that controls are recognized as a matter of provincial
Jurisdiction.

Several participants identified needs at the low-income end of

the housing spectrum that are not being met by the housing

filtration process nor by the provision of social housing. Lack

of adequate alternative accommodation for displaced households

has impeded housing bylaw enforcement in Winnipeg, for example.

Tight private rental markets have contributed to Tengthy waiting
Tists for social housing units. As well, the annual turnover

rate for family units under the Winnipeg Regional Housing Authority
has decreased from about 35 per cent to 20 per cent in recent years.
Seminar participants were told that tenants appear disinclined to
move from the protection of rents geared to income while uncertainty
prevails in the economy. The ability of the rent supplement approach
to assist all Tow-income households in need was questioned. As well,
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it was argued that programs such as the Core Area Residential
Upgrading and Maintenance Program should be accompanied by
specific measures to address situations where adequate alter-
native accommodations are not available for displaced house-
holds.

4.1 Winnipeg

The city's rental market has been very tight, with the vacancy rate hovering
at or below one per cent for more than two years. It was projected that the
vacancy rate should be above two per cent by late 1987 unless current difficulties
persist in the Alberta economy and Manitoba experiences an influx of migrants as
a result. While the overall vacancy rate will remain low, there are concerns
about potential over-supply of new rental units in the downtown.

Much of the current and planned investment in downtown housing has been en-
couraged by incentives under federal and provincial programs, the CAI's North of
ET1ice neighbourhood revitalization program, and the North Portage Development
Corporation.2 At present, some 2,700 units are being opened, built or planned --
including 1,100 due on the market within a year. In contrast, it was thought
during the 1970s that the maximum market was for about 200 private units/year
in the downtown. As well, there is interest in some quarters in early redevelop-
ment of the CN East Yards, including provision of a few thousand housing units
over five to 10 years. Activity of the scale underway and projected has helped
boost the inner city's anticipated share of Winnipeg's multiple-family rental
stock from a current 22 per cent to 38 per cent by the turn of the century.

Several concerns were raised about activity planned for the downtown:

-- Some participants questioned whether the demand for downtown
Tiving is as high as production/plans indicate. Questions
also were raised as to whether the market is a distinctive one,
or whether it merely will involve a shift of population from
areas on the periphery of the downtown where private renewal
activity is occurring (e.g., Wolseley). In response, it was
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noted that positive results have been obtained in market
research for some of the projects; as well, some developers
appear confident enough to begin producing units without
public subsidies. While the downtown rental market will be
very competitive as a result of the activity, it does not
appear at present that the investments are unduly risky.

In addition to questions about demand, differences of view

on whether downtown residential development should proceed

quickly or with caution were related to quality-of-life

concerns affecting the marketplace -- i.e., a negative image

of downtown Tiving; problems with security; gaps in the

social supports and amenities; and other environmental
impediments. Developers of both private and social housing
perceive security to be a serious problem, and new projects

are being designed in anticipation the problem will increase.
Social housing managers are finding resistance among tenant
families to downtown 1iving because of concerns about their
children's safety, and a desire to Tive in ground-oriented

rather than apartment units. Questions were raised about the
ability of the public sector, in concert with private developers,
to successfully encourage an integrated community from the mixed
characteristics of the population they are attempting to attract
to the downtown (i.e., family and non-family households; moderate-
to-upper-income households; elderly persons and young urban
professionals). It is anticipated that successful private rental
projects will draw in tenants who will pursue community organization
and be forceful in pressing for social infrastructure improvements.

A view also was expressed that home ownership should be encouraged
in the downtown to help achieve community development objectives.
One means is the condominium ownership option. However, it is

not evident that there is strong demand for this option in the
downtown; moreover, much of the existing rental stock is not
appropriately designed for conversion to condominiums. Lower
density development might also be attractive, although costs may
deter potential home purchasers.

Seminar participants were urged to consider ways to establish a
climate for alternative housing types and densities in the downtown.
Contemporary housing and commercial development is very dense,

such that a year's space/unit requirements can readily be supplied
with one or two projects. In turn, redevelopment of the downtown

is incomplete and is characterized by extensive areas of surface
parking as a form of land-banking. The city's Department of
Environmental Planning is reviewing zoning and other factors in
response to changes in the housing market and to serve other goals
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for downtown development. Major amendments to zoning and
to provisions for design review, especially with regard to
pedestrian-level design, are anticipated.

4.2 Rural and Remote Areas

Seminar participants were told that critical needs exist for additional
rental housing in rural and remote areas, in particular:

-- small apartment blocks (eight to 24 units) for elderly
persons, 'empty-nester' households, and families requiring
three- or four-bedroom units (two-bedroom wunits are limited
in supply as well)

-- accommodation for young professionals and others at the
middle-to-upper income levels

-- alternative housing types, especially designs oriented to
grade Tlevel

-- suitably located, zoned and serviced land for multiple-
family projects.

Several factors were identified as contributing to these gaps:

-- Housing markets in rural and remote areas generally were
poor between 1975 and 1983. The rental sector has been
particularly slow in recovering. It is characterized by
wider gaps between economic and market rents than occur in
Winnipeg; significant gaps in rent levels for pre-1975 and
post-1983 projects; and impediments to rent increases due
to insufficient increases in tenant incomes. In remote
areas, development costs cannot be translated into affordable
rent levels. More stringent financing requirements (e.g.,
shorter amortization periods; larger downpayments) put
pressure on developers to achieve earlier positive cash flows.
This, in turn, affects locational and design considerations.
As a result, areas outside Winnipeg and Brandon have not been
particularly attractive to the major developers. Moreover,
recession has eroded the base of local builders operating in
rural areas. Some developers are willing to do projects
greater than 65 to 75 units in size, but the need is for proj-
ects of an average 12 to 15 units. This need is particularly
acute in communities that do not require social housing inter-
vention.
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-- There is resistance to multiple-family projects in rural
areas, especially since suitable development sites often
are in areas of low density, single-family housing. There
also is resistance in a number of communities to social
housing.

-- While the provincial Planning Act has encouraged more
comprehensive, joint planning in rural areas, very few
plans address local housing issues/needs in detail. Strong,
cohesive resource bases that can articulate local needs and
priorities are absent in many rural areas (e.g., cooperatives,
non-profit housing agencies). As well, there is a lack of
local private and public sector involvement in decision-
making about housing policies and programs. One exception
is in provision of care facilities for elderly persons.

-- The above factors are exacerbated by a tendency of housing
policies/programs to reflect the Winnipeg context and
requirements. As a result, programs may not be well tailored
to micro-markets in rural areas.

5.0 RENOVATION, REHABILITATION AND REPLACEMENT

Problems posed by Winnipeg's aging housing stock, and concerns that recent
gains made in the inner city will be eroded by changes in RRAP, dominated dis-
cussion. However, seminar participants also heard an optimistic projection for
the role of housing renovation activity in Manitoba.

5.1 Qverview

Demand for housing renovation has increased dramatically in the province
in the past five years. By 1990, expenditures on renovation are expected to
exceed those for construction of new housing. The range of activity varies
widely from additions and upgrading, to the installation of new amenities (sun-
rooms, whirlpools, etc.), to improvements in heating and air quality systems.
Associated with the increased demand is a need for training opportunities to
assist skilled tradespersons to adjust to the specific requirements of renova-
tion work. As well, the industry must cope with the problems of unqualified
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renovators and high-pressure sales tactics applied in particular to elderly
persons to obtain contracts for expensive and often unnecessary work. Orga-
nizations such as the Renovators' Committee of the Manitoba Home Builders
Association hope to use public education and other means to reverse a trend
whereby housing renovation Teads in consumer complaints filed with provincial
authorities.

The main impetus for renovation activity appears to be coming from house-
holds which seek out older housing for this purpose, or which decide to improve
their existing shelter because suitable alternatives are not available in the
marketplace. Some activity is being undertaken for resale or investment pur-
poses but, it was suggested, there is not an established gentrification trend
in Winnipeg to stimulate the kind of inner city renewal that has occurred in
cities such as Toronto and Vancouver. Poorer quality housing stock, Tack of
population pressure, and short commuting distances/travelling times have not
encouraged gentrification in Winnipeg although some neighbourhoods (e.g., the
Wolseley area west of the downtown) have attracted investment as a result of
locational, housing or environmental characteristics.

With regard to rural areas, concern was expressed about the extent of house
abandonment in farm districts and population centres. It was suggested that
concerted renovation could be undertaken to return these structures to the
housing stock and provide an alternative to new construction of social housing
units in rural Manitoba. However, it was noted that considerable investments
would be required to improve to standard the condition of many of these struc-
tures. As well, the economic outlook for some areas does not warrant major
investment in housing.

5.2 Housing and Neighbourhood Renewal in Winnipeg

Studies during the 1970s confirmed that Winnipeg had one of the highest
proportions of housing in poor condition among major Canadian cities. It is
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projected that by the year 2000 only some 42,000 new units will have been
injected into the stock of occupied dwelling units (which, at present, totals
an estimated 228,000 units). Thus, the vast majority of the city's housing
is in place and is aging.(see Charts 1 and 2).

Over the past decade, a series of programs has been implemented to analyze
and respond to the need for rehabilitation and renewal. The focus has been on
the inner city although it is increasingly recognized that older suburban areas
must be considered as well.

Four types of activity have been included in the response: infill housing;
rehabilitation of existing dwelling units; upgrading of the physical and social
infrastructure of neighbourhoods; and redevelopment. Key characteristics of
these activities have been:

-- the combination of neighbourhood renewal with efforts to
upgrade individual dwelling units

-- targeting of resources to specific geographic areas (in
addition to any income qualifications included in program
criteria)

-- stacking or combining federal, provincial and/or CAI programs,
again as a means of concentrating available resources and
addressing needs which otherwise may go unmet.

These characteristics were introduced in the mid 1970s through the federal
Neighbourhood Improvement (NIP) and RRAP programs. They have persisted in suc-

cessor programs provided under provincial-municipal and tri-Tevel (CAI) auspices.

Among the results, neighbourhoods such as North Point Douglas have stabilized.
Over the past five years, some 5,000 housing units have been repaired/upgraded
through RRAP and associated provincial and CAI programs to assist Tow-income
households. The infill housing program has attracted purchasers who otherwise
would have located in the suburbs. The first 70 units have been occupied for
up to three years during which time there have been only four turnovers. Houses
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have been resold at, or more than, their original appraised values.

However, results such as these are considered tenuous and they fall
short of addressing the full extent of problems:

-- Despite improvements, neighbourhoods such as North Point
Douglas still experience problems with 'red-lining' by
lending and insurance institutions, seminar participants
were told.

-- Field workers in Winnipeg's core area face immediate problems
with enforcement of housing bylaws because of a Tack of
adequate, affordable accommodation for persons displaced in
the process. The situation has been exacerbated by Winnipeg's
tight rental market which has placed increased pressures on
persons at the lower end of the market. Waiting Tists for
social housing units have increased; turnover rates have
declined markedly. Improvements may be made in coordination
and priority-setting between public agencies and programs,
but it was argued that it is difficult to justify new priority
cases in face of the long existing waiting lists of persons
in similar circumstances.

-- Concern was expressed about the fate of the many apartment
blocks built in the 1900-1914 period. They constitute a
significant portion of the low-income private rental stock.
Rents are Tow because owners are not putting money into
building improvements e