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ABSTRACT 

Urban Renewal i n North America i s t u r n i n g i t s focus 
from Clearance and Redevelopment of already d e t e r i o r a t e d 
areas t o the R e h a b i l i t a t i o n and Conservation of areas which 
are beginning t o d e t e r i o r a t e . This pr e v e n t a t i v e approach 
i s deemed t o be much l e s s expensive as w e l l as being e f f e c 
t i v e f o r a much l a r g e r area. This new focus i s backed up 
by f e d e r a l l e g i s l a t i o n t o provide f i n a n c i a l a s s i s t a n c e and 
by an i n c r e a s i n g sense of c o l l e c t i v e r e s p o n s i b i l i t y i n 
f e d e r a l and municipal governments f o r the p h y s i c a l c o n d i t i o n 
of the i n d i v i d u a l p r o p e r t i e s which together comprise the 
p h y s i c a l c i t y . 

S i n g l e f a m i l y r e s i d e n t i a l areas comprise the l a r g e s t 
s i n g l e l and use i n most North American c i t i e s , and i t i s 
these areas p a r t i c u l a r l y which could be aided by p o s i t i v e 
R e h a b i l i t a t i o n - C o n s e r v a t i o n programs. I t i s f r e q u e n t l y 
claimed t h a t "absentee l a n d l o r d i s m " i s a major cause of 
r e s i d e n t i a l b l i g h t . The absentee l a n d l o r d has l a r g e l y 
become a v i l l a i n i n the eyes of s o c i a l reform groups who 
provide part of the mo t i v a t i o n f o r urban renewal. Tenancy 
i s d e f i n e d f o r the purposes of t h i s study as a form of 
tenure i n which occupancy i s by persons other than the 
r e g i s t e r e d owner thus o b j e c t i v e l y d e s c r i b i n g the same 



i i i 
s i t u a t i o n which i s d e c r i e d as "absentee l a n d l o r d i s m . " As 
the v a l i d i t y of the causal e f f e c t of tenancy upon the l e v e l 
of housing c o n d i t i o n has been questioned by F.H. H e n d r i c k s , 1 

and as c l a r i f i c a t i o n of such f a c t s i s necessary before 
e s t a b l i s h i n g o b j e c t i v e s f o r R e h a b i l i t a t i o n - C o n s e r v a t i o n 
t h i s question has h e r e i n been i n v e s t i g a t e d . 

The s p e c i f i c hypothesis i s t h a t : 
Tenant occupancy of urban s i n g l e f a m i l y residences 
(1) i s a major cause of b l i g h t ; and (2) r e q u i r e s 
s p e c i a l treatment i n m u n i c i p a l R e h a b i l i t a t i o n and 
Conservation programs. 

A review of the l i t e r a t u r e r e i n f o r c e d by a case study 
of tenancy i n s i n g l e f a m i l y d w e l l i n g s i n Vancouver, B.C., 
suggested t h a t there i s reason t o doubt such a causal e f f e c t . 
The r e l a t i o n between tenancy and poor b u i l d i n g c o n d i t i o n was 
v e r i f i e d f o r low income areas i n Vancouver although i t d i d 
not h o l d t r u e f o r higher income areas. A c o r r e l a t i o n how
ever does not e s t a b l i s h a causal r e l a t i o n and subsequent 
a n a l y s i s suggests tenancy i s more caused than c a u s a l . The 
establishment of a general causal theory of b l i g h t by 
a n a l y s i s of urban renewal l i t e r a t u r e i n d i c a t e s tenancy has 
a minor d e t e r i o r a t i n g e f f e c t on s i n g l e f a m i l y d w e l l i n g con
d i t i o n i n areas already d e t e r i o r a t i n g . More s i g n i f i c a n t l y 
the theory i n d i c a t e s tenancy i s caused by the two f a c t o r s 
of encroaching incompatible land uses and low income, which 

"^Francis Howard Hendricks, Measuring Housing Q u a l i t y  
f o r Urban Renewal Areas,. MGP Thesis., Berkeley (Berkeley: 
U n i v e r s i t y of C a l i f o r n i a , 1951)> pp. 7-8. 



i v 
are determined t o be the b a s i c causes of r e s i d e n t i a l b l i g h t . 

I t i s concluded that i n a c o n s i d e r a t i o n of the r e l a t i o n 
between tenancy and b l i g h t there are two areas of concern: low 
income which i s a b a s i c cause of both tenancy and b l i g h t ; and 
the secondary b l i g h t i n g i n f l u e n c e of tenancy i t s e l f w i t h i n low 
income areas. I t i s i n these low income areas that the i n c i 
dence of both tenancy and b l i g h t are concentrated. 

A comprehensive urban renewal program i s recommended 
which i n c l u d e s two e s s e n t i a l f e a t u r e s . They are increased low 
income f a m i l y housing w i t h i n v i a b l e neighbourhoods, f o l l o w e d 
by enforced renewal of b l i g h t e d e x i s t i n g housing. Housing i n 
the form of row houses or maisonettes could i n c l u d e the advan
tages of the s i n g l e f a m i l y d w e l l i n g while at the same time 
keep the cost of the r e q u i r e d land t o a minimum. P o l i t i c a l 
f a c t o r s suggest the f i n a n c i n g of housing, as compared t o i n 
creas i n g the f i n a n c i n g of i n d i v i d u a l f a m i l i e s d i r e c t l y , i s 
a l s o the more p r a c t i c a l means of i n c r e a s i n g low r e a l income. 

I t i s p o s i t e d that these two measures i n the order r e 
commended w i l l expand the choice of the low income tenant be
yond the supply of s i n g l e f a m i l y d w e l l i n g s predominantly of
f e r e d by s p e c u l a t o r s i n r e n t a l housing, and w i l l i ncrease the 
low l e v e l of d w e l l i n g c o n d i t i o n w i t h i n the problematic low 
income areas without throwing an unmanageable f i n a n c i a l bur
den upon the area's present occupants. 
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CHAPTER I 
TENANCY IN THE CONTEXT OF URBAN RENEWAL 

I. INTRODUCTION 
The o b j e c t i v e of t h i s study has been t o i n v e s t i g a t e 

the causal s i g n i f i c a n c e of tenancy i n the d e t e r i o r a t i o n of 
urban s i n g l e f a m i l y d w e l l i n g s . The hypothesis i s t h a t : 

Tenant occupancy of urban s i n g l e f a m i l y residences 
(1) i s a major cause of b l i g h t , and (2) r e q u i r e s 
s p e c i a l treatment i n muni c i p a l R e h a b i l i t a t i o n and 
Conservation programs. 

The research method used t o t e s t t h i s hypothesis has been 
t o make a review of a v a i l a b l e l i t e r a t u r e and t o do a case 
study of predominantly s i n g l e f a m i l y r e s i d e n t i a l areas of 
Vancouver, B r i t i s h Columbia. 

I I . BASIC CAUSES OF URBAN BLIGHT 

In i n v e s t i g a t i n g the causal s i g n i f i c a n c e of tenancy 
i n the d e t e r i o r a t i o n of urban s i n g l e f a m i l y r e s i d e n t i a l 
p r o p e r t i e s i t i s f i r s t necessary t o view the o v e r a l l p i c t u r e 
of urban r e n e w a l — t h e ba s i c causes of b l i g h t , present methods 
of a t t a c k and some f u t u r e p o s s i b i l i t i e s . I t i s not tenancy 
which threatens the q u a l i t y of urban l i v i n g ; i t i s i t s 
a l l e g e d consequence, b l i g h t , and b l i g h t has many other causal 
f a c t o r s . Since treatment p o l i c i e s must consider a l l causal 
f a c t o r s , tenancy must be viewed i n context. 
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The meaning of the generic term, b l i g h t , i s probably-

best defined by Coleman Woodbury who describes i t as a 
p h y s i c a l c o n d i t i o n , 

. . . the two b a s i c c h a r a c t e r i s t i c s of b l i g h t e d areas 
are substandardness and e i t h e r s t a g n a t i o n or diefrerio-
r a t i o n . l 

The i n e v i t a b l e process of p h y s i c a l decay i s the u b i q u i t o u s 
2 

and most bas i c cause of b l i g h t . I t i s not necessary t o 
elaborate on t h i s p h y s i c a l cause of b l i g h t ; the causes of 
b l i g h t which urban renewal planners should focus on, and 
which are considered here, are the reasons why maintenance, 
r e p a i r or replacement of t e n do not take place i n order t o 
check the p h y s i c a l d e t e r i o r a t i o n . 

The reasons f o r b l i g h t considered i n t h i s context 
are s i m i l a r f o r a l l p r i v a t e l y owned urban p r o p e r t i e s and 
they are thought g e n e r a l l y t o be caused by persons who are 
s o c i a l l y u n w i l l i n g or f i n a n c i a l l y unable t o uphold minimal 

3 

standards of maintenance. In a n a l y z i n g the more s p e c i f i c 
reasons why people are s o c i a l l y u n w i l l i n g or f i n a n c i a l l y 
unable, c e r t a i n c a u s a l f a c t o r s are found t o occur w i t h a 
high degree of r e g u l a r i t y . There are two broad c l a s s i f i c a 
t i o n s of these causal f a c t o r s . They are economic and s o c i a l , 

"'"Coleman Woodbury, Urban Renewal Problems and Prac
t i c e s (Chicago: U n i v e r s i t y of Chicago P r e s s , 1955)» P» 11• 

2 
A l b e r t P o t v i n , "Neglect and Urban Decay," H a b i t a t , 

V o l . 7 (January-February, 1964), p. 20. 
Ontario Department of M u n i c i p a l A f f a i r s , A B e t t e r  

Place t o L i v e , f i r s t i n t e r i m r e p o r t (The Department, Toronto, 
I960), p. 15. 
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of which the economic f a c t o r s are the most s i g n i f i c a n t and 
pervasive. 

Economic causes. Despite the f a c t t h a t Canadian and 
American s o c i e t y i s the most a f f l u e n t the world has ever 
known there are a l a r g e number of people who simply cannot 
a f f o r d adequate h o u s i n g — t h e s e may i n c l u d e f o r example, some 
c i t i z e n s who are unemployed, d i s a b l e d , widowed or pensioned. 
Many of these people must cope w i t h substandard or d e t e r i o 
r a t i n g housing despite the f a c t t h a t i n the long run main
tenance provides a higher economic r e t u r n . ^ The Community 
Planning Branch of the Ontario Department of M u n i c i p a l 
A f f a i r s has i n v e s t i g a t e d the problem of housing i n t h a t 
province and r e p o r t s t h a t : 

. . . evidence gathered here and elsewhere i n d i c a t e s 
t h a t the problem of maintaining minimum standards of 
occupancy and maintenance i s r e a l l y t w o f o l d . The 
f i r s t i s e s s e n t i a l l y an economic problem—the mal
d i s t r i b u t i o n of adequate housing accommodation f o r 
a l l income groups and the l i m i t e d a v a i l a b i l i t y of 
dwel l i n g s f o r low income groups. Associated w i t h 
t h i s i s the overcrowding and m u l t i p l e conversions 
which occur l a r g e l y due t o economic c o n s t r a i n t . 5 

The problem of money, or the homeowners' l a c k of i t , was 
the f i r s t and foremost problem encountered i n Baltimore's 
P i l o t Area attempt t o r e h a b i l i t a t e a neighbourhood. I t 
was found t h a t more than f o r t y per cent of the area's r e s i 
dents were homeowners and most could not a f f o r d r e h a b i l i t a -

S t i c h a r d R a t c l i f f , Real Estate A n a l y s i s (Toronto: 
McGraw-Hill Book Co., 1961), p. 32. 

^Ont. Dept. of M u n i c i p a l A f f a i r s , op. c i t . , p. 16. 
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t i o n , nor could they borrow the necessary money.^ 

Another major economic aspect which causes b l i g h t 
concerns those r a t i o n a l l y c a l c u l a t e d d e c i s i o n s by owners 
of property t o whom r e t u r n on t h e i r investment i s a major 
c o n s i d e r a t i o n . This r a t i o n a l c a l c u l a t i o n concerns both 
owner occupants and absentee owners, but i t i s of more 
s i g n i f i c a n c e t o the l a t t e r w i t h whom the d e c i s i o n t o main
t a i n and improve are not complicated by pr i d e i n one's own 
home. The e f f e c t of such s o c i a l i n f l u e n c e s , p r i d e i n one's 
home and neighbourhood i n f l u e n c e , are discussed below under 
s o c i a l causes. 

P o s s i b l y the most important of these r a t i o n a l con
s i d e r a t i o n s i s the nature of the neighbourhood and i t s 
l o c a t i o n . L i k e land v a l u e s , b l i g h t i s n e a r l y always a 
l o c a l i z e d phenomenon. Richard R a t c l i f f has pointed out 
the f a c t o r s which, other t h i n g s being equal, determine the 

7 
r e s i d e n t i a l property values of an area. He considers an 
area w i l l d e t e r i o r a t e i n the absence of such f a c t o r s as 
the p h y s i c a l a t t r a c t i v e n e s s of the area which i s determined 
l a r g e l y by the q u a l i t y of a r c h i t e c t u r e and landscaping and 
the r e l a t i v e s o c i a l and economic s t a t u s of the neighbour
hood. He sees the property values as depending on such 
f a c i l i t y c o n d i t i o n s as the degree of t r a n s p o r t a t i o n f a c i l i 
t i e s , the p r o x i m i t y of an elementary school ( p a r t i c u l a r l y 

M a r t i n M i l l s p a u g h and Gurney Br e c k e n f e l d , The Human  
Side of Urban Renewal (Baltimore, F i g h t - B l i g h t I nc., 1958), 
p. 9. 

7 R i c h a r d R a t c l i f f , op. c i t . , pp. 75-80. 
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important i n developing suburban a r e a s ) , the p r o x i m i t y of 
churches, the a v a i l a b i l i t y of r e c r e a t i o n a l and c u l t u r a l 
f a c i l i t i e s , the a v a i l a b i l i t y of u t i l i t i e s and s e r v i c e s , and 
the p r o x i m i t y of commercial centers ( p a r t i c u l a r l y those 
p r o v i d i n g the s t a p l e s of l i v i n g ) . The nature of the occu
pant f a m i l i e s i s the f i n a l f a c t o r R a t c l i f f mentions. The 
more p r i d e they take i n t h e i r homes the more maintenance 
and v i s u a l appeal r e s u l t s . He says increased tenancy and 
reduced neighbourhood i n t e g r a t i o n a l s o f o s t e r d e t e r i o r a t i o n 
and lower property values. 

This f i n a l f a c t o r i s more a p p l i c a b l e as a s o c i a l 
cause of b l i g h t and w i l l be more f u l l y considered as such. 
When a l l these f a c t o r s begin t o disappear the c a p i t a l value 
of the i n d i v i d u a l property owner's investment a l s o begins 
t o d e c l i n e because the value of the property depends l a r g e l y 

8 

upon the neighbourhood w i t h i n which i t i s s i t u a t e d . In 
such a case i t i s d i f f i c u l t f o r the owner t o r a t i o n a l l y make 
maintenance expenditures which w i l l be subject t o a s i m i l a r 
l o s s on investment. 

This argument i s most a p p l i c a b l e t o o l d e r and a l 
ready b l i g h t e d areas. R a t c l i f f makes the point t h a t 

There i s no encouragement f o r the i n d i v i d u a l owner i n 
a b l i g h t e d d i s t r i c t t o r e p l a c e or modernize h i s 
s t r u c t u r e , f o r i t would then be surrounded by b l i g h t 
and would .soon f a l l back t o the l e v e l of i t s sur
roundings. 9 

a i b i d . , p. 62 . 

9 I b i d . , p. 326. 



6 

Otto Davis and Andrew Whinston have demonstrated t h i s f a c 
t o r by game theory a n a l y s i s and Table I shows the dependency 
of a p r o f i t a b l e r e h a b i l i t a t i o n investment f o r property 
owner A upon the investment d e c i s i o n of h i s neighbour B. 
I t i s assumed t h a t i f he does not r e h a b i l i t a t e h i s i n v e s t 
ment c a p i t a l w i l l remain i n f o u r per cent bonds. 

TABLE I 
THE PERCENTAGE RETURN ON INVESTMENT FOR PROPERTY OWNER A 

B r e h a b i l i t a t e s 

10 

B does not 
r e h a b i l i t a t e 

A r e h a b i l i t a t e s 

A does not 
r e h a b i l i t a t e 

.07 % .03 % 

.01 % .04 % 

A second b a r r i e r t o r a t i o n a l l y c a l c u l a t e d d e c i s i o n s 
t o maintain or r e h a b i l i t a t e property i s the m u n i c i p a l t a x 
s t r u c t u r e . I n Vancouver and i n most other Canadian and 
American c i t i e s there are i n e q u i t a b l e t a x s t r u c t u r e s f a v o r 
i n g b l i g h t . Owners whose houses which show improvements 

"*"®0tto A. Davis and Andrew B. Whinston, "Economic 
Problems i n Urban Renewal," Edmund S. Phelps, P r i v a t e Wants  
and P u b l i c Needs, r e v i s e d (New York: W.W. Norton & Co., 
1962), p. 142. 
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are p e n a l i z e d w i t h e x c e p t i o n a l l y increased r a t e s of t a x 
through an increase i n assessed values and those whose 
p r o p e r t i e s are not improved r e c e i v e a decreasing t a x l e v y . 
This i s the g i s t of the problem as noted by numerous 

11 
c r i t i c s . 

S o c i a l causes. There are c e r t a i n s o c i a l f a c t o r s 
necessary f o r a n a t u r a l maintenance process, the absence 
of which f o s t e r s b l i g h t . I t i s suggested here th a t these 
p r e r e q u i s i t e s are: p r i d e i n one's home; and a reference 
group which w i l l evaluate the i n d i v i d u a l at l e a s t p a r t l y 
according t o the s t a t e of h i s home. The Ontario Department 
of M u n i c i p a l A f f a i r s has recognized the importance of pride: 

I n d i v i d u a l i n i t i a t i v e w i l l continue t o pl a y a l a r g e 
r o l e i n the p r o t e c t i o n of p r i v a t e investment. P r i d e 
i n one's own home—rented or owned—is the s o l e deter
rent t o complete c o l l a p s e of many neighbourhoods.12 

The u n d e r l y i n g s o c i o l o g i c a l assumption i s that the 
r e c o g n i t i o n by others of one's personal i d e n t i t y i s one of 

13 
man's ba s i c m o t i v a t i o n s . T h i s - i s e s s e n t i a l l y a d r i v e f o r 
s t a t u s of which a man's home i s a s i g n i f i c a n t measure. Be
cause a man's home i s bound up w i t h h i s personal i d e n t i t y 
he endeavors t o improve and maintain i t i n accordance w i t h 
the values of h i s reference group. 

Notable amongst these c r i t i c s i s Mary Rawson, i n 
Property Taxation and Urban Development (Washington, D.C.: 
Urban Land I n s t i t u t e , 1961). 

T O 
Ont. Dept. of M u n i c i p a l A f f a i r s , op. c i t . , p. 16. 

^ R o b e r t Ardrey, A f r i c a n Genesis (N.Y.: D e l l Pub
l i s h i n g Go., 1961), p. iWi 
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This assumption p o s i t s t h a t the absence of the two 
p r e r e q u i s i t e s f o s t e r s neglect and b l i g h t . In the time 
a v a i l a b l e here i t i s not p o s s i b l e t o develop adequate proof 
to s u b s t a n t i a t e t h i s assumption. I t i s s u f f i c i e n t t o note 
th a t people behave as would have been p r e d i c t e d i f the 
assumption were t r u e and i t i s here i n the r e s u l t s on the 
urban c o n d i t i o n t h a t a t t e n t i o n should focus. 

In a n a l y z i n g the s o c i a l l y motivated behavior of per
sons d i r e c t l y i n v o l v e d i n r e s i d e n t i a l d e t e r i o r a t i o n and 
r e h a b i l i t a t i o n there are three c l a s s e s of persons which 
should be considered: the homeowner, the non-resident owner, 
and the tenant. Throughout t h i s a n a l y s i s the importance of 
the neighbourhood or community reference group i s a f a c t o r 
and i t i s d e a l t w i t h i n the f o l l o w i n g s e c t i o n . 

The homeowners are t h e o r e t i c a l l y p o s i t e d as the 
c l a s s of person most l i k e l y t o look a f t e r t h e i r r e s idences, 
because they take more p r i d e i n them. Millspaugh found, 

Most homeowners, on the other hand, [as opposed t o 
tenants] seem to have a b u i l t i n i n c e n t i v e t o b e t t e r 
t h e i r surroundings. . . .14 

There are numerous a d d i t i o n a l examples demonstrating the 
c o r r e l a t i o n between ownership and n a t u r a l r e h a b i l i t a t i o n 
w i t h the exception of the. lower income brackets. This i s 
l a r g e l y a f u n c t i o n of economic n e c e s s i t y p r e v i o u s l y d i s 
cussed but, as w i l l be shown i t i s a l s o bound up w i t h d i f 
f e r e n t reference group values of the lower c l a s s . 

^ M i l l s p a u g h and Breckenfeld, op. c i t . , p. 226. 



In t h i s t h e o r e t i c a l construct the l a n d l o r d normally 
has very l i t t l e s o c i a l m o t i v a t i o n t o maintain and r e h a b i l i 
t a t e h i s p r o p e r t i e s . They are not i d e n t i f i e d w i t h h i s 
p e r s o n a l i t y ; he i s normally anonymous, w i t h no reference 
group t o assess h i s s t a t u s i n accordance w i t h the property. 
As such, h i s s o l e m o t i v a t i o n would tend t o be economic, 
f o s t e r e d by common property t a x laws and assessing prac
t i c e s as mentioned above under economic causes. 

Where homeowners have a b u i l t - i n i n c e n t i v e t o improve 
t h e i r neighbourhoods, most l a n d l o r d s have a b u i l t - i n 
i n c e n t i v e t o perpetuate the slum. . . . As a r e s u l t , 
l a n d l o r d s u s u a l l y d i d as l i t t l e as p o s s i b l e i n the 
way of r e h a b i l i t a t i o n . . . .15 

However there appears t o be a great d e a l of c o n f l i c t i n g 
evidence on t h i s p o i n t . Many s t u d i e s have shown tha t 
tenant occupied u n i t s w i l l not n e c e s s a r i l y be the worst 
maintained. F r a n c i s Howard Hendricks s t a t e s , 

L a t e r s t u d i e s [than 1945] show tha t the assumption 
[that tenant occupied u n i t s w i l l be worst main
tai n e d ] becomes l e s s t r u e the o l d e r the s t r u c t u r e , 
u n t i l a p o i n t i s reached when i t i s completely 
f a l s e . 1 6 

I t i s reasonable t o suggest t h a t a tenant would have 
l e s s personal i d e n t i t y w i t h a d w e l l i n g than would an owner 
occupant. Several s t u d i e s show the r e l a t i v e l y adverse ef
f e c t s of tenant occupancy on b u i l d i n g c o n d i t i o n . Richard 
R a t c l i f f observes t h a t : 

1 5 I b i d . 
16 

F r a n c i s Howard Hendricks, Measuring Housing Qual 
i t y f o r Urban Renewal Areas, MCP Thesis, Berkeley (Berkeley 
U n i v e r s i t y of C a l i f o r n i a , 1951), pp. 7-8. 
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. . . a neighbourhood where property owners take p r i d e 
i n t h e i r homes w i l l i n d e f i n i t e l y r e t a i n most of i t s 
v i s u a l appeal and the s t r e n g t h of t h i s value support 
l i e s i n the character of the occupant f a m i l i e s . . . . 
An area i n which the o r i g i n a l f a m i l i e s have matured, 
the c h i l d r e n have l e f t home, and the parent couples 
or widows are beginning t o move out i n t o s m a l l e r and 
more convenient quarters i s open t o a d i v e r s i t y of 
occupancy which leads t o f a l l i n g property values. As 
tenant occupancy increases the l e v e l of property main
tenance f a l l s o f f , and the s o c i a l i n t e g r a t i o n of the 
neighbourhood f a l l s off.17 

S i m i l a r c o n c l u s i o n s , a s s o c i a t i n g tenancy and lower standards 
of maintenance, were observed by M i l l s p a u g h and Breckenfeld 
f o l l o w i n g a study of f i v e American r e h a b i l i t a t i o n programs. 

In each neighbourhood s t u d i e d , i t became apparent t h a t 
changes i n a f a m i l y ^ a t t i t u d e s [towards r e h a b i l i t a t i o n ] 
u s u a l l y hinge on whether the f a m i l y owns or r e n t s . 
Homeowners are more s u s c e p t i b l e t o higher standards than 
r e n t e r s . . . . most.tenants have l e s s i n c e n t i v e t o boost 
t h e i r neighbourhood. . . .IS 

The quotations above evidence the r e l a t i v e l y higher tendency 
towards neglect of property which i s compatible w i t h the 
s o c i a l a t t i t u d e s of tenants. They a l s o i n d i c a t e the impor
tance of the community or neighbourhood as a reference group. 

The neighbourhood f a c t o r . I t may be t h a t the e x i s 
tence of a sense of nieghbourhood i s the most important key 
t o r e h a b i l i t a t i o n . A neighbourhood may be define d as: 

. . . an area set o f f by n a t u r a l or other boundaries 

. . . and c o n t a i n i n g w i t h i n i t b a s i c s e r v i c e s as w e l l 
as those elements making f o r neighbourhood cohesion, 

R a t c l i f f , op. c i t . , p. 79. 

'Millspaugh and Br e c k e n f e l d , op. c i t . , p. 226. 
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namely, 'school, l i b r a r y , church, convenience shop
p i n g , r e c r e a t i o n a l , and l o c a l assembly f a c i l i t i e s . ' 
I t i s an area of frequent f a c e - t o - f a c e contacts and 
i s , at l e a s t p o t e n t i a l l y , the area which corresponds  
most c l o s e l y t o the r e s i d e n t s ' sense of i d e n t i f i c a t i o n  
and participation.19 (underscoring by the w r i t e r ) 

The most f a v o r a b l e s o c i a l s i t u a t i o n f o r c o m p a t i b i l i t y of 
f a m i l i e s and t h e i r s o c i a l i n t e g r a t i o n i n t o a neighbourhood 
i s c o n s t i t u t e d of common c u l t u r a l background, s i m i l a r f a m i l y 

20 

composition, and s i m i l a r economic s t a t u s . There are 
s u b t l e and n a t u r a l f o r c e s which act through the neighbour
hood reference group and which i n middle c l a s s areas encour
ages property maintenance. The neighbourhood i s most e f f e c 
t i v e i n p r o v i d i n g s o c i a l sanctions f o r property maintenance 
when the composition of i t s r e s i d e n t s are s t a b l e and s o c i a l l y 
homogeneous. Under t h i s s i t u a t i o n neighbours are more sub
j e c t i v e l y aware of each other and of reference group esteem. 
In s t r i v i n g f o r approval and s t a t u s the i n d i v i d u a l conforms 
t o the esteemed behavior. This form of c o n t r o l i s widely 
recognized and i s the same q u a l i t y which has been documented 

21 

i n the famous Hawthorne experiments. I t i s c a l l e d "spon
taneous f i e l d c o n t r o l " by Dahl and Lindblom who consider i t 
as ". . . sometimes the most t y r a n n i c a l C o n t r o l t o which a 

19 
^Helga M. H i c k s , " C i t i z e n P a r t i c i p a t i o n i n Neighbour

hood R e h a b i l i t a t i o n " (M.S.W. Thes i s , U.B.C., 1962) , p. 8. 
20 

R a t c l i f f , op. c i t . , p. 77. 
21 

George C. Romans, "The Western E l e c t r i c Researches" 
i n S.C. H o s l e t t (ed.), Human Factors i n Management (Harper 
and Bros., rev. ed., 1951) , pp. 21-241. 
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person i s ever subjected i n h i s e n t i r e l i f e t i m e . . . . " 
In making persons aware of each other and t h e i r p r o p e r t i e s 
the neighbourhood reference group r e i n f o r c e s i n d i v i d u a l 
p r i d e i n one's place and provides part of i t s " r a i s o n d 'etre." 

As suggested by t h i s excerpt and those above concern
i n g tenants the neighbourhood awareness has been found t o be 
i n s i g n i f i c a n t i n b l i g h t e d or d e t e r i o r a t i n g areas. 

Louis Wirth a t t r i b u t e s i r r e s p o n s i b i l i t y i n regard t o 
property maintenance t o t e n a n t s , who because of circum
stances, do not i d e n t i t y themselves w i t h the property or the 
community. 

The major urban problems of today . . . are a s s o c i a t e d 
. . . w i t h the area of b l i g h t and slums which i s eat
i n g i t s way from the center of the c i t y outward and 
enveloping ever l a r g e r areas. This upheaval leaves no 
d i s t r i c t of the c i t y immune. No home or homeowner can 
be assured of s t a b i l i t y against d e t e r i o r a t i o n and de
cay. Schools, churches, l i b r a r i e s , and community 
centers whieh once served r e l a t i v e l y s t a b l e and homo
geneous populations are inundated by r e s t l e s s , migrant, 
heterogeneous assortments of people who are strangers 
t o one another and t o the areas where they f i n d tem
porary abode, i n which they f a i l t o take r o o t , and f o r 
which they f e e l no r e s p o n s i b i l i t y because they are 
n e i t h e r owners of property nor sharers i n the t r a d i t i o n s 
of the community.23 

At t h i s point i t i s necessary t o suggest the r e l e 
vance of s o c i a l c l a s s values upon r e s i d e n t i a l maintenance. 
Not only do middle c l a s s homeowners have more money t o spend 
on t h e i r homes than do lower c l a s s homeowners and not only 

22 
Robert Dahl and Charles Lindblom, P o l i t i c s . Eco

nomics, and Welfare (New York: Harper and Row, 1953) , p. 100. 
23 

J L o u i s W i r t h , Community L i f e and S o c i a l P o l i c y 
(Chicago: U n i v e r s i t y of Chicago Pr e s s , 1956) , p. 213. 
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has t h i s wealth allowed them t o move out i n t o suburbs, 
l e a v i n g the o l d e r housing f o r those l e s s wealthy, but the 
middle c l a s s a l s o have s o c i a l values which are more con
ducive t o property maintenance. 

Two such values are suggested by Max Weber. One 
i s an o r i e n t a t i o n towards the f u t u r e and a " w o r l d l y ascet
i c i s m " which i n v o l v e s the postponement of immediate rewards. 
I t i n v o l v e s a l s o the use of forethought and the a l l o c a t i o n 
of resources i n an e f f i c i e n t r a t i o n a l manner. Another value 
i s t h a t of "respect f o r property." Property must be care
f u l l y accounted f o r , respeeted as belonging t o a s p e c i f i c 
person and not wasted. The comparable lower c l a s s values 
have been o u t l i n e d by A l l i s o n Davis i n h i s d e s c r i p t i o n of 
the m o t i v a t i o n a l d i f f e r e n c e s between lower and middle 
class- people i n regard t o food, s h e l t e r and c l o t h i n g . He 
suggests the lower c l a s s person grows up c o n s t a n t l y f a c i n g 
the p o s s i b i l i t y of going without b a s i c n e c e s s i t i e s -within 

25 

the immediate f u t u r e . As a r e s u l t he i n d i c a t e s how they 
g e n e r a l l y adopt the philosophy of l i v i n g f o r today and of 
being unconcerned f o r tomorrow. 

These divergent value systems have i m p l i c a t i o n s f o r 
the c o n d i t i o n of housing. They would i n d i c a t e t h a t i n the 

2l*Max Weber, The P r o t e s t a n t E t h i c and The S p i r i t of  
C a p i t a l i s m (London: George A l l a n and Unwin L t d . , 1930)-

25 
A l l i s o n Davis, "Socio-economic Influences Upon 

Chi l d r e n ' s Learning," Proceedings of the White. House  
Conference on Children'and Youtn (Washington D.C.: 1958)• 



case of the middle c l a s s , property maintenance would follow 

from "respect f o r property" and as a means of providing f o r 

the future. In contrast, the values of the lower class 

would indicate a probable heavy expenditure of resources on 

immediate desires with no a l l o c a t i o n s f o r maintenance of 

future assets. Derek Baker cogently states, t h i s lower 

class c h a r a c t e r i s t i c of "Getting things 'while the getting 

i s good' i s the expression of a drive f o r physical forms 

of g r a t i f i c a t i o n which r e s u l t s from the learned fear of 
26 

the effects of deprivation." 

I I I . THE.MOVEMENT TOWARDS REHABILITATION 
AND CONSERVATION 

D i f f i c u l t i e s experienced with redevelopment. Rede

velopment e n t a i l s a c q u i s i t i o n and clearance of blighted 
27 

areas followed by appropriate reconstruction. This pro

gram used alone, has run into considerable d i f f i c u l t i e s i n 

both the United States and Canada. The problem has been 

one of high f i n a n c i a l and s o c i a l costs and the large areal 

scale of the problem combined with a r e l a t i v e l y low ef f e c -
Derek Baker, "' S o c i a l Class' D i f f e r e n t i a l s For 

S o c i a l Work Pr a c t i c e , " M.S.W. Thesis, University of B.C. 
(Vancouver: 1961). 

27 
'The Central Mortgage and Housing Corporation, 

"Glossary of Terms" (a reprint d i s t r i b u t e d by Mr. Maxwell 
Gross at the "Short Course on Urban Renewal" held May 1965 
i n Vancouver, B.C. at the University of B.C.), p. 1. 
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t i v e n e s s i n ach i e v i n g the goal of the e l i m i n a t i o n of b l i g h t . 
The f i n a n c i a l costs of a c q u i r i n g and c l e a r i n g have 

become enormous. In Toronto and Montreal they have been 
as much as $300,000 per acr e , and of these gross amounts 

28 
u s u a l l y one t h i r d i s borne by the governments concerned. 

The s o c i a l costs a r i s e from the fo r c e d d i s l o c a t i o n 
of persons who must r e l o c a t e . Although i t i s now, and has 
been the p o l i c y of the C e n t r a l Mortgage and Housing Cor
p o r a t i o n , the a d m i n i s t e r i n g body i n Canada, th a t decent, 
safe and s a n i t a r y housing be made a v a i l a b l e t o the d i s l o 
cated at p r i c e s t h a t are f a i r and-reasonable, many choose 
not t o take advantage of i t . Of American experience M a r t i n 
Anderson suggests, 

The personal costs of the program are d i f f i c u l t t o 
evaluate. Hundreds of thousands of people have been 
f o r c i b l y e v i c t e d from t h e i r homes i n the past. . . . 
The i n d i c a t i o n s are that these people have not been 
helped i n any s i g n i f i c a n t way. . . . I t appears t h a t 
the f e d e r a l urban renewal program has not achieved 
i t s s o c i a l o b j e c t i v e s t o any measurable extent i n the 
past, . . . and i t i s u n l i k e l y t h a t i t w i l l achieve 
them i n the f u t u r e . 29 

A common c r i t i c i s m i s t h a t those f o r c i b l y r e l o c a t e d crowd 
i n t o other areas and hasten the d e t e r i o r a t i o n of those 
areas, thereby n u l l i f y i n g the o v e r a l l g a i n of the p r o j e c t 
by merely s h i f t i n g the l o c a t i o n of the community problem. 

28 
Hon. J.R. Nicholson, Statement t o the House, 

June 1, 1964, p. 7. 
2 % a r t i n Anderson, The Federal B u l l d o z e r (Cambridge: 

M.I.T. P r e s s , 1965) , p. 230. 
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This suggests the next d i f f i c u l t y . 

I t has been found that the t o t a l impact of redevelop
ment i s much lower than a n t i c i p a t e d . Stanley P i c k e t t has 
s t a t e d redevelopment has been only moderately s u c c e s s f u l 
i n improving the urban environment i n t h a t i t a f f e c t s only 
pockets of b l i g h t here and there r e s u l t i n g only i n ". . . 
a f i n e s e r i e s of p r o j e c t s of i n d i v i d u a l value standing i n 

3G 
a s t e a d i l y d e c l i n i n g environment. . . ."^ 

The redevelopment programs can be c r i t i c i z e d a l s o 
f o r being too narrowly conceived i n that not only have they 
been concerned w i t h housing t o the e x c l u s i o n of other uses, 
but they have been concerned only w i t h the q u a l i t y of hous
i n g , whereas i t s q u a n t i t y and d i s t r i b u t i o n are e q u a l l y as 
important. As such, redevelopment has tended t o d e t e r i o -

31 
r a t e housing q u a n t i t y and magnify the d i s t r i b u t i o n problem. 

As a r e s u l t of the d i f f i c u l t i e s and l i m i t a t i o n s of 
redevelopment a more comprehensive approach i s being taken. 
P a r t i c u l a r l y because of the high money costs of urban rede
velopment and the s o c i a l costs of the e l i m i n a t i o n of b l i g h t 
there i s an i n c r e a s i n g focus on the pr e v e n t a t i v e measures: 
r e h a b i l i t a t i o n , and conservation. These measures are used 
alone or i n conjunction w i t h redevelopment where redevelop
ment i s e s s e n t i a l . These two a d d i t i o n a l techniques a l l o w 30 

Stanley P i c k e t t , "A milestone i n Urban Renewal," 
Habitat (July-August, 1964) , p. 41 

^"SnFalter Thabit, "Renewal--A Planning Challenge," 
J.A.I.P., V o l . 26 (May, I960), p. 86. 



a more comprehensive program which i s now known as urban 
renewal. 

Although the term r e h a b i l i t a t i o n i s sometimes used 
t o i n c l u d e l i m i t e d clearance i t i s used here t o mean the 
combination o f , 

. . . p u b l i c and p r i v a t e a c t i o n t o improve and r e p a i r 
d e t e r i o r a t e d or substandard areas and s t r u c t u r e s not 
yet i n need of redevelopment . 3 2 

I t i s a method designed t o h a l t d e t e r i o r a t i o n of d e c l i n i n g 
neighbourhoods, u s u a l l y twenty years o l d or more, i n which 
d w e l l i n g s are s t i l l b a s i c a l l y sound. I t i s not an i n t e r i m 
program u n t i l clearance i s necessary; the c r i t i c a l conside
r a t i o n i n d e c i s i o n s t o r e h a b i l i t a t e the normal s i n g l e f a m i l y 
d w e l l i n g should be the cost of r e p a i r s necessary t o meet 
r e q u i r e d standards. There would of course be exceptions t o 
t h i s c r i t e r i o n when such a mo t i v a t i o n as h i s t o r i c preserva
t i o n of the d w e l l i n g i s i n v o l v e d . R e h a b i l i t a t i o n i s not 
normally v a l i d when the cost of r e h a b i l i t a t i o n plus the 

3 

present value of the d w e l l i n g approach the replacement c o s t . 
Conservation i s a more s u b t l e and pre v e n t a t i v e mea

sure. I t means, 
. . . a c t i o n by a m u n i c i p a l i t y t o prevent the d e t e r i o 
r a t i o n of sound neighbourhoods by the enforcement of 
occupancy, maintenance and zoning by-laws.34 

^2C.M.H.C, op. c i t . , p. 1. 
"̂ G.W. F i t z p a t r i c k , "Towards a P o s i t i v e L o c a l Govern

ment P o l i c y f o r R e s i d e n t i a l R e h a b i l i t a t i o n , " M.A. Thes i s , 
Department of Community and Regional P l a n n i n g , U n i v e r s i t y 
of B.C., (Vancouver, B.C.: A p r i l , 1963) . 

^C.M.H.C. , op. c i t . , p. 2. 
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I t i s d i s t i n g u i s h e d i n d e f i n i t i o n from r e h a b i l i t a t i o n , but 
i n f a c t the two measures are not so d i s t i n c t i n implementa
t i o n . The enforcement of maintenance by-laws, f o r instance, 
i s o f t e n a major means of causing the improvement and r e p a i r 
of d e t e r i o r a t e d s t r u c t u r e s . The conceptual d i f f e r e n c e l i e s 
i n the f a c t t h a t r e h a b i l i t a t i o n i s concerned w i t h areas 
already d e t e r i o r a t i n g and conservation i s concerned w i t h 
areas which have not yet begun t o d e t e r i o r a t e . 

I t i s t o be hoped t h a t e f f e c t i v e implementation of 
t h i s comprehensive urban renewal process w i l l achieve the 
r e b u i l d i n g and maintenance of the p h y s i c a l c o n d i t i o n of 
North American c i t i e s . A recent i n d i c a t i o n of the impor
tance of t h i s new movement i s a planned development by 
President Johnson's s p e c i a l task f o r c e on urban a f f a i r s , 
"demonstration c i t i e s program" which i s estimated t o cost 
2.3 b i l l i o n d o l l a r s over a s i x year p e r i o d . Among i t s 
o b j e c t i v e s as s t a t e d by the New York Times, are that " . . . 
c i t i e s would have t o r e v i s e t a x codes t o encourage r e h a b i l -
i t i o n by p r i v a t e l a n d l o r d s , and r i g o r o u s l y enforce b u i l d i n g 
codes. . . . " I t i s a l s o s t a t e d t h a t : 

. . ., urban renewal p r o j e c t s have o f t e n r e p l a c e d slums 
w i t h middle income dw e l l i n g s . . . shoving the former 
tenants i n t o ghettos elsewhere. The new program, i t s 
inv e n t o r s hope, w i l l solve the problem by encouraging 
r e h a b i l i t a t i o n of dwe l l i n g s i n a d d i t i o n t o mass c l e a r 
ance, by s t i f f e r r e l o c a t i o n standards, and by the pro
v i s i o n . . . in.advance . . . of decent housing f o r 
those displaced.35 

•^New York Times, Sunday, January 30, 1966, p. 2E. 
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IV. THE CORRELATION BETWEEN TENANCY AND BLIGHT 

"Tenancy," f o r the purpose of t h i s study, i s defined 
as a form of tenure i n which occupancy i s by persons other 
than the r e g i s t e r e d owner. The "absentee l a n d l o r d " tends 
t o be i n v i d i o u s l y stereotyped, and i t would be worth w h i l e 
t o know whether t h i s r e p u t a t i o n , as a d e t e r i o r a t i n g i n f l u 
ence on urban r e s i d e n t i a l areas, i s j u s t i f i e d completely 
or only i n p a r t . 

Natumal reasons why a c o r r e l a t i o n might e x i s t . As 
evidenced by the research of the Ontario Department of 
M u n i c i p a l A f f a i r s there i s a growing t r e n d towards "mass 
ownership" by groups of i n v e s t o r s i n l a r g e Canadian c i t i e s . - ^ 
This research i n d i c a t e s t h a t these absentee owners recognize 
t h a t the s t r u c t u r e s have o u t l i v e d t h e i r economic usefulness 
and are due f o r eventual d e m o l i t i o n . They "mine" the prop
e r t i e s by e x t r a c t i n g income and by p u t t i n g very l i t t l e i n 
the l i n e of maintenance back i n t o them. 

As evidenced i n Toronto, non-resident ownership can 
le a d t o f l a g r a n t abuse of housing by-laws. In the d e t e r i o 
r a t e d areas of Toronto there was a d e s i r e by non-resident 
owners not t o r e h a b i l i t a t e because i t would reduce r e n t a l 
r e t u r n . They t h e r e f o r e s o l d the property a f t e r being given 
orders by the c i t y t o r e h a b i l i t a t e w i t h i n three months. 
The new owners o b t a i n a f u r t h e r three months t o r e h a b i l i t a t e 

^ 6 0 n t . Dept. of M u n i c i p a l A f f a i r s , op. c i t . , p. 32. 



2Q 

and would frequently r e s e l l o r d e f a u l t on payment, t h e r e b y 

r e t u r n i n g t h e p r o p e r t y t o t h e p r e v i o u s owners and a g a i n 

e x t e n d i n g t h e t i m e o f r e h a b i l i t a t i o n . T h i s s h i f t i n g owner

s h i p d e f e a t s t h e purpose o f by-laws and a l l o w s d e t e r i o r a -
37 

t i o n t o c o n t i n u e . 

N a t u r a l r e a s o n s why t h e c o r r e l a t i o n may not e x i s t . 

The main r e a s o n t e n a n c y would not cause d e t e r i o r a t i o n ex

i s t s i n t h e case when t h e n o n - r e s i d e n t owner i s i n t e r e s t e d 

i n l o n g range r e c u r r e n t income. He would t h e n be g u i d e d , 

as p o i n t e d out by R i c h a r d R a t c l i f f , by t h e "economic sound-
38 

ness o f m a i n t e n a n c e . " p I f i t c o u l d be assumed t h a t t h e r e 

was a l a c k o f p r i d e i n t h e p r o p e r t y by t h e n o n - r e s i d e n t 

owner t h e n t h e s u g g e s t e d economic i n c e n t i v e s f o r a v o i d i n g 

maintenance p r e v i o u s l y mentioned would be c r u c i a l . Such 

t h i n g s as assessment p r a c t i c e s , m u n i c i p a l p r o p e r t y t a x a t i o n 

s c a l e s , and t h e p r o f i t s o f o v e r c r o w d i n g would be s i g n i f i 

c a n t d e t e r m i n a n t s o f maintenance p o l i c y . 

Some ob s e r v e d f a c t s o f t h e s i t u a t i o n . F a c t s have 

been f o u n d t o back up t h e arguments f o r and a g a i n s t a 

c a u s a l c o r r e l a t i o n . C h e s t e r R a p k i n f i n d s t h e r e i s o f t e n 

no c o r r e l a t i o n o r c a u s a l r e l a t i o n : 

3 7 I b i d . , p. 51. 

• ^ R a t c l i f f , op. c i t . , p. 32. 
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Many of the r e s i d e n t i a l s t r u c t u r e s best maintained and 
most humanely operated are i n the hands of those 
esta t e s and absentee i n d i v i d u a l s more i n t e r e s t e d i n 
re c u r r e n t income than a quick d o l l a r turnover. Con
v e r s e l y , some of the s t r u c t u r e s most o f f e n s i v e i n such 
matters are i n the ownership of persons r e s i d e n t on 
the premises or i n the general v i c i n i t y . 3 9 

On the other hand the P h i l a d e l p h i a Leadership program found, 
Experience shows tha t when h i s (owner's) residence i s 
on or near h i s h o l d i n g s , there i s a gr e a t e r l i k e l i h o o d 
t h a t the owner w i l l be s e n s i t i v e t o neighbourhood , Q 

pressures and concerned w i t h the f u t u r e of the area. 

In the Baltimore P i l o t Area r e h a b i l i t a t i o n area n o n - r e s i 
dent ownership showed the highest r e s i s t a n c e t o the r e h a b i l 
i t a t i o n program. 

. . . the P u b l i c Health S e r v i c e S t a t i s t i c s showed th a t 
absentee-owned houses were i n almost as bad c o n d i t i o n 
' a f t e r ' enforcement as the owner-occupants' houses had 
been 'before. ' 4 1 

F r a n c i s Kendricks was quoted on page seven t o the e f f e c t 
t h a t the c o r r e l a t i o n between tenancy and l a c k of maintenance 
decreases i n accuracy i n p r o p o r t i o n t o the age of the d w e l l 
i n g s t u d i e d . 

In the l i g h t of these d i s p a r i t i e s and general l a c k of 
s p e c i f i c i n f o r m a t i o n i t may prove p r o f i t a b l e t o determine 
under what c o n d i t i o n s t h i s c o r r e l a t i o n does e x i s t and of 
what s i g n i f i c a n c e i t i s t o r e h a b i l i t a t i o n and conservation 
programs. 

39 
J Chester Rapkin, Real Estate i n an Urban Renewal  

Area (New York: C i t y Planning Commission, 1959) , p. 15. 

4°Ibid., pp. 15-16. 

^ ^ M i l l s p a u g h , op. c i t . , p. 4 9 . 
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V. SUMMARY 

The i n e v i t a b l e process of p h y s i c a l decay i s the 
ubiqu i t o u s and basic cause of b l i g h t . As i n d i c a t e d i n 
planning l i t e r a t u r e , economic c o n s t r a i n t i s the major over
a l l reason why t h i s n a t u r a l process remains unchecked i n 
c e r t a i n p a rts of urban areas. S o c i a l f a c t o r s as o u t l i n e d 
i n the l i t e r a t u r e are the second most important. Lack of 
such s o c i a l f a c t o r s as p r i d e of ownership, f a v o r a b l e a t t i 
tudes by i n d i v i d u a l s towards d w e l l i n g maintenance or a 
neighbourhood reference group which w i l l evaluate an i n 
d i v i d u a l ' s maintenance e f f o r t s , are claimed t o allo w the 
d e t e r i o r a t i o n process t o continue. There are l o g i c a l r e a 
sons why these economic and s o c i a l causes of b l i g h t might 
be exacerbated i n the case of tenant occupancy of s i n g l e 
f a m i l y r e sidences. 

Canadian and American programs f o r renewal of urban 
areas are t u r n i n g from Redevelopment t o R e h a b i l i t a t i o n and 
Conservation due mainly t o Redevelopment's merely l o c a l 
i z e d impact and i t s high costs i n terms of both money and 
human d i s l o c a t i o n . The new approach i s hoped t o be e f f e c 
t i v e f o r much l a r g e r areas, t o cost l e s s and t o a r r e s t the 
development of b l i g h t before i t reaches the stage where 
clearance i s necessary. 

In these new programs of R e h a b i l i t a t i o n and Conser
v a t i o n the very l a r g e s i n g l e f a m i l y r e s i d e n t i a l areas 
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which now provide standard housing w i l l be a major concern. 
Awareness of the s p e c i f i c causes of d e t e r i o r a t i o n i n these 
areas i s a necessary p r e r e q u i s i t e t o the implementation of 
an e f f e c t i v e renewal program. At present there i s a cer
t a i n amount of disagreement i n planning l i t e r a t u r e over 
one f a c t o r which i s claimed t o be a s p e c i f i c cause. This 
i s the c o r r e l a t i o n and causal r e l a t i o n between tenancy and 
b l i g h t . 



CHAPTER I I 

A CASE STUDY OF TENANCY IN VANCOUVER, B.C. 

A case study of the C i t y of Vancouver was c a r r i e d 
out, i n order t o make a more d e t a i l e d i n v e s t i g a t i o n of the 
hypothesized b l i g h t i n g i n f l u e n c e of tenant occupancy upon 
s i n g l e f a m i l y r e s i d e n t i a l areas. The f i r s t part of the case 
study was based on a survey of census i n f o r m a t i o n . The 
second part was based on a w i n d s h i e l d sample survey of b u i l d 
i n g c o n d i t i o n . The o b j e c t i v e s were tw o f o l d . One was t o t e s t 
the v a l i d i t y of the t h e s i s hypothesis which a s s e r t s a causal 
r e l a t i o n of tenancy upon b u i l d i n g d e t e r i o r a t i o n . The second 
o b j e c t i v e was t o gai n f u r t h e r i n s i g h t i n t o the causal f a c t o r s 
of b l i g h t . 

I . CITY WIDE DISTRIBUTION OF TENANCY, 
INCOME, AND BUILDING AGE 

The f i r s t step i n i n v e s t i g a t i n g the r e l a t i o n between 
tenancy and b u i l d i n g c o n d i t i o n was t o e s t a b l i s h t h e i r i n 
cidence w i t h i n s e l e c t e d Vancouver census t r a c t s . This was 
r e s t r i c t e d t o those census t r a c t s which covered areas zoned 
s i n g l e f a m i l y r e s i d e n t i a l and which were w i t h i n the l e g a l 
boundaries of the C i t y of Vancouver. Map 1, page 27, shows 
the census t r a c t s i n c l u d e d . Census t r a c t s were excluded i n 
which apartments c o n s t i t u t e d t w e n t y - f i v e per cent or more 
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of the d w e l l i n g u n i t s . The census t r a c t b a s i s was chosen 
because r e l e v a n t Dominion Bureau of S t a t i s t i c s i n f o r m a t i o n 
on p o p u l a t i o n and housing c h a r a c t e r i s t i c s are r e a d i l y a v a i l 
able f o r them. Although census t r a c t s are not d e l i b e r a t e l y 
designed i n order t o circumscribe populations of s o c i a l and 
economic homogeneity, " i t i s p o s s i b l e t o c l a s s i f y urban 
areas by the s t a t u s of t h e i r i n h a b i t a n t s " 1 and as shown by 
Map 4 , page 30, areas a l s o i n c l u d e persons of r e l a t i v e l y 
s i m i l a r income l e v e l s . 

The b a s i c i n f o r m a t i o n obtained from the Dominion 
Bureau of S t a t i s t i c s concerned the number of tenant occu
pants, the p e r i o d of c o n s t r u c t i o n of d w e l l i n g s , and average 
f a m i l y income. The number of apartment dwellings i n each 
census t r a c t was subtracted from the number of d w e l l i n g s 
tenant occupied t o a r r i v e at the number of tenant occupied 
s i n g l e f a m i l y d w e l l i n g s . The census c l a s s e s a l l d w e l l i n g s 
as e i t h e r apartment or s i n g l e detached. This tenant occu
pancy was then converted t o a percentage of the t o t a l s i n g l e 
f a m i l y d w e l l i n g s i n the census t r a c t . Included i n t h i s c a l 
c u l a t i o n was the b a s i c a l l y v a l i d assumption th a t apartment 
dw e l l e r s are tenant occupants. Determination of the a r e a l 
d i s t r i b u t i o n of b u i l d i n g c o n d i t i o n was a more d i f f i c u l t and 
l e s s p r e c i s e matter. There appears to have been no u s e f u l 
assessment of t h i s i n f o r m a t i o n done of the c i t y . In the 

^Dennis Chapman, The Home and S o c i a l Status (London: 
Routledge and Kegan P a u l , 1955) , p. 23. 
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absence of such i n f o r m a t i o n r e l a t i v e age was i n i t i a l l y used 
as an index. This was j u s t i f i e d by the 1957 Vancouver Re 
development Study which found three f a c t o r s t o be indexes 
of b l i g h t : age, e x t e r i o r c o n d i t i o n and incompatible land 

2 

uses. Knowing the number of e x i s t i n g d w e l l i n g s constructed 
i n each of three periods c o n s t i t u t i n g Vancouver's develop
ment allowed the assignment of an age weight t o each census 
t r a c t . This i s an approximate but meaningful representa
t i o n of the r e l a t i v e average age of d w e l l i n g s w i t h i n the 
census t r a c t and was used i n i t i a l l y as a r e p r e s e n t a t i o n of 
b u i l d i n g c o n d i t i o n . 

A f t e r arranging percentage tenancy by census t r a c t , 
i n rank order (see Appendix I) t h i s continuum was d i v i d e d 
i n t o three convenient rank groupings and mapped as Map 2 , 

page 28. Weighted average age of s i n g l e f a m i l y d w e l l i n g s 
i n each census t r a c t were s i m i l a r l y grouped and mapped t o 
form Map 3 , page 29 . A comparison of the two suggests 
there i s a crude r e l a t i o n s h i p between them. Twenty-one 
t r a c t s c o r r e l a t e w h i l e twelve do not. 

The author's e m p i r i c a l knowledge together w i t h a 
b r i e f f i e l d i n s p e c t i o n of the c i t y , however, were s u f f i c 
i e n t t o i n d i c a t e c e r t a i n gross d i s c r e p a n c i e s i n the use of 
age as a c o n d i t i o n index. Using t h i s index the most pre
s t i g i o u s area i n the c i t y , Shaughnessy Heights, ranked i n 

2 
C i t y of Vancouver Planning Department, Vancouver  

Redevelopment Study 1957 (Vancouver: C i t y of Vancouver, 
1957) , p. 3 . 
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the poorest b u i l d i n g c o n d i t i o n category because of i t s age, 
whereas i t should have r a t e d i n the best c o n d i t i o n category. 
B u i l d i n g c o n d i t i o n east of Cambie S t r e e t , i n what i s gener
a l l y known as the "east s i d e of town" ranked as high as the 
Dunbar and K e r r i s d a l e areas, which again i s i n a c c u r a t e and 
was v e r i f i e d by the b u i l d i n g c o n d i t i o n surveys described 
below. 

As a r e s u l t of these d i s c r e p a n c i e s a more s a t i s f a c 
t o r y i n d i c a t o r of b u i l d i n g c o n d i t i o n was sought. In review
i n g m e t r o p o l i t a n census i n f o r m a t i o n mapped by the research 

3 
department of the Community Chest"^ i t appeared t h a t average 
f a m i l y income was a s u p e r i o r index. This was borne out by 
the r e s u l t s of the w i n d s h i e l d survey. 

When average f a m i l y income was p l o t t e d on Map 4 , page 
30, i t showed a s l i g h t l y higher and more accurate c o r r e l a 
t i o n w i t h tenancy than d i d average age of d w e l l i n g s . Twenty-
two t r a c t s c o r r e l a t e w i t h tenancy w h i l e eleven do not. A 
c l e a r e r i n d i c a t i o n of t h i s tenuous r e l a t i o n i s given i n 
Figure 1, page 3 2 , i n which the two are p l o t t e d on semi-log 
paper. As average f a m i l y income decreases, tenancy tends 
t o increase at an i n c r e a s i n g r a t e , u n t i l the s i x minimum 
average f a m i l y incomes of below $5 ,900 are reached, when 

•^L.I. B e l l , M e t r o p o l i t a n Vancouver. . . . An Over
view f o r S o c i a l Planners (Vancouver: Research Department 
of the Community Chest and Councils of the Greater 
Vancouver Area, 1965) , p. 7. 
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tenant occupancy of s i n g l e f a m i l y d w e l l i n g s tends t o de
c l i n e a b s o l u t e l y . 

I I . BUILDING CONDITION SURVEY 

Purpose. The i n v e s t i g a t i o n of the c i t y wide d i s t r i 
b u t i o n patterns f o r tenancy and d w e l l i n g c o n d i t i o n was f o l 
lowed up by a w i n d s h i e l d sample survey of t h i s r e l a t i o n s h i p 
on an i n d i v i d u a l d w e l l i n g b a s i s . The purpose of the survey 
was t o see i f the r a t h e r dubious a r e a l c o r r e l a t i o n was sub
s t a n t i a t e d i n i n d i v i d u a l cases and t o ga i n i n s i g h t s i n t o 
the r e l a t i v e importance of tenancy amongst causes of b l i g h t 
i n Vancouver. 

Method. Blocks t o be surveyed were chosen by a ran
dom s e l e c t i o n method w i t h i n each of eight census t r a c t s . As 
shown i n Figure 2, page 34 > the census t r a c t s surveyed were 
chosen t o represent approximately equal i n t e r v a l s i n a rank 
order of predominantly r e s i d e n t i a l census t r a c t s according 
to average f a m i l y income. The number of blocks surveyed i n 
each census t r a c t contained n i n e t y t o n i n e t y - f i v e s i n g l e 
f a m i l y d w e l l i n g s . This conforms t o sample s i z e s suggested 
by the Vancouver Redevelopment Study 4 and they are considered 
t o y i e l d r e p r e s e n t a t i o n t o an accuracy of plus or minus 10 
per cent. In census t r a c t t h i r t e e n a 3*3 per cent sample 
was s u f f i c i e n t , as the Community Chest has r e c e n t l y done a 

4 C i t y of Vancouver Planning Department, op. c i t . , 
p. 114. 



FIG. 2. AVERAGE FAMILY INCOME OF SINGLE FAMILY RESIDENTIAL AREAS 
IN RANK ORDER BY CENSUS TRACT. VANCOUVER, B.C. 

Source: Census of Canada, 1961 
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comparable and more extensive building condition survey of 
5 

t h i s area, and t h e i r figures may be u t i l i z e d . The purpose 

of surveying i t i n the present study was a a check on the 

comparability of the c r i t e r i a used by the author and by the 

Community Chest, and as a s p e c i a l study of a developed stage 

of b l i g h t . 

C r i t e r i a used. The c r i t e r i a f o r measuring quality 

of building condition were those used both i n the wind

s h i e l d surveys of the 1957 Vancouver redevelopment study 

and the March, 1966, study by the Community Chest f o r the 

Vancouver City Planning Department. It i s a f i v e l e v e l 

scale as follows, i n which exterior condition i s considered 

an index of the building's q u a l i t y : 

Very Good: Good structures and good maintenance: free 
from d e f i c i e n c i e s , s o l i d and plumb. 

Good: Generally acceptable structures not neces
s a r i l y the most modern or f u l l y up to stand
ard, but s t i l l e s s e n t i a l l y free from any 
form of deterioration. 

F a i r : Mediocre structures: no serious s t r u c t u r a l 
d e f i c i e n c i e s but i n d i f f e r e n t maintenance and 
state of repair. 

Poor: Structures which are either old or of poor 
quality construction,, or both, and showing 
evidence of d i s r e p a i r . 

Very Poor: Serious s t r u c t u r a l d e f i c i e n c i e s or marked 
d i l a p i d a t i o n , or both. 0 

5 
^Community Chest and Councils of the Greater Vancouver 

Area, "Urban Renewal Scheme III—Mount Pleasant" (Vancouver: 
The Community Chest, March, 1966), p. 28. 

^Vancouver City Planning Department, op. c i t . , p. 23. 
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As i n the two s t u d i e s mentioned above the check l i s t of 
d e f i c i e n c y items i n c l u d e d : the r o o f , foundations, w a l l s , 
chimney, g u t t e r s , porch, and steps. I t a l s o i n c l u d e d 
yards and surroundings, two items which were i n c l u d e d i n 
c o n s i d e r a t i o n only by the Community Chest study. Surround
ings were important only i n d o u b t f u l cases but as found by 
the Community Chest, the c o n d i t i o n of yards c o r r e l a t e d 
h i g h l y w i t h the c o n d i t i o n of the b u i l d i n g . A look at the 
r e a r yards and backs of b u i l d i n g s as done i n the Community 
Chest survey was very r e v e a l i n g and frequently i n d i c a t e d a 
l e v e l of c o n d i t i o n b e l i e d by the appearance of the f r o n t 
of the property. 

The Community Chest study has only r e c e n t l y been 
completed and the author was able t o i n t e r v i e w the two 
persons who c a r r i e d out the w i n d s h i e l d survey, Mr. Max Beck 
and Mr. Andrew Armitage. They were extremely h e l p f u l and 
gave a d e t a i l e d demonstration of t h e i r c r i t e r i a and methods 
i n a short f i e l d t r i p . This allowed a high degree of cor
respondence between the r e s u l t s of t h i s survey, and the 
Community Chest survey as w e l l as the 1957 Vancouver rede
velopment survey. S p e c i a l e f f o r t s t o achieve t h i s cor
respondence are necessary because of the s u b j e c t i v e nature 
of the c r i t e r i a . 

As pointed out by Mr. Beck and Mr. Armitage, the 
most important d i v i s i o n i n the f i v e q u a l i t y grades i s be
tween f a i r and poor. As a p r e l i m i n a r y i n d i c a t i o n f o r the 
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making of p o l i c y d e c i s i o n s , a d w e l l i n g i s a l l o c a t e d t o one 
or the other according t o whether i t appears t o be economic
a l l y f e a s i b l e t o r e h a b i l i t a t e i t or whether i t should be 
demolished. A b u i l d i n g i n which the roof sags or the ex
t e r i o r w a l l s are skewed would a u t o m a t i c a l l y go i n the very 
poor category. Old s t r u c t u r e s showing signs of d e t e r i o 
r a t i o n and poor o r i g i n a l c o n s t r u c t i o n such as tarpaper 
s i d i n g , l a c k of f l a s h i n g and l a c k of eaves would r a t e poor, 
but s t r u c t u r e s which were b a s i c a l l y sound would not r a t e 
below f a i r . 

The survey was done using the f i v e l e v e l r a t i n g 
s c a l e , but f o r p r a c t i c a l purposes three c a t e g o r i e s were 
s u f f i c i e n t and more e a s i l y used. I t i s f e l t t h a t g r e a t e r 
accuracy was gained i n the three c a t e g o r i e s by o r i g i n a l l y 
r a t i n g f i v e . Very good and good were subsequently combined 
i n t o good, f a i r was unchanged w h i l e poor and very poor were 
combined i n t o poor. 

Information on the ownership of the i n d i v i d u a l b u i l d 
ings surveyed was r e a d i l y obtained from the assessment r o l l s 
of the C i t y of Vancouver and was recorded along s i d e the 
r a t i n g f o r each d w e l l i n g surveyed. The assessment r o l l s 
a l s o code each b u i l d i n g type which assured t h a t no duplexes 
or other type of m u l t i p l e f a m i l y d w e l l i n g were mistaken f o r 
s i n g l e f a m i l y . As define d i n Chapter I tenant occupancy i s 
assumed t o e x i s t when the owner's address i s l i s t e d as d i f 
f e r e n t from t h a t of the d w e l l i n g ' s address. 
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R e s u l t s . The basic r e s u l t s of the survey are r e 

corded i n Table I I , page 39, and Table I I I , page 40, For 
each of the census t r a c t s Table I I shows the percentage 
d i s t r i b u t i o n of c a t e g o r i e s of b u i l d i n g c o n d i t i o n . Although 
i t appears the samples i n census t r a c t s f i f t y - t h r e e and 
f o r t y - s i x do not conform c l o s e l y the t a b l e g i v e s s o l i d 
proof t h a t as the l e v e l of d w e l l i n g c o n d i t i o n decreases i n 
q u a l i t y , income decreases at an uneven r a t e , and average 
age of d w e l l i n g s i n c r e a s e s i n the area of poor c o n d i t i o n . 
The f a l l i b i l i t y of age alone as an index of c o n d i t i o n i s 
i n d i c a t e d by these r e s u l t s . Census t r a c t s f i f t y - f i v e and 
twenty-eight f o r example have i d e n t i c a l average ages, but 
twenty-eight which i s i n the "east s i d e " of town has 
markedly poorer c o n d i t i o n r a t i n g s . 

The a c t u a l number of tenant occupied d w e l l i n g s found 
i n the w i n d s h i e l d survey was too small t o a c c u r a t e l y repre
sent, i n any one census t r a c t , the p r o p o r t i o n a l d i s t r i b u t i o n 
of tenancy according t o d w e l l i n g c o n d i t i o n . However, t h i s 
d i s t r i b u t i o n i s recorded i n Table I I I , f o r a l l census t r a c t s 
surveyed and shows a decided increase of tenancy as the 
l e v e l of d w e l l i n g c o n d i t i o n decreases. 

A n a l y s i s of b u i l d i n g c o n d i t i o n survey. A breakdown 
of tenancy by census t r a c t as i n Table I I I suggests t h a t 
tenancy i n the higher average f a m i l y income area ($6,865 
and above), besides o c c u r r i n g much l e s s f r e q u e n t l y occurs 



TABLE I I 

PERCENTAGE BREAKDOWN OF DWELLING CONDITION BY 
SELECTED CENSUS TRACTS. VANCOUVER, B. G. 

c o n d i t i o n 
Category- Tract 53 Tract 40 Tract 55 Tract 57 Tract 46 Tract 28 Tract 12 Tract 13 

Good 79.7 85.0 84.I 82 .4 4 9 . 0 51.4 37.8 13.2 

F a i r 16.9 13.0 14.4 17.6 4 6 . 0 4 0 . 0 43.3 3 4 . 0 

Poor 3.4 2.0 1.5 . 0 5 .0 8 .6 13.9 52.8 

100.0% 100.0% 100.0% 100.0% 100.0% 100.0% 100.0% 100.0% 

R e l a t i v e 
age 
weights 25 15 18 6 11 18 13 30 

Average 
f a m i l y 
income ~ $9,756 $7,701 $6,865 $5,651 $5,236 . $4,937 $4,866 $4,270 



TABLE I I I 

PERCENTAGE OF TENANCY IN EACH CONDITION CATEGORY 

T r a c t 53 T r a c t 40 T r a c t 55 T r a c t 57 T r a c t 46 T r a c t 28 T r a c t 12 T r a c t 13 

Good 75.0 75.0 60 . 0 4 2 . 8 11.1 4 0 . 0 3©.8 5.7 

F a i r 25.0 . 0 4 0 . 0 57.2 77.7 50.0 53 .8 17.6 

Poor . 0 - 25.0 . 0 . 0 11.2 10.0 15.4 76.7 

100.0$ 100.0$ 100.$ 100.0$ 100.0$ 100.$$ 100.0$ 100.0$ 

$ t e n a n c y 
i n sample 4 . 4 3.7 3.3 6 . 0 9 . 0 7 .0 9 . 0 3 2 . 0 

% t e n a n c y 
i n whole 
t r a c t * * 6.6 7.1 5.7 3.6 22.5 

R E l a t i v e 
a v e r a g e 
age weight 25 15 i d 6 11 " ' ^ 18 13 30 

Average 
f a m i l y 
income , $9,756 , $7,701 $6,865 $5,651 $5,236 $4,987 $4,366 $4,270 

Census i n f o r m a t i o n , w h i c h was not a v a i l a b l e . 
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predominantly i n the "good" category. In the intermediate 
average f a m i l y income area ($4,866 t o $5,651) tenancy occurs 
twice as f r e q u e n t l y but predominantly i n the good and f a i r 
category. In the low average f a m i l y income area ($4,270) i t 
occurs ten times as f r e q u e n t l y and i s 76.7 per cent i n the 
poor category. The r e l a t i o n s h i p of tenancy t o poor b u i l d i n g 
c o n d i t i o n , e s t a b l i s h e d i n the b u i l d i n g c o n d i t i o n survey and 
shown i n Table I I I , does not suggest tenancy i s a cause of 
b l i g h t . In f a c t tenancy i n areas of poor c o n d i t i o n appears 
more t o be caused, than a cause. I t e x i s t s because poorer 
people cannot a f f o r d the c a p i t a l investment of t h e i r own 
home and are f o r c e d t o r e n t . 

There are s e v e r a l p o s s i b l e reasons f o r the d i s c r e p 
ancy between t r a c t s f i f t y - f i v e and twenty-eight but d i f f e r 
ence of income of the r e s i d e n t appears t o be the b a s i c one. 
P h y s i c a l d i f f e r e n c e s such as the existence of curbs i n 
t r a c t twenty-eight cannot be considered determinants of 
b u i l d i n g c o n d i t i o n . Although such p h y s i c a l f a c i l i t i e s and 
s e r v i c e s have been proven t o a f f e c t d w e l l i n g maintenance 
t o a degree they are a c t u a l l y f u n c t i o n s of income. This 
i s so because i n the normal s i t u a t i o n s e r v i c e s i n r e s i d e n t 
i a l areas such as curb and g u t t e r are provided i n the C i t y 
of Vancouver on a p e t i t i o n b a s i s and the area's r e s i d e n t s 
are then assessed f o r a major p o r t i o n of the cost of the 
s e r v i c e s . The s i g n i f i c a n c e of income appears obvious i n 
the comparison between t r a c t s f i f t y - f i v e and twenty-eight. 
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Whereas the weight i s the same the average f a m i l y income 
of t r a c t twenty-eight i s $1,878 l e s s . In census t r a c t 
t h i r t e e n as compared t o twenty-eight there i s a sharp i n 
crease i n b u i l d i n g age (.66 per cent) and a $717 decrease 
i n average f a m i l y income. 

Census t r a c t t h i r t e e n i s an exception t o the type 
of d w e l l i n g area chosen f o r study. Although i t s housing 
i s s t i l l c o n s t i t u t e d 48 per cent by s i n g l e f a m i l y d w e l l 
ings i t s r e s i d e n t i a l l y zoned s e c t i o n i s p r e s e n t l y e n t i r e l y 
m u l t i p l e f a m i l y . Approximately the northern h a l f of the 
census t r a c t i s zoned and used f o r i n d u s t r i a l a c t i v i t y . 

The sample i n t r a c t t h i r t e e n which i s i n the Mount 
Pleasant area, i n d i c a t e s as shown by Table I I , t h a t b u i l d 
i n g c o n d i t i o n i n t h i s area i s i n a s e r i o u s s t a t e of d e t e r i 
o r a t i o n w i t h 53.2 per cent assessed as poor, w h i l e t r a c t s 
f i f t y - f i v e and twenty-eight have only 1.4 and 8.5 per cent 
r e s p e c t i v e l y i n the poor category. The sample a c t u a l l y 
l i e s w i t h i n the area of Vancouver's "Urban Renewal Scheme 
I I I , " which i s a l s o subsumed i n census t r a c t t h i r t e e n and 
i s being s t u d i e d f o r p o s s i b l e r e h a b i l i t a t i o n . 

The explanation of the c o n d i t i o n of the Mount P l e a s 
ant area being s t u d i e d f o r r e h a b i l i t a t i o n i s that i t i s a 
r e l a t i v e l y s m a l l area of approximately t h i r t y - s e v e n blocks 
surrounded by incompatible uses and l a c k i n g i n community 
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7 s e r v i c e s . There i s i n d u s t r i a l encroachment on the n o r t h , 

the west and the east s i d e , and a high degree of commercial 
a c t i v i t y on the west and south s i d e s . The e f f e c t s of both 
types of land use are r e i n f o r c e d by h e a v i l y t r a v e l l e d t r a f 
f i c a r t e r i e s on the n o r t h , the west and the south. During 
the day the s t r e e t s are l a r g e l y u t i l i z e d f o r parking pur
poses i n c o n j u n c t i o n w i t h the nearby incompatible uses. 
Community f a c i l i t i e s f o r t h i s area are b a s i c a l l y an obsolete 
elementary school and an unused playground. The school i s 
separated from the area by one of the most h e a v i l y t r a v e l l e d 
a r t e r i e s of the c i t y which the s c h o o l - c h i l d r e n are r e q u i r e d 
to c r o s s . The playground i s at the bottom of a h i l l near 
the i n d u s t r i a l area and 61.4 per cent of the area's f a m i l i e s 

8 
do not use i t . A l a c k of p h y s i c a l f a c i l i t i e s such as ade
quate s t r e e t l i g h t i n g c o n s t i t u t e secondary causes of b l i g h t 
i n t h i s area. 

The above f a c t o r s suggest how the Mount Pleasant 
study s e c t i o n has become as b l i g h t e d as i t i s . These same 
f a c t o r s plus i t s present zoning are capable of keeping i t 
from again becoming a f i r s t c l a s s s i n g l e f a m i l y r e s i d e n t i a l 
area. The m u l t i p l e f a m i l y zoning has not caused the area's 

7 
'Paraphrase from Mr. Tom Jenkinson, Senior Redevel

opment Planner f o r the C i t y of Vancouver, i n a s p e c i a l 
U n i v e r s i t y of B.C. l e c t u r e and subsequent d i s c u s s i o n , 
Vancouver, March 21, 1966. Permission t o quote secured. 

8 Community Chest, op. c i t . , p. 71. 



44 
d e c l i n e but now makes i t extremely improbable th a t any 
property owner would forego the economic advantages of s e l l 
i n g out t o a higher i n t e n s i t y land use, by r e h a b i l i t a t i n g 
t h e i r s i n g l e f a m i l y d w e l l i n g s . 

The b u i l d i n g c o n d i t i o n survey i n the eight census 
t r a c t s s u b s t a n t i a t e s the assumption t h a t income of an area's 
r e s i d e n t s i s a b e t t e r index of b u i l d i n g c o n d i t i o n than age. 
The average f a m i l y income of the eight census t r a c t s chosen 
f o r a n a l y s i s are i n d i c a t e d i n Figure 2, page 34, and show 
that d e s p i t e the r e l a t i v e l y s m a l l absolute d i f f e r e n c e i n 
average f a m i l y income of census t r a c t t h i r t e e n t h i s r e l a t i v e 
l e v e l of income i s markedly below the h i g h l y c o n s i s t e n t 
minimum f o r s i n g l e f a m i l y areas i n Vancouver. 

Conclusions. The s t r i k i n g i n f e r i o r i t y of b u i l d i n g 
c o n d i t i o n w i t h i n t r a c t t h i r t e e n combined w i t h t h i s r e l a 
t i v e l y low average income suggests a high s i g n i f i c a n c e f o r 
income as the major cause of b l i g h t i n s i n g l e f a m i l y r e s i 
d e n t i a l areas. The case study as a whole v e r i f i e s t h a t 
the s i n g l e f a m i l y r e s i d e n t i a l s e c t i o n of Vancouver i s com
p r i s e d of areas of general homogeneity i n l e v e l of personal 
income and t h a t i t i s a l s o comprised of areas of general 
homogeneity of b u i l d i n g c o n d i t i o n . I t i n d i c a t e s t h a t the 
areas of higher income correspond q u i t e w e l l w i t h the areas 
of b e t t e r b u i l d i n g c o n d i t i o n and the areas of lower income 
correspond w i t h areas of poorer b u i l d i n g c o n d i t i o n . 
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The study supports the proposal t h a t below a c e r t a i n 

income one way i n which owner occupants begin t o f i n a n c e 
the cost of s h e l t e r i s by a v o i d i n g the costs of b u i l d i n g 
maintenance. In Vancouver t h i s appears t o s t a r t i n econom
i c a l l y homogeneous areas i n which average f a m i l y income i s 
approximately $5,000. As s t a t e d by Mr. Tom Jenkinson, "The 
l e v e l of b u i l d i n g c o n d i t i o n i n s i n g l e f a m i l y r e s i d e n t i a l 
areas i s normally a f u n c t i o n of income and t o a l e s s e r 

Q 

ext ent, a t t i t u d e s . " 
The case study however i s very i n c o n c l u s i v e concern

i n g the hypothesized causal r e l a t i o n between tenancy and 
b l i g h t of s i n g l e f a m i l y r e s i d e n t i a l areas. The survey of 
census m a t e r i a l on the c i t y wide d i s t r i b u t i o n of tenancy, 
b u i l d i n g age and average f a m i l y income r e s u l t e d i n a 
r a t h e r low c o r r e l a t i o n between tenancy and average f a m i l y 
income which was used as an index of b u i l d i n g c o n d i t i o n . 
This bare r e l a t i o n between tenancy and b u i l d i n g c o n d i t i o n 
was however, s u b s t a n t i a t e d i n the b u i l d i n g c o n d i t i o n sur
vey. As suggested by Table I I I , page 40, tenancy increases 
as average f a m i l y income decreases. The sample i s too 
s m a l l though t o draw any conclusions as t o whether t h i s i s 
a d i r e c t r e l a t i o n s h i p . 

The s i g n i f i c a n t point about the case study r e s u l t s 
i s t h a t although the r e l a t i o n s h i p between tenancy and 

q 
Mr. Tom Jenkinson, op. c i t . , permission t o quote 

secured. 
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b u i l d i n g c o n d i t i o n i s e s t a b l i s h e d i t i s not n e c e s s a r i l y a 
causal r e l a t i o n . I t i s very p o s s i b l e t h a t t h i s r e l a t i o n 
i s spurious i n that both could be caused by a t h i r d f a c t o r 
r a t h e r than tenancy being a causal f a c t o r of b u i l d i n g 
c o n d i t i o n . 



CHAPTER I I I 
THE SIGNIFICANCE OF TENANCY FOR 

REHABILITATION-CONSERVATION EFFORTS 

In t h i s chapter a general assessment i s made of the 
r e l a t i v e c a u s a l importance of tenancy as a f a c t o r i n the 
generation of b l i g h t , and i t i s f i t t e d w i t h i n the frame
work of an adopted general theory d e s c r i b i n g the b l i g h t i n g 
process. Since tenancy i s interwoven w i t h a f a b r i c of r e 
l a t e d causes of b l i g h t i t i s d i f f i c u l t t o analyse i t s ef
f e c t s as an independent v a r i a b l e . As such, the a n a l y s i s 
of tenancy n e c e s s i t a t e s a more comprehensive approach i n 
c l u d i n g mention of remedial a c t i o n s f o r causes of b l i g h t 
as a whole. 

I. THE CAUSAL IMPORTANCE OF TENANCY 
IN THE BLIGHTING PROCESS 

The adopted causal theory of b l i g h t . This paper 
adopts a theory of bas i c and secondary causes of b l i g h t , 
which as described i n Chapter I i s h e r e i n considered t o be 
a p h y s i c a l c o n d i t i o n . This theory i s suggested by a review 
of the l i t e r a t u r e and i s r e i n f o r c e d by the r e s u l t s of the 
Vancouver case study. The focus of concern i n the process 
of p h y s i c a l d e t e r i o r a t i o n i s , of course, the i d e n t i f i c a t i o n 
of owners' reasons f o r l a c k of maintenance, r e p a i r or r e -
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placement of s i n g l e f a m i l y d w e l l i n g s which otherwise natu
r a l l y d e t e r i o r a t e w i t h age. The e x p l i c i t assumption, a f 
firmed by Sherman M a i s e l , 1 i s made tha t owners r a t h e r than 
tenants are r e s p o n s i b l e f o r a l l but minor maintenance of 
s i n g l e f a m i l y d w e l l i n g s . In f a c t , t h i s r e s p o n s i b i l i t y as 
determined i n a r e n t a l agreement may be p a r t i a l l y the 
tenant's, but the economic e f f e c t w i l l l i k e l y be no d i f 
f e r e n t . Millspaugh and Breckenfeld are among the many who 
i n d i c a t e d that the economic burden of maintenance and im-

2 
provement w i l l be borne by the occupants. 

The r e l a t i o n of geographic areas of the community 
co n t a i n i n g the residences of persons of s i m i l a r income 
l e v e l s w i t h areas of a c e r t a i n q u a l i t y of d w e l l i n g main
tenance was i n d i c a t e d by the Vancouver case study and 
appears t o be the normal urban phenomenon. This r e l a t i o n 
i s the key t o understanding the causes of b l i g h t . A l 
though i t cannot be proven c o n c l u s i v e l y from the r e s u l t s 
of the case study, i t appears t h a t s i n g l e f a m i l y d w e l l i n g 
maintenance decreases r e l a t i v e l y evenly w i t h income u n t i l 
a c e r t a i n average f a m i l y income l e v e l s l i g h t l y under $5,000 
i s reached below which maintenance f a l l s o f f much more 
r a p i d l y . This phenomenon i s a p p l i c a b l e t o both owner and 

"^Sherman J . M a i s e l , Financing Real Estate (Toronto: 
McGraw-Hill Book Go., 1965), p. 295. 

2 
M. Mil l s p a u g h and G. Breckenfeld, The Human Side  

of. Urban Renewal (Baltimore: F i g h t B l i g h t I nc., 1958), 
p. 266. 
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tenant occupied d w e l l i n g s but below the average f a m i l y i n 
come of $5,GOG i t i s much more a p p l i c a b l e t o those tenant 
occupied. I t may be that there i s a c e r t a i n t h r e s h o l d l e v e l 
of income below which s h e l t e r i s afforded by o b t a i n i n g rented 
accommodation, by avoi d i n g the cos t s of maintenance or accept
in g lower standards of housing. The case study suggests t h a t 
i n Vancouver t h i s may be an average f a m i l y income of about 
$4,700 which r e s t r i c t s a l a r g e number of f a m i l i e s , consider
i n g the average male Canadian wage earner made only $3,625 

xn 1961.^ I t can be s a f e l y s t a t e d that home ownership i s 
the g o a l of most Canadian f a m i l i e s as M a i s e l i n d i c a t e s i s 
the case f o r American f a m i l i e s . 4 A.W. Cowley i n addressing 
the Vancouver Housing A s s o c i a t i o n has pointed out t h a t once 
i t i s accepted t h a t the g o a l of a l l good c i t i z e n s h i p i s 
home ownership then: 

We face . . . ( i n 1954) the f a c t t h a t the average young 
married couple forming a f a m i l y must be i n r e c e i p t of 
an income above the average l e v e l of wage earners i f i t 
i s t o be p o s s i b l e t o maintain the mortgage payments 
requ i r e d . 5 

Although he was d e s c r i b i n g the s i t u a t i o n twelve years ago 
there i s l i t t l e evidence of a s u b s t a n t i a l improvement. A l -

Dominion Bureau of S t a t i s t i c s , Census of Canada 1961 
(Ottawa: The Bureau 1, 1961) , p. 9-1 . 

4 M a i s e l , l o c . c i t . 
5 
A.W. Cowley, "Gaps i n Our Housing Program," i n The 

Vancouver Housing A s s o c i a t i o n , Houses For A l l , a r e c o r d of 
the Proceedings of the Housing Conference held. Jan. 19-20, 
1954 (Vancouver: The A s s o c i a t i o n , 1954), p. 13. 
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though i t i s i m p l i e d by Mr. Cowley's reasoning that home 
ownership permits an i n d i v i d u a l t o enjoy s u p e r i o r q u a l i t y 
of housing than he would have by r e n t i n g , t h i s i s not neces
s a r i l y the case. The important c o n s i d e r a t i o n here i s t h a t 
i t i s the overwhelming preference of i n d i v i d u a l f a m i l i e s . 

Even though Canada now has the highest percentage of 
owner occupied d w e l l i n g s i n the w o r l d , the importance of 
such economic c o n s t r a i n t a c t i n g against achievement of such 
a major s o c i a l l y d e s i r e d g o a l cannot help but r e s u l t i n 
some form of compromise s o l u t i o n . One of the most recent 
and h i g h l y lauded urban renewal s t u d i e s , the San F r a n s i s c o 
CRP study, r e f e r s t o tt. . . the most s i g n i f i c a n t b a r r i e r 
t o [ r e s i d e n t i a l ] improvement—that of l i m i t e d f i n a n c i a l 

7 
a b i l i t y . . . ." Thus the importance of both owner and 
tenant income and of economic c o n s t r a i n t as a powerful f a c 
t o r i n the determination of b u i l d i n g c o n d i t i o n becomes mani
f e s t , and low income i s c l a s s e d here as one of the two basic 
causes of b l i g h t . 

A c o n c l u s i o n which may be drawn from the observed 
homogeneity of l e v e l s of f a m i l y income i n s i n g l e f a m i l y 
r e s i d e n t i a l areas i s that f o r c e s of the housing market must 
l i m i t a f a m i l y ' s choice of r e s i d e n t i a l area. According t o 

^ P h i l i p H. White, of the U n i v e r s i t y of B.C., i n a 
l e c t u r e (Feb. 25, 1966). 

7 
'Arthur I . L i t t l e I n c . , CRP San F r a n s i s c o Community  

Renewal Program (San F r a n s i s c o , Oct., 1965), p. 9. 



51 
these f o r c e s homes i n more d e s i r a b l e areas are g e n e r a l l y 
purchased by those w i t h higher income and the l e a s t d e s i r 
able areas a t t r a c t those w i t h l e a s t income. Leo Grebler 
a t t e s t s t o the general urban process of a l l o c a t i o n of lower 
income persons t o d e c l i n i n g areas: 

. . . the c h a r a c t e r i s t i c s of d e c l i n i n g areas: neglect 
of maintenance and r e p a i r , emigration of users who can 
a f f o r d t o l e a v e , and immigration of users a t t r a c t e d by 
low r e n t s and high vacancies, which stem from general 
d e t e r i o r a t i o n . 3 

Some low income persons w i l l however choose higher d e n s i t y 
r e n t a l areas which are not d e c l i n i n g , but they are not 
l i k e l y t o be f a m i l i e s who c o n s t i t u t e the predominant users 
of s i n g l e f a m i l y r e s i d e n t i a l areas. I t i s i n the character
i s t i c s of the general environment of these l e a s t d e s i r e d 
areas t h a t the second basic cause of b l i g h t i s found. Some 
of these l e a s t d e s i r a b l e r e s i d e n t i a l c h a r a c t e r i s t i c s are: 
the encroachment of incompatible land uses as i n d u s t r y , 
commercial uses, and heavy t r a f f i c ; or the low l e v e l of 
community f a c i l i t i e s and s e r v i c e s . 

Thus two bas i c causes, incompatible land uses, and low 
income of an area's occupants, frame the theory of causes of 
b l i g h t adopted i n t h i s paper. C e r t a i n inherent disadvantages 
of an area r e l e g a t e i t t o a p o s i t i o n of r e l a t i v e l y low de
s i r a b i l i t y i n the r e s i d e n t i a l market place and i t becomes 

8 
Leo G r e b l e r , Housing Market Behavior i n a D e c l i n i n g  

Area (New York: Columbia U n i v e r s i t y P r e s s , 1952) , pp. 
5^67 
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i n h a b i t e d by persons f i n a n c i a l l y unable t o a f f o r d t o own or 
rent a w e l l maintained s i n g l e f a m i l y d w e l l i n g . 

The f o l l o w i n g secondary causes, of r e s i d e n t i a l d e t e r i 
o r a t i o n , of which tenancy appears t o be one, grow out of and 
r e i n f o r c e the two b a s i c causes. They would f a l l more i n the 
category of necessary causes r a t h e r than s u f f i c i e n t causes, 
and s e v e r a l are dependent upon the p r e v i o u s l y mentioned 
b a s i c causes. The f i r s t i s aged d w e l l i n g s which o f t e n cor
r e l a t e h i g h l y w i t h areas of d e t e r i o r a t i o n but which are i n 
f a c t more l i k e l y t o be r e s u l t s of n e a r l y incompatible uses, 
and the low market demand f o r newer more expensive housing 
i n that area. 

Another secondary cause i s that of s o c i a l c l a s s . The 
s o c i a l c l a s s values of the middle and upper c l a s s e s appear 
t o be more amenable t o concern f o r property and the post
ponement of immediate g r a t i f i c a t i o n s i n the i n t e r e s t s of 

"9 
long range b e n e f i t s . On the other hand, lower c l a s s values 
seem t o f a v o r expenditures on immediate g r a t i f i c a t i o n s and 
the avoidance of longer term investments such as housing 
maintenance. I t i s a l s o l i k e l y t h a t a low l e v e l of b u i l d i n g 
maintenance becomes a s o c i a l norm of the lower c l a s s because 
of a r e a l I n a b i l i t y of members of the lower c l a s s neighbour
hoods to a f f o r d i t , whether they are owners or tenants. 
Thus, even the d e s i r e one f e e l s t o maintain h i s home at a 

9 
7Max Weber, The P r o t e s t a n t E t h i c and the S p i r i t of  

C a p i t a l i s m (London: George A l l a n and Unwin L t d . , 1 9 3 0 ) . 
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high l e v e l i s reduced. However, s o c i a l c l a s s must be con
s i d e r e d a secondary cause as the bas i s upon which s o c i a l 
c l a s s and s o c i a l c l a s s values u l t i m a t e l y depend i s income, 
determined above as one of the ba s i c determinants of 
b u i l d i n g c o n d i t i o n . 

The l e v e l of p u b l i c s e r v i c e s i s a determinant of 
the d e s i r a b i l i t y of r e s i d e n t i a l areas but as a general r u l e 
the p r o v i s i o n of such s e r v i c e s are determined by the muni
c i p a l t a x r e t u r n s from the d i f f e r e n t areas even though 
there are sometimes s p e c i a l assessments f o r s p e c i a l s e r 
v i c e s . Again i t i s dependent upon the income l e v e l of the 
area's r e s i d e n t s . I n areas zoned f o r a d i f f e r e n t land use 
however t h i s zoned land use would l a r g e l y determine whether 
mu n i c i p a l investment should be made i n s e r v i c e s f o r s i n g l e 
f a m i l y r e s i d e n t i a l purposes. 

Another secondary f a c t o r which exaggerates the e f f e c t 
of market f o r c e s i s the N a t i o n a l Housing Act p o l i c y of l e n d 
i n g and i n s u r i n g mortgage loans only on new housing. In ef
f e c t t h i s makes much new housing cheaper i n the eyes of the 
consumer than e x i s t i n g housing of lower value1® thereby 
making the l e a s t d e s i r a b l e areas even l e s s d e s i r a b l e t o the 
person w i t h s u f f i c i e n t income t o maintain a d w e l l i n g i n an 
adequate s t a t e of maintenance. Between I960 and 1962 the 

10 
D.H. P o r t e r (chairman), Report of The Royal Com

mission on Banking and Finance (Ottawa: Queen's P r i n t e r , 
1 9 6 4 ) , p. 27*. 
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N.H.A. accounted f o r 1,106.6 m i l l i o n d o l l a r s of r e s i d e n t i a l 
mortgage approvals f o r new c o n s t r u c t i o n whereas the conven
t i o n a l market accounted f o r approvals of r e s i d e n t i a l mort
gages t o t a l l i n g 1,090.4 m i l l i o n dollars.'''"'' 

The causal importance of tenancy. I t i s as a f a c t o r 
of secondary importance t h a t tenancy f i t s i n t o t h i s causal 
theory of b l i g h t . The Vancouver case study showed the pre
ponderance of tenant occupied dwellings t o be i n the lowest 
income category, and f u r t h e r t h a t they were i n the poor 
category of b u i l d i n g c o n d i t i o n . This bears out the numerous 
observances by urban renewal s t u d i e s , but i n s u f f i c i e n t i n -
s i g n t s are provided t o prove c o n c l u s i v e l y t h a t tenancy, as 
a form of occupancy of s i n g l e f a m i l y d w e l l i n g s , discourages 
t h e i r maintenance, r e p a i r or replacement by owners. The 
r e l a t i o n between income and tenancy i s more l i k e l y t o sug
gest tenancy i s merely a r e s u l t of i n s u f f i c i e n t income t o 
purchase a d w e l l i n g . Research by Sherman M a i s e l v e r i f i e s 

12 
t h i s r e l a t i o n s h i p . 

The f a c t t h a t w i t h i n the non-single f a m i l y zoned 
census t r a c t t h i r t e e n , 76.7 per cent of tenant occupied 
d w e l l i n g s were i n the poor c o n d i t i o n category i s a l i t t l e 
more i n d i c a t i v e . I t i n d i c a t e s an a c t u a l r e l a t i o n between 

i : L I b i d . , p. 274. 
1 2 M a i s e l , op. c i t . , pp. 296-97. 
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s i n g l e f a m i l y d w e l l i n g tenancy and b u i l d i n g c o n d i t i o n i n 
an area which i s more than h a l f comprised of s i n g l e f a m i l y 
d w e l l i n g s of poor c o n d i t i o n . In the other seven census 
t r a c t s which are zoned f o r s i n g l e f a m i l y r e s i d e n t i a l use 
and i n which b u i l d i n g c o n d i t i o n i s over 85 per cent i n the 
f a i r or good category, over 85 per cent of the tenant 
occupied d w e l l i n g s are a l s o i n the f a i r t o good category. 
Since b u i l d i n g maintenance i s p r i m a r i l y the r e s p o n s i b i l i t y 
of i t s owner these r e s u l t s suggest there are two types of 
non-resident owners: those who are i n t e r e s t e d i n a r e c u r 
rent income and t h e r e f o r e maintenance of the property; and 
those c h a r a c t e r i z e d by the land s p e c u l a t o r described by 

13 
Peter Burns who i s mainly unconcerned f o r the maintenance 
of the d w e l l i n g s . The l a t t e r ' s p r o p e r t i e s are more l i k e l y 
t o be i n an area such as census t r a c t t h i r t e e n where s i n g l e 
f a m i l y r e s i d e n t i a l uses are b a s i c a l l y obsolete and there i s 
t h e r e f o r e no economic advantage i n f u r t h e r such investment. 
This s i t u a t i o n i n Vancouver, i n v o l v i n g the land s p e c u l a t o r , 
was w e l l described by H.B. Reusch i n speaking of areas upon 
which i n d u s t r y and business are encroaching: 

I am t h i n k i n g of those two or three storey frame d w e l l 
ings and the fading, houses surrounded by m i l l s , found
r i e s and junk yards. This i s not s u r p r i s i n g s i n c e 
owners are obviously marking time, w a i t i n g f o r someone 
t o recognize the value of the property f o r i n d u s t r i a l 
uses, w h i l e supporting the s p e c u l a t i o n w i t h whatever 

^Peter Burns, "Substandard Housing and the Enforce
ment of a Minimum Standard," Habitat (July-August, 1964), 
p. 19. 
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revenue they can o b t a i n . One day we must f i n d a 
method of shortening the t r a n s i t i o n p e r i o d between 
r e s i d e n t i a l and i n d u s t r i a l uses. With a stroke of the 
pen (zoning) i t i s decided t h a t hence f o r t h the r i g h t s 
of commerce s h a l l p r e v a i l i n an area t h a t u n t i l that 
moment provided l e g a l housing.14 

Thus i t may be p o s s i b l e t o consider tenancy i n these two d i f -
15 

f e r e n t l i g h t s as has been recognized by Richard R a t c l i f f . 
One i n connection w i t h the owner i n t e r e s t e d i n a recu r r e n t 
income from the d w e l l i n g and t h e r e f o r e concerned w i t h main
tenance and the other concerned p r i m a r i l y w i t h s p e c u l a t i o n 
i n l a n d . 

This a n a l y s i s of the Vancouver s i t u a t i o n and review 
of l i t e r a t u r e has suggested some p o s s i b l e i n s i g h t s i n t o the 
general nature of tenancy, but i t s t i l l does not imply i t 
i s a causal f a c t o r i n b l i g h t . I t i s more l i k e l y t hat 
b l i g h t i n g f a c t o r s such as incompatible uses a f f e c t an area 
f i r s t , then the r e n t a l of dwe l l i n g s which are being allowed 
t o d e c l i n e as a r e s u l t of r a t i o n a l economic d e c i s i o n s be
comes advantageous t o the tenant who can a f f o r d nothing 
b e t t e r and t o the owner t o whome c a p i t a l g a i n i s the major 
i n t e r e s t . 

Such a viewpoint sheds a great d e a l of doubt on the 
"^H.B. Reusch, "Mousing and Neighborhood Improvement," 

i n t h e Vancouver Housing A s s o c i a t i o n , Houses f o r A l l , a r e 
cord of the Proceedings of the Housing Conference h e l d 
January 19-20, 1954 (Vancouver: the A s s o c i a t i o n , 1954), 
p. 43. 

"^Richard R a t c l i f f , Real. Estate A n a l y s i s (Toronto: 
McGraw-Hill Book Co., 1961), pp. 219-225. 
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hypothesis that tenancy i s a major cause of b l i g h t and 
would i n s t e a d suggest t h a t e i t h e r i t i s not a cause of 
b l i g h t or t h a t i t i s a r e s u l t of more important b l i g h t i n g 
i n f l u e n c e s , depending on what the i n t e r e s t s of the owners 
are. 

I I . GOALS IN THE REHABILITATION-CONSERVATION PROCESS 

Before any assessment or recommendations regarding 
government sponsored r e h a b i l i t a t i o n - c o n s e r v a t i o n programs 
are made i t i s necessary t o f i r s t know what o b j e c t i v e s these 
programs are t r y i n g t o accomplish. Urban renewal programs 
as part of the planning process must f o l l o w a r a t i o n a l , 
l o g i c a l methodology i n order most e f f i c i e n t l y t o achieve 
t h e i r g o a l s . P o s s i b l y the best and most s i m p l i f i e d d e s c r i p 
t i o n of the planning process i s the three step procedure de
s c r i b e d by Davidoff and Reiner: g o a l s p e c i f i c a t i o n , means 
i d e n t i f i c a t i o n and implementation, i n that o r d e r . 1 0 

Although the i n i t i a t i v e f o r p u b l i c urban renewal 
a c t i v i t i e s i n Canada r e s t s w i t h the m u n i c i p a l i t i e s and the 
j u r i s d i c t i o n power belongs c o n s t i t u t i o n a l l y w i t h the pro
v i n c e s , the f e d e r a l government has a b i g and l e g i t i m a t e 
i n t e r e s t i n urban renewal. G.A.P. Carrothers s t a t e s : 

Let us be q u i t e c l e a r t h a t the B r i t i s h North America 
Act does not exclude the n a t i o n a l government from 
p a r t i c i p a t i n g i n urban renewal. . . . In f a c t , the 

l G P a u l Davidoff and Thomas A. Reiner, "A Choice 
Theory of Planning," J.A.I.P., V o l . 38 (May, 1962), p. 106. 
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B r i t i s h North America Act s p e c i f i c a l l y g i v e s t o the 
n a t i o n a l Government powers over much of the so-
c a l l e d planning f u n c t i o n at the l o c a l l e v e l . . . . 
Underlying the whole n a t i o n a l program of renewal 
a s s i s t a n c e i s the n o t i o n that our c i t i e s are an im
portant n a t i o n a l investment and represent an asset 
which should be protected on a n a t i o n a l basis.17 

Through the agency of the C e n t r a l Mortgage and Housing Cor
p o r a t i o n (C.M.H.C.) the f e d e r a l government finances over 
50 per cent of the cost of urban renewal programs i n Canada. 
Through t h i s "power of the purse" and i t s l e g i t i m a t e i n t e r 
est i n urban renewal i t i s able t o i n f l u e n c e renewal goals. 
The f e d e r a l government has only r e c e n t l y (I964) e f f e c t i v e l y 
allowed renewal a c t i v i t i e s t o be concerned w i t h other than 
r e s i d e n t i a l areas. 

The s t a t e d renewal goals formulated at the f e d e r a l 
l e v e l cover s o c i a l , economic and p h y s i c a l c o n s i d e r a t i o n s but 
they are o f t e n so g e n e r a l i z e d that they do not provide a 
guide t o r a t i o n a l m u n i c i p a l p o l i c i e s . In f a c t , they seldom 
r e v e a l b a s i c s o c i a l g o a l s . A l l normative goals when t r a c e d 

1# 
t o t h e i r lowest common denominator are s o c i a l goals . and 
they should be agreed upon. ". . . t o improve working and 

19 
l i v i n g c o n d i t i o n s " i s a f r e q u e n t l y s t a t e d g o a l at the 

17 
G.A.P. Ca r r o t h e r s , "Prospects f o r . Urban Renewal i n 

Canada," Habitat (July-August, I 9 6 0 ) , p. 4 . 
18 

Paraphrased from a s p e c i a l l e c t u r e by P r o f e s s o r 
G. Nez, of Kansas State U n i v e r s i t y ( U n i v e r s i t y of B.C., 
Vancouver, February 7, 1966). 19 Burns, op. c i t . , p. 2 0 . 
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federal level but i t i s not sufficiently meaningful. 

The following statements by Central Mortgage and 
Housing Corporation, probably the most authoritative body 
in Canada are also of this very generalized nature. Re
habilitation i s defined as: 

. . . public and private action to improve and repair 
deteriorated or substandard areas and structures not 
yet in need of redevelopment.20 

Conservation i s defined as: 
. . .. action by a municipality to prevent the deteri
oration of sound neighbourhoods by the enforcement of 
occupancy, maintenance and zoning by-laws. 2 1 

Perhaps i t i s necessary that objectives be stated this 
broadly in order to allow f l e x i b i l i t y and freedom to the 
municipal implementation of programs. However, Stanley 
Pickett, one of C.M.H.C.'s advisors on community planning 
suggests: 

Several reasons can be advanced for the relatively slow 
response by municipalities (in formulating proposals 
for studies or projects) including lack of clarity 
about the conflicting objectives of urban renewal. . . 

This situation cannot however be predominantly l a i d at the 

Central Mortgage and Housing Corporation, "Glos
sary of Terms" (a reprint distributed by Mr. Maxwell Cross 
at the "Short Course on Urban Renewal," held May 1965 in 
Vancouver, B.C. at the University of B.C.), p. 1. 

2 1 I b i d . , p. 2. 
22 

Stanley H. Pickett, "An Appraisal of the Urban Re
newal Program in Canada," a paper read at the Graduate 
School of Public and International Affairs, University of 
Pittsburgh, March 17 and 18, 1965. 
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door o f f e d e r a l government o r C.M.H.G. A l t h o u g h c i r c u m 

s c r i b e d by f e d e r a l terms o f r e f e r e n c e t h e i n i t i a t i v e f o r 

and g o a l s o f r e h a b i l i t a t i o n and c o n s e r v a t i o n r e q u i r e 

a n a l y s i s i n depth and need t o be s t a t e d s p e c i f i c a l l y . 

C i t y p l a n n i n g i n t h e N i n e t e e n t h C e n t u r y has a t l e a s t 
two r o o t s , s o c i a l r e f o r m and c i v i c p r i d e . 2 3 

As p l a n n i n g has grown from t h e s c h o o l o f s o c i a l r e f o r m so 

do t h e aims o f urban r e n e w a l s t i l l smack o f t h e r e f o r m e r s ' 

z e a l r a t h e r t h a n t h e o b j e c t i v e a n a l y s i s o f e x p e r t s . Derek 

Baker has s u g g e s t e d t h a t s o c i a l work b a s i c a l l y f o l l o w s a 

m i d d l e c l a s s v a l u e system and t h a t : 

. . . t h e d e f i n i t i o n o f a ' l i n e o f n o r m a l i t y ' ( t o w h i c h 
t h e m a l a d j u s t e d p e r s o n i s d i r e c t e d ) i s f u z z y and i n d i s 
t i n c t , and u n l e s s a worker i s aware o f t h e c l a s s concept 
o f n o r m a l i t y , t h i s ' l i n e ' w i l l i n a l l p r o b a b i l i t y , be a 
m i d d l e - c l a s s one d e r i v e d from t h e w o r k e r ' s own v a l u e 
system.24 

The a u t h o r s u g g e s t s t h a t t h e o b j e c t i v e s o f t h e urban r e n e w a l 

p l a n n e r a r e l i k e w i s e s u b j e c t i v e l y framed by a m i d d l e c l a s s 

background. T h i s i s e v i d e n c e d by t h e o f t e n quoted s p u r i o u s 

c o r r e l a t i o n s between slums and crime i n Canada i n urban r e 

newal s t u d i e s . I t i s analagous t o t h e s i t u a t i o n , d e s c r i b e d 

by Dennis Chapman: 

The c o n c e n t r a t i o n o f t h e r e f o r m e r on t h e s i n s o f t h e 
w o r k i n g c l a s s l e d t o t h e s p u r i o u s c o r r e l a t i o n , w h i c h 
has f o r l o n g been p r e s e n t i n a l l d i s c u s s i o n s on hous-

Dr. H.P. O b e r l a n d e r , Head o f t h e D i v i s i o n o f Com
munity and R e g i o n a l P l a n n i n g , U n i v e r s i t y o f B.C., A p r i l , 
1966. P e r m i s s i o n t o quote o b t a i n e d . 

2 4 D e r e k B a k e r , ' " S o c i a l C l a s s ' D i f f e r e n t i a l s f o r S o c i a l 
Work P r a c t i c e " (Vancouver, MSW T h e s i s , U.B.C.), p. 19. 
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i n g , between slums and crime. Expressed i n i t s popu
l a r form, housing d e n s i t y i s seen t o be c o r r e l a t e d 
w i t h the incidence of crimes of v i o l e n c e and w i t h 
crimes against some forms of property. I t i s p o s s i b l e 
t o show t h a t the higher the de n s i t y of housing, the 
gre a t e r the frequency of these crimes. But i t i s a l s o 
p o s s i b l e t o show that the lower the d e n s i t y of housing, 
the g r e a t e r the frequency of some other kinds of o f 
fences, f o r example, f r a u d u l e n t conversion, embezzle
ment , d r i v i n g motor cars under the i n f l u e n c e of a l c o h o l 
and/or drugs, or such behaviour as divorce or bigamy. 
In s p i t e of the f a c t t h a t t h i s matter has r e c e i v e d a t 
t e n t i o n i n the s c i e n t i f i c l i t e r a t u r e , the spurious 
c o r r e l a t i o n i s s t i l l a potent source i n the mythology 
of housing reform. The urban s o c i a l reform movement 
has another source already l i g h t l y touched upon. I t 
i s the p r o j e c t i o n of the standards of the p r o f e s s i o n a l 
and i n t e l l e c t u a l middle c l a s s i n t o the programme f o r 
the rehousing of the working c l a s s . As i n other as
pects of s o c i a l w e l f a r e the d i f f i c u l t y of s e l e c t i n g 
standards and of making comparisons between the de
s i r a b i l i t y of one standard compared w i t h another leads 
t o the acceptance of the optimum as being the bas i c 
standard, and the optimum i s almost always t h a t s t a n 
dard which the mi d d l e - c l a s s reformer would expect f o r 
hi m s e l f . . . .25 

G.A.P. Ca r r o t h e r s , an expert on Canadian urban renewal, makes 
the c r i t i c i s m t h a t the welfa r e goals designated f o r Canadian 
urban renewal are merely excuses f o r the r e a l o b j e c t i v e which 

26 
i s the e l i m i n a t i o n of squalor i n c i t i e s . I f such unrecog
n i z e d squeamishness or a sense of e s t h e t i c s i s the m o t i v a t i o n 
f o r renewal, and t h e r e f o r e f o r i t s outgrowth of r e h a b i l i t a 
t i o n - c o n s e r v a t i o n , then i t lends great weight t o the argument 
t h a t value f o r m u l a t i o n s are not now c l e a r l y s t a t e d and tha t 

25 
^Dennis Chapman, The Home and S o c i a l Status (New 

York: Routledge and Kegan P a u l , 1955) , p. 4 . 
G.A.P. Car r o t h e r s , "An Assessment of Canadian Urban 

Renewal, n Habitat (July-August, i960), p. 3. 
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they must be c l a r i f i e d before means of implementation are 
determined. 

The u t i l i t y of goals i s suggested by the f o l l o w i n g 
p o s s i b l e f l a w i n the process of Canadian urban renewal 
planning which may be a r e s u l t of vague goals or poor 
a n a l y s i s of the problem. As s t a t e d by Stanley P i c k e t t : 

I t has been g e n e r a l l y recognized at government (feder
a l ) l e v e l t h a t urban renewal i s not a means of s o l v i n g 
the low-income housing problem and there has been 
l i t t l e pressure t o b u i l d f o r q u a n t i t y alone.27 

I f however, there i s v a l i d i t y i n the above adopted causal 
theory of b l i g h t i n which the low income housing problem 
i s p i n pointed as p r e c i p i t a t i n g b l i g h t then t h i s may e x p l a i n 
the major d e f i c i e n c y i n Canadian r e s i d e n t i a l renewal, CT. . 
. i t s i n a b i l i t y t o a i d wide areas i n d e c l i n e which are not 
so depreciated as t o warrant d e m o l i t i o n . n These wide 
areas would be mostly s i n g l e f a m i l y r e s i d e n t i a l areas which 
i n a normal c i t y such as Vancouver c o n s t i t u t e 70 t o 80 per 

29 

cent of the l a n d area. 
In a n u t s h e l l , what i s suggested here i s t h a t an 

a n a l y s i s of the causes of b l i g h t i s not being c l e a r l y r e 
l a t e d t o the r e a l goals f o r r e s i d e n t i a l renewal. As c l e a r l y 
put forward by mu n i c i p a l urban renewal s t u d i e s the goals 
are t o overcome b l i g h t e d housing. Once t h i s i s done the 
r e a l s o l u t i o n f o r renewal of s i n g l e f a m i l y r e s i d e n t i a l areas 

27 P i c k e t t , op. c i t . , p. 8. 
' i b i d . , p. 5. 
Wite, op. c i t . , 

28 
29, 
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should emerge. I t i s suggested here t h a t i t w i l l be means 
of f i n a n c i n g housing i n qu a n t i t y which i s a s o l u t i o n t o the 
low income problem which i s s u s t a i n i n g s i n g l e f a m i l y r e s i 
d e n t i a l b l i g h t . This i s the s o l u t i o n the San Frans i s c o CRP 
study has come up w i t h . In speaking of t o o l s and programs 
to overcome r e s i d e n t i a l improvement b a r r i e r s they r e f e r t o 
such t h i n g s as s o c i a l s e r v i c e s , education programs, job 
t r a i n i n g programs and a n t i - p o v e r t y campaigns. The report 
s t a t e s : 

. . . since they (the above) are designed t o increase 
income, and thus e l i m i n a t e perhaps the most s i g n i f i 
cant b a r r i e r t o improvement—that of l i m i t e d f i n a n c i a l 
a b i l i t y — t h e y must be viewed as i n t e g r a l p a r t s of a 
renewal program.30 

There i s p o s s i b l y great j u s t i f i c a t i o n f o r c r i t i c i z i n g the 
s o l u t i o n s which d i s l o c a t e both owner occupants and tenants 
of b l i g h t e d areas, by e i t h e r demolishing d w e l l i n g s or r e 
q u i r i n g r e h a b i l i t a t i o n improvements which owner-occupants 
o f t e n cannot a f f o r d and which thereby exacerbate the cause 
r a t h e r than a l l e v i a t i n g i t . 

Once a s t r a i g h t f o r w a r d set of r e h a b i l i t a t i o n -
conservation goals has been framed undesirable aspects as
s o c i a t e d w i t h b l i g h t of a l l r e s i d e n t i a l areas and w i t h 
tenancy may be meaningfully analyzed and acceptable means 
of overcoming them p r e s c r i b e d . These goals would probably 
be best framed at the muni c i p a l l e v e l w i t h the agreement 
of f e d e r a l and p r o v i n c i a l l e v e l s of government which t o -

30 
' L i t t l e , op. c i t . , p. 9 . 
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gether h o l d f i n a n c i a l means and l e g i s l a t i v e r e s p o n s i b i l i t y 
f o r renewal. For one reason or another, there appears t o 
be a break i n the progression from goals t o means, w i t h i n 
m u n i c i p a l renewal programs and t h i s c a r r i e s over i n t o 
m u n i c i p a l government p o l i c i e s of implementation. 

A r a t i o n a l planning approach t o the i m p l i c a t i o n s of  
tenancy. The means of assessing the causal importance of 
tenancy must be de r i v e d from the above s t r e s s e d importance 
of goals i n combination w i t h a n a l y s i s of the f a c t s as the 
b a s i s of p o l i c y . As such, the mere establishment of a cor
r e l a t i o n between tenancy and b l i g h t i s not s u f f i c i e n t 
grounds f o r condemning tenancy, and f o r the advocating of 
d i s c r i m i n a t o r y measures t o e l i m i n a t e i t . I f as suggested 
by the r e s u l t s of t h i s t h e s i s i t i s an undesired makeshift 
form of f a m i l y accommodation i n the eyes of the tenant, but 
a r e s u l t of b l i g h t r a t h e r than a cause then i t s treatment 
must be assessed as such. Objective a n a l y s i s of i t s causes 
and e f f e c t s which allows means of t a c k l i n g the problem t o 
fl o w from the goals would t h e r e f o r e probably suggest some 
means of t a c k l i n g the income problem i n the cases of low 
income tenancy and would l i k e l y suggest there was l i t t l e 
need f o r concern i n cases of upper income tenancy. A l a c k 
of such o b j e c t i v e a n a l y s i s can r e s u l t i n an atta c k on the 
problem based on misguided p r e j u d i c e s and l a c k of under
standing. 
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The penalty measures suggested f o r b l i g h t e d s i n g l e 
f a m i l y d w e l l i n g s such as the s i n g l e t a x or housing codes 
may f a l l i n t o t h i s category. I t i s p o s s i b l e the measures 
could merely aggravate the s i t u a t i o n of the tenant or 
owner-occupant without e f f e c t i n g a net improvement i n the 
q u a l i t y of r e s i d e n t i a l areas. The non-resident owner may 
s h i f t the burden of increased taxes or costs or r e h a b i l i t a 
t i o n t o the tenant who may be f o r c e d t o move and increase 
tenancy i n another area, or the tenant may remain and 
shoulder what f o r him i s an excessive f i n a n c i a l burden. 

The g i s t of t h i s highly, t h e o r e t i c a l argument i s t h a t 
the s o l u t i o n s t o the problems of both b l i g h t and tenancy 
can not be drawn from conclusions of causal r e l a t i o n s based 
on such c i r c u m s t a n t i a l evidence or spurious c o r r e l a t i o n s . 
The s o l u t i o n s must be achieved by using a r a t i o n a l planning 
approach and i t i s suggested t h a t much of the present con
f u s i o n i n mun i c i p a l urban renewal programs can be a t t r i b u t e d 
t o f a u l t y approaches. 



CHAPTER IV 
THE NGN-CAUSAL RELATION BETWEEN TENANCY AND BLIGHT 

Wi t h i n the terms of reference o u t l i n e d i n Chapter I 
the t h e s i s set out t o determine the causal importance of 
tenancy as a b l i g h t i n g f a c t o r f o r s i n g l e f a m i l y r e s i d e n 
t i a l areas and t o suggest r e h a b i l i t a t i o n - c o n s e r v a t i o n 
measures f o r overcoming such an i n f l u e n c e i f i t e x i s t s . 
As Canada and the United States were determined t o have 
s u f f i c i e n t l y s i m i l a r urban c o n d i t i o n s they c o n s t i t u t e the 
general area from which i n f o r m a t i o n was drawn and f o r 
which the r e s u l t s are a p p l i c a b l e . The focus was on a very 
s p e c i f i c f a c t o r which was considered t o have s i m i l a r e f 
f e c t s , a p p l i c a b l e through at l e a s t these two c o u n t r i e s . 

The b a s i c causes of b l i g h t were deri v e d from urban 
renewal l i t e r a t u r e and described under the cat e g o r i e s 
s o c i a l and economic. I t was thought necessary t o e s t a b l i s h 
such a framework i n order t o determine w i t h i n i t the r e l a 
t i v e importance of tenancy. As planning i s concerned w i t h 
the making of p o l i c y recommendations, p o l i c i e s i n respect 
t o tenancy must be assessed i n per s p e c t i v e and coordinated 
w i t h p o l i c i e s r e l a t e d t o other causes of b l i g h t . 

As the study progressed, r e s t r i c t i o n s on scope and 
method became necessary due t o l i m i t a t i o n s of such f a c t o r s 
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as the a v a i l a b i l i t y of f a c t u a l i n f o r m a t i o n and time t o 
a c c u r a t e l y survey s o c i a l motivations r e l a t e d t o housing 
c o n d i t i o n s . 

Assumptions and d e f i n i t i o n s . The scope of the study 
was t o a minor degree circumscribed by c e r t a i n q u a l i f i c a 
t i o n s . One was the s p e c i f i c a t i o n t h a t b l i g h t should be 
defined i n p h y s i c a l terms whereas i t s e f f e c t s are both 
s o c i a l and economic. The r e l a t i v e ease of measurement of 
the p h y s i c a l c o n d i t i o n of an area, compared t o the d i f 
f i c u l t y of measuring the concomitant s o c i a l and economic 
c o n d i t i o n , was the major reason f o r t h i s d e f i n i t i o n . I t 
i s a j u s t i f i a b l e d e f i n i t i o n f o r purposes of determining 
b l i g h t , because as pointed out i n numerous urban renewal 
s t u d i e s , p h y s i c a l , s o c i a l and economic b l i g h t occur s i m u l 
taneously. I t i s not a j u s t i f i a b l e d e f i n i t i o n f o r the 
purposes of ana l y z i n g the costs of b l i g h t nor i s i t a 
l o g i c a l b a s i s f o r p r e s c r i b i n g treatment of b l i g h t e d areas. 
Socio-economic costs and b e n e f i t s must be analyzed before 
remedies are p r e s c r i b e d . These were the approaches used 
h e r e i n and i t appears j u s t i f i e d . 

An important s o c i o l o g i c a l assumption regarding human 
mot i v a t i o n was a l s o made i n Chapter I , but i t was found 
impossible t o use i t w i t h i n the scope of t h i s t h e s i s . I t 
was the assumption th a t there i s a u n i v e r s a l d e s i r e f o r 
fa v o r a b l e r e c o g n i t i o n of one's i n d i v i d u a l i t y . This d e s i r e 
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f o r r e c o g n i t i o n was deemed t o be r e f l e c t e d on a higher 
l e v e l of c o n d i t i o n f o r owner occupied d w e l l i n g s because 
they are a m a n i f e s t a t i o n of the occupant's s t a t u s . 

Research methods. Chapter I was p r i m a r i l y a s t a t e 
ment of the problem addressed by the t h e s i s , and a back
ground review of urban renewal drawn from the l i t e r a t u r e . 
As such i t s methodology i s j u s t i f i e d . 

Chapter I I , the Vancouver case study of tenancy, 
i s v u l n e r a b l e t o two major and s e v e r a l minor c r i t i c i s m s 
regarding methodology. In attempting t o v e r i f y the 
b l i g h t i n g i n f l u e n c e of tenancy i n the Vancouver case i t 
has e s t a b l i s h e d a c o r r e l a t i o n between tenancy and p h y s i c a l 
b l i g h t but i t has not gone f a r enough. A c o r r e l a t i o n does 
not e s t a b l i s h a causal r e l a t i o n . In f a c t Chapter I I I i n 
d i c a t e d t h a t the causes of b l i g h t are a l s o the causes of 
tenancy, which e x p l a i n s t h e i r c o r r e l a t i o n . 

Using s i m i l a r reasons, the other major c r i t i c i s m 
i s t h a t the c o r r e l a t i o n e s t a b l i s h e d between areas of lower 
income and lower q u a l i t y b u i l d i n g c o n d i t i o n a l s o cannot by 
i t s e l f be considered a c o n c l u s i v e causal r e l a t i o n . How
ever the b l i g h t i n g e f f e c t of low income i s so overwhelm
i n g l y documented that i t may be simply considered as r e 
i n f o r c i n g t h i s documentation. 

The use of age weights t o e s t a b l i s h the comparative 
average age of s i n g l e Vancouver s i n g l e f a m i l y d w e l l i n g s i n 
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each census t r a c t i n s t e a d of absolute average age saved a 
s m a l l amount of time i n the i n i t i a l stages', but i t i s un-
c l e a r t o persons reading the t h e s i s . The importance of 
communication of ideas by planners t o t h e i r c l i e n t e l e 
would suggest t h i s rank order should have been measured i n 
average absolute age. 

The three i n t e r v a l s s c a l e s of b u i l d i n g c o n d i t i o n , 
average f a m i l y income and percentage tenancy f o r which the 
eensus t r a c t s were l i s t e d i n rank order (see Appendices I , 
I I and I I I ) were d i v i d e d i n t o three rank groupings and 
mapped (pages 27-30). However the ranges of these group
ings were not equal but manipulated i n order that c o r r e l a 
t i o n s were g r a p h i c a l l y more obvious. In o b j e c t i v e s t a t i s 
t i c a l a n a l y s i s t h i s i s a very questionable p r a c t i c e . The 
accurate r e l a t i o n s h i p between income and d w e l l i n g c o n d i t i o n 
i s however shown g r a p h i c a l l y i n Figure I I , page 34. 

In Chapter I I I the general s i g n i f i c a n c e of tenancy 
was assessed w i t h i n an e c l e c t i c causal theory of b l i g h t 
which was l a r g e l y drawn from l i t e r a t u r e of urban renewal. 
A major weakness i s t h a t the s o c i a l f a c t o r s a s s o c i a t e d 
w i t h tenancy i n Chapter I have not been i n v e s t i g a t e d . 
There i s a p a u c i t y of i n f o r m a t i o n w i t h i n the l i t e r a t u r e 
and i t was found beyond the scope of the t h e s i s t o i n v e s 
t i g a t e them w i t h i n the Vancouver case study. I t would 
have been d e s i r a b l e t o show the importance of p r i d e i n 
one's own property and neighbourhood reference groups as 
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they a f f e c t owner occupants, tenants and n o n - r e s i d e n t 

owners of s i n g l e f a m i l y d w e l l i n g s i n t h e i r a t t i t u d e s t o 

wards d w e l l i n g maintenance. I t i s f e l t t h a t the impor

tance of low income of an area's occupants which i s h e r e i n 

equated w i t h low f i n a n c i a l r e s o u r c e s , i s the overwhelming 

cause of b l i g h t however i t i s a l s o f e l t t h a t i f the t r u t h 

were known, s o c i a l a t t i t u d e s would be shown t o have a much 

g r e a t e r c a u s a l i n f l u e n c e than i s g e n e r a l l y r e c o g n i z e d . Ex

t e n s i v e i n v e s t i g a t i o n might show t h a t s o c i a l c l a s s v a l u e s 

as w e l l as the above mentioned d i f f e r e n t p o s i t i o n s of i n 

d i v i d u a l s i n r e g a r d t o s i n g l e f a m i l y d w e l l i n g tenure w i l l 

e i t h e r encourage or counteract the development of b l i g h t . 

I t has been d i s p r o v e n f o r h i g h e r income areas and s t r o n g 

doubt has been shed on i t s g e n e r a l a p p l i c a b i l i t y . 

A c o r r e l a t i o n between two f a c t o r s does not prove a 

c a u s a l r e l a t i o n between them but a l a c k of any s t a t i s t i c a l 

r e l a t i o n i n d i c a t e s a c a u s a l r e l a t i o n i s extremely u n l i k e l y . 

The Vancouver case study showed tenancy t o be s t a t i s t i c a l l y 

u n r e l a t e d t o b u i l d i n g c o n d i t i o n i n at l e a s t t h r e e h i g h e r 

income areas of Vancouver. In these cases the a r e a s ' 1961 

average f a m i l y incomes were above $ 6 , 8 6 5 . 

The Vancouver case study v e r i f i e d the f i n d i n g s of 

numerous sources i n the urban renewal l i t e r a t u r e which 

a s s e r t t h e r e are h i g h l e v e l s of tenancy w i t h i n b l i g h t e d 

a r e a s . The b l i g h t e d a r e a , census t r a c t t h i r t e e n , has a l s o , 



71 
as i s u n i v e r s a l l y found, a low l e v e l of income. Although 
i t was not proven c o n c l u s i v e l y a l o g i c a l a n a l y s i s of the 
s i g n i f i c a n c e of b l i g h t i n g causes o u t l i n e d by other sources, 
and which are v e r i f i e d by the case study, has suggested 
tenancy i s merely a concomitant of b l i g h t r a t h e r than a 
cause of i t . This a n a l y s i s has suggested tenancy r e s u l t s 
when a f a m i l y seeking a s i n g l e f a m i l y d w e l l i n g i s able t o 
a f f o r d only the r e n t a l or substandard d w e l l i n g s . These 
d w e l l i n g s e x i s t i n areas already d e c l i n i n g and f o r which 
there i s lowest demand i n the housing market. 

V a l i d i t y of Hypothesis and Conclusions. The hypoth
e s i s of t h i s study i s t h a t : 

Tenant occupancy of urban s i n g l e f a m i l y residences 
(1) i s a major cause of b l i g h t ; and (2) r e q u i r e s 
s p e c i a l treatment i n municipal R e h a b i l i t a t i o n and 
Conservation programs. 

As d e t a i l e d i n Chapter I tenancy i s defined f o r the purposes 
of t h i s study as a form of tenure i n which occupancy i s by 
persons other than the r e g i s t e r e d owner. Chapter I a l s o 
d e f ines b l i g h t which i s h e r e i n considered a p h y s i c a l 
c o n d i t i o n . 

The degree of v a l i d i t y of the hypothesis has been 
found t o r e s t upon two r e l a t e d f a c t o r s . One i s the income 
l e v e l of r e s i d e n t s of s p e c i f i c areas and the other i s the 
mo t i v a t i o n of the non-occupant owners of s i n g l e f a m i l y 
d w e l l i n g s . 

In areas of the community where r e s i d e n t s are i n the 
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upper and upper-middle income groups tenant occupied homes 
rank predominantly i n the highest l e v e l of d w e l l i n g condi
t i o n . This i s evidenced mainly by the Vancouver Case Study 
and i s r e i n f o r c e d by sources i n planning l i t e r a t u r e . As 
suggested by the l i t e r a t u r e the non-occupant owners of 
s i n g l e f a m i l y d w e l l i n g s i n these areas appear t o be i n v e s t 
i n g p r i m a r i l y i n the d w e l l i n g i t s e l f . Planning l i t e r a t u r e 
sources a l s o suggest t h a t as the non-occupant owner's i n 
come i n these areas i s d e r i v e d p r i m a r i l y from the r e n t a l 
of the d w e l l i n g he i s t h e r e f o r e concerned w i t h i t s basic 
maintenance. In these middle and upper middle income r e 
s i d e n t i a l areas the hypothesis t h a t tenancy i s a major 
cause of b l i g h t i s not s u b s t a n t i a t e d and as i n d i c a t e d by 
the Vancouver Case Study, tenancy may even discourage b l i g h t 
by promoting a high l e v e l of d w e l l i n g maintenance. The oc
currence of tenancy i n these higher income areas i s r e l a 
t i v e l y i nfrequent and the d e l e t e r i o u s e f f e c t s which are so 
o f t e n a t t r i b u t e d t o tenancy are more oft e n a s s o c i a t e d w i t h 
low income l e v e l areas where tenancy i s more frequent. In 
the Vancouver Case Study, tenancy at the time of the 1961 
census d i d not exceed a 3*3 per cent frequency i n areas 
surveyed i n which the 1961 average f a m i l y income was $6,865 
or more. However i n the low income s i n g l e f a m i l y r e s i d e n 
t i a l area where 1961 average f a m i l y income was $4,270 the 
frequency of tenant occupancy was almost 48 per cent. In 
t h i s area 76.7 per cent of tenant occupied dwellings were 
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r a t e d i n the "poor" category of d w e l l i n g c o n d i t i o n . 

In middle income s i n g l e f a m i l y r e s i d e n t i a l areas the 
hypothesized causal r e l a t i o n i s i n v a l i d f o r the same re a 
sons as were found f o r upper income areas. The middle i n 
come areas were determined t o be areas of 1961 average 
f a m i l y income l e v e l s of between approximately $4,866 and 
$5,651, the r e s p e c t i v e l e v e l s of census t r a c t s twelve and 
f i f t y - s e v e n . The p h y s i c a l c o n d i t i o n of tenant occupied 
dw e l l i n g s i n these areas was however found t o be only 
equivalent r a t h e r than s u p e r i o r t o the general l e v e l of 
the area as a whole. 

The hypothesized major causal r e l a t i o n between t e n 
ancy and b l i g h t , a l s o not s u b s t a n t i a t e d , was determined t o 
be i n v a l i d f o r low income s i n g l e f a m i l y areas. In Vancouver 
a low income area was defined as one i n which 1961 average 
f a m i l y income was approximately $4,270, t h i s f i g u r e being 
the 1961 average f a m i l y income f o r census t r a c t t h i r t e e n . 
U n l i k e the upper income areas a c o r r e l a t i o n was found t o 
e x i s t between tenancy and b l i g h t but upon a n a l y s i s i t was 
found t o be spurious. This i s so because the low income 
r e s i d e n t i a l areas are f r e q u e n t l y areas i n t r a n s i t i o n from 
r e s i d e n t i a l t o higher i n t e n s i t y l a nd uses such as indus
t r i a l or commercial or m u l t i - f a m i l y r e s i d e n t i a l uses which 
are commonly allowed t o expand outwards from the c e n t r a l 
areas of the c i t y . As suggested by the l i t e r a t u r e the non-
occupant owner i n these areas i s t y p i c a l l y a land s p e culator 
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i n t e r e s t e d i n c a p i t a l g a i n and as such i s not i n t e r e s t e d i n 
d w e l l i n g maintenance and a long term r e n t a l income. The 
avoidance of maintenance and the encroaching incompatible 
uses a l l o c a t e these t r a n s i t i o n a l areas t o the low income 
housing market. 

To a minor degree, tenancy as a form of d w e l l i n g oc
cupancy i s a cause of b l i g h t i n these t r a n s i t i o n a l areas. 
Although the l e v e l of maintenance i s very low f o r owner 
occupied s i n g l e f a m i l y d w e l l i n g s as w e l l , i t can be shown 
s t a t i s t i c a l l y by reference t o the Vancouver Case Study or 
to planning l i t e r a t u r e t h a t the tenant occupied d w e l l i n g s 
have a lower l e v e l of maintenance. However, the root 
causes as determined by t h i s study are the b l i g h t i n g i n f l u 
ence of encroaching incompatible land uses f o r which the 
area may already be zoned and the low income of i t s r e s i 
dents. Owner occupants and tenants a l i k e c o n s t i t u t e the 
"users" which Leo Grebler has shown are a t t r a c t e d by a low 
cost of h o u s i n g 1 t o these d e c l i n i n g t r a n s i t i o n a l areas. 
Neither group f i n d s i t economic t o make improvements, nor 
do tenants demand them as the costs would f a l l e i t h e r 
d i r e c t l y or i n d i r e c t l y upon themselves. Thus tenancy w i t h 
i n b l i g h t e d areas i s a form of land tenure which r e s u l t s 
from the b a s i c causes of b l i g h t , h e r e i n determined as i n 
compatible land uses and low income. Tenancy i s however 

"'"Leo G r e b l e r , Housing Market Behavior i n a D e c l i n 
i n g Area (New York: Columbia U n i v e r s i t y P r e s s , 1952), 
pp. 5-6. 
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a secondary cause of b l i g h t and ranks as a cause only be
cause the non-occupant owner's l i m i t e d i n t e r e s t i n a 
property allows him t o make investment d e c i s i o n s based on 
economics alone. 

Contrary t o the hypothesis t h i s study has determined 
tenancy does not r e q u i r e s p e c i a l treatment w i t h i n R e h a b i l i 
t a t i o n and Conservation programs. As tenancy has h e r e i n 
been shown t o have only a secondary b l i g h t i n g i n f l u e n c e and 
th a t t h i s i n f l u e n c e occurs only i n low income t r a n s i t i o n a l 
areas a proposal f o r " s p e c i a l " treatment appears misguided. 
The r e a l focus of a t t e n t i o n i t appears should be upon 
e l i m i n a t i n g the primary causes of b l i g h t which are the en
croachment of incompatible land uses which discourage i n 
vestment i n present s i n g l e f a m i l y r e s i d e n t i a l uses, and 
low income which s u s t a i n s t h e i r use i n a d e t e r i o r a t e d con
d i t i o n . Not only should the focus of a t t e n t i o n be on the 
bas i c causes of b l i g h t but because tenancy appears t o be 
concentrated i n already b l i g h t e d areas i t would be of 
l i t t l e value t o consider i t w i t h a R e h a b i l i t a t i o n or Con
s e r v a t i o n program. The o r i e n t a t i o n of these programs i s 
intended t o be t o areas of i n c i p i e n t or p o t e n t i a l b l i g h t . 

Recommendations. I t i s recommended th a t the s o l u t i o n 
t o the problem of b l i g h t i n low income s i n g l e f a m i l y r e s i 
d e n t i a l areas should be sought i n a comprehensive urban r e 
newal program which i n c l u d e s the p r o v i s i o n of low income 



76 

housing i n q u a n t i t y f o l l o w e d by renewal of e x i s t i n g b l i g h t e d 
low income areas. I t i s i n low income areas that most 
s i n g l e f a m i l y area tenancy e x i s t s and t h i s recommendation 
i s designed t o overcome tenancy's secondary b l i g h t i n g 
e f f e c t s . 

As d e s c r i b e d , s i n g l e f a m i l y r e s i d e n t i a l tenancy has 
been found t o be concentrated i n b l i g h t e d areas t o which 
low income f a m i l i e s as w e l l as s i n g l e i n d i v i d u a l s are a t 
t r a c t e d . There i s a problem which e x i s t s i n improving the 
l e v e l of d w e l l i n g c o n d i t i o n i n these areas. I f used alone, 
mu n i c i p a l renewal measures which r e q u i r e improvement of 
e x i s t i n g d w e l l i n g s would be d i r e c t l y r e f l e c t e d i n an i n 
creased cost of housing f o r the area's r e s i d e n t s whether 
homeowners or tenants. I t i s thus s e l f d e f e a t i n g t o i n 
crease the e f f e c t i v e cost of housing when the major reason 
f o r l i v i n g i n the area i s the i n a b i l i t y t o a f f o r d b e t t e r 
housing. The problem thus i s how t o i n c r e a s e , w i t h i n 
b l i g h t e d low income areas, both the standard of housing 
and the r e a l income of the area's r e s i d e n t s . 

I t i s recommended th a t a program of increased Federal-
P r o v i n c i a l housing be employed t o provide housing i n quan
t i t y f o r low income f a m i l i e s . I t i s suggested t h a t t h i s 
program provide medium de n s i t y development such as row hous
in g or maisonettes i n which c h i l d r e n are able t o play and 
be supervised c l o s e t o t h e i r home. This i s i n order that 
the development provides the c h i l d r e a r i n g advantages f o r 
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which the s i n g l e f a m i l y residence i s u s u a l l y d e s i r e d . The 
form of the low income development must be of a higher 
d e n s i t y than the t r a d i t i o n a l s i n g l e f a m i l y detached d w e l l 
i n g i n order t o overcome the high cost of la n d . Develop
ments s i m i l a r t o Vancouver's s u c c e s s f u l McLean Park are 
the type suggested. 

I t i s b e l i e v e d t h a t a s u f f i c i e n t supply of t h i s r e 
commended low income housing would reduce the demand f o r 
the e x i s t i n g d e t e r i o r a t e d d w e l l i n g s . This might have the 
e f f e c t t h a t maintenance of non-occupant owned dwellings i s 
increased i n order t h a t they compete on the housing market. 
Gf g r e a t e r importance i s the f a c t t h a t i t would all o w the 
enforcement of housing standards upon e x i s t i n g s i n g l e fam
i l y d w e l l i n g s without the economic burden f a l l i n g upon the 
low income tenant^. The p r o v i s i o n of housing i s thus a 
means of i n c r e a s i n g the r e a l income of f a m i l i e s which can
not a f f o r d standard q u a l i t y housing. 

I t i s recommended t h a t the p r o v i s i o n of t h i s s p e c i 
f i e d form of low income housing be f o l l o w e d by a program 
of redevelopment, r e h a b i l i t a t i o n and conservation. This 
would i n c l u d e redevelopment of areas, which i f r e h a b i l i 
t a t e d , could not provide safe and sound housing f o r as 
long as twenty years, and redevelopment of areas which 
could not support a v i a b l e neighbourhood e i t h e r because 
they would be a f f e c t e d by proximal incompatible uses or 
because they would not be l a r g e enough an area t o support 
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r e q u i r e d neighbourhood f a c i l i t i e s . 

This second stage of the urban renewal program would 
i n c l u d e r e h a b i l i t a t i o n of dwellings when the cost of r e h a b i l 
i t a t i o n w i l l not exceed the value of the d w e l l i n g f o l l o w i n g 
r e h a b i l i t a t i o n and when i t w i l l be s e r v i c e a b l e f o r a p p r o x i 
mately twenty years or more. From the author's l i m i t e d 
research i t appears a housing code p r e s c r i b i n g minimum stan
dards of maintenance, and assessment c r i t e r i a which do not 
p e n a l i z e owners of property f o r improvements made should be 
i n t e g r a l p a r t s of the r e h a b i l i t a t i o n program. 

I t i s thought t h a t t h i s approach, of p r o v i d i n g s u i t 
able low income housing f o r f a m i l i e s p a r t i c u l a r l y , f o l l o w e d 
up by enforced renewal of d e t e r i o r a t e d e x i s t i n g accommoda
t i o n could overcome the causes of b l i g h t and i n f e r i o r q u a l 
i t y tenant occupied d w e l l i n g s i n low income s i n g l e f a m i l y 
r e s i d e n t i a l areas. I t i s i n these areas that the lowest 
cost of housing w i t h i n l a r g e North American c i t i e s i s found 
and hence i t i s where most tenant f a m i l i e s l i v e because of 
economic n e c e s s i t y . 

F urther Research. I t i s suggested t h a t there are 
three l a r g e areas w i t h which f u r t h e r research regarding 
tenancy and b l i g h t should be concerned. 

In accordance w i t h the recommendations, means should 
be sought i n which t o shorten the t r a n s i t i o n p eriod of urban 
areas from r e s i d e n t i a l t o higher i n t e n s i t y uses which are 
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chosen t o replace them. I t i s suggested t h a t a r e a l i s t i c 
assessment would r e q u i r e c r i t i c a l a n a l y s i s and s p e c i f i c 
statements of urban renewal g o a l s . 

Research should be done on the s u b t l e s o c i a l a t t i 
tudes and motivations i n regard t o housing q u a l i t y . I t i s 
suggested t h a t there are four areas i n which these s o c i a l 
a t t i t u d e s would be important regarding r e s i d e n t i a l s i n g l e 
f a m i l y d w e l l i n g s : the a t t i t u d e s of the non-resident owners 
versus the tenant's a t t i t u d e s , s o c i a l c l a s s v a l u e s , ethnic 
values and the importance of the neighbourhood reference 
group. 

F i n a l l y , research should be conducted i n t o means of 
a l l e v i a t i n g l i m i t e d income upon which tenancy and b l i g h t 
depend. This may r e q u i r e t h a t the scope of renewal be ex
panded or tha t means be found t o coordinate welfare and 
urban renewal more c l o s e l y . 
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APPENDIX I 
RANK ORDER OF PERCENTAGE TENANT OCCUPANCY BY CENSUS TRACTS 

OF PREDOMINANTLY SINGLE FAMILY RESIDENTIAL AREAS 
VANCOUVER, B. C * 

Census $ Tenant Census % Tenant 
Tracts Occupancy Tracts Occupancy 

34 0 12 8.6 
40 0 29 10.2 

44 0 56 10.4 

53 0 24 10.6 

55 0 52 11.2 

9 2.1 t 30 11.4 
45 2.2 37 11.4 
11 4.0 27 11.8 

47 5.6 26 12.0 
28 5.7 10 13.1 

57 6.6 32 14.0 
39 7.0 33 15.7 
46 7.1 18 16.1 

42 7.2 48 18.0 
20 7.8 , 25 21.4 
54 8.0 49 59.3 
19 8.1 

Derived from Census of Canada, 1961. 



87 

APPENDIX I I 
RANK ORDER OF INDEXES OF AVERAGE AGE OF SINGLE FAMILY 

RESIDENTIAL DWELLINGS BY CENSUS TRACTS OF 
PREDOMINANTLY SINGLE FAMILY RESIDENTIAL AREAS 

VANCOUVER, B.C.* 

Census Age Census Age 
Tracts Index Tracts Index 

49 4 45 16 

25 5 18 17 

44 5 39 17 
56 5 28 18 
57 6 37 18 
34 7 52 18 
46 11 55 18 

47 12 20 19 
10 13 19 20 

12 13 9 20.5 

24 13 29 22 

48 13 32 22 

26 14 11 23 

27 14 33 23 

54 14 30 25 
40 15 53 25 
42 15 

Derived from Census of Canada, 1961. 



APPENDIX I I I 
RANK ORDER OF AVERAGE FAMILY WAGE AND SALARY INCOME BY 

CENSUS TRACTS OF PREDOMINANTLY SINGLE FAMILY 
RESIDENTIAL AREAS, VANCOUVER, B.C.* 

Census Average Census Average 
Tract Family Income Tract Family Income 

$9,756 46 $5,236 

44 9,361 33 5,181 

34 8 ,735 47 5,082 

42 7,976 24 5,048 

40 7,701 26 5,043 
18 7,185 10 4,991 

3,9 6,940 28 4,987 

55 6,865 27 4 ,980 

19 6,621 25 4,936 

54 6,555 48 4,921 

37 6,266 12 4,866 

57 5,651 52 4 ,866 

20 5,453 9 4 ,836 

45 5,389 32 4,785 
56 5,373 29 4,776 

49 5,301 30 4,719 
11 4,697 

Derived from Census of Canada, 1961. 


