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ORDERS OF REFERENCE

House of Commons,
Monday, February 18, 1935.

Resolved,—That Messrs. Morand, Bourgeois, Church, Dorion, Elliott, 
Ganong, Gray, Sullivan, Hanbury, Heaps, Howard, Howden, McIntosh, Peck, 
Plunkett, Rinfret, Stanley, and White (London), be appointed a Special Com
mittee of this House to consider and report upon the inauguration of a national 
policy of house building to include the construction, reconstruction and repair 
of urban and rural dwelling houses in order to provide employment throughout 
Canada, and also to provide such dwelling houses as may be necessary, upon 
such terms and conditions as may be best adapted to the needs and requirements 
of the people, having regard to the cost of such a policy and the burden to be 
imposed upon the treasury of Canada; and to recommend the manner in which 
such a work should be proceeded with; and to hear evidence and to send for 
persons and papers in regard to the matters above set out; and that para
graph (1) of Standing Order 65, be suspended in relation thereto.

Attest.
ARTHUR BEAUCHESNE,

Clerk of the House.

Friday, February 22, 1935.
Ordered,—That the said Committee be given leave to report from time 

to time.
Ordered,—That the said Committee be given leave to print from day to 

day 500 copies in English and 200 copies in French of the proceedings and 
evidence to be taken before the Committee, and of papers and records to be 
incorporated with such evidence ; and that Standing Order 64 be suspended in 
relation thereto.

Attest.
ARTHUR BEAUCHESNE,

Clerk of the House.
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REPORTS OF THE COMMITTEE

First Report

Thursday, February 21, 1935.

The Special Committee on Housing begs leave to present the following as a

First Report

Your Committee recommends that it be granted leave to report from 
time to time.

Your Committee also recommends that 500 copies in English and 200 copies 
in French of the proceedings and evidence to be taken before the Committee, 
and of papers and records to be incorporated with such evidence, be printed 
from day to day; and that Standing Order 64 be suspended in relation thereto.

All of which is respectfully submitted.

A. D. GANONG,
Chairman.
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MINUTES OF PROCEEDINGS

House of Commons,
Committee Room 268,

Thursday, February 21, 1935.

The Special Committee appointed to consider and report upon the inaugura
tion of a national policy of house building, to include the construction, re-con
struction and repair of urban and rural dwelling houses, met at 10.30 o’clock, 
a.m., for organization.

The following members were present:—Messieurs : Bourgeois, Church, 
Elliott Ganong, Gray, Hanbury, Heaps, Morand, McIntosh, Peck, Plunkett, 
Rinfret, Stanley and White (London)—14.

On motion of Mr. Morand, seconded by Mr. Elliott, Mr. Ganong was unani
mously elected Chairman.

Mr. Ganong took the Chair and thanked the Committee for the honour 
conferred upon him.

The Order of Reference was read by the Clerk of the Committee.
Mr. Hanbury moved, seconded by Mr. Rinfret, that the Committee ask 

leave of the House to report from time to time, as this was not included in the 
Order of Reference. Motion carried.

Mr. Gray moved, seconded by Mr. Morand, that the Committee ask leave 
to have printed from day to day, 500 copies in English and 200 copies in French, 
of the proceedings and evidence to be taken before the Committee, and of all 
papers and records to be incorporated with such evidence; and that Standing 
Order 64 be suspended in relation thereto. Motion carried.

On motion of Mr. Morand, seconded by Mr. Elliott, it was decided that a 
sub-committee of five members be appointed by the Chairman to consider what 
witnesses should be called, reports procured, and to prepare agenda ; the sub
committee to report at the next meeting.

There was some discussion as to whether town-planning commissioners or 
municipal authorities should be consulted.

Mr. Morand questioned the authority of the Committee to discuss all phases 
of the Housing problem especially as regards interest rates. The Chairman 
referred to Mr. Coote’s motion on the Order Paper regarding interest rates on 
mortgages and thought this subject might be sub-judice. Mr. Hanbury sug
gested that consideration of this might be deferred until the question of interest 
rates was under consideration.

There being no other business before the Committee, on motion of Mr. 
Morand, seconded by Mr. Rinfret, the Committee adjourned to the call of 
the Chair.

J. P. DOYLE,
Clerk of the Committee.



Committee Room 268,
House of Commons,

February 28, 1935.

The Special Committee on Housing, in accordance with notice issued, met 
this day at 10 o’clock, a.m., Mr. Ganong, the Chairman, presided.

The following members were present:—Messieurs: Bourgeois, Church, 
Dorion, Elliott, Ganong, Hanbury, Heaps, Howard, Howden, Morand, McIntosh, 
Peck, Plunkett, Rinfret, Stanley, Sullivan and White (London)—17.

The minutes of the previous meeting were read and approved.
The Chairman stated that in compliance with a motion adopted at the last 

meeting, he had appointed the following five members to constitute the sub
committee on agenda : Messrs. Stanley, Morand, Church, Elliott and Hanbury. 
He then called on Mr. Stanley to report for the sub-committee.

Mr. Stanley reported that the sub-committee had met and considered the 
witnesses they thought it desirable to have appear before the Committee, and 
that Mr. Noulan Cauchon, Town Planning Expert, and his assistant, Mr. J. M. 
Kitchen, both of Ottawa, should be called for to-day’s meeting.

The Chairman asked if any of the members had any suggestions to make, 
and Mr. Church outlined the course he thought the Committee should follow.

Mr. Cauchon was then called, examined, and retired.
It was decided to hear Mr. Kitchen at the next meeting.
The Committee adjourned at 12 o’clock, noon, to meet again at the call 

of the Chair.
J. P. DOYLE, 

Clerk of the Committee.



MINUTES OF EVIDENCE

House of Commons, Room 268,
February 28, 1935.

The Special Committee on Housing met in Room 268, Thursday, February 
28, 1935, Mr. A. D. Ganong, Chairman, presiding.

The Chairman : Gentlemen, we have a quorum here now. We will come 
to order please. The subcommittee called this meeting at 10 o’clock with the 
idea of sitting from 10 o’clock to 12 o’clock. When we come to consider their 
report we can discuss at what time it would be advisable to call future meetings.

I will ask the Clerk to read the minutes of the last meeting. Minutes duly 
read and approved.

Next we will have the report of the subcommittee. I might say that I 
appointed the following to be members of the subcommittee: Dr. Stanley, Dr. 
Morand, Mr. Church, Hon. Mr. Elliott, and Mr. Hanbury. I understand Dr. 
Stanley acts as Chairman and I would ask him if he has any report for us.

Mr. Stanley: We have no formal report to make, Mr. Chairman; except 
we decided to ask Mr. Cauchon and his assistant, Mr. Kitchen, to give evidence 
to-day, and they are here.

The Chairman : Just one point, Mr. Stanley; that is, you decided to meet 
at 10 o’clock—

Mr. Stanley : No, just this morning.
The Chairman : —this morning, yes; I think we should decide at what 

hour we are to meet. The suggestion was made by some of the members that 
we should meet at 10 o’clock and sit until 12, their idea being that this will 
afford them an opportunity of looking after mail or other work. Is 10 o’clock 
satisfactory to the members of the Committee.

Mr. McIntosh: Half-past ten would be better if you want to look after 
any mail or read your paper.

Mr. Hanbury: I think ten-thirty would be better.
Mr. Plunkett: I am on another committee and they are meeting at eleven, 

I would prefer ten o’clock.
Mr. McIntosh: I would prefer ten-thirty.
Mr. Peck: If it is an expression of opinion you seek, ten o’clock suits me.
The Chairman : We will try to arrange our sittings as much as possible so 

as not to conflict with the sittings of other committees.
Mr. McIntosh: Ten o’clock is an unusual hour for a committee to meet, 

half-past ten has been more the general rule.
Mr. Heaps : It is largely a question of what days you choose.
Mr. Chairman : We will try to choose days so far as possible which will 

not conflict with other committees.
Hon. Mr. Elliott: Wednesday is not satisfactory to the Liberals who are 

on the committee as they have some very important business on the calendar 
to consider on that day.

Mr. Stanley : At least, they think they have.
Hon. Mr. Elliott : It is very essential that there should not be any oppo

sition.
Mr. Stanley: Leave it to the Chair.

1



2 SPECIAL COMMITTEE

Hon. Mr. Elliott : I would suggest that you do not meet on Wednesdays, 
Mr. Chairman.

The Chairman : Before we call any witnesses, have any of the members 
any suggestions, or anything they wish to take up.

Mr. Church : Mr. Chairman, I do not wish to detain the Committee for 
more than two or three minutes. I want to point out that spring is coming on 
very rapidly and if we are to accomplish anything in the way of reconstruction 
or housing we have got to get right down to facts. Among the matters which 
we might consider are public works, trunk sewers, armouries and educational 
buildings, and many others of that description. These may all be considered 
as relief measures and unemployment measures and it may be considered that 
the principle of relief applies to them—one-third of the cost paid by the Domin
ion, one-third by the province and one-third by the municipality. I think we 
might very well take a leaf out of the book of the people on a lot of these things; 
namely, that we should go over the situation in the larger municipalities. The 
records before us deal with two agencies, urban and suburban; it deals secondly 
with housing and reconstruction. At the present minute the city of Winnipeg 
has a very large application before the present government in connection with 
which a large deputation came to Ottawa to interview the government before 
the Parliamentary Session opened. Their application related to a trunk sewer 
for the Winnipeg district, and in connection with that they have a very vast 
undertaking. I think from what I saw in the newspapers about it—and I may 
say that my information comes from some of the memoranda laid before the 
government which was made public through the press—this project is both 
urban and suburban, and it arises in connection with the solution of the Win
nipeg river. That is just one municipal project. I do not advocate going as 
far as the George scheme in England, or the Labour government scheme, be
cause I believe that in these municipal undertakings where the municipality 
gets one-third of the cost they should be able to carry the fixed charges, namely, 
capital and sinking fund. My reason for saying that is that the powers of the 
federal parliament are strictly limited, under the provisions of the British North 
America Act, but as relief measures it might be possible for us to do something. 
I believe we should go over the country first, from Halifax right to Vancouver, 
to ascertain what the municipalities need along this line. We should also bear 
in mind that people cannot pay taxes as they did with incomes reduced some 
33 per cent; that as a consequence of people being out of work they cannot 
pay real estate taxes, with a result that public buildings, schools and ordinary 
municipal services are starved to-day all over Canada, and as a result muni
cipalities are having a hard time.

The Chairman: Mr. Church, I do not think our reference has anything 
whatever to do with works of that nature.

Mr. Hanbury: Yes, it has.
Mr. Church : Yes, I think the reference covers that; I think it is broad 

enough to include that.
Mr. Hanbury : It is, “ relief work ” according to the reference.
Mr. Heaps: Oh! no, that is not in the reference.
The Chairman : The reference says “ housing ” I believe.
Mr. Heaps: We will have the reference read, please Mr. Chairman.
The Chairman: Yes, I will ask the Clerk to read the order of reference.
Mr. Church: If it is not broad enough it can be broadened.
Mr. Chairman : Just read the order of reference, Mr. Clerk.
The Clerk : The order of reference names the members and continues, 

“ To consider and report upon the inauguration of a national policy of house 
building.”
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The Chairman: You will notice that is “ house building.”
The Clerk: —“To include the construction, reconstruction and repair of 

urban and rural dwelling houses ”—
The Chairman: Now it says, “ dwelling houses.”
The Clerk: —“ In order to provide employment throughout Canada, and 

also to provide such dwelling houses as may be necessary, upon such terms and 
conditions as may be best adapted to the needs and requirements of the people, 
having regard to the cost of such a policy and the burden to be imposed upon 
the treasury of Canada.”

Mr. Chairman: I think it only applies to house building, absolutely.
Mr. Church: I will just conclude, Mr. Chairman, with the observation 

that if the order of reference as it now stands is not broad enough it should be 
made broad enough. As you know, this country cannot solve any problems at 
all because of its “ passing-the-buck ” Act, the British North America Act; 
it cannot settle any problems at all, except objectively. If we want to do some
thing in this committee we need to get busy, particularly because spring is 
coming; and I do not think many of the municipalities are able to go ahead 
on their own. Men are waiting for jobs and cannot get them. I do not advocate 
our adoption of such a policy as they have in England, where they are passing 
works of all kinds with no provision for meeting fixed charges; because fixed 
charges must come out of income from somebody, someone has to carry the 
burden of the cost of these reconstruction measures, and right here let me say 
that businessmen and merchants are being driven to bankruptcy because of 
present conditions, and tax collections are falling seriously behind. The serious
ness of the situation is shown by replies which have been received to ques- 
tionaires which have been circulated to municipalities. Also, may I point out 
these schemes are not all local in their character. The city of Toronto, for 
instance, has built a trunk sewer, and as you probably know that serves not 
only the city of Toronto but many surrounding municipalities as well.

Then, if vve are to go on with any of these public works or undertakings 
let us limit the time to one year or two years during which the government will 
be doing this, in the way the Union government did in 1919 in housing— 
whether it be reconstruction or housing. Each city and municipality has its 
own local problem which includes the very involved and vexed question of 
finance and reduced rates. Also, we have got to be fair; owners of existing 
property are going to claim that others will get the benefit of government sub
sidy. I think we should not overlook the principle involved, and we should 
consider what has already been done. I think we should have it in mind to 
get action early this spring, naming a number of public wmrks that might be 
undertaken within say two years or eighteen months—limit the time of the 
application of this policy in the same way as was done by the Union govern
ment in connection with housing. I think the municipalities are the ones 
who should take charge of the work, as they are most familiar with local 
circumstances, but Parliament should lay down the general policy to be fol
lowed.

The Chairman: Now, Mr. Church, I do not want to interrupt you, but 
we have got one definite thing here to consider. If you wish more than that 
would it not be better for you to bring a resolution, or something of that kind, 
because at present our responsibility is to consider housing.

Mr. Church: Mr. Chairman, if I can’t set my views out at this meeting 
I will hope to do so at a future meeting. In the meantime I will get down 
to brass tacks; that will be something new, because the House of Commons 
never does get down to brass tacks.
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The Chairman : Then let us get down to that. We should have some 
resolution or something before us if we are to consider any matters which at 
present do not come within the terms of our order of reference. We are 
absolutely tied down to housing.

Mr. Church : I understand all that. I am telling you that I am going 
to move to amend the reference. I may say that these matters are very involved 
and several of the municipalities are appealing for Dominion relief. If we 
want to do something, the time to do it is now. If not, all very well and 
good. The municipalities cannot supply capital for these works—courthouses, 
schools, hospitals and many of these matters. The government has already 
passed some of these. Some municipalities get them and some do not. They 
want equality of treatment not only in the province of British Columbia, but 
in Ontario, Quebec and the maritimes. Why should some municipalities be 
given works by relief for schools, education and housing, and others have the 
whole burden put on the municipal tax rates?

Mr. Hanbury: On a point of order, Mr. Chairman—I think that the 
remarks of Mr. Church are very interesting, and could well be a question for 
discussion of the committee if our order of reference provided for it. But under 
the circumstances I think we should go on with what the order provides for.

The Chairman : I think we will have to call that out of order, Mr. Church.
Mr. Church: That is all I have to say. I am through.
Mr. Heaps : I was wondering if we could just have a kind of brief report 

from that small committee, a kind of steering committee for this larger com
mittee. We have had very little so far to submit to the larger committee as 
to what policy we should pursue here. All we have done is produce witnesses 
this morning. I would far sooner, before we proceed with the witnesses, to 
have laid down the policy of this committee, what we want and how far we are 
going to go.

Mr. Stanley: Mr. Chairman, may I say that the sub-committee met and 
discussed the matter at considerable length, but it was thought that before set
ting down any definite policy it might be well to have Mr. Cauchon deal 
with the reference, give a general summary of the housing schemes in other 
countries, and some suggestions as to how it might be applied here. Then 
after we have heard a general outline and review of housing here and elsewhere, 
wre might then come to the question of a general policy. I think that is fair

Mr. Heaps : Yes, I realize the value of the evidence that may be sub
mitted by Mr. -Cauchon.

Mr. Stanley: We are not tied down by anything he suggests.
Mr. Heaps: Time is going on, and it is very important.
Mr. Stanley: We are only starting.
Mr. Heaps : It is a week since we met, and I thought perhaps it might 

be advisable to have consulted the provincial governments and the municipali
ties as far as possible, to get from them whatever information we can, so that 
we can have first-hand information from those actually on the spot.

Mr. Stanley: They have been consulted to some extent.
Mr. Heaps : I know in some cities they have actual housing schemes 

ready to proceed with and I have seen them—I have seen plans, sketches and 
costs and everything that goes with it—provided there is some assistance from 
the federal authorities.

Mr. Stanley: All that can be discussed.
The Chairman : I thought, in talking with the Chairman of the com

mittee, that this was new to a good many of us. He thought if Mr. Cauchon
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could give us some idea of how we could proceed, after we had heard from him 
we would have a better idea of the whole housing problem all over the 
Dominion, and that would give us a sort of lead along what line to proceed.

Mr. Heaps : It is all to the question of the reconstruction of homes.
The Chairman : Which is our reference.
Mr. Heaps : Which you can only obtain from direct information.
The Chairman : I think if we hear Mr. Cauchon first, we will have a 

little better idea along what lines to proceed. I think it would be advisable this 
morning to hear him. Then afterward we could have discussion in regard to 
policy, or if the committee thinks proper, leave it to the sub-committee.

Mr. Plunkett: Who does Mr. Cauchon represent? What department is 
he from?

Mr. Stanley: Himself.
The Chairman : Mr. Cauchon has been for twenty-five years, I think, 

chairman of the Town Planning Commission here.
Mr. Cauchon : I have been chairman, since its inception, of the Ottawa 

Town Planning Commission.
Mr. Heaps: Was that commission the one that was responsible for the 

Ottawa housing scheme?
Mr. Cauchon : No.
Mr. Heaps : I am glad of that.
Mr. Stanley: Give him a chance.
The Chairman : Is it the pleasure of the committee to have Mr. Cauchon 

address us?
Mr. Stanley: Mr. Chairman, may I just suggest this, that if any member of 

the general committee has any suggestions to offer in connection with the program 
that we should undertake, it would be well for him to submit a summary of them 
in writing so that it could be submitted formally to the sub-committee. I think 
it would be a good suggestion.

Mr. McIntosh : Is it not rather late in the day to get in touch with the 
different municipalities? Could you not get some organization that will repre
sent them, and give the very last word on it?

Mr. Stanley: No, it is not very hard to get them any time.
Mr. Howard: May I say for the information of the committee, before you 

hear Mr. Cauchon, that if later on the committee want to hear me personally, 
in 1928 I went into the business myself and put on a housing scheme in Sher
brooke and built fifty homes. I will give you the practical results of the scheme, 
costs and so on, from real, genuine, personal, observation. I am ready to go 
before the committee any time.

The Chairman : Thank you, Mr. Howard. In order to make progress, is 
it the pleasure of the committee that Mr. Cauchon address us?

Mr. Heaps : I would so move.
Mr. Howard: I second that.
Hon. Mr. Elliott : I would like to make a suggestion that, no matter what 

change may be made in the order of reference later on, Mr. Cauchon in his 
remarks this morning devote himself to urban and rural dwelling houses. The 
field is so large, if we went beyond that at the present time, it is hard to say 
just how long it might take. That, at the present time, is the reference ; and I 
suggest that Mr. Cauchon devote himself to telling us to what extent, in his 
experience, the various municipalities have made progress along that line, not 
only with urban but also with repairing and reconstruction of rural dwelling 
houses.
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Hon. Mr. Morand: Let him go on. Any time he is out of order, we will call 
him to order.

Hon. Mr. Elliott: Yes. But I would suggest that he direct his remarks 
along those lines as closely as possible this morning.

The Chairman : Then the motion is carried. I will call on Mr. Cauchon.
When you start, Mr. Cauchon, will you give your experience, and don’t be 

too modest about it. We would like to know, and those who are not here will read 
the report. You may just be seated and address us.

Mr. Naulon Cauchon called.
Mr. Chairman and gentlemen, I have been asked by your Chairman to give 

my record. I will give it to you in a very brief manner. I am chairman and 
technical adviser of the Ottawa Town Planning Commission, and have been 
since its inception in 1921. I am past president of the Town Planning Institute 
of Canada, and past chairman of the Ottawa branch of the Engineering Institute 
of Canada. I began my career with the old St. John railway in Quebec; and then 
from 1888 to 1908, twenty years, I was connected with the Canadian Pacific 
Railway in the administration, operation and construction departments, in which 
time I may say I had charge of railway construction in the west. In 1908 and 
1909 I was assistant engineer for the Dominion Board of Railway Commis
sioners here in Ottawa. In 1910 I went into private practice as a consulting 
engineer—and that is still my standing—specializing in town planning.

I have been frequently consulted by governments, provincial and otherwise, 
and by municipalities. I have lectured on town planning, particularly with 
respect to my hexagonal system, which is a new street system. I have lectured 
on that in many places in the United States, Canada, England, France, Germany, 
Austria and Hungary. That system is now applied in Withemshawe, a suburb 
of Manchester, England ; also in the garden city of Letchworth, and in the city 
of York in northern England. It has been accepted theoretically in Germany 
as well as on the continent. But without going into details on the subject- 
employment and jobs—that is my general record for the committee.

In consultation with your chairman and with the chairman of the sub
committee, I was told to make my remarks as free from technicalities as possible. 
Being an engineer, I have always got to be on my guard against running into 
technicalities. It is also, on account of the short notice, more in the nature of 
a round table talk. I might mention that if you gentlemen would wait until 
I get through with my remarks before asking me questions, perhaps it would be 
most satisfactory to you. If you hear my whole remarks, and then those of 
my assistant Mr. Kitchen then the committee will be in a position, I think, 
to have the background for judging town planning in general, or at least housing 
in general, as the various schemes may come up.

When we talk of “ housing,” we mean industrial housing. The reference 
from parliament says the building of houses, but “housing” properly understood 
is housing for the working classes. That is the understanding in England. My 
endeavour will be to give you the background of the whole problem and the 
inter-related problems, because you cannot deal with housing in one watertight 
compartment. There are various things affected. I will endeavour, to the best 
of my ability, to lay before you the inter-relation of the various things. 
“Housing” is really a function of town planning. It is like zoning; and you 
cannot have housing, I will say in passing, unless you have zoning, because you 
have got to protect values and amenities. That is our great trouble in large 
cities, to prevent incongruous building, and it is true that some have gone to a 
lot of trouble to stop it.

Comprehensive town planning and housing rests upon a biological basis. 
The problem of the town planner, which as I say includes housing, is to create
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a condition of environment in which human life can thrive. That is what you 
are after. Anything short of that gives you deterioration of the human element 
and degradation and all the social and political ills that generally follow or 
accompany that process. It is a problem having to do with the maintenance of 
human life and its enhancement, by providing proper physical environment.

Now, if you will allow me—and I am not going to wander very far from the 
subject; I have given you what I consider the relation—I am going to give you 
a definition of town planning by the Town Planning Institute of Canada, which 
is: “Town planning is the scientific and orderly disposition of land and buildings 
in use and development, with a view to obviating congestion and securing 
economic and social efficiency, health and well-being in urban and rural com
munities.” I will lay stress upon the congestion in a moment. You see there
fore that town planning and housing is a social science. In fact in a way it is 
the technique of sociology. It functions through ethics, economics and expression 
or art and is an indivisible manifestation of natural law. That is to say, you 
cannot have economics without ethics and you cannot have ethics without econ
omics to sustain it; but expression or art aesthetically is simply an expression 
of things as they are. I don’t want to go too much into the idealistic side of it, 
but those are fundamental facts.

The crux of the problem of housing, and the crux of the problem in town 
planning is congestion; that is, congestion of traffic which affects the time-space 
or time-distance accessibility to homes. Then there is the question of congestion 
of houses ; that is to say, too many houses on the land. That so shuts out sun
shine and air. Then there is the question of congestion of occupancy, the over
crowding of houses. So you have those three factors—traffic, the house itself 
and its occupants—coming into your problem for consideration.

The English system is two to a room. I will come to that later. They 
recently passed, or had before them, some very wonderful legislation in England. 
You know that England has been in the last twenty-five years—since 1909—the 
laboratory of the world for housing problems, or the solution of housing prob
lems. I shall not go into their various acts. Their acts started in 1909, with 
Lloyd George’s budget; and there have been, almost every year, amendments 
giving different means of accomplishing these things ; that is, a different project, 
varying from one to the other. Variation in the projects or in the acts rather, 
has mainly been variation in the amount of subsidy or the manner of granting 
that subsidy to these housing schemes. A great many were undertaken by the 
municipalities themselves, and a great many by private corporations, which 1 
will refer to later.

Now, we come to traffic—we won’t go into it—which in itself is a problem 
in dynamics. Our present street system is based upon a checkerboard or 
gridiron system of streets. If you look upon traffic as a problem in dynamics, 
that is the flow of traffic forces, you will find that at every cross-intersection, 
as soon as the city gets busy, you have interference of forces. You have that 
intermittent delay either by signals or a policeman. You have to alternate 
movement first on one street and then on the other, which means that the 
efficiency of our planning as accepted in this country and the United States 
mainly, is worth about 50 per cent of its face value, because you can only 
have one street going at a time if you have any considerable amount of traffic. 
If, from the 50 per cent efficiency obtained by the use of one street at a time, 
controlled by signals or policemen, you deduct the time lost in stopping and 
starting, you really get an efficiency of our system of planning of about 33^ per 
cent. About one-third is the efficiency of our streets, on their face value. 
It is a tremendous economic loss to cities to have to provide a system of traffic 
which only functions at about one-third of its face capacity when it is most 
required to function; that is to say, when you have crowded streets.
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There have been many suggestions for improving that. The one I referred 
to in the first instance was the hexagonal system. That is a system whereby the 
streets are so designed as to meet in three-way junctions. That gives you a 
deflection of traffic instead of interference or collision of traffic. That is a 
technical matter, but has a very great bearing on housing ; that is to say, on 
the accessibility of outlying districts within a given time. You see, it has 
been pretty well accepted by the industrial executives in the United States— 
and there has been a tremenodus amount of money spent on what they call 
efficient management investigations—that about one half-hour spent by the 
workmen in going to and from their work is about the normal approximate 
limit. If they have to exceed that time, then the principle of fatigue sets in, 
or the factor of fatigue. I am not talking of just one or two days, but I am 
talking about a condition that prevails over a long space of time. Therefore, 
you have a man who comes to his work tired and inefficient, and he goes home 
tired and does not rest properly over the course of months or years. That 
causes inefficient workmanship. That is the result of many investigations in 
the United States; and the scientific planners have practically accepted that 
approximate half-hour as the time limit. That is to say, the result of that 
congestion owing to so many variable dimensions, is to slow up traffic. If streets, 
let us say, start at a given width—and they get longer—there is cumulative 
traffic. If the buildings become high, there is cumulative traffic from that; 
and then there is the time factor. So that you get, as this process continues, 
a slowing down of traffic. If in the initial stages you can go out five miles, 
reach five miles from the heart of the city within half an hour, you have got 
a very healthy condition. That is to say, you bring about 75 square miles of 
territory into competition. Competition, under the present dispensation of the 
private ownership of property is the only way you can secure cheap land for 
the purpose of housing. As that congestion increases in the city, the real reach, 
I might say, of the radius becomes less and less, and the workingman does not 
continue to buy a cottage or home in the country with sunshine and fresh air 
for bringing up his children. He is brought into the duplicate housing and 
triplicate housing and three-storey tenements and so on. Then home deteriora
tion begins by the lack of sunlight and air for the children. The grown man, 
of course, can stand it pretty well. That is why I brought in town planning, 
without going into any technical details, as far as I could, to show you it is a 
very serious factor in your housing problem. If it was left to me—but of 
course, this gentleman does not want me to enlarge the proposition too much— 
I say if your reference was enlarged to include a national policy of town planning 
and housing, then you would have the whole problem controllable from one 
source.

Reference has been made to urban and rural housing. What the gentleman 
over here has asked for, a record of what every municipality, or practically so, 
has done and their success with various schemes, would take me from now until 
the middle of next century, not next week. We can give you, and will give you, 
information on what happened in Ottawa, right under our noses. The Town 
Planiiing Commission, as I assured you, had nothing to do with it. We were 
established shortly after that thing ceased. You will get first hand information 
on that. I have asked the Chairman to call Mr. Gordon, the Finance Com
missioner of the city of Ottawa, and he is prepared to come and give evidence, 
possibly at your next meeting, if it is convenient, to show you what money 
has been spent, from my point of view what money was lost, in the scheme. 
Now, the same story is told me everywhere—I know because I go around the 
country—on town planning work. The government has been of some assistance 
in respect of their municipal housing schemes, possibly in respect of some of 
the small towns, whether it was successful—possibly in individual cases—not 
general schemes.
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By Mr. Heaps:
Q. AVhat about Winnipeg?—A. I have not the information on AA innipeg.
Q. I will give you the information?—A. But it was a failure here.
Q. It was no failure in Winnipeg?—A. I am glad to hear it then.
Q. In fact they show a profit each year?—A. I am glad to hear it. In re

gard to rural housing, I am not touching it because I think that rural housing 
might well be covered by the proposed Farm Loan Board. Your committee 
might very well make recommendations as to how it should be controlled ; but in 
regard to funds, I understand that the Farm Loan Board has authority to loan 
money to farmers. You see, in drafting this rural housing, I think the term 
originated because of the English practice. In England there is a large class 
of farm labourers who always remain farm labourers, and a house has to be 
provided for them on the farm. The housing of them has not been satisfactory 
in the old country and they take that in as part of their housing schemes. In 
this country—I do not know whether the committee will wish to recommend it 
or not—it is not the problem that the industrial housing is in the cities.

By Mr. McIntosh:
Q. It is a real problem just the same?—A. It is a real problem, but I am 

submitting that in this country most of the farmers are not in that position. 
The hired man on the farm lives in the farmhouse. It is not the problem here 
that it is in the old country. For that reason and for the reason that probably 
that it is a problem for the farmer himself more than for your class of real farm 
labourers, I am suggesting that the maintenance of that side of it might possibly 
be handled by the rural Farm Loan Board. It is simply an interjection, and has 
not come under the purview of the city. Our trouble in Ottawa is that people 
who are lacking in accommodation outside are flowing into the city of Ottawa 
at a tremendous rate, all the time, from all surrounding municipalities. They 
are coming, not only from the province of Ontario, but other provinces, pouring 
into here, to get relief. It is a very serious tax on the city of Ottawa. It is very 
difficult to discriminate. The Ontario government has not helped us to keep 
them out. They have made conditions which make it possible for people to 
come in here and qualify very easily, and then come to us for relief. I will give 
you some figures about relief in a moment, and you will see what a serious 
problem it is. I am giving you those figures for the purpose of showing unem
ployment and relief, and how much better it would be, in my humble opinion, if 
a policy could be devised to put these people to work, make them earn, instead 
°f being a charge ; because all the money we spend—and it is very seious—on 
relief, bring us no return. There is no return from it. In fact, it is serious in 
other ways than the mere matter of return. We are impoverishing, we are 
pauperizing a lot of people. Flowever, we will come to that.

Now I take it that the scale of wages—if we take—because I am always 
thinking of the low wage earner, as I call him my friend, the pick and shovel 
man,—it at 100 per cent, as what his requirements are to keep up his biological 
needs to a certain degree of decency and amenity, he does not earn enough to 
carry them economically. He carries perhaps 60 to 75 per cent of it out of his 
wages, and the balance is carried by the community. That deficiency is carried 
through hospitals, and prisons, and school costs and all those things. Therefore 
the man of low wage earning capacity is not assisting the community. Now, the 
unemployed. I am going to give you some figures that I worked out last night 
upon that very problem. In the city of Ottawa, unemployment relief costs 
per family include food, clothing and rent. The food here amounts to $40 a 
month. In other words, $480 a year per family, which is divided into three, 
federal, provincial and municipal. The federal and provincial governments each 
pay one-third, so there is $160 against the city for food. The clothing we pay
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ourselves, which amounts to about $5 per month per family, which is $60 a 
year. Now, the rent which is authorized averages $13 a month.

Mr. White: How many do you figure in a family?
The Witness : A family here seems to be about six, father and mother 

and the children. Possibly the average is four children per family, the economic 
average we always use in “ economics ” is three children.

By Mr. Howard:
Q. In each district?—A. Ottawa. I am speaking absolutely about Ottawa. 

I am giving the figures for Ottawa. I asked the social service director only 
yesterday how she arrived at the average of four children per family. I asked 
her if she took the number of children and divided it by the number of families, 
and the lady who was in charge said no. She said that is the average on the 
whole. In many families there are six, eight and ten, but I have had to take 
four. She said it is a little bit better than four; but I am using four per family. 
The rental is $13 a month, and for twelve months it amounts to $156, of which 
we are paying one third, which amounts to $52. The government helps on the 
food, and rent but the clothing is paid by the city. Up to that point the amount 
paid is $27'2 a year per family. Now, the Dominion and provincial govern
ments each pay only one-third. That gives you $320 they pay and $104 on 
rent that they pay, which is a total of $424. If you add to that the $272 which 
is a direct charge on the city, you get a total of $696 per family. The city’s 
share is therefore $272. There is another little charge that comes in here, 
medical assistance which is given to these people in their homes. That assist
ance has amounted to 11 cents per month per head, so that in an average 
family of six it would be 66 cents. In twelve months the cost would run into 
$7.92. Our medical attention costs us on an average of $7.92 per family—I 
will give you the number of families in a moment. That brings the city’s contri
bution up to $279.92. There is another big item that I have not been able to 
obtain in the time available. That item is the Civic Hospital charge. 
Hospitalization is really a very big item. When these people take sick we 
send them to the Civic Hospital, naturally, which increases that very materially.

Hon. Mr. Morand : Do you include fuel?
The Witness: That goes in with the food, maintenance, as far as I know. 

Mr. Kitchen will know. Fuel goes in with the ordinary maintenance?
Mr. Kitchen: Yes.
The Witness: Now, there is another problem that I should like to touch 

on, and" that is the cost of education. In the city of Ottawa the cost of educa
tion in the public schools is $105 per head.

Mr. Howard: It is too high.
The Witness: It is too high, but it is that, unfortunately. I have here 

a report of the Chief Inspector of Schools. It is not the last report, and it gives 
these figures.

Mr. Heaps: Is that not higher than the average city across the country ?
The Witness : I cannot tell you.
Hon. Mr. Moran : Yes, it is.
Mr. Heaps: That is my impression.
The Witness: It is considered very high here. We have very wonderful 

equipment in schools. Our school boards did like everybody else during pros
perous times, built palaces. We have at the present time possibly 1,000 to 1,500 
vacant places in schools.
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By Mr. McIntosh:
Q. Has there been any reduction in the per capita cost?—A. No, it is 

always going up.
Q. The teachers have not benefitted in the way of increase in salaries.

A. I think the salaries have not gone ahead in the same way.
Q. They have been actually cut to the minimum?—A. ''res.
Mr. Heaps: The buildings here in the city of Ottawa are not nearly as good 

as in the other cities?
The Witness: They may not be.
Mr. Heaps: They are not nearly as attractive as the school buildings in 

the city of Calgary?
Mr. Stanley: No, not nearly as good.
The Witness: We all worked on the principle of having the finest ever, 

and now we are paying for it. There is no use kicking about it; we have it. 
The cost is $105, if you take an average of four children per family, is $420.

By Mr. Howard:
Q. Is not that $105 for those actually in attendance?—A. For those actually 

in attendance, and that excludes any frills’such as modelling, playing the piano, 
or technical schools or anything like that. It is quite outside of that. That 
is for the ordinary average education that we give in the city of Ottawa. I 
remember some years ago it was $95. It has been always crawling up. Now, 
if I may refer to my figures again, I will give you the record of the city’s 
expenditure. Along with the $272.92, schooling costs $420. The labourer who is 
out of employment does not pay that. Even when working he does not con
tribute that. Now, I am not objecting to those who have none, contributing to 
the education of the children of those who have. It is a matter of social 
safety, if I am putting it at that, but still it is costing the public that amount 
of money.

By Mr. Stanley:
Q. Does that add to the cost of education? In the first place you have 

your overhead fixed, anyway, so that the great bulk of your cost goes on 
(whether these things are excluded or not?—A. That may be so, but still the 
cost is being paid.

Q. Yes.—A. That brings it up in the city of Ottawa, if we include school
ing!—I am not blaming these people ; I am not finding fault; I am simply try
ing to arrive at an economic statement of what the cost is under present condi
tions to carry the man who is on relief, who is making no contribution what
ever towards the school, not even paying any taxes—

Mr. White: He must pay his taxes in his rentals.
The Witness : We are paying the rentals for the man on relief.

By Hon. Mr. Morand:
Q. You are duplicating when you are adding rentals and education.—A. 

You think so?
Q. I do not think there is any doubt about it.—A. Possibly. That is a 

point of view. It is a small difference. Of course these figures are subject to 
criticism and correction, you know. So the full cost of the city of Ottawa would 
bo $699.92, plus that payable by two governments, $424, or a total of $1,123.92. 
This amount is being expended on every family on relief here, in one way or 
another.

94784—2
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By Mr. Hanbury:
Q. How much of that was schooling?—A. $105 per child per year.
Q. I am basing it on the family. You have given us a family figure.—A. 

A family figure of four.
Q. The minimum cost per family, eliminating education?—A. Yes, you 

have got $279 for the city of Ottawa, and paid by the two governments, $424, 
and adding these two items, it comes to over $700, does it not?

Q. That is the point I want to get at?—A. I have not got it in just that 
way. At the end of January, we had 4,862 on relief.

By Mr. Howard:
Q. In Ottawa?—A. In Ottawa alone. During the month it went up, and 

the total was higher, 4,929.

By Mr. McIntosh:
Q. Six per family, or what number of children?—A. I am taking it six per 

family, 2 adults and 4 children—it is a little bit less than that. The figures do 
not quite check, because the total number of individuals which included children 
amounted in January to 20,786.

Mr. Howard: What is the total population?
Mr. Kitchen : 135,000.
Mr. Howard: How many families were on relief?
The Witness: Well, between 4,862 and 4,929.
Hon. Mr. Rinfret: Any dependents?
The Witness: You mean families on relief?
Mr. Heaps : You have 4,862 on relief. Have you got the percentage that 

that is to the total number of families in Ottawa?
Mr. Kitchen : There are approximately 27,000 families altogether in 

Ottawa.
The Witness: Now, I will pass to the question of environment as justifica

tion for proper housing conditions. We have legal protection against a matter 
of this kind: if you are going along the street and a house falls upon you, a 
derelict building, the inspector comes along and condemns it, but if you are 
inside the house, and it is an unsanitary building, the medical health inspector 
can take no action, practically until it has become an absolute slum. In other 
words, it is a choice between quick death by a brick falling on you, or a slow 
death by contracting tuberculosis, in insanitary houses, and various other 
diseases.

By Mr. Howden:
Q. You said the health officer has not got the power?—A. They have the 

power, but there is difficulty in exercising it. A medical health officer comes 
along and finds a house in Ottawa here, absolutely unsanitary—he is generally 
faced with the alternative of putting the occupants out on the street for want 
of other proper housing to put them in.

Mr. Howard : And in other cities.
The Witness: What I am contending is, there should be more power given 

to the health officer to close that house up; whether it is absolutely unsanitary or 
half unsanitary, it is ruining the health of the people.

Mr. Howden : Don’t they close up the unsanitary houses in Winnipeg?
Mr. Heaps: Yes.

By Mr. Hanbury:
Q. We all appreciate the necessity for considering these matters which Mr. 

Cauchon is bringing to our attention and we will have to consider them at some
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stage of the proceedings, but I am anxious to get a picture of the practical 
work as it is being carried on in England and I think, perhaps, we could get 
some of the points he is now bringing out at a later stage?—A. If you will 
be patient I will come to that in a moment. I think it is essential for the 
proper understanding of the matter to get all the angles of it.

Q. I am drawing to your attention the fact that every member of parlia
ment listens to hours of speeches for five days every week in which many of 
these points are brought out and we are all permeated with the necessity of it 
and we would like to know just what has been established?—A. I will pass 
on to that problem. I am going to ask you to make a distinction between hous
ing and slum clearance. Housing is part of the industrial equipment of this 
country and the people who are living in these houses should be earning enough 
money to maintain those houses ; but slum clearance is for people who are 
unemployable generally and deals with conditions that can only be remedied 
by pulling down houses. When you come to pull down these houses and clear 
the areas of slums you get the ground cleared, but you are starting with a 
heavy fixed charge due to expropriation. If a man has a house that is declared 
unsanitary and the area or block is declared to be part of a clearing scheme 
the man who owns the house gets nothing for the building, he gets paid for the 
land only. The claim is that it is not a house if you cannot live in it. That 
part of it, I think, is partly social service and partly relief and it is part of the 
legitimate charge upon the municipality upon its social service. But I want 
to keep clear the wide line between housing and slum clearance. Housing, I 
can show you from figures, more or less carries itself, whereas the other is a 
charge. I would like to define a slum in a rough and ready manner : a slum 
house is an insanitary house, it is a house that might have been sanitary but 
by being overcrowded will become insanitary. Now, we have slums in Ottawa. 
Every city in Canada has slums. We are no worse than other places. Our 
problem for the moment in the Medical Health Office is something like this: 
do you want me to close down certain houses? Well, if I close them where 
are you going to put the people? We have not room for them. We are putting 
up with a very undesirable condition through force of circumstances.

By Mr. Heaps:
Q. Do you mean to say that to-day people are occupying insanitary build

ings because there is no other accommodation available?—A. Certainly.
Mr. Howard: They cannot afford to do anything else.
Mr. McIntosh: They are living in ice houses for the same reason.
The Witness: We have great difficulty in finding houses for the relief 

people. It has got to a point where the only houses available are the better 
class houses which their owners do not want to rent for that purpose. The 
relief has only a certain limit within which they can pay rents, and if a man 
does not want to rent his house at from $10 to $15 a month, what can be 
done about it? Many people own houses and do not wish to rent them at such 
figures, and, as a result, we have difficulty in finding proper accommodation. 
The trouble is that there was no accommodation ever designed objectively for 
the low wage earner. There has never been any money in it for the speculative 
builder—I am using the word in its proper sense.

By Mr. Iioioden:
Q. What is an insanitary house?—A. In principle?
Q. Yes.—A. There is a very fine definition of it in this Toronto report if 

you care to refer to it. I would say offhand that it is a house that is damp, 
that has not sufficient light, that has not proper plumbing. Those are the
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essentials. When I refer to proper plumbing that has not directly to do with 
proper accommodation. N

Q. Plumbing is not a necessity?—A. No. I have corrected that statement. 
Let us call it proper sanitary accommodation. That constitutes an insanitary 
house, and that is where the insanitary feature develops.

Q. An important feature is a sufficient quantity of air?—A. Yes, if it is 
fresh air.

Q. Of course.—A. I mean to say that you cannot consider an unventilated 
cube as a sanitary place to live in.

Q. Quite so; and there is a given minimum of air space?—A. Yes. That 
is worked out. That is really the trouble. The trouble with the insanitary 
house is usually its unfitness for people to live in, and that is accentuated and 
aggravated by the lack of proper toilet facilities, inside or out. They are some
times inside and in a horrible condition; and then there is the overcrowding, by 
one or several families'.

Q. The point I wanted to stress is that the house does not have to be a 
modern house in order to be sanitary?—A. Not at all. It is not a question of 
architectural style at all; it is a biological condition.

Q. Nor is it necessary to have modern heating or modern plumbing for the 
health of the people?—A. No, so long as that accommodation is provided for 
in a sanitary way—in a way that relieves the house of smells either inside or 
out. Also one of the insanitary conditions that arises from a lack of proper 
toilet accommodation, particularly when that accommodation is provided out
side, is the presence of flies and the effect they have on the food; the incidence 
of disease immediately comes in—the thing is cumulative.

By Hon. Mr. Rinfret:
Q. You have mentioned overcrowding. The house may not have anything 

wrong with it at all in certain cases?—A. Certainly.
Q. But there are too many people living in it?—A. Particularly the over

crowding I refer to is the overcrowding of families. If a man has a lot of 
children you cannot call that overcrowding.

Q. The point I make is that in certain cases the house may be sanitary, 
in fair condition, but there are too many people living in them?—A. Yes.

Q. And that would be due to the fact that those people cannot go any
where else?—A. They cannot afford anything else. As I say there is an inherent 
lack of accommodation for the low wage earner.

Mr. Howden : There is in every city.
The Witness: There is in every city. That is one of the things I am going 

to ask your committee to consider. From my point of view this national policy 
of housing will have to provide houses for the low wage earner.

Mr. Heaps : We might start by increasing wages.
The Witness: Yes. The scale on the yardstick of a hundred requirements 

of a man and his family is not met by the low wages of the low wage earner. 
We supplement that by paying for hospitals and sickness generally as well as 
various other things, but no matter which way you stretch it, it amounts to the 
same thing—to use a popular and common expression in Ottawa to-day, it is 
the lack of purchasing power.

By Hon. Mr. Elliott:
Q. To what extent is the dampness that you refer to in the house due to a 

lack of sunshine?—A. It is mainly due to structural defects. It is usually due 
in these old houses to leaky roofs and leaky walls. A wall can be just as leaky 
as a roof. The whole building gets wet and the material gets soaked and so 
you have a damp condition.
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Q. Do you find it to be due more to the condition of the roof than to the 
condition of the windows?—A. It is due to both. I think here in Ottawa where 
there is lots of room and where we have not so much overcrowding on the land 
that it is probably due more to structural defects. The condition can also be 
aggravated by the lack of sunshine where a house has windows that look out 
on blank walls and which do not receive much sunshine. There is an important 
distinction there. It is not entirely a question of sunlight ; I used the term 
sunshine. Unless you get the benefits of the ultra violet rays in the rays of the 
sun you are not really getting the benefit of sunshine. I would not like to say 
that the light in this room is unsanitary, but this room has not enough sunlight 
even.

By Hon. Mr. Rinjret:
Q. Would you consider this room to be insanitary from the viewpoint of a 

dwelling?—A. I would hardly like to accuse you of being overcrowded because 
it would be an invidious distinction, it is somewhat of a dungeon. The English 
experience over many years of work has favoured a subsidy which, in one form 
or another has been roughly the equivalent to 20 per cent of the cost of the 
scheme. I am not going into all the details.

By Mr. Heaps:
Q. The English scheme is being created mainly for the purpose of providing 

houses at low rental?—A. Absolutely. It is mentioned in their laws, and they 
are the first country in the world which understood the problem and undertook 
to deal with it. They build from a solid basis rather than trying to raise them
selves by their bootstraps. The contribution from the government in England 
and some from the municipalities has amounted to about 80 per cent, but that 
has been loaned.

Q. The 20 per cent includes the federal government and municipal con
tributions, about 80 per cent of it is loaned, is not that right? 80 per cent is 
only the facility provided for guaranteeing bonds or giving security at a low rate; 
is that so?—A. The great housing expenditures in England are not strictly ex
penditures, they are investments. There are several thousand millions of dollars 
bringing in a return. It is, I think, from my limited point of view, the main 
leaven to their industrial recovery—an enormous expenditure affecting all indus
tries in the country and being on a sound investment basis.

The Chairman : Do they grant the 20 per cent and plus that guarantee the 
other 80 per cent?

The Witness: Yes, to municipalities or corporations which I will refer to; 
hut, of course, needless to say any gentleman who has any knowledge of con
struction matters will realize the helpful advantages of such a system.

By Mr. Hanbury :
Q. I think that point should be covered ; does the government provide all the 

funds that go with these housing projects?—A. The government provides prac
tically all the funds they had in the beginning.

By Mr. Heaps:
Q. Is that the case with the private corporations which are putting up 

houses?—A. They have done that with certain private corporations.
Q. But, generally speaking, the private corporation provides most of its own 

finances?—A. Some of its own finances; it has been substantially aided by the 
government. I will refer to that in more detail when I come to answer your 
other question.

Q. You are going to cover that later?—A. Yes. This great housing move
ment has proved economical and has given a leaven to other industries. It has
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given a leaven to industries other than the low class wage earners. If everyone 
is more or less prosperous the benefit is felt in lines other than building. It is 
not all done at once, it is a matter of constructive progression; all the time, you 
see, money is coming back—the scheme has been in operation for twenty years 
now, but I need not go into the details of how the subsidy is given, sometimes 
it is given outright as a certain amount and at other times it is given in the form 
of monthly advances. Under the former management which has been employed 
they have managed to introduce private initiative into their work, and they 
have also induced the employment of a great deal of private capital.

By Mr. White (London) :
Q. Generally speaking, what is the interest charged on these loans of 80 

per cent?—A. Between 3 and 4 per cent. The usual practice is for the money 
to be provided at a little above the rate at which the government can borrow, and 
do its bookkeeping.

By Mr. Stanley:
Q. Does not refer to repair and reconstruction as well as to actual con

struction?—A. Not in the same measure, sir. “ Construction ” usually means 
new housing, then you have “ Reconstruction,” which means the clearing of the 
slum areas—that is a thing which the government has taken as its particular 
responsibility; then you have the third condition, the movement to reduce the 
over-crowding in housing.

By Mr. Howden:
Q. Does the clearing of slums include the remodelling of old houses where 

that is practical?—A. Not exactly, that is rehabilitation. A house may be in 
a block and be rehabilitated fairly well, you see. When they come to a point 
where a very substantial area in a block is slum they usually decide to have a 
slum clearing project. That would mean that most of the houses in the block 
would be removed, by reason of the fact that a great many of them had been 
declared insanitary the property is expropriated at the land value, with no allow- 
ace for the existing structures.

By Mr. Stanley:
Q. The land is expropriated for the municipality, or for the reconstruction 

company, as the case may be?—A. As the case may be. Now, reconstruction 
schemes have, as far as I know, all been in the hands of the municipalities. When 
the municipality decides to clean such an area out they may or may not rebuild 
on the same site. The site may be more valuable for other purposes, and if so it 
can be sold for other purposes.

By Mr. Church:
Q. What about the reconstruction of these buildings? AVould not trans

portation and other facilities be an important consideration? Would you 
advocate the reconstruction of buildings in districts in a municipality, urban 
or suburban, that had no transportation facilities available, no cheap light, no 
cheap power, or no roads?—A. That is the problem.

Q. Suppose the tenant refuses to pay the increased rental, could you force 
the owner to repair the building under your plan?

By Mr. Sullivan:
Q. If the tenant would not pay the rent the result would be that he would 

move out. A second point I am interested in is, what would be the position 
of the private owner who could not afford these repairs ; right in the same street,
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or in the next street say, a building is being repaired under this scheme, he 
would claim that there was a subsidy paid and his excuse would be he could not 
afford to do that.—A. Under this scheme and where this assistance is offered 
it is not only offered on houses owned by the municipalities, it is also offered 
to all houses requiring improvement.

By Mr. Church:
Q. The point you are touching on now came up in particular in connection 

with the situation in Leeds and Manchester in which complaints similar to 
what I have indicated arose in connection with the cost of repairs on reconstruc
tion. The tenants moved out and the buildings were vacant for some time. 
In another case in the cities of Leeds and Manchester they came down to the 
Housing commission and made the same complaint. The tenants in the old 
building said, we are going to move, we can’t pay the new rent. The store
keepers the retail grocers and the butchers objected to the location of the new 
district because it was ont centralized and there was no car line. That is what 
I have been pointing out. I do not wish to interfere with the reference, we 
should stick to our reference. I think we should at least consider municipal 
services, what is the use of building three or four blocks farther away where 
these services are not available. You will see what I mean from the report, 
copies of which I have had supplied to members of the committee but which 
they have not yet had an opportunity of reading. When the tenant comes 
along and says, “I can’t pay the rent,” what are you going to do, give him a 
subsidy of $10 straight? On the other hand the owner may object that his 
revenue is not sufficient to enable him to pay his taxes, and services such 
as light, heat and water.—A. The main object of this housing policy is to 
provide houses at rentals which working people can afford to pay. It is not 
a question always of disarranging a locality. In England when a municipality 
is going to carry out a slum clearance scheme it has to provide new housing 
accommodation sufficient to accommodate the number of families which will 
be displaced as a result of the carrying out of the scheme.

By Mr. Sullivan:
Q. Suppose you take the district represented by my friend, Hon. Mr. 

Rinfret, the member for the electoral district of St. James in the city of 
Montreal, and you decide to remove a whole lot of the houses. We have not 
exactly a real slum there, as they have in the district in Toronto to which 
Mr. Church has referred, but you might take the -whole area and decide to 
demolish a large number of houses under this plan; where could we put the 
people affected during the time of reconstruction—that is the first question. 
Secondly, how do you propose to reconstruct the new building. Thirdly, how are 
you going to pay for these buildings ; will these buildings be sold to the old 
proprietors or do you intend selling them to new people who are tenants and 
will become proprietors. That is the kind of a scheme in which I am interested?

Mr. Morand: Might I suggest that the witness be permitted to complete 
his statement and then we can ask him any questions we desire. To ask 
questions at this stage breaks the continuity of his presentation.

The Chairman: I think perhaps it will be just as well to let Mr. Cauchon 
proceed without asking too many questions. When he has finished members 
of the committee may ask any questions they like, but I think if the members 
are willing it will be just as well for us to let him go on without having to be 
interrupted to answer questions.

The Witness: If that is the wish of the committee.
The Chairman: I think it would be better.

94784—3j
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The Witness: I am contending that the basis of this housing scheme 
should be clear, it is intended to benefit the wage earner of the lower strata. 
We have figured it out here, Mr. Kitchen and myself—Mr. Kitchen is my 
assistant, and I may say that he is the zoning engineer, and he is also the 
supervising architect for the city of Ottawa. We have given a great deal of 
thought to this problem. We have figured out an average unit cost of $2,500, such 
units can be provided not as single detached houses but in groups of four or 
six, as in England ; or as apartments. Personally I do not favour apartments, 
they are not favoured in England except under certain conditions. Because of 
the many factors involved I suggest that it would be a good thing for your 
committee to consider the whole problem as a problem of town planning. It is 
because of the many other factors which enter into it that I am giving you a 
unit cost figure to indicate what would be possible under conditions of mass 
production.

i By Mr. Hanbury:
Q. Does that figure make provision for light and heat as well?—A. No, 

sir, it does not provide for light and heat; I contend, and I am endorsed by 
several other town planners—call them economic specialists if you like—that 
rentals for this class of labour must not exceed $15 a month. When the rent 
goes over that amount one of the two things happens; either the man for whom 
it was intended can’t go into it, or else he mil go into it with someone else— 
two families; and you immediately have the germ of congestion starting again. 
Or else it will be gone into by someone who could economically afford a better 
rent, and who should not be impinging upon benefits intended for people who 
cannot afford to pay more. That is the result if your rental is too high. That 
has been the trouble with a great many housing schemes. Take in the case of 
Ottawa and the Lindenlea housing scheme, that did not benefit working people 
but the houses were taken over by a great many civil servants and their con
struction cost of $4,000 or more. Anybody who knows anything about it 
knows that such a cost is too high. Fifteen dollars a month gives a yearly 
income of $180. Now, if you take $180, and the usual economic proportion of 
income which a man can afford to pay as rent as being about 20 per cent, that 
is for shelter, it means that a man has got to have an income of $900 a year 
whether he gets $75 a month regularly or whether he has only an accumulated 
amount of $900 for the year. He has got to have that much if he is going to 
ibe able to pay $15 a month for his house. If he is getting less than that 
houses have got to be provided between $10 and $15. I am using $15 a month 
for a five room house, or rather a five room unit.

By Mr. Heaps:
Q. Might I interrupt you there a moment.—A. Certainly.
Q. Do you happen to have before you the rentals charged in some of the 

large industrial sections in Great Britain? It might be useful to us to have 
such information now.—A. I haven’t got the rental figures with me. I have 
seen a great many of these areas in my visits to the Old Country, and have 
gone through them. As to rentals, I have seen a 3 roomed house renting at 5 
shillings a week, which would amount roughly to about $5 a month.

Q. In what part of the country?—A. That was near Leeds. They are 
vying with each other over there, it is becoming a matter of pride between city 
engineers to see who can produce the best for the least money. A very nice 5 
roomed house can be rented for from 7 to 8 shillings a week.

Q. Is that net? Does that include rates?—A. There is a small rate on 
that.
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Q. Sometimes the rate is very heavy there, so heavy as to be almost 
equivalent to the amount of the rental; do the rates you indicate include local 
taxes?

By Mr. Hanbury:
Q. Did you say the return on the money invested was from 3 to 4 per 

cent?—A. Yes.
Q. That would be the return in Canada on a rental of $180 a year for 

a $2,500 house.—A. Of course, taxes and repairs have to be considered, main
tenance; I am putting it at a minimum and I am making the claim that that 
minimum must absolutely not be exceeded, or else you defeat your purpose.^

Q. Could you not take 25 per cent of a man’s income for rental, would it 
not be fair to take $20 as the minimum and put your maximum at say $25 
for rental purposes?—A. I am taking the figure $20 for purposes of argument 
in this instance. If you have a regular income, say you are a civil servant, 
it is legitimate when various services provided in apartments and heated are 
taken into consideration to pay as high perhaps as 40 per cent. But with work
ingmen if you exceed roughly 20 per cent of his income he is going to have to 
skimp something else. He has only got so much money and if he takes,off more 
for his rental than represents a reasonable proportion he is going to have to cut 
down on food and clothing for himself and his family—there are no two ways 
about it.

Now, I am suggesting that any scheme of this kind should be under the 
control of the federal government; that is to say, I am not at all satisfied with 
the results of scattered control, here at least under the two Ontario housing acts 
—with respect to which you are going to have criticisms by people who are to 
appear here. That is to say, whoever furnishes the money should have the say; 
also, that the scheme should be such as to induce private initiative.

Mr. Sullivan : That appears quite reasonable.
The Witness: “Who pays the piper calls the tune” isn’t that the old saying?
I would recommend that we endeavour to create “Public utility companies” 

as they call them over there—companies with limited dividends, over there it is 
5 per cent; here it might easily be made 6 per cent. If they were to pay 5 per 
cent on the money, the government might advance say 75 per cent of it at about 
3i per cent. We would then be able to get investors and organizations such as 
the big construction companies, the insurance companies, the loan and mortgage 
companies, the trust companies, and many individuals to put their money into 
them. Here we have the benefit of the experience in England. At first every
body over there was afraid, with the result that the British government had to 
come across with very substantial subsidies. The case is now proved and they 
are not giving that subsidy to such an extent. While the rate of interest may 
be low the security is good and people are putting their money into such schemes. 
I do not know of any case, although there may be such, in which they have 
failed to meet their obligations.

By Hon. Mr. Elliott:
Q. I just didn’t get that; how low is their rate of interest did you say?—A.. 

It runs usually somewhere around 3 or 4 per cent, depending on when the money 
was advanced and also upon the condition of the market at that time, and so 
forth. They have a number of acts, you see, and rates, vary; generally the rate 
is a little above the rate at which the British government can borrow the money ; 
because, guaranteed sufficient security what they want is to create homes as 
cheaply as possible, so they are willing to take pretty big risks.

Q. Would you outline that form of company again, I did not catch your 
point; you say it earns around 5 or 6 per cent do you; is that what you want 
here?—A. I recommended a form of public utility company along lines similar 
to what they have in England.
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Q. What is that?—A. It is a construction company that gets together and 
is willing to build houses under government supervision and in accordance with 
government standards, provided the government will lend them varying amounts 
up to 75 per cent at very low rates of interest—they have their own money in 
it but the amount is limited.

Q. What would be the basis of their constitution, that is my point?—A. It 
would be an ordinary limited liability company, I would suggest a company 
through which money could be invested.

Q. I see, not a municipal affair at all?—A. Municipal affairs are separate. 
In England municipal building has been successful, but in this country it has 
not to so great an extent. Mr. Heaps referred to an individual case where it 
has been successful.

Mr. Heaps : I have the figures, here.
The Witness: I am not questioning them.
Mr. Heaps I mean, it may be of interest now to have them go into the 

record.
The Chairman : If it will only take a moment or two.
Mr. Heaps : It will only take half a minute, Mr. Chairman.
Mr. White ! London) : In what year did this construction start?
Mr. Heaps ; I will give you that in just a second. The total amount of 

loans advanced in the city of Winnipeg was $2,757,848.16.
The Witness: Advanced by whom, sir?
Mr. Heaps : Advanced by the city of Winnipeg to those who wanted to 

build homes. There were built altogether, according to this tabulation, from 
1920 to 1923 inclusive, 712 homes. The net profit for the year 1932, after pay
ing debenture interest and administration expenses was $14,754.45.—A. May I 
ask what the rentals run per unit?

Q. They have not a rental basis at all. Those houses were all constructed 
for those who wanted to purchase their own homes.—A. May I ask what 
capital cost was allowed?

Q. Well, I think there was practically no limit; but the houses were in 
what you call a middle type class; five and six room ones were built there, 
by the Housing commission of Winnipeg.

Mr. McIntosh: Were each about the same kind?
Mr. Heaps: Approximately, I would say, $4,000 or $5,000 homes.
The Chairman: We can get someone to give a statement on that.
Mr. Heaps: I thought Mr. Cauchon was dealing with the question.
The Witness : I would like to have consideration given to this discussion 

particularly, because they represent bigger capital cost than for your low 
wage earner. There has been a distinct movement between building homes 
for them and building homes for the low wage earner. It is a different thing 
altogether.

Mr. Heaps : I will point out this, that at the time the federal govern
ment gave this money to the provincial government, the provincial government 
reloaned amounts to the civic authority. There was very little building con
struction, because rates of interest were extremely high, and this money was 
loanee! out, I think, to borrowers at 6 per cent as against probably 8 per cent 
they would have had to pay otherwise.

The Witness: The Ontario Housing Act of 1919-1920 provided for getting 
money for building houses, but they did not keep the cost down so that houses 
were available to the low wage earner.
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By Mr. Heaps:
Q. You know that it is a common experience that the difficulty was not so 

much in keeping down the cost as in keeping the house up to quality? A. Yes.
Q. I think vou will find that the trouble with many housing schemes is 

that they build a bunch of jerry-built homes which have no value in a couple 
of years?—A. No amortization value. In passing, I might say that I am 
a great admirer of the English rental system. The houses which they placed 
on a rental basis are well kept up.

By Mr. Sullivan:
Q. Just where do they use the English system, in large cities?—A. Yes, it 

is used by the London county council in something like 200,000 units, rented 
and administered, and they do not lose any money.

Q. By the city?—A. By the city; and that is done all over England and 
Scotland. There is a further control that I would suggest that the. govern
ment should have. They should control town planning, that is environment 
and accessibility, the extent of the interval and the fatigue limit, and should 
control the standards of the houses—that is to say, the house plans, disposi
tion of the rooms, that they are properly laid out for their purposes, lhat is 
a job for the Canadian architect. He does not have to copy continental or 
English houses in plan. The customs of our workmen arc very often different. 
Our climate we certainly admit is different. It involves both social and struc
tural consideration that has got to be worked out here, and can be voikcd 
out here quite easily. The government should control the materials which go 
into these buildings, as to their durability ; because of the amortization plan 
which is practically what they are worth over their amortization, forty years 
for the cost of the house and sixty years for the cost of the land. If good mate
rials do not go in, the house would not stand up for the period of amortization. 
That is ordinary common sense. They should control construction methods. 
That is to say, if a company is going to build, it should submit its plans to the 
proper government authority which may be constituted, and see if they fall 
within the province of these things. I would keep in mind the accomplishment 
°f the purpose of obtaining a good home for the low wage earner. Die lest 
conies by itself as a matter of general prosperity. They should ^liave control 
from the point of view of cost, and they should control zoning. Zoning is the 
civic function, not that of the provincial government ; but there would not be 
any trouble in appealing to the city and saying to. the governing authority 
there, “We are going to have a scheme of housing in certain places m your 
city. We want you to pass a by-law that protects that.” There would be no 
trouble about it, because zoning is the backbone which protects those houses, 
those homes, in their sunshine and air so that they fulfil the requirements and 
the amenities. I have tried for many years to get a zoning by-law for O.tawa, 
hut I have never been able to get it through the city council. lheie aie 
certain influences—

Q. Is that when Mr. Church was mayor?—A. No. I am talking of Ottawa. 
If we had had him as mayor in the City Council, probably we would have got 
the thing done! The main opposition, both open and hidden, came from people 
who wanted to turn good residences into duplexes or something else. In other 
y>ords, they wanted to capitalize their neighbours’ amenities and so destroy 
heir neighbours’ values. They were perfectly respectable houses., high class 
houses and expensive houses, but if you change the nature of the residences, you 
change the whole surroundings. The street turns from one of single family 
houses owned by the people who live in them into one with houses with two 
or more.tenants, and eventually it is all tenants. There has been a conversion, 

oney is lost by those who have honestly put their money into a set of con-



22 SPECIAL COMMITTEE

ditions which is not maintained for them. We are having that trouble here 
all the time. It is essential that the occupancy of this “ housing ” should be 
controlled by the government authorities, but as to the class of people who go 
into them—that is, to say, to see that they are reserved for the class of people 
for whom they are intended—and also as to the number of people who are 
allowed in them, that is as to the overcrowding of houses.

I have a newspaper clipping here which I will not read, but will pass on to 
the committee. It is a Canadian Press despatch from London, relating to two 
new bills which extend the British drive on slums. “ Overcrowding in homes made 
punishable offence under measures for England, Wales and Scotland.” It is the 
first time in history that a country-wide standard of the overcrowded house 
has been established. “ The first stage of the battle was a five year program 
for the total abolition of the slums and the construction of 300,000 houses to 
replace them.” That is going on now. I may refer this hon. gentleman—I 
have not got his name—

Mr. Stanley: That is Mr. Sullivan.
The Witness : Referring to what Mr. Sullivan asked, the law in England 

is that before you destroy slums, you have got to provide new houses. In the 
Old Country, you have got to remember that you are not allowed to put people 
out on the street. That answers one question.

“ Under the new bills, a house will be regarded as overcrowded if sleeping 
accommodation in separate rooms is not available for occupants of opposite 
sexes more than ten years of age, other than persons living together as husband 
and wife................... It proposes to allow for two persons in a single apart
ment, three in a house of two rooms,” and so on.

“ The safeguarding clauses protect existing occupants and here is an import
ant matter—until new accommodation is ready.” That is in the Act. “ The sub
sidies from the national exchequer will be provided with the local authorities 
contributing an amount equal to one-half of the exchequer subsidy.” I wrould 
say for every dollar the government puts up, the municipality puts up fifty 
cents. That is slum clearance; that is not ordinary housing.

“ The bills further provide that state-assisted houses are to be occupied 
by the working classes and let at rents which the working classes can afford 
to pay.” They have come to the essential. I need not enlarge on that. I am now 
at the end of my remarks. On what bills of this kind would do to revive 
industry in Canada, I would say it would give work to our friends the con
tractors, the construction industry. On the basis I am suggesting it would 
involve a great deal of private capital going into the movement. Engineers 
like myself would find more work, architects, mechanics, labourers, etc.

By Mr. White:
Q. How is that practically established? Is it established with the salary or 

wages secured as the yardstick?—A. I fancy so. I can’t see from this, but 
it is established by the wages a man gets. I don’t see any other way in which 
you can establish it. That is the invariable base to use. I have finished my 
remarks. I believe I am to be followed by Mr. Kitchen. I may say I have a 
very valuable collection of pictures. I have made many trips to Europe, and I 
have a collection of lantern slides which I use in my lectures, and if any of 
you gentlemen wish it, I will be very pleased to bring them and show them, and 
have a round table discussion, and point out the results and difficulties. Do not 
imagine that this continental housing that you read so much about is all so 
desirable—not by any means.

By Hon. Mr. Elliott:
Q. Would you give us your view as to whether these houses should be 

uniform in architecture, or varied?—A. I would like to allow a little variation, by
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all means ; that is to say, all the structural disposition of the rooms, the 
economic relation of the parts of the house, should be pretty well standardized. 
You cannot have very much variation in that if you are keeping in low figures.

Q. Would it not increase hand labour if there were variations rather than 
having a uniform system of building? That is, you would have more hand 
labour and less machine labour if you had some variety, would you not?—A. 
Well, it just depends on what you consider variety. If it is ornamental work, 
it is going to increase the cost of the house. They have found in England, 
and they are complaining of it, that there is a great monotony in the housing 
schemes. You can motor through England as I have done, from one end to 
the other, and you will no sooner get out of one town and over the hill, than you 
see a great mass of red roofs in the distances. Every town and village is doing it. 
As they are dealing with the smallest possible unit in human habitation, 
it is like drawing a design from a sugar bowl full of lumps of sugar. You will 
have difficulty in avoiding a certain amount of monotony. I would like to see a 
research department towards making them more aesthetic, but my great excuse 
is that these people are getting better accommodation than they ever had 
before. Monotony does not worry a man who is living in a better house. It 
worries the man who looks at it.

By Mr. Heaps:
Q. What I would like to ask in a little more direct way is whether you have 

^ything to show, in the information that you have available, the actual needs 
of housing in Canada?—A. No, I have not gone over Canada. We will be able 

give that for Ottawa. We have not got it compiled just yet. We had been 
working on it for some time before this committee was appointed, to find out, for 
-tance, how many houses in Ottawa would need to be replaced. I do know 
hat a great many families are living two and three families in a house. Any- 
hlng to the extent that the houses are overcrowded with surplus families, there 

fam'l h°uses or single units provided. The ideal is a single unit for a single

. Q- There is no research data that you know of that could be available to 
wns committee?
,.r. Mr. Stanley: The Montreal commission, the Toronto commission and the 

mnipeg commission ought to be able to give us some information.

By Mr. Heaps: -flnallv with housing questions.
v Q. We have no commission that deals Jgewficafiy ^ g.ye that informa-
You know of no health officer or other , j p-s having been obtained,
tion?—A. I don’t know anybody. I dont know u

By Mr. Hanbury: -n„ +0 say that, that the
Q. Would it not be in the census?—A. I was J ,« housing » has never 

census may give some information on it. ^ was appointed, 
entered national consciousness until tms cum

By Mr. Heaps: =„hiect of local or provincial
Q. It has, in some cases, been mac c

study?—A. Yes, but not national.

By Mr. Sullivan:
Q. There is no report?—A. I don’t ^n’ so. ,.^erent schemes which were
Q. Have you had occasion to study any „ ^ ] have never gone into

proposed to the city council of Montreal las • • v meg you would have to
that in detail, because if you went into all those scheme y 
have forty-eight hours in the day.
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Q. Have you made any study of the Doucet scheme?—A. No, only in a 
casual way. I have not studied it.

By Mr. Hanbury :
Q. You suggest $2,500 as the basis to provide housing in Canada?—A. Yes.
Q. That is based on the ability of a man to pay approximately 20 per cent 

of his income?—A. I say that is what it represents.
Q. Approximately 20 per cent?—A. Yes.
Q. In that, have you provided for taxes; and what proportion have you 

provided for taxes and what proportion for income?—A. We have provided a 
slight amount in that. $2,500 would cover his charges, but at a very low margin. 
We had hoped to build that unit for less than $2,500.

By Mr. Heaps:
Q. You say $2,500. Would that include the land?—A. Yes. That is for 

a new housing scheme. That is not for slum clearance.

By Hon. Mr. Morand:
Q. That would be multi-houses, not single houses?—A. No, not single houses 

—houses in groups of four or five, or grouped in apartments. There is the Toronto 
scheme and there is the Winnipeg scheme.

By Mr. Heaps:
Q. I was very much interested in the Winnipeg scheme, where they thought 

they could get rentals down to $15 a month, which I did not think possible.— 
A. No. I have passed to the chairman an article in the journal of the Royal 
Architectural Institute of Canada showing that scheme, and I think the rental 
runs from $23 and up, which makes a perfectly good house for good employment, 
but not a low wage earner.

Q. I think that would include the heat?—A. Yes, they have heat in there.
Q. It is a tremendous big item?—A. Yes, a big item. Central heating from 

an engineering point of view, is very economical. The problem has arisen not 
only with low wage earners, but better paid people, what they have to pay for 
their heat. Difficulty is in collecting heating charges.

By Mr. Hanbury:
Q. My point in connection with taxes is, that taxes are variable?—A. Yes.
Q. Interest is a known quantity and taxes are variable. What would you 

provide for the variation in taxes?—A. Well, I have not provided for it except 
on this basis. In Ottawa, and in all cities in Canada, almost, if an industry 
comes to a place with a big investment, it is given at least a ten years’ fixed 
assessment in their taxes. I do not see why the same civility, let us call it, should 
not be extended to a housijng scheme.

Q. You are providing amortization on the basis of forty years?—A. Sixty 
for the land.

By Hon. Mr. Rinfret:
Q. Let us go back to what Mr. Heaps said a moment ago. When I was 

mayor of Montreal, we had several delegations from organizations and associa
tions interested in slum clearing and house building. I would expect that some 
of these will communicate with the chairman of the committee. I might say 
that every one of them was strictly municipal in basis, but at the same time I 
think that they could supply this committee with valuable information. I have 
had a letter from one of them, and if necessary I would be delighted to pass on 
its contents to the chairman, in order to have witnesses called. I would not 
undertake to summarize any of the information that is supplied, but I think 
it would be much better if they got it direct.
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The Chairman : 
questions?

Mr. Plunkett:

Does any other member wish to ask the witness any other 

I should like to ask a question.

By Mr. Plunkett:
Q. What is your opinion or suggestion in regard to the size of these houses? 

—A. Size?
Q. Do you favour a single detached house, a semi-detached house for two 

families, or a house with four apartments or more? What do you think would 
be the most acceptable?—A. I would like a single house as the ideal, but I do 
not think it is economically possible. For all classes of wages I have suggested 
that these units be in groups of four or six, or more. In this climate, if you 
have a house with four outside walls, it costs much more to heat it and the 
structural expenses are very much higher to resist the climate.

Q. Is there any more decided opinion on the part of people to live in apart
ments in the cities than there formerly was?—A. Apartments, yes. The problem 
of apartments is: for married people or unmarried people without any children, 
apartments are all right within reasonable limits; but they are no place for 
families or the bringing up of children.

Q. Would not an apartment house get out of repair quicker than perhaps 
a two or four-roomed house?—A. That depends on so many factors. It depends 
on the construction of the apartment house, the people who are in it, whether 
they are destructive, or not, and so forth. The trouble with apartment houses 
is that they usually cost more per unit than houses that I suggest. The apart
ment feature has gone up at Ottawa. For instance, take what has been done 
in Europe. Take Vienna. Vienna had not enough houses after the war. Austria 
is like Canada, a federation. Vienna is a province by itself, and at the time it 
was governed by either a Bolshevistic group or Communistic group, and they 
simply told the people who had houses: “now, you have to take in a family 
who has no house, or else put up the money to provide a house for them.” I do 
not know whether they waited very long for the answer, or not. They immedi
ately executed a capital levy, and they built houses for those who had no capital. 
When I was last in Vienna in 1931, li per cent of the population of that country 
was living in municipally owned houses, and they were paying hardly any rent. 
The rental they were paying was barely sufficient for the taxes and upkeep. They 
were not paying rent in the ordinary sense, because the money had not been bor
rowed. They simply took it from the people who had it by that simple process. 
N°w, you read in the magazines that their buildings are magnificent, and they are 
magnificent. You could build magnificent houses also, if you could take the 
money out of somebody else’s pocket.

2\ per cent,
Q. Suroosf weP could get moneyjtt a low

C°U,QWeYer-li0Wlti%5SVth-/œ^^aEa^cmeudou,

™SJ-Vïlr,Æo mu* better.

By Mr. Stanley: morning on the construction of
Q. You have submitted a great deal this mom g There are in the

houses, but you have not emphasized an> nn* . • homes that need repairs
title „t our country, many families, who ,T; "^provision in the scheme you 
badly to make them sanitary, and Yet ^ -making repairs, and they are not 
have outlined whereby they may be assi.tx j have not touched upon
able to do it. Have you anything to say on < ■ - _ the housing business,
that. It is a very very complex and very diffi
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for the simple reason that you have to loan the money on individual houses, and 
you have to get security for the mortgages. Then the question arises where the 
security stands. That is the trouble with a great many of the smaller pro
prietors. In this case you are dealing with small proprietors first. They have 
not got into the habit of a sinking fund, and the capital is being used up by 
them, and so in ten years your security is gone, the house is gone, and we have 
to begin all over again.

In the city of Montreal it has been an economic principle of the working 
man, the good mechanic, to invest in houses. He has not been investing in 
bonds. He has put has savings into a house. He generally builds a double 
house, and he is known as a “ petit proprietaire,” as Mr. Rinfret knows. He 
looks to that for his insurance for his old age, or for his family in case of his 
death. They live in one side and the other side carries them. They do not 
have to leave their home. It is a very very fine system of economics for poor 
people. The trouble has been during the last five years many of these people 
have lost their jobs, and the poor man who owns the small house has not 
had work. He has gone behind, has not been able to pay his taxes or the 
interest on the borrowed money, and a great many of them have lost their 
homes. As a matter of fact, they have been losing them by the thousands. 
We think provision should be made for that class of people to help them to 
rehabilitate their homes, but it is a very complicated business. If you set up 
any question about the physical or the ethical point of view, it is simply a 
matter of how you are going to do it. You get into the question of inspection 
and book-keeping and the rate of interest being charged, and you will find 
it to be a very, very difficult problem.

Q. As I see it, that is the most important part of the problem?—A. Yes.
Hon. Mr. Rinfret : I think that is a very pertinent question. You sug

gest housebuilding or slum clearing or rebuilding where houses have been torn 
down, but you do not say anything about the repairing of houses already 
in existence.

The Witness : There is no question about it, it is an important feature. 
I might mention here to the Chairman of the Committee that there is a very 
exhaustive report which has just been completed within the last two or three 
days on behalf of the Montreal Board of Trade. The report was made by 
Professor Nobbs of McGill University. He was accorded help by members of 
the committee of the members of the Board of Trade, particularly on the 
financial set-up.

By Mr. Church:
Q. Would you apply the repair policy to the type of house, whether owned 

by farmers or urbanites, who are on relief? What would you do in that case? 
—A. Farmers on relief?

Q. The type of house occupied by people on relief whether farmers or city 
urbanists. Would you apply that principle to them?—A. As I say, Mr. Church—

Q. The report you speak of shows the properties occupied by people on 
relief?—A. Yes.

Q. Would you apply the principle of public repairs to these people?—A. 
City people?

Q. To these houses occupied by the type of worker on relief.—A. Well, 
it could be done, but it would impose a total subsidy, because they cannot pay 
anything.

By Mr. McIntosh:
Q. Under the British Housing Scheme, covering England, Wales and Scot

land, approximatelv what has been the amount of government money involved? 
—A. I think roughly something like $3,000,000,000, is it not?
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The Chairman : Dollars or pounds?
The Witness: Dollars.

By Mr. McIntosh:
Q. Three billion?—A. Three billion dollars of money. I am to be followed 

by my assistant, Mr. Kitchen, who has gone into that phase of it.
The Chairman : Gentlemen, before Mr. Kitchen is called, I should like to 

say this: when we met this morning, we met on the understanding that we 
would meet from 10 to 12. Do you want to hear Mr. Kitchen now or do you 
want to wait until the next meeting? I think wre shall have to ask Mr. 
Kitchen to come to our next meeting. Before we disperse I should like to 
say this: I have read this reference over five or six times, and every time I 
read it I find something more in it. I find it very difficult to get everything 
at once, and I should like to ask every member of the committee to read the 
reference over thoroughly so that we shall keep our discussion within the refer
ence. We have appointed a sub-committee to decide on the calling of evi
dence, and if each member will remember the names of the members of that 
committee, Dr. Stanley, Dr. Morand, Mr. W'right, Mr. Hanbury and Mr. 
Church to indicate to them the names of anyone that they wish to give evi
dence before this committee, I think it will assist us greatly.

The Witness: May I answer in just one paragraph the question asked bv 
one of the members. This matter will be presented to you at the next meeting 
by Mr. Kitchen, but I should like to read this:—

The most outstanding example of state-aided and state-promoted 
housing to-dav is probablv to be found in England, where, between lui9 
and March, 1934, about 2.330,000 dwellings were erected in England and 
Wales, of which 1,180.000 were built with state assistance and _ about 
U50.000 without. The capital expenditure on the 1.180,000 dwellings is 
estimated at $3,355.000.000 of which $2.095,000.000 was expended by local 
authorities and $1,260,000,000 by private enterprise. State subsidies paid 
from 1919 to March, 1934, on the 1,180,000 dwellings amounted to nearly 
$685,000,000 mostly in the form of annual grants for a period of years; 
they are quite distinct from municipal contributions. New dwellings 
erected since March, 1934, bring the total number at December, 1934, to 
well over 2,500,000.

The Chairman : Gentlemen, we will have Mr. Kitchen at the next meeting.

By Hon. Mr. Morand:
Q- Gentlemen, I have one question to ask. You estimate a house costing 

12,500 should rent for $15 a month. Have you any figures on what percentage
think should go for taxes?—A. No, we have not separated them. These are 

approximate figures. That is the minimum. Taxes vary. T think a sood arrange- 
mont could be made with the city to have a fixed assessment and P™bably fixed 
taxes as for a commercial institution that is willing to spend $1.00).OH r 
$500,000 or more. . , T , ..

Q. I have a big apartment house, and I was wondering how I could work it 
so that I could rent them for $15 a month.

By Mr. McIntosh:
Q. If you paid $180 on a $2,500 house, that would include taxes?—A. More 

or less, sir.
Q. That would be about 7 per cent on the principal, would it not? A. I have 

not figured it out.
Q- Yes, it would.
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The Chairman : I should like to ask the sub-committee to get together and 
indicate to us when we shall meet again. I understand there are very few com
mittees meeting tomorrow, and I was wondering whether the committee wanted 
to meet tomorrow.

Hon. Mr. Rinfret : Let us meet at the call of the Chair.

The Committee adjourned at twelve o’clock, to meet again at the call of 
the Chair.
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MINUTES OF PROCEEDINGS

House of Commons,
Committee Room 429,

March 5, 1935.

The Special Committee on Housing, in accordance with notice issued, 
met this day at 10.30 o’clock a.m., Mr. Ganong, the Chairman, presided.

The following members were present:—Messieurs : Bourgeois, Church, 
Dorion, Elliott, Ganong, Hanbury, Heaps, McIntosh, Peck, Plunkett, Rinfret, 
Stanley, and Sullivan—13.

Mr. Stanley, from the sub-committee appointed to call witnesses, reported 
that Mr. P. E. Nobbs, of Montreal, had been summoned to appear to-day.

The Chairman reported having received numerous letters from people 
who wished to be heard.

Mr. Sullivan handed in two letters from people in Montreal who desired to 
present the “Doucet” plan and another plan to the Committee.

Mr. Heaps suggested someone from Winnipeg be heard.
Mr. Hanbury thought these requests should be turned over to the sub

committee on Agenda for their consideration. The Committee agreed to this.
Mr. P. E. Nobbs was then called, examined, and retired.
Mr. Noulan Cauchon, who gave evidence at the previous meeting, answered 

a number of questions.

The meeting adjourned until Thursday, March 7th, at 10.30 o’clock a.m.

J. P. DOYLE,
Clerk of the Committee.
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MINUTES OF EVIDENCE

House of Commons, Room 429,
March 5, 1935.

The Special Committee on Housing met in Room 429, Tuesday, March 5, 
1935, at 10.30 a.m., Mr. A. D. Ganong, Chairman, presiding.

The Chairman: Gentlemen, will you c°me to ordcn The clerk says ^ 
have a quorum. As the minutes are printed, I think we can dispel
reading of them. , . , T . nnt, think we want to

We have several communications here w me nt to later. I have
place on our record at the present time, although v >. have sent Housing
a letter from the Social Service Council of Cana <. ,vnm)hlet on housing in
in Canada, Housing Related to Land Devdopment a Pa™Paletb John w s.
Canada, housing of the working classes, Housing . ’ • Canada, with
McCullough, Summary of the Findinn in «gardto^o^g^^ ^ see
two or three other small pamphlets. H any o , to sh0w them to them,
these publications or any of them, 1 would be ve y p
I am going to pass them over to our small commi .

Mr. Peck: I think we all received copies, : r. ' h d ent them
The Chairman: Perhaps you have. He writes as if he had 

to you.
contain" S? ,laVe a 'ctter ^rom F. G. Engholm, of Toronto, a fairly long letter, 
I do" ll!|1Sti!°|le 9uite good suggestions ; also one from Parksite Homes which 
town nl •m c xYould have very much interest, as it is almost altogether on 
Nation a<jnni?" * have a communication from the secretary of the League of 
havo nn fi?C! t?’ anc^ Perhaps the rest of you may have received it also. They 
Situation 6 , 'ousing policy in Europe—cheap home building at $1.25; Housing 
the W n Wlr United States at 20 cents ; European Housing Problems since 
at Unemployment and Public Works at $1; Public Works Policy

- National Public Works, $3, all issued by the League of Nations Society, 
wishinn- fVC k eUer from the National Construction Council of Canada, Toronto, 
have L° j,c represented before the committee, and one or two others which I 
to the °utUnately neglected to b " "
rnunicationsC°mmittee t0 considei'

neglected to bring with me. All of these I will pass over 
Î think one or two members have com-

. m Tp Comité du Logement Mr. Sullivan : I have two letters, one roi J ajrman of that com-
Salubre. Mr. Dupuis, a merchant in Montreal l heard on this plan
mittee. I would like to submit the letter. Fhey vu Ouimet who ran
known as the Doucet plan. Then 1 have a lc would like to have these 
as mayor for Montreal, who wants to be hear .
people heard whenever the committee chooses. communications

The Chairman: Have any of the other members am
they would like to file? , „OTlV nPOnle are going to

Mr. Hanbury: It occurs to me that a sessi0n concludes within the 
be anxious to be heard ; and if, as we hope, k_ dave an opportunity of
next month or two, I do not think we are g people asking to be heard 
hearing everybody I suggest that any oi , , ihev have to submit, and Should? in the first place, give a brief outline o™attney whether
have that considered by the sub-committee m order that tney 
or not they wish to hear them.
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The Chairman : I think that is a good suggestion.
Mr. Stanley: I will second it.
Mr. Sullivan : Of course, the Doucet plan is a pretty well known one. It 

was submitted to the government last year, to the Minister of Labour; they 
submitted it to the city council of the city of Montreal. Of course, the city of 
Montreal have so many of these houses which I might not call exactly slums, 
but in a thickly populated centre of the city people are living together in houses 
that are not fit for them, and they have a pretty good plan. I would like that 
to be submitted. I do not want them to come and make long winded speeches, 
eleven-hour speeches, but make it as short as possible.

Mr. McIntosh: You said “ government.” AYas that provincial govern
ment or federal government?

Mr. Sullivan : Federal government, and I believe to the provincial govern
ment at Quebec and the city authorities—mayor and aldermen of the city of 
Montreal.

The Chairman: I think we could pass these over to our sub-committee.
Mr. Heaps : I have a communication here from the mayor of AAhnnipeg 

suggesting that a gentleman who is conversant with the housing scheme should 
come and give evidence.

Mr. McIntosh: AVho is that?
Mr. Heaps : Mr. Alexander. The mayor also says that they have a com

mittee that is working on a housing proposal for AAhnnipeg at the present time. 
Undoubtedly if the gentleman came, he could give a good deal of information.

Mr. McIntosh: He could give us the AArinnipeg picture in full.
Mr. Heaps: Oh, yes. He is one of the health inspectors at Winnipeg.
Mr Stanley: Chief Inspector of Sanitation.
The Chairman: We will report that to the sub-committee. AA7e have 

several witnesses here from Montreal. Is there any other matter that the com
mittee wishes brought up before we call the first witness? If not, Mr. Nobbs 
from the city of Montreal is here on behalf of the Board of Trade committee 
on housing. He has made out a synopsis which he will read, and if the members 
would listen while he reads this, then afterwards his suggestion is that we take 
each section up and ask him different questions on them. The report is very 
long, and he cannot submit the whole report.

Mr. McIntosh: He will speak for the Board of Trade and Municipal 
authorities in Montreal?

The Chairman: As I understand it, he is speaking for the committee on 
housing of the Board of Trade. I will ask him to explain it exactly.

Mr. McIntosh: That is what I thought.
The Chairman : I will ask Mr. Nobbs to address the committee.
Percy E. Nobbs, called.

By the Chairman:
Q. First, will you give the committee some idea of your experience. ~We 

would like to have that on record, because others will read the report besides 
those present?—A. AVith regard to the report, do you mean?

Q. No, in regard to your personal experience or authority. Don’t be too 
modest about it, because we want to know just who is presenting this?—A. Mr. 
Chairman and gentlemen, I have been asked to explain why I have the temerity 
to be here. In the report of this committee the various members are described. 
The description of myself is M.A., Edinburgh University ; Royal Canadian 
Academician; Fellow, Royal Institute of British Architects ; past president of
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the Town Planning Institute of Canada and of the Royal Architectural Institute 
of Canada. Around the years 1901 and 1902 I was a servant of the London 
County Council and concerned, as architect, with design and charge of fire 
stations. In those fire stations the staff are housed in London, and they were 
housed in accordance with what were called first class housing regulations. 
There were three classes of housing in use at that time, first, second and third, 
with separate regulations. In that way I was in close touch with the housing 
branch of the London County Council, and naturally became familiar with their 
problems.

Subsequently, since 1903, I have had occasion to do a certain amount of 
teaching at McGill University (in the School of Architecture there), and we 
have alwavs made the study of housing problems part of the curriculum. 1 
have been "in close association with the City Improvement League of Montreal 
for about fourteen years, as chairman both of the City Improvement League 
Committees on towm planning, and on housing. In that wray I have inevitab y 
acquired a certain familiarity with the Montreal problem. When various 
schemes such as the plan referred to by Mr. Sullivan, and others, came on t e 
carpet in Montreal a couple of vears ago, some of us realized that while they 
might deal with certain aspects of the problem, there was no machinery m 
existence for making a complete survey of the whole housing problem ol Mont
real. I was asked by the City Improvement League to undertake that t-asK 
After working for some time, we found that there was a committee of the Board 
of Trade particularly interested in slum clearance; and they had the same tas 
to seek understanding of the situation in Montreal broadly in order that they 
might be in a position to decide on how far they approved of these various plans 
of which there were several. The net result was that the two committees got 
together to share their labours. The original intention was that my commit 
would produce the facts, and that the Board of Trade committee would make 
the findings. However, when we worked together we found that the experts 
of the two committees w'ere so well distributed between them t in we 
to join forces completely. The two committees were merged into one committee, 
and both bodies took responsibility both for the facts disclosed in 
and for the findings. Does that meet the point you had in mind.

Q- Yes. Now will you proceed, please?—A. You have befoie - g. • f 
men, two sections of this report: the introductory section which is quite di, 
and section Number Two which is really a summary and might just as 
have come at the end of the report. I think that we will get on taster 
read you this summary which you will notice has a rubric of nnmbers reiernng 
t0 different sections of the report. I would suggest that I confine mysel^to 
answering questions as to what is in the report, rather than g » - , . v je 
remarks as an individual expert. I am only expert on one asP -i, come 
problem. There are other gentlemen associated with me f the
before you at a later time, if you wash further elucidation
ramifications.

I shall now read from Section 1 of the report. • . .
“Introduction: With recurrent demands being made upon m m 

authorities of Montreal to give consideration to various proposals tor shim 
clearance and housing, the Board of Trade appointed aroote ^oi 
these important questions. Being impelled with a desire to go to the roots m

\e problem, the committee accepted the offer of co-op qPntembermittee on housing of the City Improvement League which ha , by P
34, made some progress in analysing the basic elements fnllv"mereed

.Jon m Montreal. From that time forward these committees we - 
ln invcstigating the facts and in arriving at the findings herein con am .
, This report is intended to be informative for the general public and of 
use to federal, provincial and municipal authorities, when dealing with housing

ud slum clearance as parts of the national economic problem.
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The committee has found that the slums of Montreal are relatively small 
even when taken as a whole; but they are scattered throughout a dozen wards 
where their presence does great harm to adjoining real estate values. The 
potential area of deterioration is found to be very serious.

(I might stop reading for a moment to point out to you that this potential 
area of deterioration in Montreal presents a far more important problem than 
the existing slum areas.)

There has for long been a marked shortage in low rent dwellings, quite 
apart from standards of accommodation. The prevailing type of dwellings 
under the present system of ownership and management fails to provide 
accommodation for the lower wage earners, at rents they can afford to pay. 
An acute actual shortage of dwellings is now in sight. (I may mention that, 
at the present moment, there are four thousand odd fewer dwellings than 
there are families of an average of 4-7 souls.)

For purposes of investigation the committee has divided the wage earners 
of the city into four groups:

1. ‘ White Collar ’ and highly skilled manual workers ;
2. Artisans and skilled manual workers ;
3. Semi-skilled and other low wage earners ; and
4. Unskilled wage earners.
The proportions which these several groups in Montreal have to the total 

population and the numbers of their dependents have been carefully studied 
and it has been found that they constitute a very large proportion of the whole 
population.

The available official sources for data are the Health Department and the 
Board of Assessors of the city of Montreal and the census authorities at 
Ottawa, none of which deal specifically with the housing question. (I might 
here interpolate that we cannot profess, in our report, to have done what a 
government department charged with the duty of dealing with housing problems 
might have done, but we have come as near to it as we could.)

The committee has accepted the view, borne out by recent studies in 
Cleveland, Ohio, that the cost to the community at large of leaving the lower 
wage groups to find accommodation in deteriorated structures is not econom
ically sound ; i.e., that it is cheaper for the community at large to bear a sub
stantial part of the cost of providing adequate accommodation.

The committee has been forced to the conclusion that an annual program 
of 4,000 dwellings at rentals to meet the exigencies of the lower wage groups is 
required in Montreal.

Though late in entering the field of assisted housing, Canada is in a posi
tion to profit by the housing experience of older industrial countries. (That 
experience, I may mention, contains many mistakes.) The colossal housing pro
gram undertaken in the United States also stimulates Canadian thought.

The reader will note the emphasis the committee places throughout the 
report on questions of orientation, light and air, sound construction and on the 
advantages of corporate ownership, and collective management with social 
service.”

Now I come to tjie summary of the remaining sections of the report, of 
which there are 29, as follows:—

“As this report necessarily contains much technical and statistical matter, 
both with respect to the sociological survey of existing conditions—the facts— 
and with respect to the recommended policy—the findings—the reader may 
find it convenient to have a summary of the whole report placed before him 
at this stage.

3. In the third section a distinction is drawn between low rent housing for 
low wage earners as a national economic proposition and slum clearance as a
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means of alleviating a municipal burden. Housing is regarded as a part of 
the national industrial plan making for efficiency. Slum clearance is shown 
as concerned with two classes—the very low wage earners and the indigenous 
slum population, the latter recruiting itself from the former. In consequence of 
this, social reclamation work must be associated with slum clearance operations.

4. The four sections that follow contain much information derived from 
statistical and expert sources and constitute what may be called a social survey 
of the problem. It is revealed that just one third of the total population of 
the area under consideration are wage earners whose annual incomes range from 
$1,250 to $550 in normal times. Of this a substantial majority earn below $750 
a year. Persons earning from $1,250 a year downwards, with their dependents 
constitute 85 per cent of the total population, and they consist of 213,200 families 
or households.”

By Mr. Sullivan:
Q. That is, in Montreal?—A. We are dealing with Montreal—Verdun, 

Westmount and Outremont.
Q. Do you consider Outremont and Westmount?—A. We are including that 

area. We got figures from the authorities in Montreal for the report, and these 
are corrected figures for the whole area.

By Mr. Heaps:
Q. Can Mr. Nobbs tell us where those figures are gathered from? Where 

did you obtain those figures?—A. The figures are largely compiled by the 
department of social research of the Rockefeller bequest at McGill university, 
from the three sources mentioned, (1) the Montreal Board of Assessors’ tables, 
(2) the Health Department of Montreal and (3) the Census Statistics from 
Ottawa.

The Chairman : It might be best to discuss each section as we come to it. 
We were going to let Mr. Nobbs read it through ; but would it be better to 
discuss each one as we come to it, or shall we continue and read the whole?

Mr. Sullivan : Read the whole thing first.
The Witness: One thing depends on another. I would prefer to read the 

whole thing first. Continuing:
5. The growth of Montreal is next considered. After bringing out the 

fact that annual increase is at the rate of 5,800 families containing 27,300 
Persons, there is a reference to the supply of vacant dwellings, which is illumin
ating. The 13,000 vacant dwellings, that balanced the number of families 
doubled up’ a year ago has diminished to 9,000. An acute shortage is in sight. 
(That is an acute actual shortage, quite apart from low rent.) With the first 
SIgns of the passing of the depression, doubling up will decrease.

6. The characteristics of existing housing in Montreal and the great pre
ponderance of three-story flats on narrow lots is next commented on. A plea is 
ttiade for the cancellation of homologated lines and registered subdivisions 
wherever possible, so as to admit of replanned city blocks of greater width and 
^subdivision in conformity with modern ideas.

7- It is then brought out that the rentals necessary to pay for the invest- 
j^nt in the predominant type of dwellings just alluded to are above what the 
°Wer wage earners can pay, if they are to keep themselves properly clothed 

and fed. The ‘White Collar’ wage earners, with incomes at about $1,250 can 
°rd one third of their income for rent; but the semi-skilled factory worker 

j the unskilled labourer with incomes from $750 to $550 cannot, as a matter 
social economics, afford to pay more than one fifth of their incomes for rent.

It is shown that nearly 80,000 households are paying disproportionate
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rentals. The shortage of low rent dwellings in Montreal is thus seen to be very- 
great. The arguments for the workman to own his own house are next de
molished with respect to urban population. (That is really an important point.)

9. Then follows a survey, with explanatory maps, of the slum areas of 
Montreal. The wide distribution of these accretions of moribund real estate is 
revealed, together with their effect on adjoining areas. The finding is that there 
are forty blocks of buildings, housing some 18,000 persons, to be dealt with by 
slum clearance measures. (In other words, the slums of Montreal are not very 
great, as large cities go).

10. It is next brought out that these slum areas and their inhabitants con
stitute a colossal financial burden upon government and society—a burden so 
great that the assisted rehousing of the slum population becomes a measure of 
public economy quite apart from social justice or any ethical considerations.

11. The effect of the depression is next discussed; and the bearing on the 
general problem of the fact that out of 40,000 families on relief, 30,000 are 
housed at rents from $6 to $12 a month is investigated. (These rents are pro
vided by the relief authorities). As these are the proper economic rents to be 
paid by persons earning wages commensurate with the relief rates, it follows 
that great numbers of employed persons are paying too much rent. These $6 to 
$12 rents are being paid for accommodation that cannot be profitably rented 
below $20 to $30 a month. The situation of the landlords accepting these rents 
is a part of the problem to which the Committee has given due attention.

12. At this point the report passes on to the consideration of what should 
be done. A series of plans of dwellings from housing operations built with 
state aid in foreign countries is studied, with a view to establishing minimum 
standards of accommodation.

13. This followed by plans for dwellings showing the application of these 
standards to Montreal conditions, both climatic and social.

14. The construction costs are then analysed in search of economies. Large 
scale operations and some modifications of the building by-laws to admit of 
modern structural methods are recommended.

15. 16 and 17. The problems of cheap land acquisition for housing purposes 
are next taken up with respect to (1) interior land derived from slum clearance ; 
(2) middle land, where homologated street lines cannot well be interfered with 
but resubdivision could be arranged for; and (3) fringe land, where large parcels 
could be acquired and both the homologated street lines and the registered lot 
lines could be wiped out.

In this latter connection, the suggestion is made that in view of the city’s 
having great numbers of distressed lots on its hands—(the report contains 
actual figures with regard to the amount of these distressed lots)—the city might, 
by exchange of lots, consolidate large parcels of land to be leased for sixty years 
for housing operations at low rates.

18 and 19. The principles on which resubdivision should be made are next 
elucidated and it is conclusively shown that by throwing from two to five city 
blocks together into one larger block, redesigning the roads and lanes and then 
resubdividing on the community principle, not only can more houses be placed 
on the land, but that larger areas can also be obtained for play-ground and 
recreational purposes. The result of these findings is a severe indictment of the 
gridiron street plan as wasteful of building land and obstructive of amenity.

The physical problems of housing and slum clearance being disposed of, the 
report proceeds to deal with the financial questions involved.

20. The gap between low rents and the high costs of construction, even 
when large scale operations have contributed to its reduction, is illustrated by 
set ups showing the rental of a small dwelling based on 6 per cent money pro
vided by private capital and based on 3^ per cent money provided by govern
mental agency. This is done by way of elucidating the nature and scope of the 
problem of providing low, and even very low rents for accommodation of a cer
tain standard.
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21. The program of assisted housing which the committee recommends as 
necessary for Montreal (1) to liquidate existing slums (2) to prevent slums on a 
far greater scale from developing all over the metropolitan area in the future 
(which is the really important thing) and (3) in due time to provide a sub
stantial amount of low rent housing, without aggravating the difficulties of the 
small proprietors, is next, examined. The proposal is to provide under corporate 
ownership and collective management, 4,000 dwellings per annum for twenty 
years. Of this housing 70 per cent would be community planned two storey 
dwellings on fringe land, the rest being divided about equally between slum 
cleared land and middle land.

22, 23. The structure of mid-European, British and United States housing 
finance are then described.

24. Various financial plans for housing schemes in Montreal have been 
submitted to the committee. The committee apreciates the kindness and courtesy 
of the authors of these financial plans in placing their studies at its disposal, 
but regrets that it could not find among them a financial plan to fully meet the 
situation as it sees it. (That is a subject on which I take it there will be more 
said later.)

25. The question of a financial structure appropriate for initial efforts in 
state aided housing in this country and applicable to the peculiarities of the 
situation in Montreal, has given the committee much food for thought. An 
adaptation from British models, as revealed in successive British housing acts, is 
generally recommended. With all advantages from large scale operations, cor
porate ownership and collective management, the stubborn fact has to be faced 
that equivalent accommodation is about twice as costly to construct as in Great 
Britain and rather more costly to operate. Recourse must therefore be had 
to such expedients as abatement of interest on federal funds used for housing 
operations, or alternatively to subsidies. State aid would have to be on a more 
generous scale here than is necessary in Great Britain; but in all cases a sound 
amortization basis should be applied. (That is to say, we envisage the money 
coming back every time.)

The true return on capital expenditure would be the relief of the public 
ourden that bad housing conditions engender.

26. 27, 28. The application of the financial policy recommended to the 
cases of (1) small flats in four-storey blocks on interior slums cleared land, 
12) large dwellings of the composite type in three-storey units on middle land 
and (3) community planned two-storey, self-contained cottages on fringe land, 
then follows.

The principle of providing accommodation of substantially the same mini
mum, but adequate, standard for the various low wage earning groups at variable 
1 entais is thus illustrated.

29, 30, 31 In conclusion the report deals with necessary federal provincial 
and municipal action. Under the head of federal action, stress is laid on the 
constitution and duties of a federal housing board. The committee advises 

federal participation in housing finance should be strictly conditional on 
adequate action in the fields of town planning and zoning and health legislation, 
v llch are provincial matters. If the report were acted on, the federal govern
ment would be dealing directly with housing corporations, able to provide cor
porate ownership and collective management. The provincial and municipal 
w ,°n demanded as a condition would be directed to facilitate such procedure 
nd to safeguard the assets so created. The primary need in this connection is 

I own Planning and Zoning Enabling Act, on the lines put forward by the 
% Improvement League in 1929.

The burden of these thirty-one sections may be summarized in the state
ment that as far as Montreal is concerned a government aided program of 
fusing is long overdue; and that this is a matter fundamentally independent 

Ifie depression, though aggravated by it.
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If embarked upon on an adequate scale a housing program would tend to 
alleviate the unemployment situation in the sorely distressed construction 
industry. It would also mitigate appreciably the situation with respect to 
distressed land in Montreal, much of which could be earmarked for future 
housing operations.

A very firm policy would be necessary to prevent exploitation of the housing 
problem.”

Mr. Heaps : Is Mr. Nobbs through with his presentation?
The Chairman: Yes, for the moment.
Mr. Heaps : I would like for him to refer back to section 20.
The Chairman : Don’t you think it would be better for us to take each 

section in turn?
Mr. Hanbury : I don’t think so, I think section 20 is probably the most 

important.

By Mr. Heaps:
Q. In it you refer to, “ the gap between low rents and the high cost of 

construction;” did your committee work out a scheme with respect to rentals? 
—A. Yes.

Q. Does it show at what rentals houses can be rented to those who want 
to untilize them?—A. There is a great deal more material than is shown in 
this report, and we have it available for your committee if you want it.

Q. Could you give to the committee now a very brief summary of that 
scheme that you have; could you not state at what rates houses of this type 
would rent?—A. I think the shortest way of doing that would be for me to 
begin reading from the report, section 20; and then passing over to some of 
the other sections and take it up. Of course, you will all have a copy of this 
report in your hands in the very near future.

By Mr. Howard:
Q. Does your plan apply to the city of Montreal alone, or to any part of 

Canada?—A. We are only speaking for greater Montreal.
Q. I am speaking about section 20 as a whole?—A. Section 20 broadly 

would apply to the whole of North America.

By Mr. Heaps:
Q. Do you mean to infer by that that the same type of house would be 

suitable at other places?—A. No, sir. It is a question of the greater cost of 
construction in North America for equivalent accommodation as compared to 
Europe. European housing finance is based upon a certain cost of providing 
accommodation, and we have to realize that our cost of providing equivalent 
accommodation is very much greater. That is our main difficulty. Section 
20 states the gap between high costs and low rents. “ In Montreal private 
enterprise in the form of small proprietorships has been producing dwellings 
lacking in amenity which can be rented to workmen with families around $30 
a month at a moderate profit.”

Q. How many rooms is that?—A. That is the equivalent to a house for 
about six or seven people—the typical Montreal three-story flat. We have 
made surveys of a number of these flats, not looking for bad ones, to indicate 
slum conditions, but just to get the characteristic house to study the finance 
of it; and 70 per cent of Montreal accommodation is made up of three-story 
flats which you might say accommodate a matter of six adult people ; this might 
mean a man, a woman and six children—these typical flats might accommodate 
quite easily a family of nine on each floor. Now this housing is very lacking
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in amenity, because the lots are very narrow and very deep, with a back 
yard and a very unfortunate orientation. However, the important thing is 
that they can give a moderate profit if rented at $30 a month. The factory 
worker should pay $12.50 a month, the unskilled labourer about $10. No 
four roomed dwelling at $10 a month exists in Montreal.

Q. Do you claim that a four roomed dwelling is sufficient to house nine 
people?—A. No, sir; but we are talking about a four roomed dwelling which 
is the most characteristic size that is required. No four roomed dwelling at 
$10 a month exists in Montreal ; there are some four roomed dwellings at 
$12.50—I challenge any of you gentlemen to take any of those $12.50 dwellings 
and find them fit to live in. Any $12.50 four roomed dwelling in Montreal 
is a very bad slum dwelling. An admirable five roomed dwelling is produced 
in England through state aid and collective management—that is the com
monest type, the most used and average type of house required in England, 
where incidentally families are rather small.

By Hon. Mr. Rinfret:
Q. Might I ask you, when you refer to a four roomed dwelling, does 

that include the kitchen and bathroom?—A. I am glad you raised that point, 
Mr. Rinfret, because the committee will no doubt be studying reports on hous
ing and documents relating thereto particularly in reference to England. In 
England in describing a place as a four roomed dwelling they mean four 
habitable rooms, they do not count the kitchen or bathroom or anything of 
that kind; on the other hand, our committee decided that we must speak the 
language of Montreal real estate, and when we speak of a four or five roomed 
dwelling we do not include the bathroom, but we do include the kitchen. Does 
that answer your question?

Hon. Mr. Rinfret : Yes.
Mr. Howard : That is an important point.
The Witness: Now, we are talking of a house with three bedrooms, a 

Jivingroom and a kitchen, making your five rooms in Montreal parlance. That 
house is provided in England at a cost in Canadian money of $1,750; that cost 
includes the cost of design, the cost of interest during construction, the land and
everything.

By Mr. Heaps:
Q. That is a detached home?—A. No, sir, that would be probably one of 

four or five in a row, not long rows but short rows, anything from three to six 
or seven at the most—an average of five to a row.

Q. They would be one story dwellings?—A. These would all be two stones, sir.
Mr. Cauchon : One and a half stories we call it here.
Mr. Heaps : Yes.
The Witness : I do not wish to burden you with the complete set up but I 

will give you the results ; the cost of the house is $1,750, with interest at 3-25 
Pci’ cent phis amortization at -5 per cent over sixty years; making a charge of $65 
against the rent. Then repairs, maintenance, insurance, etc., $28; rates and taxes 
e*-c-i $39; making a rent per annum of $132, or $11 a month. Now Mr. Chair- 
!nan> the same house won’t do here because of our climate which is different, we 
)dve to have a basement, we have to have double windows, we have to have a 

double roof, we have to put radiators in and so on. To offer equivalent accommo
dation either in the Northern States or in Canada that house will cost $3,600 

win call it $3,500, which is just twice the other. Now supposing we take that 
dtje house, with interest provided on money from private sources at 6 per cent 

$35 2QIri0rtizati°n, repairs and management and so on, we get a monthly rent of
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By Mr. Hanbury:
Q. Based on what interest rate?—A. That is based on 6 per cent, interest on 

private funds. If we had the same house with interest at 3-5 per cent, plus 
amortization at -75 per cent over sixty years, the rent of that house has fallen 
from a necessary rent of $35.20 to $28.64; but you see $28.64 is still a long way 
from what the third and fourth groups can pay. The second group,—the skilled 
artisans—can pay that; but those below that cannot.

By Mr. Heaps:
Q. Supposing the money could be provided at a cost of 1 per cent, have 

you any figures to show how it would work out on that basis?—A. We have a 
number of set ups on that. We have gone into it and we have a great deal of 
material which is not in the report, but which we can provide for you in the 
form of tables, if you care.

Q. But, Mr. Nobbs, I notice in section 25,1 think it is, they speak about the 
abatement of interest on federal funds?—A. That is the point. Our assumption 
is that we might be fortunate enough to finance housing at 3-5 per cent, and that 
will take care of a very great number of people requiring low rent housing. But 
there are two clases—the exact number of which are revealed in the report, (1) 
the industrial worker or the mill hand who is semi-skilled and (2) the unskilled 
—that require a lower rent if they are to live healthfully and happily. The only 
way you can get down below this $28.64 is either to forget about some of the 
interest—perhaps all of the interest, or do what some of the members of my 
committee are not at all satisfied with as a policy and that is to make it up 
in annual subsidy ; that is the principle adopted in the most recent British housing 
act passed some weeks ago.

Q. Supposing, Mr. Nobbs, we did away with the subsidies and the govern
ment provided credit at say cost or 1-5 per cent—but that is equivalent in the 
long run to a subsidy—have you worked out what the rental basis would be with 
money at 1-5 per cent?—A. Yes, sir, I can show you tables carrying every 
possible reduction and the resultant rental. But what we are talking about 
here is the average house for an average family. If we are going to produce 
such a house which is going to rent at $10 a month, which apparently is neces
sary, then from the point of view of the producer of houses you have got to go 
further and provide for the abatement of taxes. That is a principle which is 
involved very often in connection with housing. Once the housing is established 
if you assess it at the cost of the building these building assessments will be fairly 
high ; then the building is going to be there for sixty years let us say. During 
that sixty years that land and that investment in buildings is restricted as to its 
income, because it is not producing as much money as it might produce if it 
wrere left free. On that ground there is something to be said for the abatement 
of taxation in relation to the restriction of the producing value of the land and 
buildings devoted to housing. Then, after sixty years, the housing is done and 
the whole situation changes. Do you see my point, sir?

Q. Yes, but personally I have generally opposed the idea of playing 
favourites in regard to taxation on any scheme of this kind—there is a principle 
involved there?—A. I am only mentioning it as one of the points to be considered.

Q. I would rather see money supplied at a low rate of interest than to see 
other inducements given which are bad in principle.—A. Your question is as 
to whether or not we touch on that in our report. It is in our report. We have 
a program there, and if that program were carried out fully one-half the houses 
on that program could pay 3-5 per cent. You might say that the other 
half could pay no per cent. The situation might be better after a few years, 
after we get out of the present mess.

Q. There is one other point on which I would like to have your evidence, 
Mr. Nobbs; that is on item 31 on page 6 of your report.—A. Yes, sir.

Q. In that section of your report you refer to the character of the organi-
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zation tliat should undertake the construction of homes. Do you favour in 
every case the federal government dealing directly with these bodies, or would 
you prefer dealing with them through the provincial governments?—A. Sir, I 
can only speak for the committee in my report.

Q. That is all we can expect.—A. Our finding is this: as you know, there 
is the British North America Act—

Mr. Howard: Yes.
Mr. Heaps: We have heard something about it.
Mr. Hanbury: There was.
Mr. Howard: There is, in Quebec.
The Witness: In Great Britain the government aids housing—
Mr. Church: But there is only one government there.
The Witness: There is only one government, and the government aids 

housing, either dealing with housing corporations or municipalities. In England 
they make no difference between housing corporations—which are practically 
public utility companies—and municipalities. The provisions with respect to 
a contract with the government for money arc practically identical to all 
intents and purposes for both a housing corporation and a municipality. That 
is not the situation which we have here. The only way or means of getting 
nioney into the hands of municipalities to-day is by way of a grant to the 
Provinces for distribution to the municipalities; and my committee are not at 
nil in favour of that line of contact.

By Mr. Heaps:
Q. Why?—A. Well, sir, we are dealing with a report.
Mr. Hanbury: We are looking for information.
The Witness: In our report we have dealt with certain Montreal schemes 

deluding one referred to to-day, by Mr. Sullivan and there are others, all 
relating to housing. Everything that my committee has in the way of study 
nnd analysis of these financial plans would be at your disposal. They are not 
described in the report. In the report these various methods of financing 
housing through municipal aid and so on, are brushed aside with the statement 
that we have studied these plans and we regret that none of them will solve 
the problem as the committee sees it. Now, the reason why the distribution 
°f aid to the provinces then to the municipalities and through the municipalities 
either to themselves or to housing corporations is objectionable lies principally 
ln the fact that municipal governments change their complexion every few 
years, provincial governments and federal governments are not always of the 
same political complexion, and in that way we have experienced—and now I 
am speaking as a citizen—we have experienced enough of the difficulties of this 
hne of action which was a complete failure in the case of the post-war housing 
?m>rt. Once the federal government deals direct with the housing corporations 
mterested as public utility companies all these difficulties disappear.

By Mr. Heaps:
Q- What are the difficulties to which you refer?—A. Y ('ll, sir; I read the 

ric\vspapers and I inevitably know what is being said by the people of these 
Various governments—over the question of relief finance for instance. Now, 

°using has got to be put absolutely clear above politics, gentlemen; because, 
"e. are not doing something for a short time. If we do it at all, and I am 
ffuite willing to hear reasons why we should not do it, at all, it has got to be 
a long program. It is necessarily a matter of national policy that we are con
sidering, and the thing to do is to remove it completely from politics. 1 hen,

me tell you what happened in Vienna. In Vienna the municipality owned 
the housing—the famous Carl Marx Hof—and it became necessary to use shells 
and guns to get the tenants out. Is that not a sufficient answer?
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Q. No, I do not think it is at all; I think you are wrong in your assumption 
there. That would happen also to privately owned dwellings as well as to 
those publicly owned?—A. No, I do not think so.

Q. Oh yes it would; were there not other than public buildings destroyed 
a few years ago in the revolution in Vienna?—A. That particular difficulty has 
occurred even in England where they have had a long experience. Some of 
the municipally owned housing plant became inhabited by the supporters of 
the regime of the moment—there were promises made and so on. These is the 
matter of the selection of tenants. Assisted housing involves the selection of 
tenants, and I think that is a sufficient ground for leaving municipal ownership 
of houses out of mind.

By Hon. Mr. Elliott:
Q. There is just one question I would like to ask. I see in section 20 

here, the section to which Mr. Heaps referred, interest at 6 per cent on money 
provided by private capital, and a basis of 3-5 per cent on money provided by 
governmental agencies?—A. Yes, sir.

Q. Did your committee come to the conclusion that a government agency 
might be able to provide money at 3-5 per cent; did that have any relation
ship to your statement in that regard?—A. That is the assumption underlying 
the proposal, because that is the rate charged by the British government. The 
British government is able to supply money at 3-5 per cent because it has good 
credit and can borrow unlimited funds at a very low rate. When it borrows 
at 2 per cent it lends it at about 3-5 per cent to the housing corporations.

Q. And at a less rate to the farm loan board there, do they not; about 2-5 
per cent?—A. That is the principle.
, Q. Yes; and did you think that government money here could be loaned 
to a housing scheme at 3-5 per cent?—A. Sir, in Section 25 we delivered our
selves to the best of our ability, on the question of financial structure. There 
are many alternatives financial structures possible; and the committee that 
prepared this report, while it has a great deal of material on the facts of the 
different financial structures, did not think it was wise in a report which was 
going to be published broadly to deal with the intricacies of financial structures. 
If your committee, when you circulate this report, should not find sufficient in 
Section 25 to satisfy you as to what our point of view is on this, we will be 
only too delighted to bring our financial experts before you.

Q. I do not want to take up your time, or the time of the committee.—A. 
We have the material on which our views are based, but that is quite intricate, 
and it would require some special circulated memoranda before the members of 
your committee.

Q. There is another statement you made referring to Section 18 and 19. 
that is failure of the post-war housing schemes. In that statement, did you 
refer to the post-war housing schemes generally and throughout the world, or 
to those in Canada?—A. No. The post-war housing scheme here. It was 
managed or embarked upon on the expert advice of a body which was part of 
the Conservation Commission. There was a town planning and housing branch 
of the Conservation Commission which handled the technical end of it. I under
stand that the federal government lost no money by it.

Q. You are speaking of Canada?—A. I am speaking of Canada, the post
war housing scheme in Canada.

Mr. Cauchon: 1919.
The Witness: But that scheme cannot be described as successful. The 

mess is still to be found all over the province of Quebec.
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By Mr. Elliott:
Q. I think it is not limited to the province of Quebec, probably?—A. How

ever, that was not successful.
Q. Would you think it would be worth the while of the committee to hear 

from you for a few minutes, just briefly, as to the weaknesses in that scheme 
that caused it to be unsuccessful?—A. Well, one does not wish to use harsh 
''vords, sir. I would prefer—

Mr. Heaps: You will not hurt our feelings one jot.
Mr. Elliott: Tell us the truth.
Mr. Sullivan : The whole truth.
The Witness: The fact of the matter was that this system of distributing 

money to the provinces, or credit to the provinces, to be distributed to the 
municipalities, did not work in that case, and I do not think it would work in a 
bigger case. You have the result.

By Mr. Elliott:
Q. Is this what you mean, that the municipalities were distributing money 

™at they did not have to raise, some other jurisdiction raised the money, and as 
a result perhaps the same supervision was not exercised over it that would have 
been exercised if they had been the body responsible for raising the money?— 
A- I would go farther. There may have been a certain amount of that.

Mr. Sullivan : Was that given to favourites?
Mr. Hanbury: That is the theory, yes.
Mr. Heaps : I don’t know.
The Witness: There is another aspect of the thing, and that is that it was 

largely concerned with house ownership. The housing problem in municipalities, 
as we see it, has nothing whatever to do with the building houses to be acquired 
by private individuals. The only way that accommodation can be got, without 
great unnecessary loss to the community—a loss which would go on costing us 
money for a hundred years, because buildings will be standing sixty years and 
80 on! is by renting—by building large housing estates to provide dwellings on 
? rental basis. This distribution of funds to individuals to aid them in house 

mlding is not one of the matters which is dealt with or touched upon in our 
recommendations. Any system of aiding individual house building is a matter 
Tute outside this report. We do not say that for certain municipal areas or 
or rural areas or in the smaller towns a certain amount of that may not be 

Necessary; but as far as a large city like Montreal is concerned, it is sheer waste 
0 money, to distribute funds on an individual basis, for house building.

By Mr. Heaps:
Q. That is, I presume, the reason that it is not dealt with m your up( 
Precisciv; because we are dealing with Montreal only.

. Q. There is one other question. You spoke of $6 and $12 in Section 11?- 
A. Yes.

Q. $6 to $12 rents being paid for accommodation that cannot be provided 
lor a rent below $20 to $30 a month?—A. Yes. ?_
. Q- Who makes up the loss, the difference? The\ Perhaps Mr. Rinfret will correct me if I am wrong, because he knows mo e 
about something I am going to refer to than I do. At the beginning 
depression, the housing of the out of work was done as an act of gene o y y 
:c Petit proprietaire of Montreal. The first two years there was :no question 

of rent. These people did not turn their tenants out. It was a heroic and 
Magnificent thing, but it could not go on forever.

95027-2
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Q. It was a matter of charity on the part of the landlord?—A. Charity of 
the landlord, of these little landlords.

Mr. Sullivan : And I am one of them in Montreal.
Mr. Rinfbet: No politics, Mr. Sullivan.
The Witness : In this report we criticize the whole basic and fundamental 

system of the Montreal petit proprietaire, but we give him credit, he did the 
plucky thing. These small owners, many of them skilled artisans, small shop
keepers and people of that class, would invest their savings in a three-storey 
house, rent the upper two storeys, with a view to themselves living rent free for 
the rest of their lives. It looked beautiful; and as long as things were good, it 
worked. But now they are in trouble, to the tune of 30,000 $6 to $12 rentals. 
Does that answer your point?

Mr. Heaps: Yes.
The Witness : But the thing to bear in mind is that at the beginning of the 

depression the housing of the unemployed was done by the petit proprietaire.
Mr. Hanbury: I would like to ask Mr. Nobbs why, in the opinion of his 

committee, it is necessary to provide state aid for the provision of homes?
Mr. Sullivan : You mean federal?
Mr. Hanbury: Any aid.
The Witness: The simple reason is that private capital is incapable 

of providing low rental accommodation. The owner of private capital’s way 
of doing it is by providing a class of accommodation which is seriously 
deteriorated in twenty years—creation of the slum. Private capital working in 
a small way, cannot build as cheaply ; it cannot manage as cheaply as a large 
state aided corporation can. To safeguard the taxpayer, every expedient must 
be resorted to for economy. The first great economy is in large production. 
It comes to the full when you have about 400 houses to build at a time, not 
one, two or three or thirty or one hundred but four hundred at a time. Then 
you begin to get the full economy, because you get something approaching mass 
production. The ownership and administration, when you have got 400 houses 
or something of that kind, is economic. Then when you have these housing 
corporations functioning, they look after the maintenance and all that. It is 
all a question of employing experts. There are schools in England, Germany 
and the United States where housing management is taught, so that the very 
last cent has got to be got out of housing. Then under private ownership there 
is always the question of empties and vacancies and things of that kind. Once 
you have state aid in housing, that part of the risk disappears. The results 
occasionally give 102 per cent of the rents collected. That requires very great 
skill, and incidentally, perfectly honest management.

By Mr. Hanbury:
Q. Yes; but as I understand it, the main reason you give for the necessity 

of state aid is based on the insufficient income of the person that wants to 
live in the house?—A. Oh, yes.

Q. Is that the main reason?—A. Well, it is this way: You can either say 
that the house can only be built too dear by private enterprise, or you can 
say that the working man does not have enough wages. You cannot raise his 
wages. I am sure we all agree about that, because we are in competition with 
world industry, we cannot raise his wages, so that part of the plant of industry 
which consists in the housing of the lower paid worker has got to be provided 
in the most economical way for all concerned.

Q. What effect has a state aided housing scheme? What effect will that 
have on private ownership?—A. Now, sir, in our program we do not suggest 
any effort to overcome at one fell swoop the condition of 80,000 families of
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Montreal who are paying too much rent. If you did that, you would just 
create another great trouble. Because of the interest of the petit proprietaire, 
it must be done gradually. Our program provides for liquidation of the slums 
of Montreal which are not very great, in two or three years. It is only a 
matter of $13,000,000 or $14,000,000 to rehouse all who live in the slums we 
have in Montreal.

By Mr. Sullivan:
Q. Are they really slums? Have we got any real slums?—A. We have 

not any real big ones; little ones.
Q. Where?—A. We have got maps, figures and facts.
Mr. Catjchon: You had better find out where he lives first.
The Witness: There is Murray street. I can give you some addresses 

on Montcalm.
The Chairman: That is all right. Are you through, Mr. Hanbury?
Mr. Hanbury: I have not got an answer yet that suits me.
The Witness: What is the exact point?

By Mr. Hanbury:
Q- The exact point is this, that you are going to provide state capital 

ompeting with the present private capital?—A. No, sir. I do not think you 
°u.d fm,j a Board of Trade committee recommending that. The point is 
nat private capital has always failed to produce these low rent houses. If the 

Working classes, the lower ranks of the working classes—semi-skilled factory 
Workers and unskilled labourers—have got to live in second-hand and third- 

ancl cast off accommodation, cast off by the upper class, let us say, the 
^cconnnodation is not specialized for them. It is an uneconomic way of doing 

• Under the financial system, the land in these slum areas is always highly 
jessed. It is dollar land. Âs few working class people as possible should 

c on dollar land. A certain number must.

By Mr. Heaps:
Q. What do you mean by dollar land?—A. A dollar a foot. 
Mr. Catjchon: A square foot.
The Witness: A dollar a square foot, assessed value.

By Mr. Heaps: . . .. 0f Canada, I do not
think^aVrylLrLMiListf1^ «2

You have got to wear somebody so 
three people, and get it from a pawn-shop.

Mr. Heaps: He is doing that. of keepmg the working
The Witness: That is not the ®Cs°show of tuberculosis, infantate. 

classes happy. The extent that our maps . ^ that> is dueto peoplepy ^
%, juvenile delinquency, hospitahza spend on their o • researches
too much rent and not having enough moneywg, ^ ety. The jesearene^
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subject. But the fact remains that; it, ib clthe saving comes^ ^ 
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By Mr. Hanbury:
Q. There is one point that I wish to get in my mind. You are going to 

provide a home, we will say, for someone to live in, and you are having someone 
live in it at $15 a month. Under private ownership you say they would require 
a rental of $30 a month?—A. Yes.

Q. There are many houses in all the cities of Canada where people have 
constructed houses with their own capital, houses which require an income of 
$30 a month State aid in this housing is going to give them competition, and 
the other people are going to leave their houses and go and rent a $15 a month 
house?—A. Oh, no. I think I see your difficulty. There is no free will for 
anybody at all to cause competition by moving into state-aided housing. State- 
aided housing involves selected tenants. You see what I mean. It is only 
the tenant who is eligible in virtue of his low income that is accepted. We 
McGill professors—I am sometimes a McGill professor—who might like to 
take full advantage of any housing that the government might embark upon, 
would not be admitted.

Q. Why not?—A. Because it would all depend upon income. There would 
be housing of certain kinds and in certain places for people whose income was 
below so much. Automatically you arrange it ; partly by where you place 
housing. You place specialized housing near a certain industrial area and so on, 
to fulfil its end. But the principle of selection of tenants is bound up with this.

By Mr. Sullivan:
Q. What about a Montreal University professor?—A. I think they get 

better salaries than we do.
The Chairman : If you are through, Mr. Hanbury, Mr. Church wants the 

floor next.
By Mr. Church:

Q. I would like to ask two or three questions. Your plan would go farther 
than the C.C.F.?

Mr. Hanbury: Yes.

By Mr. Church:
Q. Have you any study in Montreal for correcting the present slum 

districts and creating a new area for housing in the outskirts with the jurisdiction 
they have there?—A. That is a very good point.

Q. Have you any study of that?—A. That is a very good point, sir. As 
far as study is concerned, there can be no town planning, of a substantial kind, 
in Montreal, until there is suitable provincial legislation to safeguard town 
planning. What happens in Montreal is that we have town planning com
missions established every few years, and it does not follow that the incoming 
provincial government or municipal government supports them, or it forgets 
all about it and appoints another one and so on. Until we have town planning 
legislation in the province of Quebec, we cannot safeguard any federal asset 
in the way of housing properly, and we cannot deal adequately with our slum 
areas. Our estimate is that when we clear a slum area in Montreal, about one- 
third of the number of people displaced would still have to be housed on or 
very near the cleared land. Slum clearance is greatly mixed up with town 
planning, and I cannot too strongly emphasize the fact that town planning and 
housing must go hand in hand, if the money invested in housing is not going to 
be thrown down the sink.

Q. What are you going to do with the people in the slums? If you are 
going to reconstruct, what are you going to do with the people while reconstruc
tion is going on?—A. That is a technical problem which we do not deal with 
in the report. But there is an accepted method of doing it. It is called decanting. 
You have what is called a decanting block. Everybody whom you displace goes
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into that decanting block, which may be either part of the new construction 
or very often any building that can be made temporarily suitable to accommo
date families; all the displaced families from the area go through the decanting 
block. While they are there, they are dealt with by social agencies; and it is 
determined what proportion of them will be housed—on account of having 
large families and being low paid working class people—on outer land, and 
what proportion of them will be housed on the new accommodation on the slum 
cleared area. The technique is quite established for that, and it is known as 
decanting.

Q. When you get tenants out of old slums removed, and put back again in 
the new buildings, there would be an increase in the rents unless the state pays. 
There would be an increase in rent on the houses, would there not, unless the 
state pays?—A. Well, that might be your experience in Toronto. The assump
tion is that we would do as little rehousing in the slum area as possible. Some 
rnust be done.

Q. How are you going to meet the objection of the man with a house a mile 
away, with a similar house and paying taxes? How is the state going to deal 
with that, a tenant getting a $6 or $10 rental, and a man a mile away paying two 
or three times as much, and paying high taxes? You propose to build these new 
houses which will involve many municipal services not covered by your report,— 
street closings, widenings, sidewalks, roads, light and so on, many times the 
existing slum ratio. How do you get over that?—A. I think the best answer to 
that is to study the economy accruing to the community—the city, government 
and organized society and all the rest of it—-the economy effected by rehousing; 
because the present slum areas cost the municipalities a tremendous lot in services 
°f one kind and another. It is a long and elaborate question; but I would 
commend to you the studies in Cleveland on that particular point, (wrhich can 
be taken as very important). They show the cost of the community of a slum 
area. It is a matter of straight dollars and cents.

Q- Your report states you are very strongly in favour of a federal housing 
commission. That policy was not followed in 1919 when the Dominion went into 
tins business. Would it not be far better for the Dominion to decide on its 
Program? Winnipeg has a different situation from what you have in Montreal. 
}0Ul's is probably an isolated case in the Dominion. Would it not be better 
°.r the federal authority to grant money to the municipalities who are in charge 

0 the health administration or building by-laws? Would it not be far better to 
Scant money direct from the Dominion, from the federal power, on a standard 
Pian, to the municipalities who understand far more about local problems than 
any board sitting in Ottawa? Would it not be far better to have that than a 
^multiplicity of powers, as you have in England? Would it not be far better 
n place the organization for state aid on a standard plan? What about that?— 

I can’t agree with you.

By Mr. McIntosh:
^ Q- The government would not deal with any municipality, would it?—A. 

ur feeling is the government would be wise not to deal with the municipality, 
could only do so through the province.

By Mr. Church:
f Q- Would it not be better for the dominion to grant any money they have 

01 state aid through the provinces, direct to the municipalities, with the federal 
Power laying down a standard for the houses? Every municipality has got 

1 Trent building by-laws?—A. No.
i Q- This is not primarily, under the British North America Act, a federal 

• ai? as I see it, and money could be granted under Clause 1 to the provinces as 
the case of old age pensions. Would it not be better to grant these funds for 

" ate aid direct to the municipalities, and the dominion could lay down a
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standard plan, like they do with relief construction now?—A. You are asking 
me a difficult question, Mr. Church, which you preface with “ Would it not be 
better?” That all depends on the point of view. I can only state that from the 
Board of Trade Committee’s point of view nothing could be described as 
“better,” if it risked the money not all coming back into the state treasury. Our 
committee from start to finish have been seized with the idea that every cent that 
the federal government spends on housing should come back to the federal gov
ernment ; that the question of interest must be involved in some cases where 
interest must be forgone; for other values that will come back to the federal 
government; but that the amortization must be there, and every cent of capital 
come back. That is the opinion of both the Board of Trade and City Improve
ment League members of my committee. I think, when you say it would be 
better to do certain things, it might be better in the way that it might be quicker, 
but I do not think it would be better in the way of making sure that the money 
was not lost.

Q. When you say you would go farther than the state aid in Great Britain, 
that would involve something the size of the railway debt. They spent over 400 
million pounds in housing over a period of years?—A. Yes, they did.

Q. Taking into consideration the circumstances of the Dominion, when you 
remember over one million a week debt on the railway, whatever the dominion 
does in the way of housing will have to be done in a very moderate way. I was 
wondering whether it could be done by direct aid to the municipalities, with the 
dominion laying down a standard plan?—A. As far as the particular city under 
study by our committee was concerned, our feeling was that there was more 
assurance that the money all came back if it was done in another way through 
these corporations. That was our feeling.

By Mr. McIntosh:
Q. Mr. Nobbs, before we embark upon another national housing scheme, it 

might be well to give us some facts about the 1919 or post-war housing move
ment. How much was involved?

Mr. Caxjchon: Twenty millions.

By Mr. McIntosh:
Q. In what parts of Canada?—A. I do not profess to be an expert on that 

matter. I only know the working of certain actual cases in my own neighbour
hood in Canada, and I would like you to ask another witness. I am quite sure 
Mr. Cauchon could give you a great deal of information on that.

Mr. Cauchon: May I answer his question?
Mr. McIntosh : I asked in what parts of Canada this housing scheme had 

operated.
Mr. Cauchon: It was applied to all the provinces. There was a distribu

tion of $20,000,000 by quota. That is, the Province of Ontario and the Prov
ince of Quebec got large sums, and other provinces got less. As a matter of 
fact, it was advanced to the provincial government which in turn advanced it 
to the municipalities. In the case of Ottawa that I am familiar with, we had 
authority to get $750,000. We got $741,000.

Mr. McIntosh : In Ottawa. Then they created a housing commission. 
But the housing commission was a failure. That is, the result of the work was 
a failure, and the city still has to go on and pay interest to the provincial gov
ernment. One of the reasons I think is that—since I am on the floor and can 
answer it, and I might answer Mr. Church at the same time—in Great Britain 
there is a large body of experts. Their municipal officials are trained in hous
ing and principles for housing have been established for years, and they are 
highly competent to carry these things out as an ordinary financial undertak
ing, and they do not lose anything practically of the rent. It is all well managed
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from a business point of view. We in Canada unfortunately have never en
couraged town planning and housing. We have no school of town planning and 
housing, and the number of those who are experts in this country on town plan
ning or housing is very limited. So I would submit to Mr. Church that it is 
better in the case of Canada to have a board here in Ottawa advising the gov
ernment when and how to advance money to housing corporations—public 
utility companies, as they call them in England—and control all the standards.

By Mr. Heaps:
Q. Supposing the municipalities were going to make a contract, would they 

not be entitled to do the same?—A. The experience has been that the muni
cipalities do not give the same care to good management.

Q. I gave the city of Winnipeg as an example last week?—A. That is not 
n housing scheme. When we talk of housing we do not'mean the average house;

housing ” is used in the sense of a peculiar term limited to houses supplied 
for the low wage earner.

1 Q- Where has that ever been done in Canada?—A. It has not been, and 
that is the trouble.

By Mr. McIntosh:
Q. I want to ask a question just there, if I may be allowed to; in what part 

?f Canada was this post-war housing scheme operated, did it take in the cities 
jn the west?—A. (Mr. Cauchon) I have no information about the west. We 
have the report of the Ontario government covering distribution in Ontario.

Q. But you have no figures for the province of Saskatchewan.—A. (Mr. 
Cauchon) We have no figures for the province of Saskatchewan.

Q. Then, what is the average depreciation on houses, included in any hous- 
?nS scheme ; for instance in Great Britain?—A. Well, the basis of depreciation 
m England is of a very different character from what it is here, and they get 
along with less than half because they build substantial buildings.

Q. You say “half”; what is it in Great Britain, then we will know what it 
here.

Mr. Cauchon: It is about 2 per cent here while it is 1 per cent in Great 
■Britain. The reason for that is that they build a better class of house which 
does not depreciate at the same rate. Then, in Canada on account of the climate 
^ve cannot use the same type of house. It is for that reason that we have 

assume a depreciation rate of 2 per cent. That is possible with good
management.

By Mr. McIntosh:
Q. One more question: where is the urge in Canada for the introduction 

®f a national housing scheme outside of Montreal?—A. (Mr. Cauchon) On, 
Toronto, Quebec, Ottawa and all the large cities, all the, what you may call, 
urban centres. . . ,.

Q. Has there been any urge, so to speak, from any of the rural municipali
ties?—A. (Mr. Cauchon) You mean, the small towns?

Q. Yes.—A. (Mr. Cauchon) In the small towns they take different action 
Usually. What they do is they lend money to individuals. If a man has a 

if he were responsible and wanted to build a house, he would turn that 
Vacant lot over to the housing commission and they in turn would advance 
him the money with which to build a house. But housing at that time was not 
limited to the low wage earner; in fact, $4,000 was the amount of money 
usually advanced It was for house building, not housing in the technical 
?ense. It did not reach the low wage earner at all. Housing, as we consider 

embraces buildings intended specifically for the benefit ol the low wage
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earner who is always living in the cast-off house of somebody else. Such a 
building is generally in a delapidated condition when it comes to him. He 
starts practically with a slum. I think I elucidated this point when I was 
before your committee last week; economically this type of wage earner cannot 
afford to pay more than $15 a month rent. If he only has to pay $15 for a 
$30 rental the landlord will only get half of what he is entitled to or because of 
the fact that two families go together; and that is the start of a slum. That 
is the answer I think to what you were asking.

By Mr. Hanbury:
Q. Maybe we should find some way of enabling a man to pay a higher 

rent?—A. That is bur whole contention, there should be state aid for these two 
classes comprising the lower paid wage earners on the ground that they do not 
get enough wages to pay an economic rent.

Q. The question of wages has some bearing on it?—A. Yes.
Q. Your aim for Canada is a combination of private or public capital, 

or public capital only; which?—A. I am recommending, and I understand the 
Montreal Board of Trade also recommends, state aid to private capital so that 
we can hold it responsible on a business basis.

By Mr. Peck:
Q. Would that be the essence of your idea?—A. And it should be a long 

term proposition. You could not rush into it.
Q. Once the money was voted there would have to be annual appropria

tions?—A. For a number of years, yes, sir.

By Mr. Howard:
Q. Mr. Nobbs, there are just a few questions I would like to ask: you 

say that you have taken Montreal as a whole?—A. Yes, sir.
Q. Do you include in Montreal, Verdun, Outremont and Westmount?— 

A. Yes.
Q. I want to make it clear, did you find any slums in Verdun, Westmount 

or Outremont?—A. No, sir.
Q. I thought not?—A. Would you care to know why we included them.
Mr. Rinfret: What was the answer?
Mr. Howard: There are none.

By Mr. Howard:
Q. Now, in Montreal would it not be better to build in the outskirts than 

to have these congested centres; it is a question, you say, of slum clearance? 
—A. Wherever possible you have to move a family on to outer land. You 
cannot only then give them more land but more amenity that way; and it is 
cheaper to do that. A four story building such as you would have to put 
up for them if you were dealing with expensive interior land, will always cost 
more per person than a two story building. That is a point not generally 
realized, two story housing is the most economical. Now, will you repeat 
your question?

Q. Would it not be preferable to build on the outskirts, relieve these centres 
such as Goose Village and Timothy street—you know the situation there, as 
also does my friend the Hon. Mr. Rinfret—and thereby leave these centres for 
industry?—-A. I think if you go to Gooses Village you will find that it is a 
very peculiar little place; with your permission I will call it a slum.

Q. Yes?—A. I think you will find when you consider Goose Village and 
many of these other places that there is a very good reason why people want to
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live there. You know where Goose Village is, it is an area adjacent to the 
Victoria bridge, and very convenient for people working for the Harbour com
mission.

Hon. Mr. Elliott: There was just one question I would like to ask.
Mr. Howard: Pardon me, I am not through yet.

By Mr. Howard:
Q. You say in section 7, a man earning $750 a year or $550 a year cannot 

afford to pay more than one fifth of his income for rent?—A. Yes, sir.
Q. Have you a plan by which you could build a house to be rented at 

$100 a year?—A. Not without money at a very low or negligible rate of interest. 
There is no way it can be done at current rates.

Q. It cannot be done?—A. No. The cost per person—you see we have 
analyzed it every kind of way and for every conceivable kind of house—and 
in the city of Montreal, building in large quantities and all that sort of thing, 
the cost per person for this class of house must be $700. That is a useful figure 
to bear in mind, $700 per person. The amount of land people will require will 
be at least 90 feet per person housed on interior land, where land is expensive ; 
about 200 feet on middle land; and where you can replan on fringe land which 
is the ideal, there it would absorb about 450 feet of land per person. Inci
dentally, that 90 feet of interior land will cost far more than the 450 feet of 
outside land does at present.

Q. Yes. Is that in your report?—A. Yes, you will find very full particulars.
Q. Do you intend printing that report?—A. The assumption is that the 

Board of Trade will print it and that it will be made available to the com
mittee.

By Hon. Mr. Elliott:
Q. When will the printed report be available?—A. Well sir, that is a 

matter which you will be able to judge of when I say that this copy is endorsed 
as now under consideration by the council of the Board of Trade of Montreal, 

has been submitted to them but requires final revision from a purely editorial 
aspect, revision which was not possible through lack of time. Our committee 
Would like the privilege of making the final revision, because there are some 20 
corrections to be made. Otherwise it is practically ready for the printer. The 
assumption is, sir, that the Board of Trade will print and publish this report, 
possibly a very large edition. I am not a member of the Board of Trade, and 
if" they decide that they cannot face the expense of that all I can say is that 
the committee will have to seek other methods of getting it circulated. In 
that case its publication may be delayed.

Q. The reason I am asking is, of course, we have been dealing with these 
different sections on the assumption that the report was ready. Could you leave 
a copy of it with the Chairman in the meantime?—A. Yes.

Q. There was just one other question I would like to ask: does the report 
deal with the proportion of expenditure made upon this housing scheme as it 
will actually go to the workmen in wages? You talk about a scheme that will 
nivolve the expenditure of from thirteen to fourteen million dollars over a period 

years, I would just like to get at what proportion of that will go into wages?— 
■Y You mean, direct labour.

Q- Yes?—A. Broadly speaking in the building industry fifty per cent goes 
directly into labour.

the
lab

Q- You mean direct labour—?—A. Labour involved on the job; and of 
amount remaining a very large proportion, possibly fifty per cent goes into 

°ur, not necessarily direct labour.
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Q. Do I understand you to mean that 75 per cent of the total expenditure 
will actually go to labour?—A. I think that would be a fair assumption in 
round figures, it might depend a good deal on the materials used.

’ Q. And to that extent it will relieve the unemployment situation?—A. 
Precisely, sir.

Q. That is your best judgment?—A. Yes.
Q. Do you deal with that in your report?—A. Yes.
Q. And do you give your reasons for arriving at these percentages?—A. 

We did not stress that particular point, because we felt that the Canadian Con
struction Association were perhaps in a better position to speak authoritatively 
on the matter. Our feeling has been that there might be a tendency to exag
gerate the benefit of housing to the construction industry. It has been used as 
an argument for aiding housing, an argument arising out of the depression. 
Our argument is that housing is a long delayed economic duty, that it will aid 
industry in its present very sad condition to a considerable extent, but that 
extent must not be exaggerated ; because, if you spent fourteen million dollars 
a year on housing operations in Montreal that would only be a very small per
centage of the normal building done in Montreal, which I think—subject to 
correction by the Canadian Construction industry—is many times as great. 
But just at present it would be very helpful indeed.

Mr. Howard : I have to protect my electors ; the Board of Trade is in my 
riding, I believe it is a great body, a very altruistic body, doing great good in 
this country. I would ask that this report, which I believe is very compre
hensive in its scope, be printed by the committee.

The Witness : It will I hope be printed by the Board of Trade.
The Chairman : I was going to bring that matter up before we adjourned, 

as to whether we should not print this report as part of our proceedings, it does 
not seem to be so very long.

Mr. Church: Surely there is enough money in St. James street to pay for 
the printing of that report.

The Witness: As to the cost of printing this report, this report is only about 
two thirds as long as the Toronto report ; the Toronto report runs to about 150 
pages and this one runs to about 100. There are 22 maps, plans, and systems 
of housing lay-out showing economy in the use of land which would be printed 
with this report. Should you decide that you are prepared to issue this report, 
I hope that it would be possible for persons other than the committee to get 
copies of it.

Mr. Heaps : In regard to the printing of this report it is not a matter so 
much of the quantity as it is of the principle involved in asking parliament to 
print a report being published by a private organization. There is a principle 
involved there which may be wrong.

Mr. Chairman : This report is being submitted to-day as evidence.
Mr. Heaps : If it is to go into the evidence that is another matter entirely. 

I thought you were going to have it printed as a report of the Montreal Board 
of Trade.

The Chairman: It will have to be printed as part of the regular report of 
this special committee on housing.

Mr. Howard: The report is submitted to the committee to-day as evidence, 
being read and referred to by the witness.

Hon. Mr. Rinfret : In that event, it may be considered as part of the evi
dence.

Mr. McIntosh : If it is necessary perhaps the report could be printed as part 
of the evidence, that principle might be accepted.

The Witness: I think you can rely on the Board of Trade to print it.
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Mr. Cauchon: Yes, they want it anyway.
Mr. McIntosh: Might I say, before the committee rises, that we ought to 

have full information as to the amount of that appropriation of $20,000,000 made 
in 1919 that was expended. Was it all spent?

Mr. Cauchon : As far as I know it was all spent; not only was it all spent, 
but a lot of it was wasted.

By Mr. McIntosh:
Q. Then, another question: the type of house about which you spoke of in 

Créât Britain as costing $1,750 and in Canada or in the northern states you say 
it would cost $3,500?—A. Yes.

Mr. Hanbury: That is exclusive of land?

By Mr. McIntosh:
Q. What is the main difference in these two figures, I just want the main 

differences?—A. There are different wages, different materials; the main differ
ence is this, that we have to go five feet to get below the frost line and in England 
they go but one foot. Once you have gone five feet to get below the frost line 
you go three feet above so as to have a basement. In England they have only 
to go two feet between the floor. Another difference is that in this country we 
have to have double windows, a double roof and radiators, and all that sort of 
thing. If they would only let us house regardless of building by-laws, and allow 
modern insulated walls we could probably effect another 5 to 6 per cent economy. 
The cost we have given is based upon Montreal building by-laws, without the 
special modifications which we recommend for housing purposes. In our extra 
cost I should say that fully two thirds is made up of what we may call climatic 
requirements. The rest is made up simply by a higher scale of wages.

Mr. Hanbury: I was just wondering, Mr. Chairman, whether Professor 
Nobbs had any information to give us regarding repairs. I think our reference 
covers repairs as well as new building, and we have not had any information from 
him on that as yet.

Mr. Cauchon : You are referring now to what I termed “rehabilitation” 
the other day, are you not?

Mr. Hanbury: Yes.
Mr. Church: Did the Department of Public Health of Montreal support 

your committee?
The Witness: I would be glad to answer that provided the answer is not 

Put down on the record.
Mr. Hanbury : I would like an answer to my question.
The Witness: I take it Mr. Church wants to know about the relations 

between my committee and the medical authorities of the city of Montreal.
Mr. Stanley: I would suggest that the witness take up the question of

rehabilitation.
The Witness: In this report we refer to the various people who gave us 

ussistance, including various financial agencies and many others who offered us 
Valuable information bearing on the various aspects of slum clearance and the 
'ousing problem. Sir, nobody has been more helpful to us than certain of the 

°fficials in the pay of the city of Montreal who afforded us every facility to 
arrive at the facts. That is the answer.

Mr. Church: My question is this: any question of slum clearance must 
involve health ; what I want to know is, has the medical officer of. health for 
ho city of Montreal been consulted and does he recommend the rebuilding of 

smms where they are to-day, or does he recommend that they be rebuilt on the 
°utskirts as is being done in England. Your report apparently does not say 
anything about that.



52 SPECIAL COMMITTEE

The Witness : Yes, it says a great deal, sir. But as far as the medical 
departments, both of Montreal and of the provinces are concerned, both engineers 
and medical officers in these departments have furnished us with a great deal 
of material. I believe that the report will be sympathetically received by them, 
but they were not officially members of the committee. They were most helpful 
in offering us every kind of information, and made useful suggestions as to 
how we could get information ourselves.

Mr. McIntosh : There is one objection I have to take. I did not get an 
answer to my question and I was wondering if at the next sitting of our com
mittee we can have information available as to just what amount of money was 
spent in Saskatchewan and the western provinces in connection with the grant 
of $20,000,000 which was made in 1919.

Mr. Catjchon : I think you could get that by application to the statistical 
department of the government.

The Chairman : I think we ought to have a report on that whole housing 
scheme.

Mr. McIntosh : I can get a return from the House to supply the infor
mation, if necessary.

The Chairman: Possibly we could have Dr. Coates or someone from his 
department give us a statement on the matter. What was your question Mr. 
Hanbury?

Mr. Hanbury : I was asking Mr. Nobbs if in his report he had any recom
mendations to make to this committee with reference to rehabilitation.

The Witness : You mean, the cost of repairing buildings?
Mr. Stanley : Might I add to Mr. Hanbury’s inquiry—I think it all deals 

with the same thing—you have not explained to this committee what you propose 
to do in regard to these 30,000 families that are being looked after by small 
proprietors in the city of Montreal.

The Chairman: Let us get Mr. Hanbury’s question first.
Mr. Stanley: I think it is very important, this whole question; as I under

stand it these properties are running down and taxes are accumulating, and do 
you propose to move these families; or what steps do you propose to take to 
rehabilitate the properties they arè now in; and in addition to that what pro
vision is to be made to take up the difference—the gap—between these $12 
houses and these $20 and $30 houses.

The Witness: Sir, there is a reference in the report to such matters. A 
good deal of the money spent on housing is not going to give you 3-5 per cent, 
or 1-5 per cent or even 1 per cent; but my committee feel that we might put 
the whole of it on a 3-5 per cent basis, and keep it at that on paper ; because, 
then you can forego your interest during these very bad years. For the housing 
is going to be there for sixty years—there is no use building for any less time.

This tremendous burden of unemployed people in Montreal must be gradually 
absorbed. The number of very low rentals required now will diminish. That 
is why we tell you frankly that you cannot get 3-5 per cent on all your money 
loaned for housing till times improve.

By Mr. Stanley:
Q. You are not answering about those who are already located in perfectly 

suitable quarters, in the properties owned by these small proprietors?—A. The 
situation is this, that the number of available houses in Montreal is rapidly 
diminishing. Nine months ago, to be precise, the figures derived from the 
health authorities in Montreal and from the board of Assessors, made it per
fectly clear that the number of families doubled up counterbalanced the number 
of vacant houses. When the depression began we had some nineteen thousand



HOUSING 53

unoccupied houses in Montreal, but four months ago we had just as many 
unoccupied dwellings as we had doubly-occupied dwellings. To-day we have 
only nine thousand unoccupied dwellings in Montreal, and in the meantime 
the population keeps on increasing at a rate which requires about six thousand 
new dwellings per annum of which fully four thousand would be for the low 
wage earning groups. It is therefore perfectly clear that what has already 
begun is going to continue. We have already got slightly better times and 
these people are ceasing to be doubled up and will very soon occupy other 
available dwellings in Montreal at a reasonable rent and cause ejection of those 
on relief rentals. In the meantime you have your low wage earners and I 
hope a diminishing number of unemployed to be dealt with.

Q. Then, Mr. Hanbury’s question comes in; these properties that are all 
run down because the proprietors are not able to keep them up—what steps 
arc you proposing to take to get them into proper repair?—A. That is a subject 
which we have not dealt with. We have drawn attention to it, that there are 
thousands of such properties the proprietors of which have been affected by 
the depression with the result that maintenance has been disregarded for some 
years. When you disregard maintenance on a house you know it gets worse 
and worse, by geometrical progression or something of the kind. In Montreal 
to maintain high class property you must spend 1 per cent of the original 
cost broadly in annual maintenance, if you do not it will depreciate 2 or 3 per 
cent; if for three or four years you do not do that it will depreciate very rapidly; 
and that is what we mean when we speak of the tremendous Montreal slum 
°f the future. That is what we are trying to guard against, that tremendous 
Montreal slum of the future. At the present time the slum areas of Montreal 
are not verv great, as big cities go. Control of the situation lies in proper 
maintenance, and it is this lack of maintenance during these hard years that 
is accelerating the time when we may have a big slum problem.

Q. Have you suggested any remedy?—A. No, we did not touch on that 
at all because that is more in the form of direct aid for maintenance which 
°ur committee did not consider.

Hon. Mr. Rinfret: Might I be permitted to make a remark here? The 
question raised by Mr. Hanbury is very very important in so. far as it relates 
to the city of Montreal. Every time we have had projects of this kind submitted 
to us we have had requests from the small proprietors expressing the fear that 
h new buildings were created in the suburbs it would destroy the value of their 
own properties. They felt that their properties could be repaired and that they 
might also be helped. That of course raises a very big question. I understand 
your report does not deal with that feature but I believe it is very important 
that the committee should not overlook that at all. It is all right to say we 
are going to spend millions on building new houses for workingmen in the 
suburbs; but that brings with it the other problem, how are you going to com
pensate the house owners inside the city, in the central parts of the city, which 
Properties will become valueless absolutely if new quarters are provided for 
the workingman in the suburbs. That has always been one of the most vivid 
aspects of the housing problem before the municipality of Montreal. I do not 
“ink we can overlook it.

The Witness: Might I say, sir, how sympathetically the committee has 
always felt on this question of the small proprietors. Something in the way 
°: direct aid for maintenance purposes might very well come wnthin the pro
fusions of your committee, sir. We do not recommend the rebuilding, the 
Reconstituting of individual ownership; we do not feel that that is the solution, 
mt so far as the small proprietor and his great problem in maintenance is 

concerned, I think it would be very suitable so far as Montreal is concerned to 
§lve it earnest consideration.
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By the Chairman:
Q. Is that in your reference?—A. We have provided a limited program 

instead of dealing with the whole question for all the people in Montreal who 
were paying too much rent. We are quite satisfied that the small proprietor will 
be able to take care of some of them. But the program provides for two things, 
the liquidation of existing slums and additional building only in proportion to 
the increase in the low wage population; because, we feel it would not do any
body any good to rehouse half the population and create a very great deal 
of new poverty thereby.

Hon. Mr. Rinfret : That is the point.
Mr. Cauchon : Might I answer Mr. Hanbury?
The Chairman : Yes.
Mr. Cauchon: Mr. Hanbury perhaps was not listening at that point. Pro

fessor Hobbs has just answered Mr. Rinfret. There will not be any disability 
imposed upon people who own houses through the loss of their tenants; because, 
the program for ^Montreal that he has submitted provides first for the wiping 
out of slum areas, which is nobody’s loss; and secondly to take care with new 
houses of a growing population. Your particular question is this, and as far as 
I can answer it: In England they have, in many cases, housing corporations. 
When a man’s house is in a condition that he wants repairs, then they take over 
his house and rehabilitate it, and it becomes part of the housing estate, and then 
they rent it back to him. Most houses, as you know, in England are on a rental 
basis. He surrenders his lease. They take over the house—provided it is worth 
while—put it in good condition, and they rent it back.

Mr. Hanbury : I am not satisfied in my own mind as to this. Here is John 
Doe who has a house that is in good condition, well located and rents for $30 a 
month. Then the state, in some form, competes with him in the next block or a 
house a mile away, with a house that rents for $10 or $15 a month. He is going 
to lose his tenant.

Mr. Cauchon : In these houses when the tenant cannot go on—at least, 
when the tenant cannot pay more than $15, and with any return of prosperity the 
landlord cannot afford to release his property for $15, it will then happen that 
very likely two families will go in a building to pay the $30. And that is one 
of the social evils we are trying to eradicate.

The Witness: I think your point is largely met by the fact that there would 
be a selection of tenants. With selection of tenants it leaves the door wide 
open.

Mr. Hanbury : I think it leaves the door wide open for a lot of things I do not 
approve of.

The Chairman : Gentlemen, it is getting pretty late. I am not satisfied 
just yet about this report.

Mr. McIntosh: How may pages are there in it?
The Chairman : This one is two-thirds the size of this one (indicating), 

and this one has a lot of cuts.
Mr. Sullivan : You mean you are not satisfied with the report?
The Chairman : I am satisfied with the report, but I am not satisfied as 

to what we are going to do about it. The report, as I understand it, is unedited. 
After that, the report is ready to submit.

The Witness: In three hours that can be made ready for the printer.
The Chairman : I think we should incorporate that report in our pro

ceedings.
Mr. Heaps: Our copies are limited. I presume if the Board of Trade 

wished, more copies could be printed for them.
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The Witness: Yes. If you gentlemen decide to print it, I am quite sure 
the Board of Trade will pay for the printing.

Mr. Heaps: You mean pay for the copies they take. It is printed at the 
Government Bureau.

Mr. Hanbury: If you print that report, Mr. Chairman, you are establish
es a precedent, because we will have many filed.

The Chairman: The only way we can do is put it in as evidence.
Mr. Hanbury: I think as long as there is one copy here available to 

this committee, that that is sufficient for the time being ; and if we decide later 
to print it, we can. I think that is something we should decide later.

Hon. Mr. Rinfret: It has been done before.
Mr. Heaps: Not with anything as voluminous as this.
The Chairman : We have got this copy for the present at least. We can 

take any further action we think necessary later.
Mr. Stanley : At least you are printing the summary ?
The Chairman : Yes, the summary is in the evidence.
Mr. Heaps: When do we meet again, Mr. Chairman.
The Chairman : I think perhaps next Thursday.
Mr. Sullivan : Can you not make it on Wednesday or Friday?
The Chairman: Wednesday does not suit our Liberal friend.
Mr. Hanbury: I am going to suggest that, as we have a lot of evidence to 

hear, it might be advisable to sit while the House is sitting.
Mr. Heaps: Who is the next witness.
The Chairman : We are going to have Dr. Coats. Ye will have to get 

down to work and find out what other witnesses we want to come before us. 
At present we have not anyone except Dr. Coats and someone from Toronto.

Mr. Heaps: Would you set the date when we meet again?
The Chairman : I think we had better meet next Thursday.
Mr. Heaps: At 10.30.
The Chairman : Yes.
The Committee adjourned at 12.40 a.m. to meet again, Thursday, Maich 

*> a* 10.30 a.m.
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MINUTES OF PROCEEDINGS

House of Commons,
Committee Room 429,

March 7th, 1935.

The Special Committee on Housing, in ‘Yp^nwmrui' in'eScd. 
this day at 10.30 o’clock, a.m. Mr. Ganong, the Chain , 1

The following members were present: Messieurs B» Ch^ Donon 
Elliott, Ganong, Gray, Hanbury, Heaps Howard Morand,
Plunkett, Rinfret, Stanley, Sullivan and White (London) •

The Chairman announced that Dr. Coats was unable to be Presen 0 y 
as expected, but would be available a week from to-1 . •

Mr. G. P. Gordon, Finance Commissioner for the City of Ottav a, was 
examined and retired. .

Mr. J. Clark Reilly, Manager of the Canadian Builders Associa ion,
" as called, examined and retired. . ,

Mr. Noulan Cauchon, Town Planning Expert, who Prcv 10US y gaVe 
was in attendance, and answered several questions.
* The Chairman announced that be hoped to have Lieutenant-Governor 
Bruce of Ontario as a witness on Tuesday next.

. Mr. Stanley moved, seconded >y Mr. 
eave to sit while the House is sitting. Motion adopte l.

Mr. J. Clark Reilly filed the following documents:- Industrial
Report No. 10 of the Honorary Advisory Council for Scientmc

Research;—1922. . . 1(m and Low Temperature Heat
T Building Insulation Industry in Canad , > ‘ Interior.
Insulation Industry in Canada, 1929-Department ofJJJrior Census of
0 Dominion Bureau of Statistics Bulletin No. xxxix.

anada—Houses and Dwellings. maii dwelling construction;
r. Recommended Minimum Requirements for small awei
°urcau of Standards, Washington. Plnmbina in dwellings; Bureau

. Recommended Minimum Requirements foi Plumbing
Standards. _ .. _ ne the Canadian Construction

A Proceedings of the 17th Annual C°ny.ent^\ y j Bolin).Association. (See- “Assisted Housing Policies by lv J.

Mr. Noulan Cauchon filed the following documents:- 
Zoning By-law. (2 copies.) T „+„Wnrtlv 1926.Housing—Town Planning—Education—Letch

y The Committee adjourned at 12.40 o'clock, p.m., to meet
"Ch 12th' at a m' j P. DOYLE,

Clerk 0/ the Committee.
95121. ■U





MINUTES OF EVIDENCE

Room 429,
House of Commons,

March 7th, 1935.

The Special Committee on Housing met in Room 429, Thursday, March 7th, 
^935, Mr. A. D. Ganong, Chairman, presiding.

The Chairman: Gentlemen, will you come to order please. We have now
^ quorum, and I think we had better start. We had planned to-day on having

*'■ Coats here. I went over it with Dr. Coats, as to the information wrc want,
and which he can give us, and he said he could not possibly be prepared to give 
>t for — ’ " - -a week. He wanted time to look it up. 
a Weeti from to-day.

So we are planning on having him

To-day we have three others from here in Ottawa who wish to. appearbcfore 
u«> and I thought we would hear them. I suppose we can dispense with the reading 
of the minutes, as they will be printed. With the permission of thepcon? nitt.ee> 
Xe will hear Mr. Gordon first. Mr. Gordon is commissioner of finance of the city 
°f Ottawa. He is going to speak on the Housing Act of Ontario of 1919, and 
the results of that here in Ottawa.

G. P. Gordon, called. ,
Mr. Chairman, I have prepared a memorandum 

operations of the Ottawa Housing Commission. It gives a brief hwtc> •
commission and its operations, as well as the results, so far as t u. 11 
the city of Ottawa. With your permission I shall read this ™oran<taim 
. Following the passing of an Act to provide for the eu < WcRouses, known as the Ontario Housing Act, 1919 by th.e nf the vear
Province of Ontario, which was assented to on the 20th of March o the ycar 
Mentioned, city council of the municipality of the city of 0ttawa f,^®d’ “m 
the Provisions of the act, in view of the shortage of dwelling house. : e . £
!n the city, to borrow from the province $750,000 for the purpose of acqmrmg 
•and and erecting dwellings thereon, and also to loan to cltlzÇ , the acj. 
Possessed lots within the city, amounts, under conditions prescnbed .
0 build houses on these. , _„.tprn boundary

A section of land comprising 22-235 acres near the no • ■ eedg of th‘c 
M the city, known as Lindenlea, was purchased with part c ! acres were
°?u and subdivided for building purposes. Slightly m°re th® courts,
aid out in streets, and open spaces to be used as playgio the number
fowling greens, etc. The balance was divided into building j" ,tg
0 *69, and the cost of acquiring the property distributed ov , authority

On these lots the commission, appointed by city cou , purchasers
the housing act, built 142 houses which were eventually sold W purchasers

mder agreement of sale, the terms of sale being that the p -1 nt ^
>Md be the cost of the lot and house and interest thereon at 5 per cent to be 
îaid in equal monthly instalments, interest and P^cipal, amortized oe 
^ri°d of twenty years. The purchasers had the nght - 1 ‘’
c ^se price, if they so preferred, in shorter periods , - prospective borrowers, 
n On lots in other parts of the city already owne 1 .1 1 ( f dwellings

commission loaned moneys to individual citizens for the erection of dwe g ^n, under the terms of the Act. On such lots m various parts a j the 
Jtsidc the Lindenlea section, some 29 houses were built bythe 

ansferred to the purchasers (borrowers under the Act) . - 8
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The cost of the houses built by the commission was from slightly under $3,000 
to $4,500 each, these figures including the values of the lots when such were not 
already owned by the purchasers. $4,500 was the maximum amount of loan to 
any purchaser by the terms of the Act.

Of the original 169 lots into which the Lindenlea property was subdivided, 
142 were built on during the first few years that the commission operated, 
leaving 27 available for sale; 8 lots (still vacant) have been subsequently sold, 
so that at present there are 19 lots still unsold.

As already stated, some 171 houses (142 at Lindenlea and 29 elsewhere in 
the city) were built by the commission under the terms of the Act. At the 
present time 14 of these have been purchased outright, 146 are being paid for 
under agreement of sale, 9 are rented and 2 are vacant.

There was appointed by city council in 1919 a commission consisting of 5 
members to administer the affairs arising from the operations of the city under 
the Act. This commission, with certain changes in personnel, continued to func
tion till 1925 when it resigned. Thereafter till 1930 the commission consisted of 
the mayor, the city clerk and the city treasurer. From the beginning the com
mission had a permanent secretary who, along with a stenographer-clerk, con
stituted the staff which attended to the routine business arising from the affairs 
of the commission. In 1930 it was discovered that these affairs were in a serious 
condition, a special audit disclosing that the secretary had been guilty of defal
cation to a known amount of $82,498.02. This official was immediately removed 
from office, arrested, tried in the magistrate’s court, found guilty and sentenced 
to a term of imprisonment. At the same time there was a reorganization of the 
city treasury department. The city treasurer having resigned, council appointed 
a new city treasurer, with the title also of commissioner of finance, who was 
given much wider powers, and entrusted to him the reorganization of the financial 
and accounting v'ork of the city, binder him wras also placed the affairs of the 
housing commission. A new commission w-as appointed by city council of three 
members, the mayor and two private citizens. The personnel of this commission, 
with the exception of change resulting from change of mayor, remains unaltered 
at the present time.

To 1932 no members of the commission received any remuneration. Since 
then each member, with the exception of the mayor, has received a yearly 
honorarium of $300.

The history of the Ottaw'a Housing Commission makes rather sorry reading 
almost from the beginning, and the venture has been a very costly one for the 
ratepayers.

The commission commenced early to find itself with difficulties it had to 
contend with. Owing to lack of proper and adequate supervision many of the 
houses erected by it turned out to be very poorly built, and continued claims 
and complaints w-ere being made by the purchasers. Numbers of these pur
chasers registered very definite dissatisfaction. Also, with the amount borrowed 
from the province, the commission found, through inadequate planning and the 
type of scheme it had launched into, there wras not sufficient funds to carry out 
its undertakings and in 1922 the city had to raise by debenture issue a further 
$45,000 to complete certain houses the commission had under construction at 
Lindenlea. This will mean, for the following twenty years, an annual payment 
from tax levy to meet interest and principal, on the issue, of $3,610.91. That 
will require to be borrowed by the taxpayers at large.

Mr. Cauchon : Each year.
The Witness : Yes, each year. The situation between 1922 and 1925 did 

not improve. As a result of so many of the houses being so poorly built, and as 
a consequence of the dissatisfaction of the purchasers, it became difficult to dis
pose of a number of vacant houses the commission still had on its hands. Appar
ently, also, certain of the houses wrere still not properly completed, and an appeal 
was made by the commission in 1925 to city council for a further $10,000 to
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complete these dwellings and repair and renovate others in an effort to put them 
in a condition that they might become saleable. City council gave the necessary 
authority to raise the money asked for by debenture, but for some reason the 
annual change for interest and principal in connection therewith is raised in the 
tax levy against general fund and not through the housing commission appropria
tion direct. Since 1925 to date this particular borrowing has cost the ratepayers 
$7,224.97, and it will continue to cost the ratepayers each year the amortized 
amount of interest and principal as it falls due under the bonds.

Not only was the commission experiencing the difficulties just mentioned, 
but through lax control and careless and unbusinesslike methods being followed, 
the accounts of many of the purchasers of properties were getting badly in 
arrears, and the ratepayers had to meet heavy deficits yearly through the tax 
levy.

In 1925 the whole commission resigned. Conditions were very serious.

By Mr. Heaps:
Q. Was that the original commission that resigned in 1925 ■—A. Ihe 

original commission, with certain changes of personnel that had taken place 
between the years 1919 and 1925.

Q. May I ask further whether the members of the commission of 1919 were 
'Members of the council, or whether they were an outside body?—A. No, sir, they 
were an outside body. There was one member of the council on the original com
mission, a controller.

Q. But of the five, four were non members of council?—-A. That is correct.
Q. It was what is commonly called a non political body ?—A. \ es.
Q. And they made a mess of it?—A. That is also correct. Continuing : -
In 1925 the whole commission resigned. From that time, as already stated, 

till the exposure in 1930 of the defalcations of the secretary and the serious con
ation of its affairs, the commission consisted of the mayor and two civic officials, 
mring this period a member of the Board of Control, though not a member 

°t the commission, sat in with it at its meetings, and assisted in its deliberations.
Since 1930, under the new commission, with its affairs under the reorganize 

treasury department, and the commissioner of. finance acting as its nnancia 
adviser, considerable improvement in the situation has been made.
, At 31st December, 1930, the total arrears in purchasers’ accounts amounted 

$33,548.94. With serious difficulties to contend with, particularly those arising 
r°m and peculiar to the economic depression of the last four veins, 1Cb® , 

been reduced at the end of 1934 to $23,700.85. That is, they have been brought 
d°wn by $10,000 in the last four years. Of the 146 houses still being paid lor 
Under agreement of sale, the payments in connection with /9 have 
elate ; those in connection with 67 are one month or more in a,i eaiy. , , ,

No figures are readily available of the number of houses. A, + ^ue 
^possessed by the commission prior to 1930 for non-payment of instalments due, 
but including, and since that year 22 have, in this way reverted to thecommi^ 
si°n. In nearly all cases these houses have been found to be in ‘nlr,(ie before 
fad repair, necessitating considerable expenses requiring to be made before 
«'ey could be resold or rented. In addition, in nearly all cases also there vje

’.''collectable tax arrears in connection with them, meaning 
city.
,, To ascertain how costly a matter the housing scheme of 1919 has been to 
he City of Ottawa, it is only necessary to ook at a^iopn^ for tax 

, yy of the various intervening years. Since 1919 to 193 >
by levy from the taxpayers, as shown by exhibit A attacl ed’ ftm’5?nuu d levy 
Sls » not all of the picture by any means. As already stated the a 
Co"/’* debenture of 1925 for $10,000 for the c°nipletion of, and ^Pa 
certain unsold houses has amounted to the end of 1934 to $7,224.97. Aga , 'Ml. tl,™ wasXged to7a° reserve. SI 1.612.12, of tax arrears on repossessed
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properties, accumulated prior to that year. There is also a considerable amount 
represented by other undetermined charges which might quite reasonably go 
against the Housing Commission account, but which do not show against it in 
the books of the city.

Previous to 1930 the affairs of the commission were never properly set up. 
Subsequent to that date they have been, and exhibit B attached shows the 
balance sheet of the commission as at 31st December, 1934. This statement 
indicates a deferred surplus, as of that date, of $38,875.86. Deducting, then, 
this amount from the charges and losses met from tax levy above indicated 
(which are incomplete) the net loss incurred to the ratepayers of Ottawa, to 
date, as a result of the city participating in the housing scheme under the act 
of 1919, is something in excess of $332,499.71, established as under :—

Raised from tax levy as indicated by Exhibit A............. $ 352,538 48
Add annual payments in connection with

$10,000 debenture issued 1925................. 7,224 97
Tax arrears on repossessed properties prior

to 1931.......................................................  11,612 12 18,837 09

Less deferred profit as indicated by Ex
hibit B........................................................

7th March, 1935.

371,375 57 

38,875 86 

$ 332,499 71

(Signed) G. P. GORDON,
Commissioner of Finance,

City of Ottawa.

Exhibit “A”

AMOUNTS THAT HAVE BEEN RAISED FROM TAXATION FOR HOUSING COM
MISSION ACCOUNT, 1919-1934

Year Total

Salaries
and

Adminis
tration

Interest and 
Principal 

on
Debentures

Provision 
to meet 
Balance 

required on 
Housing 

Loan

Repairs 
to unsold 
Houses

Insurance
Taxes 

on unsold 
Houses

1919

$ cts.

3,675 35 
4,649 69 
4,114 50 
3,133 61

56.873 89 
33,551 94 
32,581 41 
28,262 73 
27,810 91 
27,865 71 
37,815 94
20.874 23 
45,481 03
7,538 37 
9,604 13 
8,705 04

$ cts.

3,675 35 
4,649 69 
4,114 50 
3,133 61 
3,262 98 
4,941 03 
3,970 50 
4,651 82 
4,200 00 
3,413 87 
3,083 53 
1,637 32 
1,420 12 
2,091 13 
1,921 36 
2,273 50

$ cts. S cts. $ cts. $ cts. $ cts.

1920
1921
1922
1923 3,610 91 

3,610 91 
3,610 91 
3,610 91 
3,610 91 
3,610 91 
3,610 91 
3,610 91 
3,610 91 
3,610 91 
3,610 91 
3,610 91

50,000 00 
25,000 00 
25,000 00 
20,000 00 
20,000 00 
20,000 00 
30,000 00 
15,000 00 
39,000 00

1924
1925
1926
1927
1928.. 840 93 

1,000 00 
500 00 
225 00 
599 04 

2,363 95 
1,373 86

1929... 121 50 
126 001930....

1931.......... 1,225 00 
1,237 29 
1,496 94 
1,446 77

1932..................
1933.................... 210 97
1934....................

352,538 48 52,440 31 43,330 92 244,000 00 6,902 78 458 47 5,406 00
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Exhibit “B”

CORPORATION OF THE CITY OF OTTAWA 

HOUSING COMMISSION—BALANCE SHEET AS AT 31st DECEMBER, 1934

. Assets
Agreements of Sale—

Loan Principal..............................................................
Interest to Maturity of Loans.....................................
Interest on Arrears.......................................................
Insurance Premiums.....................................................

Properties Held for Sale—
Houses repossessed (11)...............................................
Lots (19).............. ......................... '...............................

$ 341,193 14 
102.540 21 

2,972 96 
112 45

---------------  $446,818 76

$ 38,353 OS 
19 00

----- ---------  38,372 08

(■ash on Hand and in Bank. 3,879 39 

$ 489,070 23

Liabilities, Reserves and Surplus

(-URRENT I.L',niLITIES— $ 20,000 00
Bank Loan............................................................................................................ . 25 00Rents paid in advance........................................................................................... —--------------- $ 20,025 00

htotimStiBSK. 31.. DtMMlwr, m,. *W.bl, » Wl.......................... 3Ï1.G56 30
monthly instalments of $5,036.03...............................

Reserves for: ........................ $ 102,540 21
Deferred Interest................................................................................ ........................ 2,972 96
Interest on Arrears................................................................................ ——----------- 105,513 i<

............ 38,875 86Deferred Surplus......................................................................................................................... ? 489,070 23

. Of the exhibits attached, exhibit A shows the amounts that have been raised 
*r°m taxation from housing commission account from 1919 to 19o . . r
fro listed by years and have been subdivided to show: salaries ^adminis
tration totalled $52,440.31 ; interest and principal on debentures, $43,MUM- 
aRd tliat does not include interest and principal on debentures ’
'yhich for some reason or other city council at that time saw ht to' c*ia * 
the general fund of the citv. They consolidated it with another 150,000 deben
ture, and it became practically a loss as a result; in addition to that there has 
been a charge of some $7,200 since 1925 to 1934, chargeable from tax ievy It 
should be chargeable to the housing commission. Provision to meetba a 
required on housing loan, $244,000—that figure » partly ^cationsc „ ü f 
secretary of the commission between 1920 and 1930; and also the shortage ot 
revenue, or rather the difference between the revenue and t u . 
the Ontario government in repayment of the loan of $750,OU ).

By Mr. Stanley: . - . , . „„TrQ. Mr. Gordon, was the secretary who defaulted a city' ™ ?
apacity othcr than ^ 0f secretary emission?-A ^ « Y

citv LarT t0 ,thc housmg ooB'.nission, duties were to act as
'By by-law, he was a permanent city official, but hi business of theNotary to the housing commission, and in charge of the business ot the
commission.suasion. , vis defalcations were entirely mQ. As far as the city was concerned^hi ^ cntirely in reference to the
regard to this particular commission. a.
accounts of this commission.
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By Mr. Heaps:
Q. Might I ask to whom the commission was responsible?—A. The housing 

commission was responsible to city council.
Q. Did they report regularly?—A. According to the act they should have 

reported four times a year. I am not in a position to tell you at the present 
moment whether they did or not. I only came to the city officially subsequent 
to the exposure of the defalcation.

By Mr. White:
Q. Did vou mention the amount that was lost bv the theft by this individual? 

—A. $82,000.

By Mr. Heaps:
Q. Are you through with your presentation?—A. I have just to complete 

my reference to the exhibits.

By Hon. Mr. Rinfret:
Q. When you mention “ Act,” you mean the federal act of 1919?—A. The 

provincial act.
Mr. Cauchon : It is the same thing.

By Mr. IIanbury :
Q. You say, it was a provincial act?—A. It was a provincial act that the 

city appointed the commission under. I do not know what connection there 
was with the dominion.

Mr. Cauchon : Its purpose was the disposal of Dominion funds loaned to 
the provinces.

Mr. Stanley: It was enabling legislation on the part of the provinces.
The Witness : That is correct, but it was under the provincial act that the 

city operated.
Mr. Cauchon : The city dealt with the province, not with the Dominion.
Mr. Morand: The Dominion loaned to the provinces and the provinces 

were responsible to the federal government.
The Witness : The people raised from taxation $6,902.78 for the repair of 

houses ; $458.47 for insurance on unsold property ; and $5,406 for taxes on unsold 
houses. But in addition to that as I have pointed out there was also over 
$10,000 which was charged direct to tax reserve.

The other exhibit, as I have already stated, is the balance sheet of the 
housing commission at the end of 1934. It shows a deferred surplus of 
$38,875.86; but it only shows a deferred surplus charged by the city to the tax 
rate. If none of this had been charged it would have shown the net deficit 
which I have indicated in my memorandum.

By the Chairman:
Q. Does that cover all future amounts, or are you still facing some loss?— 

A. No, sir. There will be very considerable continued losses—or at least, charges 
to ratepayers. There will be, for instance, the full amount of interest and 
principal on the debenture issue of $215,000; and the same on the debenture issue 
of $10,000.

By Mr. Heaps:
Q. Do you know anything about the cost of construction in 1919 and 1920? 

—A. I understand they were rather high, that was about the peak of construc
tion cost.
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1 Q. And that of the subsequent years, 1922 and 1923, there - , 1 -,
'drop in construction cost?—A. I am not altogether competent to state, but 
■think there was a tendency toward a drop after 1921 and 19/-.

Q. And therfore, was not the loss in the value of the houses due somewhat 
to this reduction in cost?—A. That does not enter into it at ali, because the 
original cost of the houses was the amount ot the loan to the particular l 
chaser.

Q. Yes, I realize that; but when a person purchased a home at a fixed 
Price say in 1919 or 1920 and then found in 1922 or 1923 he could buy just as 
good a house or a better one for less than what he owed; was not that a factor 
in the situation which resulted in losses?—A. 1 do not think so, because the 
Purchase price or loan was amortized as to interest and principal over twenty 
y oars; and that meant, and does mean, that the amount that each of these 
purchasers is paying monthly in the form of instalments in repayment of their 
loan is not even equivalent to the rental value of many of these houses.

Q. Yes, but if there was a reduction in the value of the property and a 
person subsequently could go out and purchase a new home at less than what 
lie owed on his present building; wouldn’t that have a bearing on your losses?
A. No, because in every case so far as I am aware—and I know this has been 
50 since 1930—the commission has not resold any of these houses at a lower 
Price than the original cost to flic commission; that is to say, the original loan.

Q. Can you explain then why you are making such heavy losses? A. 
'1 think I have explained that it has been through defalcations.

Q. But only to the extent of $82,000?—A. Then 1 have suggested, gross 
mismanagement.

Q. The loss has been practically over $2,500 per house?—A. I haven’t 
figured it out.

Q. I mean, there is over $300,000 of a deficit on 140 homes—just making 
a rough calculation. I would like to know why the loss has been sustained if 
they have all been sold at the cost of construction?—A. 1 he loss has been 
sustained through various items which are indicated here. Many of these 
houses have been repossessed owing to the fact that the purchasërs have failed 
to keep the instalments up. According to clause 9 of the agreement ol sale, 
11 the instalments become more than 2 months in arrears the housing com
mission may repossess; and, as I have already stated, in the cases m v nc i 
repossession has been made practically every case with the exception o ^ 
since 1930, there have been very considerable arrears of taxes. Airears o 
taxes amounted to $5,406, plus $11,000; you have $16.000 there. There have 
'been considerable repairs to these unsold houses. 1 here were ( e a ea ions 
amounting to $82,000. Then, over considerable periods particularly in tne 
parly stage many of these houses remained vacant for a number ot years. 
There was no revenue coining in from them but in the meantime ie amoiin 
°f the loan principal and interest falling due to the province u< 0 >
s° that there had to be raised through taxation the difference between the 
revenues and the amounts that were due to be paid to the provinces. That 
■amount totalled, with the defalcations, $244.000.

Q. May I then ask. Mr. Gordon, if these houses were put up at Lindenlea 
without there being an effective demand for them?-A Well, it would appear 
that that w 3 so- because 1 find from an old report of the commission here to 
the Board , Control that they found themselves in very serious difficulties in 
1925. Also there were a number of houses, quite a considerable number, which 
through bad planning were not completed and m a condition to sell $4,500 
Was the maximum which could be loaned on any house, and in order to build
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the type of house that a number of purchasers wanted they had to keep within 
$4,500—they had to leave off such things as verandas, front steps, double 
windows and various other things. That resulted in a partly completed house, 
and of course nobody wants to buy a house like that.

Q. They would have a roof on them, I suppose?
Mr. Cauchon: They didn’t always have that.
The Witness: I could tell you of cases in which serious difficulty has been 

encountered.

By Mr. Heaps:
Q. Do you think faulty construction had something to do with it?—A. 

There is no doubt about it. I know of one house, this happened a year or 
two ago and not in one of the buildings at Lindenlea, it was a building in 
another part of the city, and that house practically fell in two. It was found 
out—I think a digging was made around the foundation—that the house was 
simply practically standing on the bare ground, it had no foundation, at least 
none worth while, the result was that the house became a menace, even to the 
public, because it was tending to fall apart.

Q. Were there any specifications by the commission that was appointed in 
1919?—A. There were specifications according to the act which were very 
strict, even more strict than the building by-laws of the city which are very 
strict.

Q. Yes?—A. But unfortunately apparently many of these houses were not 
properly inspected at the time, and they were very badly constructed.

Q. That is something like the minimum wage law?—A. There might be 
quite an applicable relation.

By Mr. Stanley:
Q. Then I understand that the Commission was appointed by the city 

council of those days?—A. Yes, sir, that is correct, under the terms of the 
act.

By Mr. Heaps:
Q. In your experience, would you suggest, assuming that the committee 

would recommend some form of housing scheme, what could be done to offset 
the difficulties that the housing commisison found itself up against here in 
Ottawa?—A. Well, I am inclined—it is only a question of opinion; I am not 
an expert in this matter—

Q. From your experience?—A. From my experience I would most cer
tainly say if a housing scheme is entered into again, and enabling legislation 
passed, and municipalities have anything to do with the matter, you are going 
to have a repetition of the same thing, simply because—and it is a very simple 
thing—to my mind, civic officials are not particularly interested in being put 
on these commissions, as in Ottawa they were, after things got so bad. Appar
ently, outside citizens were not interested in acting on the Commission, and 
very often officials are put on, and they knew little about a housing commission 
or housing work, and in all probability they did not give very much attention 
to matters other than those that were simply reported to the Commission.

Q. That is a negative answer. I am trying to see if you have anything 
positive to tell us.—A. The only thing I can say positive would be that in 
my opiinon it would be distinctly disadvantageous to develop and carry out 
and pass enabling legislation for a scheme that would come under municipal 
control.

Q. What control would you suggest?—A. Well, I don’t know; I am not 
an expert along those lines, but I had in mind the results in a city that I 
think is rather well governed, whose credit stands very high, whose municipal
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affairs are rather well looked after, the city of Ottawa. "ï ou see what a hope
less mess has taken place with reference to the housing scheme here; I do not 
know whether that has been paralleled elsewhere, but I know that it has been 
in certain other cities—I do not know to what elsewhere, but it has been a 
gross failure here.

By the Chairman:
Q- Did the province lose anything?—A. No, the province stands to lose 

nothing. The credit of the city is behind the $750,000 borrowed, and that must 
be repaid and is being regularly repaid each month, interest and principal 
amortized over the period of twenty years.

By Hon. Mr. Morand:
Q. Have you any idea what percentage of taxes have been paid on those 

houses since they have been constructed?—A. No, I could not tell you that. 
Df course it might be said this housing scheme has been an advantage to the 
city ; that is, where probably one million dollars of assessment has been added, 
from which revenue is derived. That is probably true, but it does not alter the 
situation as regards the losses to the city, because if a building company had 
built these houses, that same amount of assessment would have been there, 
and the same revenue would have been derived.

By Air. Heaps:
Q. Who constructed those homes?—A. They were constructed by various 

contractors, contracts were let to various contractors.

By Mr. Stanley:
Q. At tender?—A. Yes, sir; but in many cases there were quite a number of 

additions outside of the contract.

By Mr. Heaps:
Q. Were any specifications put into the tenders?—A. \es, sir, anc \eiy 

drastic specifications too. , , .... ,,
Q. Were the contractors responsible for the character of the bui c mg - 

Put up?—A. Not after the houses were taken off their hands. It is quite right, 
there was supposed to be architectural supervision as well.

By Hon. Mr. Rinfret: . .

Q. You mentioned a moment ago you did not believe in munie ipa T.^^trol 
over a scheme of that kind. Would you say that you do not beheve in public contro 
generally or is there something special about a municipality that makes you 
sPeak thus?—A. I would not quite—

Mr. Gray: He is speaking from experience.
The Witness: I am talking from experience. I would not enter into—I 

Would not care to give an answer as to whether I believe m public conti ol or not 
for such a scheme, because there are many things where it has been found that 
Public control is a good type of control. Some things have worked out all right 
in that connection, and other things have not worked out just as well as they have 
under private enterprise.

By Hon. Air. Rinfret:
Q. What is your specific objection to municipal control?—A I should say 

that the objection has come mainly from the results. Theoretically there ought
T , QnThat'<isImy view point. That is why I put the question?-A But what 
I have shown to-day, Mr. Chairman, has been the actual results that have taken 
Place in one of the main cities of the Dominion under a housing scheme mum- 
nipally handled.
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By Mr. Heaps:
Q. Suppose we had the reverse result in other cities, would that be apt to 

change your viewpoint?—A. Well, my viewpoint, naturally, if I knew of satis
factory conditions elsewhere, would certainly be altered to a certain extent. All 
that I am giving you this morning is from the experience of the city of Ottawa, 
what I know and what I have learned from the records prior to my becoming a 
city official.

By Mr. Peck:
Q. AVhat compensation went to the commissioners?—A. No compensation 

was given to the commissioners until 1932.

By Mr. Sullivan:
Q. 1932 was the first year?—A. Yes. Since 1932 each commissioner has 

been paid $320 a year, with the exception of the mayor. The mayor, who is the 
chairman of the commission, has received no compensation whatever.

By Mr. Peck:
Q. Is not that the weakness of the scheme, nobody is really interested in 

carrying it out?—A. Well, that is it—I think Browning rather expressed what 
has taken place when he wrote Pippa Passes, “God’s in his Heaven, All’s right 
with the world.” That was, I think, a good deal the attitude behind the whole 
thing. I think it expresses the mental attitude.

By Mr. Stanley:
Q. What was the annual average administration charge?—A. The highest 

year was $4,900 odd, which was 1924. The lowest year was 1931, and the cost 
was $1,420. Prior to the reorganization, it ran to between a little over $3,000 to 
almost $5,000. Subsequent to reorganization, it has been between $1,420 and 
$2,273.

By Hon. Mr. Elliott:
Q. Are you speaking only of Ottawa when you think that it should not be 

community obligation?—A. Well, I am talking of course, from the results that 
have taken place in Ottawa. But I should imagine, from the experience we have 
had here, that it would be the general tendency, similar conditions elsewhere, 
probably worse in some cases, probably better in others.

Q. Have you followed the Toronto report?—A. No, sir, not closely.
Q. You have not gone into it in regard to other cities?—A. Not closely, 

but I know in a general way most of them have not been successful.
Q. Have you gone into the European policy?—A. No, sir. The European 

policy, as I understand it, is different. The policies in Europe are quite entirely 
different from ours.

Q. I want to submit to you a sentence from the report by the Toronto 
Housing Committee. After they had gone over it carefully, they came to this 
conclusion—

Hon. Mr. Morand : What page is that?
Hon. Mr. Elliott : Page 117.

Thé community is responsible, we believe, for the provision of satis
factory dwellings for those who are too poor to afford them. This prin
ciple is widely if not universally accepted by European countries ; and 
has been the basis of low cost housing development in Great Britain since 
before the war. Toronto must follow the example of the leading British 
cities. The responsibility must be shouldered. The time for recon
struction is here.
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The Witness: I thoroughly endorse the statement. But I do think m 
the matter of administering the moneys, that would be required for the build- 
ln8 of those houses, such administration should not come directly under city 
council or those appointed by city council; but that the work should piobably 
oe done by building companies or some much more responsible body than 
merely—

Mr. Hanbury: City council?
The Witness : No, those commissions appointed by city council.

By Hon. Mr. Elliott
Q. Would the size of the city not make a difference?—A. I do not think so. 

Tou have the basic facts and conditions behind it irrespective oi the size o 
me city, in my opinion.

By Mr. Gray
Q. I am not quarrelling with what you have said with respect to tie 

experience in Ottawa and other cities, but if the municipalities themse ves 
cannot control and look after this matter satisfactorily, I cannot, lor the Iite 
of me, see how some federal commission sitting at Ottawa or somewhere else 
can do the work. I agree with Mr. Peck. I think he has put Ins linger right 
°n the spot, and that if there is to be somebody who is really responsible 
for looking after this work and seeing that it is properly carried out, he 
should be naid for it.—A. \es. . . ..

Q. I think that it must be the responsibility of the municipality, rather 
than any outside organization.

By Hon. Mr. Morand:
. Q. In those $4,500 houses, what rental are you getting for them now?— 

■ In some cases we have not been able to rent them at all, owing to the 
ondition they were in. Of course, it is true in recent years, there has not 

the same demand for houses, and we had to rent those houses as low 
^ $27.50 . a month within the last couple of years, but I think there is a 

ndancy in Ottawa towards a somewhat greater demand for houses than there 
.ds> and we are renting them now at $30 a month, but we cannot get more 

than that.

By Mr. Heaps
1n Q. Let me give you the experience in Winnipeg. They built 721 houses m 
l9J9 and 1920 under the Federal Housing Scheme, and they have shown the 
citizens a slight surplus each year on the amount of money that was loaned. 
What would you say to that?—A. Under what? Was there a commission 
operating, a similar commission as in the province of Ontario r 
,, Q- We had a body comprised of, if I remember correctly, a member of 
We council and one or two assistants—A. Well, they have had a mue i more 
lappy experience than we have. • .

Q- Through the depression they have shown a shgh pi 
«lent many times greater than Ottawa. Would you put that down to admin
istration?-^ I would certainly put that down to the fact that the commis ion 
must have been much more interested in the carrying out of the work and had 
fiven much more of their personal time, and probably had more experience
han most gentlemen have on those commissions. ,,

Q. Of course, I might say this, that the money was never paid over to the 
commission. It was paid directly to the civic authorities, and there was no 
Question of the commission handling the money at all. It always came under
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the review of the commission and the council jointly.—A. Mind you, I have 
said theoretically I do not see why such a scheme as this should not work out. 
It is the practical results that must be borne in mind.

Q. Just one other fact. To-day in Winnipeg the houses that were built 
under the control regulations and the specifications of the Housing com
mission are looked upon as a much superior type of construction than those 
built by private construction or control.—A. Yes, but it must not be forgotten 
that under the Ontario Housing Act of 1919, the specifications are much more 
strict than probably the specifications required by the building bylaws of any 
municipality in Ontario.

Q. Then, the success of any such scheme depends to a very large extent 
upon the proper administration of it?—A. Yes, and the personnel of those 
who are directing the scheme.

Q. Under proper administration we would assume proper personnel?— 
A. Yes.

By Mr. Ilanbury
Q. Have you any information as to the abilities, capabilities or qualifica

tions of the original administrators of this housing scheme?—A. The original 
commission consisted of John Cameron, who is building inspector of the city 
to-day. I think he was a very capable man.

Q. Still on the job?—A. He is a building inspector of the city to-day.
Q. He was one of the original commission?—A. He was the chairman.
Q. What did he have to say about the degree of jurisdiction he exercised 

during this jerry-building referred to?—A. I don’t know'.
Q. Don’t you think the citizens of Ottawa should have someone interested 

enough to see w'hether or not he carried out this control?—A. Quite true, but 
unfortunately the citizens—the ratepayers rarely know of the adverse con
ditions until they have been obliged to foot the bill and then they arise in 
their struggle, which eventually happened in Ottaw'a.

By Mr. Stanley:
Q. Let me point this out. Here is a man, a trusted executive official who 

has defaulted to the extent of $82,400, and all the executive work of the com
mission passed through him: the question as to whether the specifications were 
being carried out, w'hether the loans were being made on a straightforward basis, 
whether the agreements of sale were being collected as time went on and, in fact, 
everything that had to do with the executive administration passed through his 
hands, and to that extent he wras the trused official. Could you say at every 
turn of the road wdiere, in addition to the $82,400—there may have been very 
very many other dollars that w'ent astray—every dollar w'ent if the commission 
carried on different work?—A. There is no doubt about that. I stated in my 
memorandum that there is an undetermined amount of other loss which it is 
not possible to determine. Mr. Chairman, may I point out that Mr. Cameron 
who is now the building inspector for the city was not the building inspector at 
that time.

Mr. Hanbury: He wras one of the commissioners?
The Witness: He wyas.

By Hon. Rinjret:
Q. Did you mention that these buildings averaged a cost of $4,000 each?— 

A. There were some under $3,000. I think the lowest was $2,800. Many of 
them w'ere $4,500. The loans wrere made to the limit of the amount under the Act. 
These houses even were built without verandahs and various other things because 
they could not go beyond $4,500.
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Q. Would you consider that was too high a price to pay for them?—A. I do 
n°t know. I am inclined to think, because the specifications were not lived up to 
and the houses were badly built, it probably was. I was asked the names of the 
°ther commissioners.

Mr. Hanbury: If you have an original commissioner here that will stand for 
Miat you say has taken place in Ottawa, I think my reason will have to stand 
as to why it failed in Ottawa. I do not want any further excuse about it.

The Chairman: Are there any other questions you want to ask this witness? 
. The Witness: The other original members of the commission were Mr.

alter Todd who, I think was formerly an employee of the government, Mr. 
v; v. Meredith, an architect, Mr. J. U. Vincent, who was t lawyer, and Mr. J. A. 
Machado.
h Mr. Sullivan: Was Mr. Vincent at one time the deputy minister of Inland 
Revenue?

Mr. Cauchon: I think so. 
ment position.

He was a lawyer. I think he had some govern

ed ii ^ *K; ^ itness: The other member was Mr. J. A. Machado who was president 
We Canadian Bank Note Company.

Mr. Peck: There were, evidently, too many and nobody was responsible.
Mr. Morand: Too many and no pay.
The Chairman: Are there any other questions? 

j Mr. Stanley: I think it should be pointed out here, although Mr. Gordon 
j. n°t interested in that phase of the question, that it is a generally accepted 
n k,Ciple now Wat housing schemes should not be schemes for loaning to the 
Public for purchasing buildings but that a housing undertaking, as I under- 
th&1M it, is to provide homes for workmen on a rental basis and on a basis that 

cy can afford to pay. They are not supposed to be purchasing their homes.
Mr. Hanbury: I do not think I would accept that altogether. In connection 

1 h a housing scheme, to my mind, if there is going to be such a thing I do not 
theoWhywe should take one class of the community and say that we will help only

Masses. If we are going to go in for a housing scheme we should go in it for all

!e Chairman: I think that is one of the functions of this committee. 
y/ ®TANLBY: It is not part of Mr. Gordon’s evidence, anyway.

I°r bninAVCH0N: ^ think I pointed out that this housing idea of 1919 was 
selves ■ C ln^ houses, but it was not confirmed to those who could not help them- 

-, anybody could get the loan of money if they were lucky enough.

By Mr. Heaps: report submitted to
Q. Before the city of Ottawa had a scheme ^uiremmta and thetl“- City Council from any responsible body ., 1 ,.„uU not say. I do not

®c°pe of such a scheme as they undertook -
know. I was not really in this question and might have known.

Q. I thought perhaps you had access to the leco - ^ dty hall has been 
T'A. Those old records are not in the be? 1 
destroyed since then by an act of God.

By Mr. Morand: . = rheme?—A. Well, I have
, Q. You are now connected with this wished on me, and

a certain amount of the work m ="™“T"hc situation.1 nave been glad to do what I can to untangle i there is a demand
t Q. Could you tell us from your experience whet to'day in Ottawa for more houses than are built.

9Moi -
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Mr. Heaps : And the type.
Mr. Morand : I am asking generally.
The Witness: I really could not say.
Mr. Morand: You have no idea of the number of vacancies in Ottawa at 

present?
The Witness: No, sir. I am not acquainted with the situation.
The Chairman: I think you would have to have some definition of hous

ing before you asked that question.
Mr. Morand : I am asking what is the number of vacancies in a city like 

Ottawa. How many vacant dwellings are there? How many unoccupied elec
tric metres are there?

The Witness : I could not tell you.
Mr. McIntosh: I understand from information given the other day 

to a question asked by myself that the urge for a Canadian housing program 
came from Montreal, Toronto, and Winnipeg. Ottawa was not mentioned. I 
asked for some information last meeting, -with regard to the prairie provinces: 
how much was spent out of that approximately $20.000,000.

The Chairman: I went down to see Dr. Coats, but he was not ready to 
give a statement. He is preparing a statement, and he is going to give us one; 
but nothing was advanced to Saskatchewan or Alberta. Dr. Coats will give 
that when he comes next week.

Mr. McIntosh: Then they did not use a cent of the $20,000,000.
The Chairman : No.
Mr. McIntosh : I asked a further question was the $20,000,000 spent? 

And I do not think I got a complete answer to that. Was it spent?
Mr. Morand: You would have to put that question on the order paper.
Mr. Cauchon: I think that is covered by the statistics you are going to 

get from Dr. Coats. We have no means of getting that in Ottawa.
The Chairman : I went over that with Dr. Coats to see what information 

he could give us, and as I remember nineteen million and something was spent 
—a little under the $20,000,000 that was advanced.

Mr. McIntosh: A little less than the $20,000,000? 
i The Chairman: Yes. I am only speaking from memory, and I may not be 
correct. He had a statement completed to present here, but when he found 
what our reference was he asked for more time in order that he could get 
certain other information which he thought we should have'. He asked for 
one week’s time to get ready to give us a more complete record. We had 
expected to have him here this morning.

i Mr. McIntosh : Anyway Saskatchewan and Alberta did not get anything 
out of that lot of credit.

The Chairman : That is correct.
Mr. White: We have had some experience, Mr. Chairman, in London 

with regard to the housing scheme. I wrote to find out what our experience 
had been. To date I have not had a reply. It is not very different from that 
of Ottawa, leaving out the experience of an official who had to be jailed.

Mr. Gray: They did not catch yours.
Mr. White: Not yet. The houses themselves were more or less jerry- 

built, and I know that in some cases the coverings of the roofs had to be 
taken off and relaid. On the whole it has been a serious loss. At a future
meeting I hope to have more definite information.
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By the Chairman:
Q. I have two questions I would like to ask Mr. Gordon. Y ou spoke of 

building bowling greens and certain other things. Were those put down in this 
community, and who paid for them?—A. Mr. Chairman, so far as the bowling 
greens, streets and open spaces for recreation were concerned they, in all, com
prised about some 7 acres of the 22, and that was passed over to the city 
council and the city is responsible for that part of the 22 acres that was pur
chased. It was the balance that was taken and divided into housing lots and 
the cost of the purchase was spread over each of the lots.

By Mr. Morand:
Q. With regard to these houses at Lindenlea what was the cost per lot?

A- I am sorry I have not the information to give you in connection with that.

By the Chairman:
Q. The quest ion has come up as to how much it cost to build a house. Y ou 

have had houses built for $3,000. Now, were they satisfactory houses, or would 
they have been satisfactory if the specifications had been lived up to? A. Some 
°f them are ; some of them are very well built. Where a purchaser came on 
the ground himself and saw that the work was properly done the house was 
wdl built.

Mr. Hanbury: When he acted as his own building constructor.
The Witness : Yes.
Mr. McIntosh: You have the same kind of contractors here as in the west; 

they have to be watched.
Witness dismissed.

J- Clark Reilly, called.
The Chairman: Mr. Reilly is our next witness. He will tell you who he

Represents.
, I he Witness : I am manager of the Canadian Construction Association and, 

therefore, in view of some of the statements that have just been made wi ■ i 
Wgard to contractors and people of that sort you can see what a brave man 
1 am to come here. The Canadian Construction Association is an organization 
Composed of general contractors, trade contractors, material supp J P P 
the construction industry, linking up a nation-wide membership and also lm u 
UP with the various building exchanges in the different cities.

By Mr. Heaps:
Q. Have you vour headquarters in Ottawa?—A. In Ottawa 

, Q- How long have you been in existence?—A. the associa. called here 
?f the movements following the war in 1918, when a conference was called he 
^ the then Minister of reconstruction, and representatives came to t a 

al! over the country to consider the condition of affairs as they then
a that time the organization was formed. , 9 , . nripnt
, Q. How long have you been here as a permanent body.—A. A. a peimanent

0|tv, since then—since 1919. . , f nrmetr„nt;nn?
A jQ- You have not taken part in any movement outside of construction?-

' QWSeandTngy?out circulars with regard to the railway situation?-A Yes.
borne b , v , v T +i,P loaf, convention to pass a resolution\vh i 1 our men were foolish enough at the last cunve i

uch I sent forward to vou all.
95121-2*
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Mr. McIntosh: They are all falling for it, you know.
The Witness : I received some very interesting replies, and I also took it up 

at our last meeting.

By Mr. Heaps:
Q. In other words, you went a little beyond the construction work of the 

organization?—A. I would not think so myself. It is a matter of opinion. But 
the idea in the minds of those people who passed that motion was, that they 
felt that the heavy debt—I am getting out of my depth, frankly—on the rail
ways was perhaps holding up our- industry and other industries.

Q. Would not the heavy debt on the Lindenlea construction job also hold 
things up?—A. It might in this way, that there was money that was not coming 
back on the original investment until that was lifted, and would not be avail
able for other construction to that extent. I think that is true of every invest
ment, good or bad. However, I do not wish to deal with that.

Hon. Mr. Morand : Go ahead.
The Witness : May I say that I have not got a brief, but I have copies of 

some notes that I would like to pass around, if I may.

By Mr. McIntosh:
Q. Would you permit a question? Are you represented in all the large 

cities?—A. In the large cities, yes.
Q. Have you any representation from the rural areas whatsoever?—A. Only 

indirectly, because a number of our men go out and do work in the rural areas, 
especially in your province, Mr. McIntosh.

Q. There are just the urban and suburban areas represented on your com
mittee?—A. I would say mainly to that effect. I would also say, Mr. Chair
man, if I may, that in coming before you this morning, I do not come as an 
expert. I want that understood thoroughly. I am not like Mr. Cauchon, Pro
fessor Nobbs, or Mr. Gordon. I am not an expert. I am just a very ordinary 
person. However, I have this thing at heart, and I happened to be on the 
Employment Service Council, one of the bodies that has not functioned for the 
last year or so. I have also served on a committee in the Dominion Fire Pre
vention Association, and also on some of the committees down in the National 
Bureau of Research, and 1 think I have a personal interest at least, in this 
housing matter, and also on behalf of the men whom I in some way represent.

I think I would like to say right here that when you hear the National 
Construction council, which has asked for a hearing, you will get a very large 
amount of data that you, Mr. McIntosh and others, have been asking for in 
regard to construction, some of which I have indicated here this morning.

I have started this brief memorandum from the point where I first became 
interested in this problem, at the National Industrial Conference which was held 
here in Ottawa in 1919. I presume you have all had copies of the proceedings of 
that conference, but I think I would put in the motion that was carried unani
mously by the representatives of organized labour, of the employers and govern
ment representatives at the last session of the meeting. It links up with the 
Royal Commission on Industrial Relations which in section 69 had reference to 
insufficient and poor housing:—

That this Conference commends the attention of the Dominion and 
provincial governments in their united efforts to the improved housing 
conditions.

I suppose that that is partly responsible for the housing work that was done in 
1919. I think that recommedation may be said to be partly responsible, but I 
hope not for all the blunders and mistakes in carrying it out. We have learned 
a great deal more, I think Mr. Cauchon will admit, since that time in regard to 
housing matters generally ; and that particular housing undertaking, as has
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already been stated, was not especially designed^ i'or^any w^timpîytiiought
relief slum housing or to provide low cost 101 » ^ , was WOrkcd out as a 
to be a scarcity of housing for people, and this . certain rate. The price 
sort of garden scheme, putting up a housing s house for—I think I am
of the houses was less than what one c.°u .^“ordinary house, a very ordinary 
correct—in the city of Ottawa; at any iate, an j think it was in other
house. It might have been if handled properly here, as 
places, a fairly good system.

By Mr. Stanley: everv-day houses?
Q. The great scarcity there was just ordinary, c 

—A. Ordinary, common, every-day housing. i0t of people—Mr.
a Q. Honesty is the thing that was scarce?-M Weil, a ^ industry all the 
McIntosh included—seem to think that is a gr
time, but I do not think we are quite in tha ■ down the line there was a

Q. Mr. Gordon’s evidence brings out that au ^ a ,ack of supervision, 
definite lack of ordinary honesty?—A. Fhere cer manneJ. l have in the
There was lack of having the thing done in 1 taken from Mr. Marshs 
next paragraph a couple of the figures tha which he mentions the
recent article in the Canadian Journal of economics,
amount that was expended. He says: United States from

But Canada offered much Government in 1919
housing shortage after the 1C . ... u„h the provinces) a miximum of 
made available to municipalities ( . t housing construction. Ir
$25,000,000, to be drawn <on aslo ans ^ wM borr0wed in Ontario
the ensuing five years, $9,400, bout Canada some 6,250 houses voie 
and $7,400,000 in Quebec ; and througl o t a^ edent for state action 
built, housing about 32,000 Pelh0P;-nfim;tted that in relation to its resul s, 
has been set, however it is genera y d ais0 that the basic housing
the costs of this housing effort were high, and also ^ wMch the wage-
problem of the city—the l,r0Vlsl^®L^ t0uched, and it still remains 
earner can afford—was only inadiq . ; t February, 1935, Number

That is from the Canadian Economic Journal of Toronto,
One. I just quote that in regard to housing g Mr Elliott in the Toronto

I agree with that principle raised >> ^ (|onot limit that to the ci y
report, that the community is responsible , an gible for the housing of its
town. I think the community as a wh(?lcr’ n.)nJib,litics there is, responsibihty 
People. I think that is one of the great ie P but to see that the kind of 
Perhaps not for providing for housing at all t^ > &nd tbe kind that Cana-
louses people live in arc decent, clean and re l1 ’t with personally, m this 
lian citizens should live in. That is the ground 1 star of hoUsing since
natter. I think it has been a community matter built, people went

- — t- ,u int.lp villages, when a bam w^ put on the roof.
mid live in. That is tne gi'uuiw - , matter ot nuu»mfe, - 

x it has been a community matter I being built| people went
-he early ages. In the little villages, wll™ )a™ beam8 and put on the roof. 
~nd helped their neighbours at the bee—helped ran sent time| however,
lach one in the town helped the other. * q j do not know whether Mr. 
as some particular problems that are <} ( , jn the question of housing
leaps will agree with me or not, but ^y i( -n there. There inevitably
here is also something else that should - id the matter of unemploy-
:omes in the question of the wages the woi ■ ‘ matter of interest rates and
nent where a man cannot earn a propel 1 and the question also, in some
he matter of the availability ol mortgage • ’ fche pe0ple.°f °ur provinces, of the moratorium am - , bcen restricted to the question 
, I think, so far in your committee, you M strongly, and would urge

°f slum clearance and slum housing. ce {bat has come down to you,
upon you that in your work under the ret _ and sium housing and perhaps 
you should not limit yourselves to slum cleaia
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also to low cost housing which is another thing, but that you should be 
concerned with ways of making available to industry and to the ordinary 
individual, the opportunity of building a home, a house. I think that all 
comes in under the question. I say that because after all housing, your shelter, 
is one of the three principle physical, basic needs which consist of food, shelter 
and clothing. I have these figures which came from one of the magazines, 
showing that in 1919 to 1930, the average American family or consumer had in 
its yearly expenditure: food, $813; housing, $540; wearing apparel, 348. I do 
not give this as accurate, but as indicating three of the major expenses of 
everybody’s household, as everyone knows.

Hon. Mr. Elliott : Savings.
The Witness: I would like to urge that savings never comes in my budget. 

I take it that this problem of housing should be considered from a strictly 
Canadian standpoint. I believe that our conditions in regard to weather, in 
regard to materials, in regard to our methods of financing and in regard to 
our labour condition, are very definitely different from the experience over 
in England, in Wales, in the Irish Free State, in Germany, in France or in 
Italy. I think also that our limitations are broad, at least as compared with 
the United States. I thitik we cannot take absolutely the experience of any 
of these countries as being arbitrarily the thing for us in Canada. I illustrate 
that in this way—you know far more about this than I do—by mentioning the 
restriction of the banking laws on finance in regard to loans on real estate 
as compared with that over in the United States; and the other thing, or one 
of the things, that makes their housing schemes perhaps cheaper than ours, 
that they do not sell the land, many of them, with the houses ; that there is 
a lease over a long period of years, which makes it that much cheaper in the 
cost of the house, in a building scheme. The other point, of course is this, 
that if in spite of the fact that in some parts of the country houses can be 
built of much the same type as those in England, for most of us there has to 
be a different, a stronger house that will resist the weather, stand up under 
the strain, and serve the needs of the family. So I have said, strictly speaking 
I think the divisions are slum clearance and replacement, of which you have 
heard a great deal; low cost houses for low paid workers ; renovation, repairs, 
rebuilding present houses. I have with me two or three pamphlets from the 
United States. There is table number 1 showing their housing renovation and 
modernization, which I think is probably familiar to you, by which they made 
money available. A person could go to the bank and borrow money, as you 
know, and use it for the renovation or the improvement of his home. As I 
understand the system, it was then supposed to be added on to his mortgage as 
an indebtedness to be paid off over a period of years. I think that perhaps 
very properly comes in. Then there is the question of new houses, financing, 
location, material and methods—perhaps any of the questions of town planning, 
all these other things that are of the utmost importance.

By Hon. Mr. Rinfret
Q. I don’t want to interrupt, but I want to have my mind clear on one 

point. You say there are three main divisions and then you have four items 
under it. I suppose two and four are the same?—A. Two comes under four 
to some extent. There should be really four divisions instead of three, unless 
you make renovations as part of four, new houses. There might be four main 
divisions instead of three. I did not intend, when I put this schedule in here, 
to steal any data from Dr. Coats; but this is one of his bulletins from the 
1931 census, as showing the present number of dwelling houses in Canada, 
rural, urban, and the total; also the number of householders, and the materials 
from which a lot of these houses, rural, urban and total, are built.

Mr. Hanbury: I suggest that this information could be put in the report, 
the information on this statement.
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The Chairman: Yes.
Mr. Hanbury: Then it will not be necessary to read them.
The Chairman : We can place this whole memorandum in the report, as

submitted.
See Appendix A—
The Witness: As to the question of vacant houses, a survey last year in 

he city of Toronto showed that there were less houses vacant there than there 
had been in 1929. The survey showed 1,670 vacant houses.

By Mr. Heaps:
Q- May I ask if those vacant houses that you refer to in your lnemoi an

num were all fit for human habitation?—A. I would not like to say they were, 
Uit I think they were. I think I know what you want me to say, Mr. Heaps— 

Q. No, I don’t want you to say anything except what you know. _ • 
what I would say is this, that the one that is unfit for human habitation is 
Perhaps more likely to be occupied than one that is fit. ,

Q- May I put it perhaps a little more clearly than I did? Were any ot 
those homes that you referred to in your quotations condemned by the sanitary 
authorities?—A. As being vacant? ,

Q. Yes.—A. I would not think so. The Real Estate Board here made a 
similar survey, and they made no mention of anything of that scut.

Q. Who made this survey?—A. This one in Toronto ?
Q. Yes.—A. Made by a group—or by the city assessment department. 

\ think the city assessment department made the survey m Toronto, in mis 
('ity it was made by the Real Estate Board.

Q. Usually and generally speaking, I would say the type of house that is 
vacant is a very poor type, that a great many people will have to live in. a.

^ ould that be true? , . • t

Q- Is that the general tendency?-A. Let_ me answer that in this way l 
Aas told not long ago by one who knows, that in this city the schoo p I 
of two or three"schools had altered very much in the last year or two, a 
there were one or two schools that were almost going to be given up, 
those schools to-day are filled and some other schools are not so wen ft led 
because as the people perhaps became poorer, got out of wor < 
rehef, they had to seek quarters that were made ready for them m the poorer 
JJ tess available districts, and those schools filled up and had o

Q. ThatT due perhaps to a depression condition In normall times; when
y°u have vacant houses in a city is it usually the type , , people
not care to live in?—A. Then, how would you explain slums, why do peop
8° to live in slums? _ , , miieklv become
. Q. I suppose, of necessity?—A. Exactly. Such p accr> \ . 
lnhabited by such people.

By Mr. Morand: ' +llQ icm

»„« «****■,

By Hon. Mr. Binfret:S' You mentioned that in 1933 there were fewer vacant houses in Toronto 
n ln 1927?—A. Yes.V- Would that be due to the fact that rural populations have a tendency
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to flock to the city in order to get relief; that would be very much the condi
tion of things in Montreal I imagine?—A. That is partly true. Another condi
tion might be that there has not been so much building of houses in the last 
few years, and you get caught up with people coming in and taking up houses.

Q. You mean, the population has increased but there has been little new 
building?—A. The absence of new building possibly accounts in part for the 
shortage. Another thing to be considered, however, is the many families who 
are doubled up at the present time. As you know, many houses have two or 
three families living in them in which normally there would be only one. To 
my mind these are not necessarily slums at all, but they are overcrowded 
conditions.

Mr. Cauchon: They are incipient slums.
The Witness : As they get worse and worse they do become slums. There 

are a great many houses to-day in which people are doubled up in order to 
save the expense of rent ; for instance, when a boy comes home from the States 
or somewhere else and his wife and family live with the old man.

I would like to give you these figures as to representative costs, although 
these also I cannot guarantee. The Chairman asked me if I had any data 
on the cost of houses, more particularly the distribution of that cost in respect 
to labour and material ; for that after all is perhaps the most important issue 
in this matter. I feel that if a housing program were instituted it would do 
a great deal to start our industry again, it would give a great deal of work and 
provide for the use of a good volume of material. I therefore give you the 
following figures in relation to residential costs.

RESIDENTIAL COSTS

Trade % of Total Labour Materials
Miscellaneous................................... 24.8 • 75.2
Roofing..............................................
Papering...........................................

. . . . l.S 32.31 67.7

. . . . 0.5 (il .5 38.5
Painting............................................ .. . . 4.2 60. U 33.4
1 Mastering & Lathing................ . . . . 8.2 55.4 44.6
Plumbing.......................................... . . .. 10.1 24.7 75.3
Heating & ent.............................. ... 6.0 20.3 79.7
Electric................................................. . .. 4.3 30.0 64.0
Concreting......................................... .. .. 11.7 36.5 63.5
Tiling................................................. . . . . 3.5 44.0 56.0
Carpentry & Mlk............................ .. .. 27.3 32.0 67.1
Briclc-Masonry...................................... .. i4.8 41.6 58.4
Excavating & Crd.......................

Total..........................................

.. .. 1.3

. . .. 100.

98.3 1.5

I do not know how far we can guarantee these figures. They are interesting 
at any rate as showing the proportion of the total distributed under a variety of 
pertinent headings. I think we are the worst industry in Canada when it comes 
to keeping statistics. While I cannot guarantee these figures I do think that they 
give a pretty fair picture of the cost of building houses. May I say this: house 
building in Canada has been in a somewhat different category from a lot of other 
construction in that a great deal of house building here has been done by the 
speculative builder who builds a house to sell. It is not like in the old days when 
a man built his own house. Some man comes along, or someone who has money 
available for a mortgage, and the man wrho buys it finds it already there complete 
and ready for occupation. It is usually sold on such a basis that it takes a long 
time to pay for it, and there the buyer’s troubles perhaps begin. Not all 
builders are like that ; we have some very fine construction men in this country- 
At the same time, this type of building is generally not done under the supervision 
of an architect; it does receive more or less supervision from the building depart' 
ment of the city—but they are built to sell, and there cost is relatively high and it 
takes a long time for a man to get them clear.
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By Mr. Heaps: f vnmes j WOuld like to
Q. Before you proceed to tell us about t ic me ^ ^ committee as to the 

know whether you have any information = , country, assuming you have 
demand there is to-day in the various parts o • do you mean? 
the information, for a certain type of home . - • • ^ homes which would

Q. Mr. Cauchon dealt with the quest um<> ° J^jzation made any investi- 
be suitable for people earning low wages; ha . „rP reallv needed at the present 
gation to ascertain how many homes of this type are reaiiy
time?

Mr. Cauchon : For the low wage earnci. q reDorts here I think
The Witness: When the National Constn^T t They sent out question- 

you will find that they will have information on tr ^ ^ questionnaire here if 
naires to some 20 different cities—and I ha - tpat information. That 1
you care to see it—and they have been i> _ n -7 p]e at the present time,
the only thing I know of in that line which is available

By Mr. Heaps: haven’t it with me, I have the
Q. Have you got that with you?-A. I haven

qUeSQ° Butyou have not the replies to it?-A. No, that is coming m 11e oim

‘Tc"'Nation.! Construction Council have asked to appear

before this committee to be heard. they will have informa-
The Witness: When they W^J^vou have in mind the demands from 

tion as to the demand; by the way, is wha - ars to the social agencies w 
the people themselves, or the demand as itap*» 
are concerned with the matter-which do you mean

By Mr. Heaps: ' niade investigations from the
Q. I would say, from the ^j^tou could take their views as to Hie 

general social standpoint ! A. I 11 - with respect to the need 0ner
demand as your guide at the presen ^ the low paid worker to g P ter
houses, for the type of house that \\i ‘ j don’t want to get m < P that j
housing at a fair proportion of his 1 ; vlpch has to be assisted. j

into these other questions?—A. That is cox 
sented from Toronto.

By Hon. Mr. Morand: „ f your memorandum you
Q. Just before you go on: at the top.»< tot table you^how,

show “residential costs ; in iespc< cent?—A. 'ui withlabour 24-8 per cent and materials 75 2 pe &g ^ and ma enals wim
laneous ” item; if these costs are divided q construction of a house 
respect to the several things entering &g weR
roofing to excavation and groun . material, or docs i me put itQ Do you figure t'-"1'71™ the construction of Percentage
some part of labour separate Iron question: what is me 1)roduct?—
this way, I think this will cover i ilUpding, starting with ‘ y1£p from Of laboS that enters into the cost oHw dm„ „ w„„ld appear t at >
A- From the best survey we have been ao inV0lved in a house,
so to 82 per cent ,» the total amount of la............^ p„tablished that the
of

From the best survey » v ------to 82 per cent is the total amount of laboui mw...TYeS-ihwrarefJoXdent from what we have established that the
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percentage of labour—-that is, going back to the factory, the gravel pit, the 
mine and the stump—is from 80 to 82 per cent. Some say that 85 per cent of 
the cost really represents labour.

By Mr. IIanbury:
Q. What would be the other 15 to 20 per cent?—A. Various charges go in 

there ; there is a small profit, there is supervision and overhead—different things—

By Mr. White:
Q. Does that include the cost of the property?—A. No, that does not 

include the cost of the property.
Q. That is what I wanted to get at?—A. It would be difficult to split up 

that 80 per cent, it would depend upon conditions altogether.
Q. Then, there is another question I would like to ask: is that amount of 

82 or 85 per cent, as the case may be, the actual labour used to build or does 
it include the labour involved in the preparation of the material for instance?— 
A. It includes everything.

By Hon. Mr. Elliott:
Q. Then, that leaves about 18 per cent for profit, for materials—that is just 

for materials apart from labour-------A. Outside of labour.
Q. Do I understand that 18 per cent covers both the profits and the cost of 

the raw material?—A. Outside of the labour cost; that is what is estimated, it 
is very difficult to get.

Q. .Just checking your table on residential costs : apart from excavation 
and drainage I find nothing here on labour higher than 66 ■ 6 per cent, and quite 
a bit of it down as low as 24, 20 and 32 per cent; how do you explain that?—A. As 
I understand it, Mr. Elliott, this is just the labour on the job, not the labour 
back in the factory.

Q. It does not include the labour that goes into the preparation of the 
material up to the time it arrives on the ground?—A. No, sir. This statement 
as I understand it is just with respect to the building of the residence itself.

By Mr. Hanbury:
Q. In any event, the land is not included?—A. No.

By Mr. Heaps:
Q. When the houses are built will the people living in them rent or buy 

on a long term basis; with respect to the housing scheme which is in your mind, 
what would be your opinion?—A. You mean, in any housing scheme that might 
come up do I favour ownership or rental?

Q. Yes.—A. I think you should be prepared for both, I do not think any 
one scheme should be inflicted on the country at large.

Q. You think a man should be able either to buy or to rent?—A. Yes.
Q. Until he paid for it a man could not really be said to own it, he could 

not say it was his property under such conditions?—A. They find that arrange
ment very satisfactory over in England ; there may be exceptions, but speaking 
generally it is very satisfactory.

Q. I would think that was a weakness?—A. Conditions are different here, 
when a man buys a house he really buys a mortgage and he really does not own 
the property until that is paid off.

Mr. Morand: He is really a tenant on suffrage.
The Witness : He is really a tenant on suffrage, exactly.
I think a question was asked as to the total construction in Canada. I 

have nothing very definite, and I think Dr. Coats when he comes before you 
will have more complete figures; but in a general way I might indicate that
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the total construction in Canada for 1934 was approximately $126,000,000; 
ln 1929 it was $580,000,000; and in 1912, which perhaps may really represent 
much more than 1929 due to the difference in values, it was $470,000,000.

Q. h II,,! dwdUng tuses onlyî-A.

mean the total of the construction industry. From thuy. ^ nQw Usted
have been affected by changing conditions, ^aw m< moô as equalling 100. 
at 82 as against the peak in 1929 of 144; taking i ‘ . 1 department
In this connection I would suggest, sir, that yoUmt;Hee ï would suggest 
nf labour representatives appear before youi coni • knows these
Mr. Boulton,1 who is the actuary for the department and * ho ^ ^ ^
things very well. Labour rates, taking 1913 as the publications
compared with 171 in 1926. I should like to emphasize 0 Ifif ^®t Ppublication 
that you gentlemen publish called the Labour * _ ; unemployment
appears a very significant schedule month by mon , g ë• ruction column,
m trade unions. I looked up under the 'building and^«“^nly three 
]°r December, 1934. It showed that m 1920 these umoi 1 ^ In 1933
to seven per cent out of work, and in 19-6 sex Jnt the skilled men.
the figure of unemployed in their ranks rose to 7 r bricklayers and men 
That is my reason for being here. The be getting
of that sort, I believe, are the men who needmthctJ7ome extent here. If you 
h this summer under your works program chance to build homes
inaugurate a housing program it will pve these a number right down 
for themselves and neighbours, and will thereby reduce me 
the list.

By Hon. Morand , number this 71 per cent
Q. Have you any idea roughly, what the . ‘ ^ too. i imagine 

would be of?—A. I have not. That would _ m 192g! because no doubt 
this percentage in 1934 would be_ quite diffère» ^ the five years. Their
they have lost very considerably m their me P naturallv they do not
Membership is very considerably down anc own ranks are down and
tell you them, but no doubt they arc down )u • , 38q q00 xvorkers were
other organizations. That is a sigmfican S ’ 1929.
supposed to be engaged in the construction i

By Mr. McIntosh
W Construis-<l0eS t5e coustruction figure this year compare with 1934?— 
Mr. jvicint ,!°n j° 'ar it depends upon what you are comparing it with, 

0b " Fast year’s figures, I think, arc just o\7er 30 per cent.
By Mr. Heaps

of £mv,;,Inc,usive °f government building?—A. No. Last year was not inclusive
0 Rnt WOrk- You have ",,t the Perc

he goino- r ie£e was no government building, how much private building would 
(exhibiting)011' 'TeP> there is the MacLean’s building report schedule

the const°' kaPs if you have that figure handy you may read it.—A. It gives 
■^ebruarv rii q °n contract for each of the nine provinces in Canada during 
for the n . P’ Ontario, Quebec, and so on. The total residential contracts 

Q iQ"i!^lldon wcrc 140,700—you want a comparison with what?
1935 f01, A- With 1934. The contemplated construction for two months, 
]t was °f Canada, $53,706,200. For the same two months in 1934.

$62,249,900, a little less.
By Mr. McIntosh ,

A S: °n a two months’ basis the total for the year would be $300,000,000 - 
" If it is, Mr. McIntosh, it would come up to the average for the past twenty
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years. We have averaged between $250,000,000 and $300,000,000 for the past 
twenty years, and if you are familiar with the plan—I think I circularized 
you also, Mr. Heaps—of Mr. Black, published a year or so ago, you will see 
he worked it out in a very interesting way as to the fluctuations up and down, 
and that they could be ironed out by some form of control over the industry, 
by which it would not rise so high as it does some years, and the next year go 
right to the depth or dumps ; but we average between $200,000,000 and 
$300,000,000 over the years.

Q. You do not think the new Central Bank would control that?—A. Oh, 
I am not a banker. I do not know anything about that, sir; I am only a 
pick and shovel man on the job.

Mr. Gray: One of the first honest men who has come before the committee.
The Witness: The Bank of Nova Scotia has published in its last monthly 

review, a very good article, which I should like to mention here because it 
has some of those things I have mentioned at the top of page three. I think 
perhaps you are familiar with it. The table is headed, “Materials for estimating 
the ‘ Normal ’ demand for residential construction,” and then the table is 
divided up into sub headings: residential construction contracts valued millions; 
D.B.S. Index of the Cost of Construction (Base Period January 1935 = 100) ; 
residential construction contracts in dollars of 1935 (millions) ; population of 
Canada annual estimates (millions) ; residential construction contracts in dollars 
of 1935 (per person). Then they have a total for eleven years, $1,143,800,000. 
This brings us down to 1931. Then they give us the annual average, and that 
is $104,000,000. To show you how that is arrived at, or rather to show you 
how that has dropped, 1932 is given at $28,900,000, 1933, $23,900,000, and 
1934, $30,600,000, in residential construction. They also show what they call 
“A Detailed Estimate of the ‘ Blacklog ’ of Residential Construction.” I am 
not working for the Bank of Nova Scotia, but I should like to leave a couple 
of these copies with you.

The Chairman: Gentlemen, Mr. Church suggests that we put the table 
in our record. I think that will be quite all right.

The Witness: It is a table that speaks for itself.

THE BANK OF NOVA SCOTIA

Table I.—Materials for Estimating the “Normal” Demand for Residential Construction

1.
Residential 

Construction 
Contracts 
(Value in 
Millions)

2
D.B.S. Index 
of the Cost of 
Construction 
(Base Period 

Jan. 1935 = 100)

3.
Residential 

Construction 
Contracts in 
Dollars of 1935 

(Millions)

4.
Population 
of Canada 

Annual 
Estimate 
(Millions)

5.
Residential 
Construction 
Contracts in 

Dollars of 1935 
(Per Person)

1921 .............................................. $
1922 ..............................................
1923 ..............................................
1924 ..............................................
1925 ..............................................
1926 ..............................................
1927 ..............................................
1928 ..............................................
1929 ..............................................
1930 ..............................................
1931 ..............................................

76-7 138-3
104-2 124-7
97-6 128-2
91-2 124-6
96-5 121-8

109-6 120-0
124-9 119-2
139-2 121-6
128-9 126-5
9.3-3 123-2
81-7 115-4

55-5 8-79
83-6 8-92
76-1 9-01
73-2 9-14
79-2 9-29
91-3 9-45

104-8 9-64
114-5 9-84
101-9 10-03
75-7 10-21
70-8 10-38

6- 32 
9-37 
8-45 
801
8- 5.2
9- 66 

10-88 
11-04
10- 10
7- 42 
0-82

Total for eleven years....... $
Annual average.................... $

1932
1933
1934

1,143-8 .......................... $
104-0 .......................... $

28-9
23-9
30-6

106-7
100-6
100-8

926-6 .......................... $
84-2 .......................... $

27-1
23-8
30-4

10-51
10-67
10-80

97-25
8-84

2-58
2-23
2-81
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Table II. -A Detailed Estimate of the “Backlog” of Residential Construction

—

1.

Estimated
“Normal”

Value'of
Residential

Construction
(Millions)

2.
Actual 

Value of 
Residential 

Construction

(Millions)

3.
Estimated 

"Backlog” of 
Residential 

Construction

(Millions)

4.
Adjustment 
to the Scale 
of Building 

Costs Ruling 
in Jan., 1935

5.
Estimated 
“Backlog” 
in terms of 
1935 Costs
(Millions)

1932. S 99-1 S 28-9 $ 70-2
1000 $ 65-8

1933. 94-8 23-9 70-9
KMMl 70-5

1934 65-6
100 0 65-1

96-2 30 0 (1UU

Accumulated “Backlog"........
$ 201-4

----------- -------------------------------------- \_____ _____:----- -—------------ ------------

. I suppose the next conclusion in the repor t, Stgrounc
^ghlbe regarded as_ controversial^ ^ y'hnt that in any m

own,
‘“‘got oe regarded as controversial, wc nave always taken the ground that 
t >e state should not be a competitor with industry, but that in -inx me U)l 
that is proposed, the regular channels, the natural channels, shout c u?e< 
ln every possible way; that the state should not go into a program oi housing 
°n its own, but if possible it should encourage the people who have an invest
ment in industry, whether it is a question of unemployment or housing, mat 
ls the ground that we take very strongly.

By Mr. Heaps:r Q- You would not suggest it should not provide the funds, W(?ullj.ï®u?7'^' 
have no suggestion right here, Mr. Heaps. I think the thing is t , ,

each case. For slum clearance—this is strickly my own idea—your funds word 
lave to come, perhaps, from the state, because those people canno k p 
selves, and the costs are too high to get in on the problem. of 
n°t want to dodge the issue at all. I think probably every C1 > lc ■" , r
°Wn hands the power to shut up these buildings, to close them nght up m e 
the Public Health Act. I think your public health department should be 
C(,nsulted in that respect, and to act with the provincial and civic health d 
Partments. I think if we had the nerve to do it, we could shut up a lot°1 the 
slums, but if you do, and you arc not ready to place the people, where are \ou.

By Mr. White:
Q. The Board of Health has that power in every city'?—A. It has îat 

Power.
By Mr. Heaps:

,, Q. I am coming to the question of private enterpihc. ou ^ > ou )pro 
the capital for any housing scheme?-A. I say not for the surn clearance and 
Perhaps the low cost houses. I think perhaps it should pro vide some 1 .
^ybe. 1 think it should be assisted by the government But I want^towy 

18 one thing: we must not forget that we aie on •>< Those of you who
weret8atinrhh0U5mg’ and,fe,raethodth°aft“"heTkiow that. If I had a few 

at Chicago saw the houses that were tin ;n whjci-, this!lldes I have in my office, I would show you some of YSboratoriM down 
^ material and the new buildings are being developed m *"r^e0™®£an1 
m the States. This will come up to Canada in due time. I think the national
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Bureau of Research could be endowed and empowered to investigate the different 
materials and see what is the best way to more cheaply build houses that we 
have to build for people in this country, a low cost house for the low paid 
worker. What I mean is this: you know the type of houses that are built in 
Canada, the majority of them are built of wood, and you know what fire traps 
most of them are. You hear every day of people being burnt to death in this 
country.

Q. Not in the cities?—A. I am not speaking of the cities; 1 am speaking of 
the country as a whole; but there are a lot in the cities too.

Q. Wooden houses are well built. I know, because I have lived in one 
for many years myself.—A. They can be well built, yes, but you would not 
live in the type of house I speak of.

1 Q. Yes, I lived in one for many ye#rs.—A. Well, there are a lot of houses- 
just tar paper over pieces of wood.

By Mr. Hanbury:
Q. Don’t blame the wood.—A. I don’t blame the wood, no sir. What I 

am saying, Mr. Chairman, is this. Wood houses to-day can be so built and 
so insulated that they are not a fire hazard in any particular in the way they 
are to-day. Houses to-day can be built very cheaply and insulated with rock 
wool, or some other insulation materials that have been developed, and which 
reduces the cost of heating, so that you do not have to overheat your fires 
in the wintertime, and you thereby have cool houses in the summer, and well 
heated houses in the winter. You have also this vey fine pamphlet put out by 
one of your own men showing the way in which these new homes can be satis
factorily constructed.

Q. Read the name into the record.—A. It is published by Mr. G. D. 
Mallory of the National Development Bureau.

Q. What is the name of the publication?—A. The Insulation of New and 
Old Houses.

Q. I wish to understand you perfectly. Are you suggesting that the use 
of wood should be displaced as much as possible by other materials?—A. No, 
I am not. I am saying though, that there is a field—

Q. That is the impression you are giving.—A. I do not want to 
give that impression. I am very glad you corrected me. There is a field 
for wood and steel. They are building houses of glass now, and building 
them of sheets of steel, building them of masonite material, and the whole wall 
will be just run up in one great sheet, and the walls will be filled in with insulat
ing material. Houses in a few years will be built of new materials, and it will 
be like a new car. It will reduce the cost. It will be on a mass production 
basis, though.

By Mr. McIntosh:
Q. Can you state approximately the reduction in cost that will likely follow 

that?—A. We cannot tell you because it is a matter of experiment yet. In any 
housing scheme you have to consider, just as in Lindenlea, as an example, how 
other housing in the city would change and come around in the next few years. 
If they had considered that in Lindenlea, they might not have done their work 
the way they did. In any housing scheme, the purpose would be to have low 
cost housing, and I think some government aid ought to be given to the man 
who cannot do it himself. I think Mr. Marsh has a statement that bears on 
that.

By Hon. Mr. Elliott:
Q. Just before you leave government assistance, I should like to ask you 

if you are referring now' to municipal, provincial or federal?—A. I am speaking
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to a federal committee. I was thinking perhaps of a plan you gentlemen might 
have in mind. I was hoping that in some way some one might be able to bring 
t° you—I do not know about it myself—the experience of the building societies 
ln some places, not in this country, but in other countries where work has 
been done in that way. I don’t know—I have no such scheme as to how the 
assistance would be given. I think I would be opposed to just giving a straight 
subsidy, but if that were the way you were doing it, if for nothing else, but to 
help the health of your people—

By Hon. Mr. Morand:
Q. How about the unemployed?—A. And the unemployed. Then you are 

doing a good service.

By Mr. Heaps:
Q. Would you be in favour of providing funds at one or two per cent, credit 

at cost?—A. Now you are coming into the low cost housing—
Q. But generally?—A. Coming to the other type of housing, a lot of us would 

bke to build houses to-day and we are up against several things. In this 
Province and in other provinces we are up against the moratorium, which has 
been a good thing. If there had not been a moratorium I would have lost my 
Çwn house. It has been a good thing for us, but it is just a question of how 
°ng it is going to be a good thing.

By Mr. II anbury:
Q. You are having it react against you now?—A. And a good many people 

n°w. It is holding back and damming up the supply of mortgage money.

By Mr. Gray:
Q. And will continue to do so.—A. And will continue to do so.

By Hon. Mr. Morand:
Q. Where is that money going?—A. You can tell me sir- , ted fol- 
Q. Is it not going into government bonds?—A. People were , t

lowing the war, I take it, instead of putting their money rnto mortgag , t P 
their money into government bonds and other bonds, whe t - 8 
interest, and did not have to look after rents, did not have o p • 
thing else, and in the last couple of years, so far as I am concerned, it has been 
almost impossible to get mortgages.

Q. Let us carry that a step further.—A. Yes. , insurance
Q. Let us carry that a bit futher. If the loan companies the Me msmj^ 

companies and so on have now got to put their mone> “' j’ jt not be
a much lower rate of interest than they were getting on:heaper rate of 
possible in turn for the government to provide money position
interest to these building concerns, and would we not bV , sSie supervision 
as before?—A. It would be a good plan if the government had some supers
and called these loan companies here and asked them

By Mr. Heaps:
0w Q- If the Bank of Canada comes into existence, why cannot we secure our 
1 n credits at 1 per cent or 1\ per cent?—A. I have a very interesting scheme 
matt< la* was Presented by an architect in Toronto which takes in that entire

n T , , , , a That is a scheme worked out by• Q. I do not want to go into it now.—A- mm liouidatin"
whieh the Bank of Canada issues bonds and debentures and la... I 
aüd self financing scheme. I cannot understand it. mysc
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Q. We have to go to the loan companies for credit, and we might as well 
issue our own credit and be through with it?—A. If you would like to put that 
on record, I think the man would probably be down to see you about it. It has 
been filed with the commission already. That is the scheme. I will be pleased 
to let you see a copy. I cannot understand it.

Q. I am not a banker like yourself?—A. I am not a banker; I am a labour 
man on the employers’ side.

By Hon. Mr. Elliott:
Q. You have given some attention to the plans that have been adopted in 

other countries for housing schemes, have you not?—A. Yes, sir.
Q. From your knowledge of them, just briefly would you indicate to the 

committee what in your knowledge of Canadian conditions you think would 
be a feasible scheme here? I do not say it might be adopted, but we would 
be glad to have your information?—A. Mr. Elliott, I would say that for the 
private individual who wants to have a new house his need at present is to 
have his mortgage—to have money available to him at low interest rates.

Mr. Hanbury: Why at low interest rates?
Mr. Heaps : Why not?
The Witness: I suppose I should qualify that.
Mr. Hanbury: Yes.
The Witness: If the rates are generally lower—the income on money and 

other things—1 would think a lower rate than what we are paying might be 
advisable. I am paying 7 per cent for my house. A friend of mine who is 
going to build a house in Toronto—

By Mr. Howard:
Q. Have you asked for a reduction in your interest rate of 7 per cent?— 

A. I have not yet, but I intend to.
Q. I asked the question for information. I made a request to the Trust 

companies for a reduction from 7 per cent to 5 per cent and they turned it 
down cold. I am going to file it before the committee?—A. They should have 
given you per cent, probably. Of course, they consider the rest too.

By Mr. Heaps:
Q. Can you tell me what objection there is to providing funds at cost— 

at per cent or 2 per cent—out of the cost of looking after the investments 
by the government?—A. Perhaps people who are wanting a house are willing 
to pay a certain rate. For your slum clearance, for your low cost housing 
possibly you can provide for that on whatever rate may be established just 
above the cost of the money to the government. For ordinary individuals 
building houses the thing would have to be kept in line with rates on other 
things.

Mr. Hanbury : Sound economy.
The Witness: Whatever it is

By Mr. Heaps:
Q. You think the government, or whoever provides the money, should not 

interfere with existing mortgage companies?—A. I do not say that.
Q. Is that your idea?—A. No. My idea plainly is that the government, 

while not taking over any of these things, should very distinctly supervise the 
way in which interest is charged on mortgages and should call these people 
to say why they have not had mortgage money available so that they can 
furnsh it to a man wrho wants to build a house.
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By Mr. McIntosh:
Your argument is for a fair* rate of interest?—A. For freer 
and whatever may be established as a fair rate of interest. mortgage

By Mr. Heaps:
Q. What is a fair rate of interest?—A. I do not know.

By Hon. Mr. Elliott:
Q. Perhaps you can tell what they loaned out to housing commissions at

ur England?—A. I have not what they loaned to them over in Great Britain 
with me.

Mr. Cauchon: Between 3£ and 3| per cent.

By Mr. McIntosh:
Q. When you get down below 3| per cent and 3 per cent it is not a fair 

rate of interest?-—A. Their conditions are different from ours. I think they 
get their money for 24- per cent and loan it for 3£ per cent.

Mr. Cauchon : The British government has been borrowing as low as 3 
per cent.

By Hon. Mr. Elliott:
Q- They have been loaning on farm loans at 34 per cent?—A. Yes.
Q. And they have been loaning on the other—there seems to be a differ

ence-—to the different housing commissions at a very little lower than 3 per 
cent?—A. As you noticed they have more residence building over there done 
by private enterprise than by the assisted schemes, and that is desirable.

By Mr. Heaps: ■
Q. Do they subsidize homes?—A. What do you mean by subsidize?

; Q- The government gave subsidies to the private contractors, did they 
aot.-1—A. They make money available to the contractors, I think, up to about 
80 per cent of the total cost, and he puts up 20 per cent. There have been a 
number of methods over there.

Q. The Imperial government gives those private contractors a subsidy for 
each building?—A. I think so.

Q. You are opposed to the subsidy, are you?—A. Opposed to it? Not 
for the low cost housing.

Q. But for the housing that is not of a low cost?—A. For the ordinary hous- 
lng I think it should stand on its own feet. I think if I want a house I should 
Pay for it.

By Mr. Stanley: . mm
Q. You are making a distinct dividing line between two certajn

is comprised of a group of people, the workmen, whose wage»^ cost 0f the
standard and who cannot afford to pay sufficient to carry 1 ., ancj that
house that they should be living in according to the size of * ie^ SinarvMnvest- 
group must be provided for in some way that cannot be nu - doctor.
ment methods by an ordinary investment company. ,n-tract homes and 

Q. The other group comprises those who want to constrjet homes 
who can afford to pay for what they get?—A. A es, sir • a „jao.ue spot
group—the slum clearance, the removal of the slum as a . I ’ °
t° the community.

By Mr. Hanbury: an estimate
Q. Have you any information that would emoty benefit of the

as to the minimum economic number of houses that wou 
95121-3
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lowest cost of construction—that is, whether the number would be fifty houses 
or one hundred houses or two hundred houses?—A. I think, as I said, you will 
find that in the report of the National Construction Council which is coming to 
you. I do not think I can say definitely. For instance, I do not know at this 
moment how many unemployed people there are in Canada, neither do I know 
how many houses are needed at the present time by any one class. Possibly that 
might be one of the off-shoots of this committee—to have an intelligent and 
thorough survey made of conditions. I think that no scheme of any sort should 
be entered into in the light of past experience until a most thorough and intelli
gent,—a fast and quick survey—a thorough and intelligent survey of the actual 
needs is made, perhaps along different lines from what I have said, but, at least, 
along these three lines.

Q. I do not think you understood my question. My question has to do with 
the construction end of it. In order to get the cost down as low as possible, a 
certain number of houses would become an economic unit?—A. By any housing 
scheme.

Q. Yes. The mass production of housing, where you get it down to a sound 
economic basis whether that would be 50 or 100 or 150 or 500 houses for, say, one 
contracting firm or one housing firm to take over and construct?—A. I am 
afraid there is a lack of information on that. The experience so far, unfor
tunately, has been that the large contracting firm when it goes into house build
ing has almost inevitably lost money. I think that is true with the large concerns 
going into housing schemes—they lose money, strangley enough. I take, for 
example, a big firm in Montreal. I will not give the name. They have done 
some of the biggest work in this country and on some they have made a profit, 
but when they went to building high-cost houses—$40,000, $50,000, $20,000 or 
$25,000—houses in one of the best parts of the city, they lost, and I suppose they 
arc still losing.

By lion. Mr. Elliott:
Q. Could you give us a picture of the relative costs of construction in the 

last few years. I thought perhaps, you would have a schedule?—A. It is on 
this schedule of the Bank of Nova Scotia.

Q. “In 1929 when the industry was at its peak, construction supported one- 
eighth of the entire population of Canada giving employment to a total of about 
380,000 workers.” I see the cost of construction in Ï929, with January, 1935 
equalling 100, was 126-5?—A. I think that is right.

Q. In 1931 it was 115-4 and in 1932 it was 106-7. Can you tell me what 
it was for the last couple of years?—A. The materials of building construction 
for the entire construction?

Q. That is cost of construction—total cost of construction—I take it?—A. 
I have not that information in front of me just now.

Q. If you have not it available, perhaps you would not mind handing it to 
the chairman—that is for 1933 and 1934 as far as you have it?—A. All the cost 
of construction?

Q. Yes. That is with 100 as a basis, either on the 1st of January, 1935—
Mr. Heaps : On page 3 you have something.
Hon. Mr. Elliott : It does not cover it.
Mr. Heaps: Yes. On page 3.
The Witness: Yes. I have this. The question was asked as to the cost of 

construction as a whole.
Hon. Mr. Elliott : Does that refer to 1934?
Mr. Heaps : 1934.
The Witness: 1934. The only figures available at the present time for 

1935 are for the two months of January and February. Only Maclean’s reports 
are available for the two months of January and February at present.
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. Mr. Heaps: With regard to these figures hero ;
Prices (1926 equals 100) are now 82 as again* 1 - have taken the liberty 

The Witness: January, 1935. In C01^”SKH wither this work might be 
°f making a couple of personal suggest mi • , wjth the provinces
carried on by an investigating commission, or 
and cities ; or a housing commission for super

Witness: January, lyuo. m ~~——g a couple of personal suggestions. Whether mis .tarried on by an investigating commission, or a conference with t k pi ounces 
tad cities; or a housing commission for supervision of new enterpnses, °an», i c-, 
perhaps being appointed for a term of years with a proper staff, and having 
architects, engineers, contractors, etc., etc., either in consultative o ^ ^ 
capacity. Financial arrangements. Lower rates of interest. The ma g <■ 
able of mortgage money through the regular public channels.The Chairman: Mr. Reilly, with regard to those reports concerning he 
pnited States, could you let us have them, and we will file them with the clerk

ln case anyone wants to look at them ?
The Witness : Which reports are those?The Chairman: The three small reports from the United States on housing. 
The Witness: Yes. I might say these arc in connection with the renovation

(,f houses, their table No. 1.The Chairman : Leave those with the clerk.The Witness: If it has not been filed with you already, I would bke to h e 
a copy of a paper on housing given at efur recent convention by Mi. Bo n 
p'eveland There is some verv interesting information in this. heit is a pape 
by Mr. Bohn of°Cleveland There is a speech by the Prime Minister on housing 
Policies—^program and housing policy. There are also some very interesting 
notcs that came in incidentally from Doctor Kalin who had been mGermany 
.an,l who is now in the United States, a man who knows more, I think, a

musing than anyone I ever heard of, in his own way.

By Mr. Heaps:P Q- What was the name?-A. K-a-h-n; a man who was ^ financial man m
Germany previous to the crash, who had to do with one of those large h°^ing 
enterprises in one of the principal cities, and is over here at this present

U 1 lnv-v-j(fort in Germany, and ne.I. •... -x *0.u+ xjp ig one of the best niimuijvaw
J (he world,'and he was put out of Germany because they discovered that one

there is - pomttbat Hhink w^»

that j{aVe 1<l clca,r UP before we conclude, am t | p the municipalities
can be taken into consideration. As und.f®“"“c fiosirable to do so 

; * (‘ 110 authority to expropriate property where it • ,■ • +hat regard^ clearing up slums. I think we should have some “ pronerty in
cause they may be required to procure authori .
°as where they'wish to clear up slums. frnmj,, The Chairman: Where would wc get information of that kind, frnm

s me department?
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Hon. Mr. Morand: Every province has one.
Mr. Hanbury: Every province. I think we may be required to make some 

recommendation regarding the clearing up of slums, and we may wish to make 
some suggestion to them to procure legislation in these various cities, particularly, 
to enable them to do that. They are really clearing up a slum.

The Witness: May I put on record, before I leave, the fact that at the 
present time, in addition to the housing report in Toronto, that excellent report 
of the Lieutenant-Governor, you have also heard of the report that has come, 
in Montreal, from Professor Nobbs. There are also a couple of reports from 
a committee in Winnipeg that have done splendid work out there in investiga
tion. There is also a report of a housing commission in Halifax which, if it 
has not been obtained, should be obtained for this committee. Those are the 
four that I know of, apart from individual efforts that have been made, at the 
present time.

The Chairman: Gentlemen, it is our hope to have either Governor Bruce 
or some members of his commission down here next Tuesday; next Thursday 
Dr. Coats is to give us all the information he can. But after that I think we 
shall probably have to obtain permission to sit in the afternoon and evening; 
■because if we have any witnesses from any distance, we would have to hold 
them over too long if we should not gçt all we wanted in one day, and had to 
hold them here over night.

Mr. Stanley: I think we should have that permission anyway, and we 
could use it at our discretion.

Mr. Hanbury: I will second your motion.
The Chairman: The motion is to ask the House for leave to sit while it 

is in session. What is your pleasure?
Carried.
Mr. CauCHOn: May I interject a word in answer to Mr. Hanbury? That is 

one of the things that was brought up by Mr. Nobbs, the necessity of getting 
legislation from the province in such cases as you mention. There is a great 
lack of proper legislation. I had the pleasure of drafting, with Professor Nobbs, 
a tentative town planning and zoning by-law for the province of Quebec, which 
we presented to the premier and the authorities, but they have never seen fit 
to adopt it. I collaborated on the physical end, and Armand Mathieu and 
Miss Dorothy Hennckker contributed their quota on the legal side, but it has 
never been acted on since. May 1 file with the committee a couple of copies 
■of the zoning by-law which I drafted some years ago with the collaboration 
■of my assistant Mr. G. M. Kitchen, and one that would be a very great help to 
■a city such as Ottawa. That was a zoning by-law that was drawn up for the 
Dominion. I tried to get it adopted by the city of Ottawa, but could not do 
■it. We also had the invaluable collaboration of F. B. Proctor, City Solicitor,

Mr. Howard: Mr. Cauchon suggests now that the health officer has the 
right to condemn property that is unfit to be lived in.
i Mr. Cauchon: Yes.

Mr. Howard: Then the municipal tax rate would be taxing against property 
[which was non-producing, which would force the proprietor to either do some
thing or sell it at the present time,
i Mr. Cauchon: Or pull it down. Our trouble at the present moment is 
that the medical officer of health has powers which are not as great as those 
in England. He may condemn a house as unfit for habitation when it is abso
lutely unfit, but he cannot condemn that house if it happens to be a little 
bit damp. That is the trouble.



HOUSING 89

i ai, v’fiu might have a block Mr. Banbury: The point I had,in,^ht be condemned. and you might 
where there were a dozen houses that migl t 
iIievvb -- xi ■ 1*«ve xwo in that block that could not be condemned,^ eXpr0priate. scheme for the whole block, and have to have p in Engiand. If in a
' Mr. Cauchon: We would have to have P°*c whose house it is gets 
•block there is a house which is condemns emned house is not a house,
■the value of the land, nothing on the house. - 00t[ houses, they have go
« there are a few people in the block with perfectiy
•to pay the ordinary value of land and 10U' . uas eleven volumes of
1 The Witness: May I say also that t ie gta(-es—President Hoo\ei
•the report of the president’s commission m i
*—in his reading room. We will now adjourn.
' The Chairman: I am reading the • Tuesday March

, , 124n PM to meet again on Tuesday,1 The committee adjourned at Iz.W
12, at 10.30 a.m.
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APPENDIX A 

(Filed by Mr. J. Clark Reilly)

A Housing Program for Canada

In the Fall of 1919, a National Industrial Conference met in Ottawa, com
posed of representatives of Federal and Provincial Governments and repre
sentative employers and Labour men. At the final session, the last Resolution 
of the Conference was unanimously carried, as follows:—

Your Committee has considered section 69 of the Report of the Royal 
Commission on Industrial Relations, with reference to “ Insufficient and 
Poor Housing ” and begs to endorse the Resolution offered to the Con
ference, as follows:—

That this Conference commends the attention of the Dominion and 
Provincial Governments in their united efforts to improve housing con
ditions and to provide facilities for the proper and satisfactory housing 
of our people, and recommends increased co-operation of, and investi
gation by, the Dominion and Provincial Governments to find a satis
factory solution of this problem.

I believe that in 1919 the Federal Government made available to muni
cipalities, through the Provinces, a maximum of twenty-five million dollars 
($25,000,000), to be drawn on as loans to assist housing construction. In the 
following five years, it is stated that $9,400,000 of this sum was borrowed in 
Ontario and $7,400,000 in Quebec, and throughout Canada some 6,250 houses 
were built, housing about 32,000 persons. (Marsh.)

Housing—Onf. of Greatest National Problems 

(a) Early History, individual and community.
(t>) Causes include—wages, unemployment, interest rates, mortgage money, 

moratoriums, etc.
(c) One of three basic needs:—

(1) Food.
(2) Shelter.
(3) Clothing.

Average American consumer expenditures (1919 to 1930) includes, 
Food, $813; Housing, $540 ; Wearing apparel, $348; Transportation, 
$385; Personal, $305 ; Health, $102; Recreation, $124; Savings, $293

(d) Problem should be considered from strictly Canadian standpoint. 
Differences between conditions in Great Britain and United States— 
Banking Laws, Lease-hold of Land, etc.

Three Main Divisions

(1) Slum Clearance and Replacement.
(2) Low Cost Houses for Low Paid Workers.
(3) Renovation, Repairs, Rebuilding Present Houses.
(4) New Houses, Financing, Location, Material, Methods.
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Statistics (1931 Census)
B ural Urban Total

Population.......................... . .. 4.792.135 5,570,698 10.362.833
Dwelling Houses............... 1.002.397 981.889 1.984,286

2,266.724Householders......................
Materials—

1.019.780 1.246.944

Brick..................................... 92.740 300.906 459,646
Stone......................... 11.884 19.507 31.391
Wood.................................. 807.858 526.037 1.393.895
Stucco.................................. 58.599 76.105
Cement Brick................. 5.940 8.142 14.088
Others.................................. 4.735 906 5.701
Not Given........................... 1.728 ’ 1,732 3.460

Totals......................... 1.002.397 981.889 1,984.286

In September, 1933, a survev in Toronto showed only 1,970 vacant houses 
at that time. In 1932 there were 2,205; 1929, 3,885; 1928, 4,992;_ 1927, 6,OH 

Survey bv Assessment Department there showed between 7,500 and 10,000
families “ doubled up.”

In Great Britain, between 1919 and 1934, 2,330,000 dwellings were built 
ln England and Wales. Of these, 1,180.000 were built with state assistance and 
El 50,000 without.

Residential Costs
Trade % of Total Labour Materials

Miscellaneous................................ .... 5.0 24.8 75.2
I tooling....................... . . .. 1.8 32.31 67.7
Tapering.........................
Painting.....................

.... 0.5 61 .5 38.5

. . . . 4.2 66.8 33.4
Plastering & Lathing................... .... 8.2 55.4 44.0
Plumbing....................................... .. .. 10.1 24.7 75.3
Heating & Vent....................... .. .. 6.0 20.3 79.7
Electric............................ 36.0 04.0
< oncreting..................................... .... 11.7 36.0 63.5
J iling..................... .... 3.5 44.0 56.0
Carpentry & Mlk...................... .. .. 27.3 32.9 67.1
Rfick-Masoiiry............................. 14.8 41.6 58.4
Excavating & Grd.....................

Total.......................................
.. .. 1.3

.. .. 100.

98.3 1.5

Construction Figures

, Total construction in Canada for 1934 approximately *126,000.000. 
i929,—$580,000,000; in 1912,—$470,000,000. • t peak in 1920 of 144.

Material prices (1926 equals 100) are now 82 as against P with 171
. Labour Rates, taking 1913 as 100 are placed at 147, as 1
ln 1926. ,T n«7ptte December,1Q Unemployment in Trade Unions in construction (Labour^ ^ e’nt in 1926;
l934) showed that in 1920 only 3-7 per cent out of Tn December, 1934, it came 
^ March, 1933, the figure rose to 71-7 per cent. In Decern.
' °wn to 58-6 per cent. «instruction supported one-eighth

In 1929, when the industry was at its Peak'™ nî<,nt v> a total of about three 
v ^ Etc entire population of Canada, giving em] ..
hundred and eighty thousand workers.

Residential Construction (Bank of XS. Bullcti ■
^ . 1Q91 1Qoi one billion, one hundred andf Residential contracts for 11 years, 1921 >forty-three millions. Annual average, 10f «V11*®1millions.
1932, 28 millions; 1933, 23 millions; 1934, 30 m In 1931 115-4;

1Q, Cost of construction, 1929 (.Tan. 1935 equals 100)
yd2> 106-7. m Hollars of 1935, annual average

Cost of residential construction, per person, ^3 $2.23—in 1934—$2.81.
0Ver H years 1921-1931, $8.84. In 1932-$2.58. In 1**,
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, Independent Conclusions

State ought not to be a competitor with private enterprise, but should use 
the natural channels in every possible way, by stimulating and encouraging 
home building, home-owning, and manufacture of necessary materials and em
ployment of skilled workers.

Slum clearance—Ought to have power to appropriate properties if necessary, 
at their site value, less cost of clearance, or some other way, to prevent exploita
tion.

The effects of the moratorium—good, and bad.
The possibility of building societies.
National Research Council to study methods of new construction of houses, 

and pass on the new materials now rapidly coming to the front.
The great factors, in private homes, of insulation and air conditioning. The 

new materials by which houses can be constructed.

Course of Action

1. An Investigating Commission.
2. An Interprovincial conference, with cities represented.
3. A Housing Commission, for supervision of new enterprises, loans, etc. 

Appoint for a term of years, with proper staff, chosen from civil service, and hav
ing architects, engineers, contractors, etc., either in consultative or active capacity.

4. Financial Arrangements. Lower rates of interest. The making available 
of mortgage money, perhaps by government, or through the regular company 
channels.
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ORDERS OF REFERENCE

is &1Sld?red> That thesitting.

Friday, March 8, 1935.

said Committee be granted leave t-o sit while the House

Attest.

ARTHUR BEAUCHESNE,
Clerk of the House.





REPORTS OF COMMITTEE

March 7, 1935.

The Special Committee on Housing begs leave to present the following as a
Second Report

is .T°ur Committee recommends that it be granted leave to sit while the House
6 sitting.

All of which is respectfully submitted.

A. D. GANONG,
Chairman.





MINUTES OF PROCEEDINGS

House of Commons,

Committee Room 429,
March 12, 1935.

thio The ®Pec^al Committee on Housing, in accordance with notice issued, met 
day at 10.30 o’clock, a.m., Mr. Ganong, the Chairman, presided.

Do '^le f°^owinn members were present:—Messieurs—Bourgeois, Church, 
pi n?n’ Elliott, Ganong, Gray, Hanbury, Howard, Morand, McIntosh, Peck, 

nkett, Rinfret, Stanley, and White (London)—15.

that he wonu'i^11 rea.c! a e^?r fr°m Professor E. J. Urwick, Toronto, stating 
Member nf r ■ lma~Je to give evidence on account of illness. Some other 

a eu tenant Governor Bruce’s committee will be nominated.
of printprPia*in?anj- a^° rea(t a better from the Montreal Board of Trade re copies 

1 mted rePort of its sub-committee on housing.

of evidrm^1 mv.an caded attention to an error in the 2nd issue of the proceedings 
asked by \jr SuH -c^uestt°ns on pages 48 and 49 attributed to Mr. Howard were

r ^auc*10n tiled with the Clerk of the Committee :—
lief Inspector’s Annual Report on Ottawa Public Schools—1934. 

Cauchon'llgg'ested Town Planning Act—drafted by Messrs. Nobbs and

Per Karl Marx Hof.

Mr T u nesses, all of Toronto, were called, examined and retired:—
2^ ' 1 ai tus’ Secretary of the National Construction Council of Canada.

°f Canada'0'^011 ^ os*’ President of the National Construction Council

E°nstructini/f - S"incnrille, Chairman of the Housing Committee of the National 
uction Council of Canada.

°f the Henry Craig, Chairman of the Housing and Finance Committee
ati°nal Construction Council of Canada.

noon. Committee adjourned at 1 p.m., to meet again at 4 o’clock, this after-

AFTERNOON SESSION
sided. ^°mmittee met at 3.30 o’clock, p.m,, Mr. Ganong, the Chairman, pre-

nation!?3 J?dow*ng members were present:—Messrs.—Bourgeois, Church, Elliott, 
and r,a7> Hanburv, Howden, McIntosh, Peck, Plunkett, Rinfret, Sullivan

mie (London)—13.



Mr. James Henry Craig was recalled, examined and retired.

Mr. J. A. Bradley of Toronto, Ont., member of the National Construction 
Council, was called, examined and retired.

Mr. W. L. Somerville was recalled and examined regarding rehabilitation 
of houses. He promised to prepare and forward a brief on this subject later. 
Witness retired.

Mr. J. Y. McCarter, of McCarter & Nairne, Architects, Vancouver, B.C., 
was called, examined and retired.

The Committee adjourned at 6 o’clock, p.m., to meet again at 10.30 a.m. 
Thursday, March 14, 1935.

J. P. DOYLE
Clerk of the Committee.



MINUTES OF EVIDENCE

House of Commons, Room 268 

March 12, 1935.

at ifiTohn Special Committee on Housing met in room 268, Tuesday, March 12th. 
W.30 a.m. Mr. A. D. Ganong, Chairman, presiding.

accord!n'.5/IAI,RMA:N • Gentlemen, come to order. We have a quorum present now 
Those 5 ° 16 ® ^ think we can dispense with the reading of the minutes,
like t ‘ *( priI^e<^ in the report. I have two or three communications I would 
'vas n rea<r ' ,^n Thursday w-e expected to have present Professor Urwick. He 
enoup-hV1 *16 ®ruce eommittee. I have a note stating that he is not well 
recomm °,.apPear before the committee, and Lieutenant-Governor Bruce is 
not u another member of his committee to appear before us. I have

‘eard from him, but probably I will during the day.
l0Ws.Jave a no^e here from the Montreal Board of Trade which reads as fol-

follow. nC^n°W^eC^^e receT* y°ur telegram of yesterday, reading as

Mr. Nobbs communicated your Housing report to the parlia
mentary committee on Housing this morning the committee would 
appreciate twenty copies with illustrations as soon as convenient.

. mfbcated in a letter signed by7 the joint chairman of the special 
ommittee on slum clearance and housing, attached to the report, the 
ouncil has not received an edited copy and has not had sufficient time 

i° h'tl,dy the report in detail. As soon as possible the twenty copies will 
x sent you in some form as I cannot say whether the council will 
authorize the printing of it or not.

You may be sure that the council of this board will be only too 
anxious to co-operate in every way with your committee in its study 
0 this complicated and important problem.

Yours very truly,
I STANLEY COOK,

Secretary.
So we should be furnished with that a little IMei._ jn 0ur report num-
, I would like to make an announcement of a c ^ Verdun asked by Mr. ÿr 2 at pages 48 and 49 where questions m reg a haye been asked by Mr. 
Sullivan of Mr. Nobbs are shown m the evulc: * the fact that these ques- 
Howard. I would like to have entered in the m
tions were asked by Mr. Sullivan. Kobbs stating that the Civic

ImpmvenmnTïeaguc1 î?e printinltiS re^rt at once; it went to press ve. «

The Chairman : With regard to S'to Ww

Quebec $7,369,689.62, to Ontario $9,350,000, • Britisb Columbia $K701,5
0 Saskatchewan and no advance to . ’
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Hon. Mr. Rinfret: Was that advanced by the federal government?
The Chairman : Yes. On the 1920 Act.
Hon. Mr. Rinfret: The 1919 Act.
The Chairman: Yes, the 1919 Act. We have several representatives from 

the National Construction Council of Canada. Before proceeding to hear them 
have any of the members any questions they wish to ask? I think Mr. Cauchon, 
supplementing his evidence, desires to place some papers before you.

Mr. Cauchon : 1 would like to file the last report of the Chief Inspector 
of Schools for Ottawa. This year’s cost is $100 per child in the public schools.
I also found a copy of the enabling act that was drafted for the Quebec govern
ment and mentioned in evidence by Professor Nobbs and myself. It will 
interest those who are interested in the Karl Marx-Hof and the Vienna Hous
ing and I would like to file that.

The Chairman: We have as our first witness, Mr. West, president of the 
National Construction Council of Canada, and there are several others who 
are with him who wish to be heard. Before proceeding I would like to warn 
the delegation that we shall have to keep pretty close to our reference, a copy 
of which I have already sent to the National Construction Council. Now, 
beside Mr. West we have with us Mr. Markus, secretary of the Council, and 
I am going to ask Mr. Markus first to give us the names of those whom they 
wish to be heard and also a slight description with regal’d to each witness.

Mr. McIntosh : Will all the witnesses this morning be from the National 
Construction Council of Canada?

The Chairman: Yes. We expect to have them all morning and perhaps 
this afternoon.

Mr. I. Markus: Mr. Chairman and members of the committee, I would 
like to say in opening that there are five members of the National Construction 
Council here this morning in connection with this brief, three of whom will 
present certain parts of it which Mr. West will mention in a few moments. 
Our delegation this morning represents as constituent organizations of the 
National Construction Council of Canada the following associations, institutes 
and societies:—

1. Royal Architectural Institute of Canada
2. Canadian Construction Association
3. Canadian Manufacturers’ Association
4. Engineering Institute of Canada
5. Trades and Labour Congress of Canada
6. Canadian Lumbermen’s Association
7. Canadian Paint, Oil and Varnish Association
8. Brick Manufacturers’ Association
9. Canadian Ceramic Society

10. Asphalt Roofing Manufacturers of Canada
11. Structural Clay Tile Association
12. Canadian Council of Master Painters and Decorators
13. Canadian Founders and Metal Trades Association.

I would like the opportunity of advising the committee who the three 
men are who will actually present the brief. Gordon M. West is the acting 
President of the National Construction Council and he will introduce the brief- 
Mr. West is Fellow of the Royal Architectural Institute of Canada, Fellow 
of the Royal Institute of British Architects, member of the firm of Molesworth, 
West and Secord, well known architectural firm in Toronto, he is a Canadian 
by birth and training, having been in practice since 1912. He served overseas 
during the war with the 124th Battalion, C.E.F., and was discharged with the
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rank of major from the 12th battalion, C.E., C.E.F. Since the war he has 
had some private financial experience, having served as councillor and treasurer 
of the Ontario Association of Architects. He was president of the Royal 
Architectural Institute of Canada, 1932 and 1933, and he is the representative 
of the Royal Architectural Institute of Canada on the National Construction 
Council of Canada.

He will be followed by Mr. W. L. Somerville—
Mr. Hanbury : May I suggest that the introduction of Mr. Somerville 

take place just before he gives his evidence.
Mr. Stanley: It occurs to me that if we sit here from 10.30 to 1 o’clock 

that ought to be sufficient time to hear the Construction people state their 
case. Meeting in the afternoon for an overflow meeting makes a hard day.

The Chairman : In their telegram they asked us for three hours, and 
I think if the evidence they are giving comes within the scope of our reference 
we may have to extend the time.

Mr. Stanley: I hope they will make an effort to keep within the time.
Hon. Mr. Rinfret: I agree with what you have said, Mr. Chairman. At 

the same time there are many matters coming before the House that require 
our attention also. I understand to-day we will have the third reading of the 
Unemployment Insurance Bill, and I wish to suggest that if it is found neces
sary to extend the time given to these gentlemen to this afternoon it might 
perhaps be possible to start the committee a little later in order that we might 
be in the House the first hour. It may be a little too soon for this committee 
to sit while the House is sitting, although we have authority to do so. However, 
there is the other point which I appreciate and that is that these gentlemen 
who come from long distances must not be kept over a certain time. Discuss
ing the matter in a practical way, I would like to ask whether these gentlemen 
come from Montreal or Toronto?

The Chairman : They arc from Toronto.
Hon. Mr. Rinfret : That is different. There is a night train to be con

sidered in that case. In Montreal we are most unfortunate now. If we do 
not leave at 4.30 in the afternoon we must stay another day.

Mr. West:
As Acting President of the National Construction Council of Canada, I 

have to express our appreciation for this opportunity of placing our views 
before you.

In order that you may understand for whom we speak, I may say that the 
Council consists of representatives from thirteen national bodies representing 
fhe contracting, manufacturing, professional and labour organizations in the 
construction field. In addition the Council has established some twenty regional 
committees throughout the Dominion and through them we have obtained 
a cross section of opinion within the country. The membership of these regional 
committees has not been confined to members of constituent bodies, but includes 
representatives of municipal and semi-public organizations.

About two years ago it became evident to the Council that housing was 
to become a live question in various parts of Canada, and m going into tie 
matter has sought reports from each of these regional ^ committees, and it 1» 
U'om these reports and the deliberations of the Council and its committees, 
that the views which we are presenting to you have been arrived at. A sum
mary of these reports is attached to Mr. Somerville’s presentation.

As we are a national body, we should present if possible, a national îatier 
than a local point of view. In consequence our major suggestions may seem 
to be very broad and general in their character. They are, howevei, supp c- 
mentcd elsewhere in our brief.



96 SPECIAL COMMITTEE

In Canada, as indicated by the existence of building by-laws and health 
regulations, the state has admitted a degree of responsibility for housing con
ditions. Nevertheless, up to this time no definite comprehensive housing policy 
has been established.

We desire to make three general recommendations:—
First: The adoption by the Federal Government of a definite housing 

policy.
Second: That the Federal Government make available the necessary credit 

and financial assistance for the furtherance of such a policy ; and that such 
assistance should be provided with a view to making housing projects self- 
liquidating.

It may be asked what is a definite housing policy and why it is suggested.
First—There will, in fact, be very little difference, physically, in our sur

roundings now and shall we say fifty years hence, except for the construction 
carried out in the interval. Domestic building is ordinarily 22%-32% of our 
entire construction expenditure including engineering and as it touches the lives 
of our people daily there is almost prima facie evidence that.housing is entitled 
to some guidance from the state.

Second—Our investigations make it very clear that from a social point of 
view there is a demand that something be done in regard to raising housing 
standards particularly for groups of wage earners who receive the least for their 
services.

Third—There is agreement on the reduction or elimination of unemployment 
and wTe know of no better method to approach this than through the medium of 
the construction industry.

Fourth—If any housing program is to be initiated it should follow the 
lines of a permanent policy, which might be made to serve as a balance against 
bad times. A housing policy with permanent administration would lend itself 
to this end if operated on a self-liquidating basis.

Fifth—If the Federal Government initiates a national housing program 
involving the extension of credits, it should set forth the conditions under which 
assistance is to be rendered to any provincial, municipal or other authorities 
through which such a program would be developed, so that substantial conformity 
to a general policy would be obtained.

Sixth—Our investigations have proven that housing for the lowest income 
groups cannot ultimately be made profitable to private enterprise, and this is 
the only field in which municipal or publicly operated housing schemes could 
be justified, and then, only if self-liquidating and well supervised.

Seventh—In the field of housing for other than the lowest income groups, 
there is, in our opinion, necessity for financial assistance for the stimulation of 
private and semi-private housing operations. We believe that such assistance 
and stimulation could be worked out in co-operation with organizations loaning 
on real estate. However, to be fully effective, a lower rate of interest than the 
prevailing commercial rate should be a condition under which the Government 
would undertake to assume in part, at least, some of the credit risk involved.

Our Third general recommendation is—
That in order to avoid further disequilibria, any definite housing policy 

should contemplate that all moneys spent on construction be spent through 
the normal channels of the industry and not involve direct relief labour.

By Hon. Mr. Rinfret:
Q. I happened to read that in advance, and I should like to know exactly 

what it means. Do you mean by that you will not employ anybody who is 
already on direct relief?—A. No, not that ; but we would not advise, shall we 
say, the rotation of labour or the work being done as a relief project proper under 
relief authority.
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Q. I see; because I would think on the contrary, that these are the very men 
whom we should try to free from direct relief.—A. I agree with you, sir.

The arguments which support this are substantially the same as were 
presented by the council to the Prime Minister prior to the introduction of the 
recent public work program and need not be reiterated here.

I have contented myself with presenting these three general recommenda
tions. The Chairman of our committee on housing, Mr. W. L. Somerville, is 
more familiar than I am with the result of his committee’s work, and will present 
to you further recommendations as to how a national housing policy might be 
implemented as well as some of the more technical requirements involved therein.

He will be followed by Mr. James H. Craig, who is Chairman of the Council’s 
Committee on Financing of Housing, who will present a possible method of 
finance with particular regard to the effect of a national housing program in 
relation to a solution of the unemployment problem.

In addition to the report I have j list read, I think I should make, in fairness 
to the committee, this short statement: in presenting the views of this council 
in the past, it has always been the policy of the council to send the briefs to our 
constituent bodies, and have them approved by their council. Owing to the 
shortness of time in this case, we have not been able to do it, but I think we 
have unanimous support from them. I think I should protect my other bodies 
by saying if they do not agree with everything we will, without any hesitation, 
let you know.

By the Chairman:
Q. Has this brief been given by the executive?—A. By the executive, and 

approved by our council in full meeting.
Q. Is that all?—A. That is my part.
Mr. I. Markus : Mr. Chairman, members of the housing committee, the 

next speaker will be Mr. W. L. Somerville, who will present the main part of 
the brief. Mr. Somerville is a fellow of the Royal Architectural Institute of 
Canada, fellow of the Royal Institute of British Architects, an ex-officio member 
of the National Construction Council of Canada, Chairman of the Housing- 
Committee of this National Construction Council, Associate member of the 
Royal Canadian Academy of Art, and past president of the Ontario Association 
of Architects. Mr. Somerville was born in Canada and went to New York in 
1909 for the purpose of study in the American Ecole des Beaux-Arts. As a 
result of winning a competition for the selection of designs for the most economical 
types of workmen’s houses conducted by the National Americanization Com
mittee in 1912, he was retained as architect for industrial housing development 
in Allwood, New Jersey, and Charlotte, N.C. He was taken into partnership by 
the firm of Murphy and Dana, and designed further housing developments at 
Elizabeth, N.J., and Derby, Conn., and Waterbury, Conn. The latter for 
the U.S. Housing Corporation, a National Housing Authority set up by the 
Federal government. In 1919 he returned to Toronto to practise under his own 
name. Among the housing developments in Canada he has been architect for 
the following: Westdale Development, Hamilton, Ontario; Canada Tire and 
Cable Company, Housing Development, Leaside, Ontario ; Spruce Falls Paper 
Company, Housing Development, Kapuskasing, Ontario ; Canadian International 
Faper Company, Housing Development, Timiskaming, Quebec ; Canadian Inter- 
oational Paper Company, Housing Development, Gatineau, Quebec. He has 
visited and studied housing developments in England and Scotland.

Mr. W. L. Somerville, called.
Mr. Chairman and gentlemen, in presenting this brief I might explain the 

committee on housing have endeavoured to make it, shortly, a brief to cover 
ln general the principles which we think should be included in any housing 
Policy or regulations.
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As Br result of a study of the housing problem in Canada, assisted by reports 
and suggestions received from Regional Committees, and after a thorough 
review and study of the methods that have been followed in Great Britain and 
the United States, we submit the following suggestions and recommendations, 
together with the data upon which they are based.

Existing Housing Conditions

(See also Appendix No. 1—Summary of Reports received from Regional
Committees)

That overcrowding and housing of a standard much below that considered 
as healthful or permissible by medical authorities exists in practically every 
city and town in Canada as well as in many rural districts is a fact with which 
we have long been familiar, and is confirmed by reports of surveys received.

In municipalities overcrowding, two or more families occupying premises 
only adequate for one, is caused by the economic necessity of the lowest income 
groups (many of whom are on government relief) to seek living quarters at a 
monthly rental which varies in different parts of the country from $10 to $20 
per month.

This condition, which existed even during periods of prosperity has become 
more acute due to the fact that many families formerly in a higher bracket 
income group have been forced into lower groups by loss of employment or reduc
tion of wages. This situation has created a demand far in excess of the supply 
and has increased overcrowding. This is thg primary cause of many social evils 
and physical ailments.

The argument has been advanced that there can be no actual housing 
shortage and figures have been quoted regarding house and apartment vacancies. 
Upon analysis it will be found that in most cases the abnormal number of 
vacancies is almost entirely confined to dwellings and apartments belonging to 
a much higher income group. In other words, forced down the scale, leaving 
the vacancy at the top.

It has been further observed that overcrowding and sub-standard housing 
in the larger cities can be divided into two classes. The first is what is usually 
referred to as a slum. That is an area largely consisting of obsolete dwellings 
in poor state of repair with inadequate sanitary conveniences. Such areas are 
usually those that were formerly occupied by a much higher income group but 
owing to the encroachment of commerce or industry have become undesirable 
as residential areas. The dwellings have not been kept in repair and have, 
through lack of improvement, become obsolete. The land has increased in 
potential value to such an extent that the owners would not increase the return 
on their investment by improving the existing building for residential purposes. 
Owing to high value of land that has become more suitable for commercial or 
industrial purposes and cannot be rendered suitable for residential purposes 
without complete demolition of existing buildings, the provision of park and 
playground areas and possibly minor changes in street system, the individual 
owners of such property are unable to take any action. As a result of these 
conditions these obsolete dwellings are not kept in repair or improved in any 
way. A large percentage of the tenants are on relief and their rent is being paid 
by the municipality or some charitable organization. In other words, the tax
payer is maintaining these slums and assisting the owners of such land to carry 
their property until such time as it can be sold for some other purpose at a 
greatly enhanced value. In some municipalities the owner, at the expenses of 
the taxpayer at large, is given further assistance by a reduction in the assessed 
value of 50 per cent due to the value of the building being less than $1,000. We 
are, in fact, therefore subsidizing slum areas.

The second class, as distinct from slums caused by blight in the central 
portions of our municipalities, is that consisting of shacks poorly constructed,



HOUSING 99

without proper sanitation located in suburban or rural districts adjacent to our 
municipalities. These are in many cases pathetic efforts of the lower income 
groups to meet their own problem.

They are a cause of the excess tax rate in many municipalities. They 
reduce the value of adjoining properties, and make it necessary sooner or later 
to extend public services which the taxes collected from such areas cannot 
possibly support. Both of these classes are the result of unregulated growth 
and lack of adequate or effective housing standards.

The prevention of the development of future slums is essential in any 
National Housing Policy for the preservation of any new’ housing erected 
at this time, and existing satisfactory housing which wrould otherwise deteriorate.

Coupled with this is the necessity of providing new housing and the elimina
tion of existing slum areas by rehabilitation or demolition.

Housing Needs—Lowest Income Groups 
(See Appendix No. 1)

There is a great need in normal times as there is at present for housing 
available for the lowest income groups. This has been well established by 
the survey conducted by the National Construction Council through its Regional 
Committees.

We are of the opinion that this need of the low’est income groups can only 
Pe met by providing housing on a rental basis. The sale of houses to individuals 
m this group on easy terms over a long period w’ould not in our opinion be 
effective. This is clearly demonstrated by an analysis of the results obtained 
under the Housing Act of 1919 in this country. Housing on a rental basis 
Permits of the adjustment of rents so that by control an economic ratio between 
rent and income may be maintained—a social as well as an economic necessity. 
J think that is a basic fact that is generally recognized by those familiar with 
housing.

Housing Needs—For Individual Owners

In addition to housing for the lowest income groups, it is necessary in our 
?Pmion to include some means of encouraging the erection of housing by 
individuals in order to make effective a national housing program of a volume 
sufficient to stimulate the construction industry to the extent necessary to 
materially reduce unemployment. That is w’hy we have added that paragraph.

That the construction of residences for individuals is an important factor 
m the building industry is pointed out in the monthly review' of the Bank of 
j°va Scotia (February, 1935) in which it is stated that during the period of 

e*eyen years, from 1921 to 1931 inclusive, no less than 85 per cent of all 
residential construction in Canada wras represented by the building of residences, 
mul only 15 per cent by the building of apartments. It is estimated that 
^00,000,000 represents the volume of work of a residential character now' 
'''siting to be put in hand in Canada, apart from the housing requirements of 
u° low income groups. This does not mean that we think that the government 

mould undertake to build houses for everybody, but that there is a certain class 
m the lower income group who could afford a small equity, and in order to 
Provide sufficient volume some provision should be made to take care of them, 
vffb a maximum limit on the cost of the houses.

Rehabilitation

j. From the reports received from our regional committees, it is evident that 
stlcre is a necessity for the rehabilitation of large numbers of existing sub- 

andard dwellings.
•l The argument put forward in favour of such a policy is that a greater num- 

°f families could be properly housed for a smaller expenditure than by any 
Ij^r means. This is very evident in referring to Appendix 1. That seems to 

a very general opinion from the different provinces.
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We would recommend the consideration of a policy of rehabilitation. Such 
a policy would involve technical advice and report on the merits of any proposed 
scheme of rehabilitation. Value would be a very important item in regard to 
rehabilitation.

It is clear that to safeguard loans made for this purpose, they must be 
protected by guarantee that districts so rehabilitated will maintain their resi
dential character for the term of the loan. Zoning will therefore be an im
portant requirement as well as the provision of adequate open spaces. I think 
Mr. Cauchon has already explained the significance of the word “ zoning.”

Mr. Cauchon : I tried to.
The Witness: As a large percentage of the sub-standard dwellings in such 

cities as Montreal and Toronto are in areas not suitable for housing, the wisdom 
of adopting a scheme of rehabilitation in these areas would be doubtful.

That many such properties are already mortgaged to such an extent that 
any additional loan would be economically unsound is another consideration.

Further, if loans were made for the purpose of rehabilitation to provide 
housing for the low income groups, adequate safeguards must be provided to 
ensure rentals which minimum wage earners can afford to pay. I would like 
bo stress that point, that there must be safeguards to ensure rentals for the 
minimum wage earner in the cost of rehabilitation.

Slum Clearance

Under a national housing program for the purpose of improving housing 
for the lowest income groups, such as we suggest, the question of slum clearance 
is necessarily involved. New housing must be provided as the first step, in 
order to house those now occupying the slums that are to be demolished.

In our opinion the enforcement of municipal zoning laws and the establish
ment of minimum housing standards, including maximum occupancy regula
tions, would automatically prevent the growth of slums and during a period of 
years eliminate slum areas. In some instances, particularly in Montreal and 
Toronto, areas of sub-standard dwellings have become too well established to 
eliminate by these means. This condition is also exaggerated by inadequate 
provision of park areas, and the arrangement of street and lane systems. Such 
conditions can only be rectified by demolition and replanning of the area for 
rebuilding for residential or other purposes in accordance with a plan for the 
entire muncipality and district. We are of the opinion that such operations 
should be carried out by the municipalities but must be subject to the approval 
of the Government technical advisors if credit or guarantee of the financing is 
to be extended for such purposes, but in no case should a scheme of slum clear
ance be approved unless a town plan is established to guide the future growth 
of the municipality accompanied by established zoning regulations for a period 
equal to that required for amortization. Any other procedure would be sheer 
folly.

Rural Housing and Farm Buildings

Whereas much of the information contained in this brief deals with housing 
in urban centres, nevertheless our investigations disclose the necessity in rural 
centres for the rehabilitation and replacement of obsolete dwellings and farm 
buildings.

We believe further, due to the curtailment of purchasing power of the 
primary producers, that special consideration should be given by the proposed 
national housing authority to means of financing farm building improvement5 

if funds are to be borrowed extensively for rural housing or rehabilitation.
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Financing
In Appendix II we have attached a brief on long term financing of low 

cost housing, which was presented to the MacMillan commission when they sat 
in Toronto. It has particular reference to the financing of houses by means 
of second mortgages; and we suggest long term amortization as a simpler 
means of providing funds for housing those who cannot afford to pay for their 
own homes.

Sound economics and well considered financing are vital to any housing 
policy if it is to be successful.

It is hardly necessary to mention the numerous experiments by the Govern
ments of Great Britain and the United States which are well known to all 
familiar with the subject. European countries generally have followed closely 
methods used in Great Britain.

These experiments have definitely demonstrated that a lower rate of interest 
than it is possible to obtain through commercial financial institutions is neces
sary for housing the lowest income groups.

Relation of a Housing Program to a Solution of Unemployment

From our study of the situation and our familiarity with the construction 
industry of which we represent all branches, including organized labour, we 
are further of the opinion that an unusual opportunity is afforded to initiate a 
national housing policy on a sound economic basis that would ultimately 
eliminate the problem of unemployment relief. According to data we have 
obtained, 60 per cent of the unemployed are workers normally dependent on 
*he construction industry for employment. A large scale national housing pro
gram, would in our opinion, have the effect of reducing Government expendi
tures for direct relief which cannot be justified as economically sound. This 
saving would go far toward the cost of housing for the low income groups.

The Housing Act of 1919
' In considering any national housing policy, the results obtained under the 
Act of 1919 should be reviewed. The housing was initiated at a time when there 

a shortage of labour and materials resulting in abnormally high cost of 
■building. The housing was no* for the lowest income groups but for those who 
fi°uld invest a small equity. In many cases the houses were occupied by those 
who could have afforded better homes and for whom no financial assistance 
]Tas necessary. When the housing shortage was taken up, values declined: with 
1 be result that those who had purchased the houses erected under the 1919 Act 
bund that their equity, which was very small, had been wiped out and that 

' hey were paying more per month than they would have to pay to obtain the 
®hhie accommodation on a rental basis in houses built when prices were lower.

he result was that in some municipalities it was necessary to repossess some 
fv these houses. During the past few years many of those who purchased 
uese houses have been unable to meet their payments or to keep the houses in 

Repair. The point I want to make is that under the purchase plan it is there- 
bre evident that the government responsibility in the final analysis is tanta- 
bput to a rental scheme but with less flexibility and control over occupancy,

Maintenance, etc.
Control of Occupancy

jg The control of occupancy is a feature that was lacking in the 1919 Act and 
that should, in our opinion, receive consideration in the formulation of any 

ti0 Slng policy. Further that a maximum income should be the controlling factor 
^ensure tenancy by the low income groups. This is a primary factor in
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determining the character of housing and the means of financing. The minimum 
income or the minimum equity of 10 per cent in cost of house and land as required 
under the 1919 Act precluded any benefit to the lowest income groups, which is 
the group we consider presents the greatest problem to-day.

A minimum rent is an economic necessity but to eliminate sub-standard 
housing and conserve new low-cost housing for those whom it is hoped to benefit, 
control must be maintained by a ratio of rent to income.

Regulation of maximum occupancy is also necessary for proper hygiene and 
to maintain benefits provided by new housing or rehabilitation. The number of 
persons per room for each family unit, allowing only one family per unit, has 
been proved to be a satisfactory regulation that can be easily enforced. The 
administration of housing for the lowest income groups must be undertaken on 
the basis of social service. I cannot emphasize that point too strongly. This 
factor is largely responsible for the success of a great number of such develop
ments in England.

Recommendations

As a result of our conclusions, as hereinbefore mentioned, we would respect
fully submit for your consideration the following recommendations in addition 
to those previously mentioned:—

First: The creation of a permanent national housing authority to:—
(a) Draw up and establish minimum housing standards applicable to exist

ing as well as new housing.
(b) Draw up and establish regulations pertaining to the rehabilitation of 

existing sub-standard dwellings.
(c) Make recommendations as to the distribution of funds; that is, the 

amount that should go for each of these different classifications.
(d) Administer its provisions in respect to repayments, housing renewals 

and maintenance.
(e) Draw up such other regulations as may be necessary.
Under that “ such other regulations as may be necessary”; such an 

authority would necessarily in our opinion be required to make a survey of 
housing conditions as the basis for any allotment of funds.

By the Chairman:
Q. That is, we have not enough information now to do that intelligently? 

—A. No, sir; that is, in our opinion. That is the procedure followed I believe 
in England, and it was followed under the housing authorities in the United 
States; the government having facilities to gather the facts are in a position to 
do it much better than any other party, and it is the only scientific and sound 
basis on which any housing scheme can proceed.

Second: That in such region there be created a similar body to administer 
and make effective such standards and regulations and to co-operate with the 
national housing authority.

Third: That all municipalities benefitting under the scheme be required to 
enact zoning regulations as part of a town plan providing for the growth and 
development of the municipality, including adjoining suburban and rural dis
tricts, and that all provinces desiring to benefit under a national housing pro
gram be required to pass necessary enabling legislation.

Fourth : That for the purpose of housing the lowest income groups, money 
be made available at a rate of interest not exceeding per cent in order that 
such schemes may be self-liquidating as far as possible.

Mr. Craig’s committee have worked that out, and this 2-5 per cent ]s 
arrived at after a very careful study, both as to building cost, and to making it 
self liquidating. Mr. Craig will enlarge upon that later.
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Fifth: That a portion of any funds which may be made available be 
allocated to encourage the construction of houses, and for the repair and 
rehabilitation of existing buildings by private enterprise. Further that such 
funds be utilized to relieve private capital of a portion of the risk at present 
inherent in making large sums available for mortgage purposes at a loxv rate 
of interest for long terms. Thus relieved of part of the risk involved, private 
capital would be enabled to provide funds at low interest rates with an 
amortization period of at least twenty years.

Conclusion

The recommendations hereinbefore mentioned are necessarily broad and 
cover only general principles. The National Construction Council is prepared 
to offer the facilities of their organization to assist in the formation of a 
National Housing Program and is also prepared to give technical advice on 
housing standards and regulations which would necessarily vary to meet local 
conditions.

Mr. Chairman, I do not think I need to read the appendix wdiich follows, 
d you wish I could mention some of the high spots.

The Chairman: I think it would be well for us to be posted.
The Witness: Reading from a portion of the original report submitted 

by John M. Flood, chairman of the regional committee :—
I definitely feel that the rehabilitation of sub-standard housing 

should be advocated perhaps even in preference to new housing, for 
economic reasons. It is obviously difficult to provide “ desirable ” hous
ing units at rentals of $15, $20 and $25 per month which seems to be 
the rental scale prevailing in workmen’s homes here.

Then he mentions:
Our local experience in public financing of any housing scheme is 

limited but was a decidedly costly one for the municipality. I doubt 
if it can be repeated with any measure of public support.

Slum clearance is another matter entirely and, from a town plan
ning point of view, is justified. The opening of new streets through 
congested areas, demolition for playground space and parks and similar 
projects will automatically be reflected in building activity by other 
than public bodies. Public financing of civic improvement projects, 
such as these, if deemed necessary by competent authority, would perhaps 
be a more popular move than outright public financing of any housing 
scheme doomed to be a financial failure.

, In 
states,

Quebec Mr. Brousseau is chairman of the regional committee, 
in part:—

He

I am directed to inform you that after investigation made in this 
city, it is established that 450 to 500 are in a very poor sanitary condi
tion and are classed as slum houses. Besides that there are about 1,100 
to 1,200 houses that need urgent repairs, 

of ,, 1amilton is an industrial city, and this report we have used the findings 
, We council of social agencies which made a survey in 1932. This report sWs that:

Of the 727 households reported upon:—
Fifty-three per cent averages more than one person per room;
Eighteen per cent averaged more than three persons per bedroom; 
Seven and nine-tenths per cent averaged more than four persons per 

bedroom ;
Thirty-one per cent averaged more than two persons per bedroom; 
Seventeen families of three or more persons lived in 1 room;
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Eighteen per cent of the housholds had children of both sexes in the 
same bedroom ;

Twenty-eight dwellings (out of 504) had rooms without windows— 
7 of these are bedrooms in which a total of 20 persons slept ;

Twenty per cent of the dwellings had outside toilets, a further 20 per 
cent had insanitarily placed inside toilets ;

Ten households lived in basements ;
Sixty-four households lived in one or two rooms;
Seven and two-tenths per cent had no sink in the kitchen;
Eighteen per cent of dwellings classified as bad;
Forty and seven-tenths per cent of dwellings classified as fair;
Eighty-eight per cent of the families are tenants.
That conditions are worse to-day.

Then there is the report from London, Victor J. Blackwell being chair
man of the regional committee:—

There are several blocks in the city where the houses are in a most 
dilapidated and unsanitary condition, and we would recommend that 
demolition of all buildings and the erection of a block of modern low 
rental apartments, with proper playground facilities in connection with 
same, properly supervised, along with the apartments, by the municipality.

Kitchener: Mr. H. J. Ball was chairman of the regional committee, and I 
may say that the area taken in includes Kitchener, Guelph, Galt and towns and 
rural districts in the neighbourhood. They estimate their needs for replacements 
and rehabilitations at $6,762,000.

From the Ottawa regional committee, C. N. Pitts chairman, we have the 
following:—

Your sub-committee, from data available, knows unquestionably that 
there is a very serious and urgent need for low-cost housing, and gives 
hereunder supporting information:—

Dr. Lomer, Medical Health Officer of Ottawa, in his annual
report, under date of the 13th December, 1934, warns city against
slum conditions as follows:—
During the past four years of financial depression 5,842 persons were 

added to our population by natural increase (excess of births over deaths) 
and at the same time 4,917 more people moved into the city than left, 
making a total increase in population of 10,759.

At the beginning of this period there was no surplus of low rental 
houses and during these years building of that class of houses has been 
practically at a standstill with the result that many houses which formerly 
accommodated one family in a satisfactory and sanitary manner are now 
occupied by two or more families for which they are not adequate.

This, of course, is a typical case, and the same condition exists in nearly 
every town and city.

Now, turning to the west, Manitoba presents a very full report, and reading 
from that:—

This report definitely shows a very serious condition of overcrowding, 
living in basements and attics, lack of privacy, scarcity of sanitary con
veniences, besides fire hazard; all told, a very serious menace to health 
and welfare of the community.

Saskatchewan: Regina—The chairman of the regional committee, Colonel 
J. McAra:—

2,000 sub-standard dwellings, 1,000 of these have sewer and water 
supply. Estimated cost of rehabilitation $300,000. Further recommend 
small loans to improve housing conditions generally amounting to $200,000.
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I might say that when these reports speak of sub-standard dwellings they 
are referring to a housing standard which the committee drew up and sent to 
each regional committee so that they would all have the same yardstick to 
measure by, taking certain requirements with regard to sanitation, light, etc.

Then, taking Alberta, Mr. R. M. Dingwall, chairman of the regional com
mittee of Edmonton, states : “ Our committee and a large body of citizens feel 
that there is much need for a low-cost housing program in this city.” The city 
is undertaking to make a survey in Edmonton.

The same thing applies to Calgary.
British Columbia reports very deplorable conditions, although slightly 

different from the east:—
There is no recognized slum district or area in Vancouver as the term 

is generally understood, but there are hundreds of single buildings, cabin 
blocks and terrace blocks scattered throughout the city, which have 
within this last five or six years, been allowed to develop through lack of 
attention, into a state, where the occupants are living under slum condi
tions arid in a state menacing the health of the city at large.

I think, sir, that that is probably sufficient to cover the important points.
The Chairman : Now, while Mr. Somerville is here I think perhaps there 

might be some questions we would like to ask.

By Mr. Hanbury :
Q. There is one question I would like to ask Mr. Somerville, Mr. Chairman : 

-he other day I was trying to find out what the economic unit would be for 
me construction of houses in connection with a housing scheme ; that is, whether 
50 or we will say 100, 400 or 500 would be an economic unit. Naturally, it is 
advisable that we should get our economic unit as high as possible?—A. Quite, 
hnat is a very important question, sir, and I am glad you brought that up. It 
Varies under different conditions. Naturally it is easy to understand that 
Materials are more advantageously ordered in large quantities if we are going 
m undertake a scheme in an economical way. Therefore, in a housing project 
me economic quantity has to be considered, and the practical minimum becomes 
me determining factor. For instance, take cement ; to buy advantageously you 
ftmst have a car load and that amount of cement might be sufficient for the 
foundations of say fifty or one hundred houses. That would be the determining 
motor. Other materials would be bought at larger quantities and so naturally 
mey would come in car load lots. Then, again, there is standardization of units; 
mat is, your doors and windows—they also are a determining factor. But it 
18 not a question which can be answered by saying 50, 100 or 200.

Q. I thought probably it had been worked out?—A. It depends entirely 
°n the type of house.

By Hon. Mr. Rinfret:
Q. I riotice that in several cases the reports say that some of the houses 

are not insanitary in themselves, but that they become so because there is over 
crowding. Does your council recommend together with new building, regulations 
forbidding people to over crowd ; because it strikes me that otherwise a ou maj 
nave large numbers of buildings for workingmen and so on, but if they choose 
fo live all in the same one we will not be any better off?—A. Exactly, sir; I 
have mentioned that; that is one of our recommendations which we referred to as 
pecupancy control—perhaps regulation would be the better word. rl hat is, in 
mitiating a housing scheme unless there are some regulations with respect to 
°ccupancy we would simply be subsidizing or financing, new slums.

Q. Do I uderstand that that is mentioned in the report?—A. Yes, that is
covered.
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Q. I must admit that when you read the paragraph about occupancy control, 
I did not know exactly what you meant ; I know it now.

The Chairman : Are there any other questions?

By Hon. Mr. Elliott:
Q. Do I understand you, Mr. Somerville, to contemplate the financial assist

ance coming from various jurisdictions, or from the community involved?—A. If 
I understand your question, sir, you mean whether the provinces, the municipali
ties and so on should do the financing.

Q. What are the jurisdictions that should contribute, if a contribution is 
made?—A. I am afraid I will have to answer that by giving you my personal 
opinion of the matter. Housing is a thing that requires very careful regulation, 
and my owm opinion is that that can best be handled by a central housing 
authority ; that is, that the funds might originate from the Dominion government, 
but they should be handled and controlled directly by them. In other words, in a 
municipality if there is a housing scheme or some slum clearing undertaking it 
should be done by the people who are responsible for the source of the funds, 
namely the Dominion government.

Q. Whoever ràises the fund will see to the expenditure?—A. That is abso
lutely necessary. One reason I say that is that if it is lent through a munici
pality, the municipal authorities change at very short intervals and there is no 
continuity, whereas if the body in charge of the source of the fund is a re
sponsible one you have a much better chance of getting the money back.

Q. Even federal authorities sometimes change.
Mr. Stanley: Not very often though.
Mr. Cauchon : Might I ask Mr. Somerville if his committee had come to any 

conclusion of what they would consider a fair average minimum rental for low 
class wage earners?

The Witness : I should say an average rent around $15.
Mr. Hanbury: That is based on a percentage of a man’s earnings?
The Witness: About one-fifth.
Mr. Hanbury: If wages are increasing more rent is paid.
The Witness: Yes. That is what I meant by ratio of rent income.
The Chairman : With regard to individual owners you advocate helping them 

to build. If the government should do that will not that "destroy a certain 
amount of value on those houses that are already built and paid for?

The Witness: Well, sir, one thing that is not mentioned here is that I think 
the limit of cost under which such financing should be done should be very low— 
actually not more than $4,000. There is not any competition in private capital 
at that point of $4,000. I do not mean the low income group. This is the next 
group. Even where it would be a case of individual owners. It is simply t° 
obtain a sufficient body of construction to take care of unemployment in the 
construction industry resulting in taking care of unemployment in other indus
tries.

By Mr. McIntosh:
Q. In any national housing scheme what would be the approximate propor

tion between the rehabilitation and the new construction?—A. That, sir, would 
depend entirely on the conditions in each centre, and that is why I suggested a 
survey. I think that each of these centres would have to be investigated by 
competent people.

Q. By a government commission?—A. AVhether it is a government com
mission or a body of technical people employed for that purpose, I do not know-
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I think that really comes under social science and should be done by technically 
trained people rather than by a public commission.

Q. You would have it done by a national body—not by a provincial body?
•—A. By a national body, yes.

By Mr. Stanley:
Q. You spoke about the rural parts. In the practice of my profession I 

have done a great deal of work in the cities—in the homes in all parts of the 
cities—and also for many years I have practised in the country, and I can say 
that there is more of a slum condition, more overcrowding, more unhealthy and 
insanitary conditions among the homesteads on the old farms than you will find 
in any of the cities. We hear a great deal about conditions in the city. Now, 
have you anything to say about those country homes, and what can be done in 
regard to them?—A. Yes. You are quite right. I myself have seen worse 
living conditions in country sections than exist in most of our cities. It is really 
pathetic in some cases. However, it is rather difficult to get facts—I mean 
there is no organization in the country districts that you can appeal to and ask: 
what are the conditions in your district?

By Mr. McIntosh:
Q. Could you not get that information from the average municipality in 

Manitoba, Saskatchewan and Alberta?—A. I did get information this year, but 
not in the west ; it was from the district around Kitchener and Guelph in Ontario ; 
and they particularly mentioned that in the regional report—that there was 
great need in the rural districts for some scheme of rehabilitation.

By Mr. Stanley:
Q. If you have need for it around Kitchener where they have such magnifi

cent farm homes, then you ought to go out west and see the need for it there.— 
A. Yes. I do sincerely entertain the view that there should be something done 
for the rural districts. Whether it is done by a housing authority or some farm 
board is the question.

Q. In your recommendation you spoke about the lowest paid wage earners, 
and stated that any housing scheme provided for them should be on a rental 
oasis entirely?—A. Yes.

Q. Then you also recommend that the body which provides the funds, which 
would be the federal government according to your recommendation, should have 
direct control over those who secure the loans and who are renting the houses? 

A. Yes.
Q. Would you eliminate the municipalities entirely?—A. To this extent 

that my suggestion would be that the municipality might incorporate a housing 
corporation to administer the housing, but that corporation would not be depend- • 
ent on change from one year to another. That is the commission—

Q. That is not my point. Supposing a housing scheme is put into effect 
111 the city of Montreal and a suitable number of homes are provided at $10 a 
month for the lowest wage earners, would you have a central federal housing 
commission transacting all the business and dealing directly with the tenants 
? the elimination of the city authorities?—A. That would be an impossible

dtuation.
Q- Your recommendation seemed to leave that impression?—A. AVhat I had 

n mind was the system that they had in England to some extent. We will take, 
,.ay> the city of Montreal : they want to undertake slum clearance in housing, 
k'e city would incorporate a public utility body and that corporation would 
°rr°w the money from the Dominion government—credit or whatever it is— 

o?'v they would administer and look after that housing entirely independently 
the municipal government. They would be directly responsible.

„ Q- And appointed by the federal commission?—A. Incorporated under their
regulations.
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By Mr. Plunkett:
Q. Mr. Somerville, what about taxation of the municipalities on such a 

housing scheme? Should they not give some relief in that way?—A. It would be 
very desirable if it could be arranged.

By Mr. Hanbury:
Q. It could be required before the money was given?—A. You have the 

money.
The Chairman: Mr. Church asked a question dealing with your remarks 

at top of page 4.
By Mr. Church:

Q. I would like to know who appoints the municipal body—the city coun
cil?—A. Not necessarily, Mr. Church. I think the dominion body would have 
certain regulations.

Q. You think there is no guarantee unless the municipality has a definite 
town planning for the future. That would mean the large cities would never 
get any guarantee from the Dominion government on a standard plan—just 
the cities that have got town planning?—A. They should not get more credit. 
I certainly would not lend a nickel to any municipality that has not got a 
town planner’s organization.

Q. You say that you would not give any guarantee : “We are of the 
opinion that such operations should be carried out by the municipalities but 
must be subject to the approval of the government technical advisers if credit 
or guarantee of the financing is to be extended for such purposes, but in no 
case should a scheme of slum clearance be approved unless a town plan is 
established to so guide the future growth of the municipality....” If that is 
the rule the largest cities will not be able to qualify for a guarantee from the 
Dominion government, from the municipality?—A. Why, Mr. Church, I do 
not quite see. “.... be approved unless a town plan is established to so guide 
the future growth of the municipality accompanied by established zoning regu
lations for a period equal to that required for amortization.”

Q. We had a definite plan of town planning that would bankrupt the muni
cipalities. Do you mean to say that Toronto could not get a guarantee from 
the municipalities unless it had town planning for the outskirts?—A. It was a 
very regrettable thing, and it was not by any means a proper town plan, and it 
was not occompanied by zoning regulations.

Q. Under the 1919 arrangement a municipality could qualify under the 
Act under standard plans; under this clause you cannot?—A. I think the 
investment of money in any municipality that has no regulations would be very 
inadvisable.

Mr. Caitchon : I think Mr. Sommerville means town planning in as far 
as it is necessary to protect these investments of the government. I do not 
think he is calling for a comprehensive town plan of a whole city?

The Witness: Not the street systems and so on.

By the Chairman:
Q. In your recommendation here you say you do not think we have any 

information for proceeding at once and suggest just what we should have is 
some kind of national housing authority to study plans before we could make 
an intelligent and consistent move?—A. My thought would be that the first 
step for this committee to take would be to recommend the appointment of 
a national housing authority, and that that authority should formulate the 
method of procedure. It requires a good deal of technical study, but it can be 
done; but it would be very difficult for a large committee to arrive at anything 
like standards covering regulations.
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Q. That committee should act before any money is advanced through the 
government?—A. Absolutely.

By Mr. McIntosh:
Q. On page 4 the statement is made : “ Whereas much of the information 

contained in this brief deals with housing in urban centres, nevertheless our 
investigations disclose the necessity in rural centres for the rehabilitation and 
replacement of obsolete dwellings and farm buildings”? All the information 
here is of an urban nature. Why is there not more information brought to the 
committee from rural areas throughout Canada?—A. Because there is no rural 
organization to which we could appeal.

Q. You have all the rural- muncipalities. The municipalities are just as 
well organized in the rural centres as in the urban centres?—A. Our existing 
regional committees were utilized.

Q. Is it not because your organization is more effective in the larger 
urban centres, more active there?—A. Undoubtedly.

Mr. Cauchon : They are the only places where they have any.

By Mr. McIntosh:
Q. Without representatives from the rural areas on your regional com

mittees?—A. Quite.
Q. It is a matter of organization?—A. It is a matter of organization. That 

18 why I suggested a survey by some government authority which could get 
that information much more readily than we could.

Q. I would support Dr. Stanley in what he said that the need in the rural 
ureas is very great. I think, perhaps, the need is greater than in any urban 
centre in Canada?—A. I am glad to hear you say so because we are of that 
opinion.

Q. And any investigation should take into consideration the rural parts of 
me country.

By Mr. Church:
Q. The first brief we had here contended that there was no need for rural 

housing on the ground that it could be done by the Farm Board if necessary. I 
think that is the most important branch of our work. What have you to say 
about that? The first brief said that rural housing was not necessary in Canada, 
or that if it was necessary it could be carried on by the Farm Board or in some 
such way. Do you agree with that?—A. No. I do not. I am voicing my 
Personal opinion, and I think I am supported by all those on our regional com
mittees that that is not the case.

Mr. Cauchon : Might I qualify that. When I referred to that I meant 
yural housing—farmers’ housing. My suggestion was that the farmei could get 
bis aid from the Farm Loan Board.

. Mr. Church: Nothing that you proposed would take care of the most 
yital point of all, namely, rural housing. Rural housing to-day is against all
Work11 ^aws Pllbii° hygiene. It is one of the most important branches of our

_ The Chairman : Now, gentlemen, if no one has any other question to ask 
mr. Somerville I think we had better hear Mr. Craig.
n Mr. McIntosh : There is another question. Dr. Stanley has mentioned it. 
Can we not have before this committee some rural organization to gi\ e ex idence 
Wlth regard to rural housing needs? Is that possible 1
Ar. The Chairman: I went to the Department of Agriculture and saw the 
tpister and he referred me to the Farm Loan Board, and there saw Mi. 
lvlacpherson and had a talk with him, and he said he thought he could get some
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good information or he knew where he could get it. He said he would study 
the situation and tell us in a few days. If any member of the committee knows 
anyone who can give this information the committee will be pleased to hear him. 
Certainly there are no definite statistics. Dr. Coats will give facts on Thursday 
and Mr. Macpherson is going to try to get us some information.

Mr. McIntosh : It has been mentioned to me that perhaps we could get 
very valuable information from the Red Cross organization in western Canada.

The Chairman : We would be glad to get it.
Hon. Mr. Rinfret: Is it clear in your mind, Mr. Chairman, that our refer

ence covers rural housing as well?
The Chairman: Oh, yes. It says so definitely.
Hon. Mr. Rinfret: Would not that make it very extensive?
The Chairman : Urban and rural dwelling houses is what it says. I do not 

know whether “ rural ” means farm houses or not, but I take it to mean that.
Now gentlemen, it is getting late, and I think we had better hear Mr. Craig. 

Mr. Craig will be introduced by Mr. Markus.
Mr. Markus : Before introducing Mr. Craig, Mr. Chairman, will you permit 

me to say for the benefit of those members of the Housing Committee who are 
not familiar with the set up of the National Construction Council, that we have 
twenty regional committees located in the principal cities throughout the 
Dominion, and it-is from those sources that we were able to give you the informa
tion we did this morning, thereby giving you a cross section of the housing 
situation in Canada. We do not have organizations in the rural communities, 
and that is why we are unable to give you a report on that.

I now introduce James Henry Craig, Bachelor of Science, architect, mem
ber of the Royal Architectural Institute of Canada, ex officio member of the 
National Construction Council of Canada. He is chairman of the Finance 
committee on housing of the National Construction Council, past president 
of the Ontario Association of Architects, and member of the Ontario Architects’ 
Registration Board. Mr. Craig was born in Canada and graduated in architec
ture from the University of Toronto in 1910. He is partner in the firm of Craig 
and Madill, Architects, from 1912 to the present time, except during the period 
of war service. He served with the second battalion, Canadian Railways Troops, 
on the western front as company commander, being proomted to the rank of 
Major on the field. He has been architect for several minor housing projects,— 
Windsor Court Apartments (118 suites), Windsor, Ontario ; Two Hundred St. 
Clair Avenue West, Toronto, Four Hundred Avenue Road, Toronto.

James Henry Craig called.
Mr. Chairman and gentlemen, with your permission I am showing some 

charts to illustrate the points which I should like to cover in the course of this 
brief. Financial consideration must ultimately play an important part in the 
adoption of any national housing policy or plan which may be adopted, and this 
phase of the problem has been studied by special committees of the National 
Construction Council. In our appendix to the brief, long term finance with 
regard to housing is discussed, and the relative financial costs involved in hous
ing construction in Ontario, New York state and Great Britain are tabulated- 
I am putting my documents this way. Mr. Chairman, in your terms of reference 
I notice the following lines:—

And also to provide such dwelling houses as may be necessary upon 
such terms and conditions as may be best adapted to the needs and 
requirements of the people, having regard to the cost of such a policy 
and the burden to be imposed upon the Treasury of Canada.

Now, this subject that I am going to deal with takes into consideration particu
larly that phase of the problem. The finance committee of the council has 
felt that it is perhaps the most important phase by reason of the fact that n
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is absolutely essential that any program adopted should not impose a great 
burden on the taxpayers of this country at this time. For that reason we 
have studied the problem not merely in relation to housing alone, but in relation 
to the economic factors that regulate all our activities.

I was at a meeting of the Lieutenant Governor’s committee in Toronto on 
Friday, and he made a very interesting announcement. He stated in Great 
Britain the Architects’ Association had established a school of national plan
ning, with the object of training graduate architects, engineers and surveyors 
to take their places in the national life of the country; to train them in the 
relative positions which one economic activity should have as related to another 
economic activity. The plan which I am going to present to you is prepared 
by John W. Bell, an industrial engineer, who has done much work in the United 
States. He built a $2,500,000 plant in southern India, and he has been a keen 
student of economics. I collaborated with Mr. Bell in the preparation of this 
plan, and I may say that architectural work being slack during the last three 
or four years, I have had lots of time to study economics as a side line in 
more ways than one, Mr. Chairman.

Mr. Howard: As we all have.
The Witness: When I present this plan to you, I present it as having 

been passed by the finance committee of the National Construction Council 
and passed on to you by that council for your consideration. The plan has 
merit in itself. It involves the financing of a national construction program, 
a self-liquidating program over a period of three years, through credits advanced 
by the Bank of Canada. The plan, as I say, has merit in itself. It may 
not be one with which Mr. Graham Towers is entirely in accord. I do not 
Presume to talk to learned bankers on economics, and I am sure my colleague 
Mr. Bell does not propose to do so; but the plan has passed the survey of 
one general manager of one of the banks, who says that it- is entirely practical. 
B has been before eminent economists, and as I present it to you, I should 
hke to have your questions as we proceed in order that every point may be 
Geared up in so far as possible as we go along. I feel that Rome was not built 
J11 a day, and that perhaps it will take more than one battle to put across 
this idea, maybe not. In any event, we are going to give it to you for what 
Jt is worth. Is it your idea that I should proceed now or delay this, as it is 
about twelve o’clock.

The Chairman : We have almost an hour.
The Witness : Very good. First of all gentlemen, I am going to show you 

this chart (exhibiting chart). You will see here some figures which I collected 
|r°m the Dominion Bureau of Statistics’ Monthly Bulletin. I show the current 
mans extended by the chartered banks in Canada, commencing with October, 
)929. First of all, let me say this: this is not a reflection upon the banks, 
the banks have had to retire the credit which has been retired by reason 
°‘ the system under which they work, and if we were in the banking business 
Wc would have to be calling up our clients just as they have called us up, 
and ask them to put up a little more collateral or reduce the loan. The fact 
leoiains, however, that with every sale of collateral, the market for collateral 
securities of various types has been reduced.
c, In October, 1929, the current loans extended by the chartered banks in 
^niiada totalled $1,473,000,000. That was the high point of the apparent good 
nnes that we had enjoyed before the depression. In October, 1931, the current 

,°ans had been reduced to $1,141,000,000. In October, 1933, they were down 
•0 $912,000,000. In July, 1934, they reached a low point of $85i,000,000 and 

October, 1934, we were able to show that there was a slight increase. At 
nat time they reached a total of $896,000,000. You will find these figures 
l°ted in the brief, gentlemen, if you wish to refer to them.
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By Mr. Church:
Q. Why are the figures in black? Are the banks in mourning?—A. They 

may be.
Q. Why not red?—A. You will notice that the fall in current loans up to 

this time was over $600,000,000. In other words, the essential medium of 
exchange in Canada, which is bank credit, was reduced by some $600,000,000. 
Viewing the picture as it is, I think that tells the story of the depression. The 
next point I want to make is this: We have in Canada the man power, we 
have the raw materials, we have the natural resources, we have everything 
but the necessary means to correlate supply with demand in adequate quanti
ties. I should like to say this, gentlemen : recently a survey of the potential
ity of the American industrial machine has been made by a competent com
mittee of engineers and economists functioning in all parts of the United States, 
and a preliminary report has been prepared by Langdon W. Post, tenement 
houses commissioner to the national housing authority, and in this report he 
shows that the American industrial machine is capable of producing a standard 
of living for the American people—the present existing machine—equal to 
$4,370 per annum per family, if that machine were utilized.

By Mr. Hanbury:
Q. On present day valuation or 1926 valuation?—A. The report was 

published only a few months ago, so it must be on present day valuation. In 
other words, in order to achieve that, it would be necessary to balance produc
tion by consumption. The medium of exchange, money,—if you like to put 
it the way Dr. Marvin, the economist of the Royal Bank, put it when he 
addressed a meeting in Toronto some three years, ago—in fact, he wrote a 
bank letter on the subject. He was a most courageous man. He put it this 
way: I may not have his story exactly, but as I recall it, it is something to 
this effect. There is the industrial machine. We will liken it to a motor car 
running on one cylinder because the distributor does not work. Well gentle
men, I think the time has come, when we have 1,250,000 people on relief in 
Canada, to stop worshipping the distributor, to examine it and repair it. I 
am not one of those who is in favour of destruction. I believe in making use 
of what we have to the best possible advantage. But let us not overlook the 
fact that the distributor is not performing its function. What would happen 
to an architect, or engineer, Mr. Chairman, if the buildings that they built fell 
down periodically every seven years, as the whole structure of our economics 
falls down? As a matter of fact my interest in this thing was stimulated by a 
lecture given by Dr. Fyfe, principal of Queen’s University at a meeting of the 
Engineering Institute in Toronto some two and a half years ago. He stated 
that he had been up through the Northern part of Ontario, had been through 
the mines, had been through the pulp and paper industries, and he was astounded 
with the efficiency of the work of the engineers. But he was very sad at heart 
by reason of the fact that many of these industries were either inoperative or 
only functioning part time. He recommended that people with engineering 
training give their study and thought to this economic structure, in order that 
we might do something to contribute to putting it on the same sound basis that 
engineering functions upon.

The reason that I stress this point is this, that 95 per cent by volume 
of all money transactions take place through the medium of cheques on bank 
accounts ; and those bank accounts originated almost entirely as somebody6 
borrowing—95 per cent by volume. My authority for that is the Canada Year 
Book, Mr. Chairman. I do not think we need an authority. I think any one 
of us, if we started to figure out the monetary transactions in the course of 
a year, would find that 95 per cent or perhaps more took place through the
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medium of the cheque on the bank account. If that is the case, if 95 per cent 
•of business transactions take place through the medium of credit money, 
■cheques on bank accounts, does that not explain why, when $600,000,000 of bank 
credit is retired in the community, there is the sore point? There is the failure 
in our economic system. I will leave that point with you, gentlemen.

I want to say one more thing in that regard. Professor Irving Fisher, 
Professor Emeritus in Economics at Yale University, was speaking in Toronto 
in 1932, in the Economics Building. Somebody cornered him and asked him 
to get down to brass tacks in the matter of the cause of the depression. The 
old gentleman, with his beard bristling and his eyes sparkling, said, “ Eight 
billion dollars have been destroyed in the United States. The answer to the 
problem is to put them back again.” That is the point I am trying to make 
here this morning.

I would like to say one other thing, gentlemen. It is now generally known 
that the banks do not lend their depositors’ money. A recognition of this fact 
is the beginning of wisdom in all these matters. The banks do not lend their 
"depositors’ money. I want you to challenge me on that. I have got rafts of stuff 
to give you. I will quote first of all from the MacMillan report—and may I 
do that with your permission?

Mr. Howard : I was smiling because we know it. We all agree.
The Witness: I think so.
The Chairman : Do not forget that you are talking on housing. Do not 

get too enthusiastic about your financing.
The Witness: Quite so. But without this basis, any housing policy that 

is adopted will be relatively abortive.
Mr. Hanbury: I suggest we have been here for five years now, and I don’t 

know how many hours or days or weeks that we have listened to similar dis
cussion. I think that is the reason why this committee has been set up.

The Witness: Quite so.
Mr. Hanbury: Because we have recognized that there is a condition exist- 

lng that must be corrected.
The Witness: Quite so. I have a note here, Mr. Chairman, from my col

leagues which says, “ We do not think it is clear to the press and the com
mittee that your scheme is presented for information and illustration of what 
•happens in elimination of unemployment. Will you make that clear?” I hope 
hqis clear. This scheme has been passed, as I said before, by our finance com- 
^titee, one member of which is here, in addition to myself. Otherwise it is 
Presented for information.

Mr. Gray: Go ahead in your owm way.
The Witness : Well, we will follow alçng. The need for a national housing 

Program is closely allied with the problem of unemployment. Figures quoted 
y the Canadian Council of Child and Family Welfare on June 30, 1933, showed 
’100,000 persons in Canada to be on relief. The latest figures show the number 

°n relief in Canada to be between one and a quarter million and one and a half 
Dllion. You know these things better than I do. My figures may not be 
ccurate, but let us take it somewhere in the neighbourhood of one and a quarter 
“lion. Despite the general improvement in business it is therefore evident 
at the numbers on relief continue to grow, and the reason will become evident 

s We proceed in this discussion. You will see it in figures.
There is a letter of the Royal Bank of Canada which commences with the 

statement “Over-production of capital goods constitutes the boom; 
“°r-production of capital goods constitutes the depression.” The problem 

Pr ifiCovery an(l *he maintenance of permanent economic stability is then the 
°blem of recovery in the durable goods industry, and thereafter the main-



114 SPECIAL COMMITTEE

tenance of economic balance of production and distribution. The bank letter 
states further, “It is the building industry and the industries manufacturing 
machinery and equipment which have borne the full brunt of the depression. 
Where production of goods and clothing have been reduced by ten or fifteen per 
cent, the reduction in orders for buildings and machinery and other items of this 
nature has amounted to from eighty to ninety-five per cent.”

Under the next heading which is “What One Spends Another Earns”—and 
I am now following page 2 of my brief—is the following: When one man who 
normally spends all his earnings is thrown out of employment, his purchasing 
power is reduced by the amount of the wages which he formerly received; and this 
reduction of purchasing power automatically reduces the money in circulation 
which pays another man’s wages. In the United Startes, Col. Ayres, of the 
Cleveland" Trust Company, has compiled figures which demonstrate this prin
ciple. He stated last June that the unemployed in the durable and building 
goods industries in the United States totalled 4,700,000; and that there were 
unemployed in consumable goods 500,000 and in services 3,900,000, or a total of 
4,400,000. Therefore, it is fairly obvious that were the 4,700,000 unemployed in 
the building and durable goods industries re-employed, the spending of their 
earnings would employ the 4,400,000 in the consumable goods and services 
industries. This is perhaps an over-simplification of a complex problem, but it 
clearly illustrates how re-employment in the durable goods industries is essential 
to general recovery.

At this point I just want to show you a chart. This is a chart prepared by 
J. J. Gibbons, on Canada’s progress towards recovery. I will give you a copy of 
it. The reason I am showing you this is that I am not so concerned in these other 
items (indicating), although they all have significance, but this line here (indi
cating) represents the low of the depression. This line (indicating), this dotted 
line, represents average prosperity. Construction has advanced since the low 
of the depression by 17 per cent. We are 17 per cent on the way to recovery. 
Per capita purchasing power has advanced 17-7 per cent. Mr. Chairman and 
gentlemen, I submit that this is another confirmation of this item which I have 
read from the Royal Bank letter, which goes on to say that purchasing power per 
capita varies almost directly and uniformly with the volume of construction work.

Recovery under a laissez-faire system is dependable upon the return of 
public confidence.

By Mr. Gray:
Q. What is the meaning of laissez-faire there?—A. The letting of things 

alone; or monkeying with the wrong thing, if you will.
Hon. Mr. Rinfret: Because of the fact that this word has come somewhat 

into current use, may I say here that the French meaning of the word is much 
wider than the English meaning. As I understand it, in English it means merely 
that the government does not intervene or interfere. In French it means apathy, 
indifference, slackness ; and that is why I think the word is very equivocal in a 
bi-lingual country.

The Witness: Thank you for the information. Continuing, recovery under 
a laissez-faire system is dependable upon the return of public confidence, the 
loosening up of credits and the extension of building loans at rates of interest 
which will encourage the revival in construction. The recovery is dependent 
upon that. The public demands a minimum return of six per cent on mortgage 
money, and yet the expectancy of receiving this return is so limited that both 
borrowers and lenders are scarce.

Now, I would just like to elaborate for a moment on that point. I got this 
from a rather good article in Saturday Night of March 2: “Mortgage lending will 
come back if and when depreciation of currency is halted.” That is a point 
to think over. I am not advocating that it be halted, but it is a factor. AVhat is 
going to be done to revive the construction industry? I realize this, that we are 
not alone in tlie matter of currency. We are linked up with other nations.
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By Mr. IIanbury :
Q. Excuse me for a moment, just on that point. Have you any views on 

the relationship between moratoria and the loaning of money?—A. Well, I 
believe this, that moratoria were absolutely essential, and they are very desir
able under conditions of stress for short periods. I have other views, that I am 
not going to express here, with regard to methods of loaning money on mortgages. 
I think I monopolized a morning at the Royal Architectural Institute’s meeting 
in Montreal a year ago on that. I won’t go into it here. We are dealing with 
things as they are.

Q. But moratoria are?—A. Yes, they exist. They have a depreciating effect, 
because they make it difficult for the mortgagee to obtain his money when he is 
entitled to it under his contract; and yet there is the equity of the man who took 
the initiative, which must, in a measure, be safeguarded.

Q. Do you not think that moratoria have some relationship to the fact that 
there has been less building?—A. Undoubtedly it is a very considerable factor.

Q. Do you not think that moratoria will have to be raised before there will 
be any great amount of building?—A. In some cases it may not be possible to 
raise them. I would not want to express an opinion on that. My view is this, 
that building must be stimulated regardless of moratoria, regardless of the 
restrictions which tend to make mortgage money scarce. That is the point I 
want to make. The second point comes to your point. There must be security 
of principal and interest ; that is, there must be a reasonable degree of prosperity. 
We have got to create prosperity before we get out of our ills; and we have got 
to find a way of doing it which is perhaps a different way to the one we are 
accustomed to.

Mr. Howard: Hear, hear.
The Witness : The buying and selling of houses and shops is a factor. 

There has got to be a demand for property. People have to be able to realize 
on their investments. The value of buildings depends upon their earning power, 
but it also depends upon taxation. We have got to lighten the burden of tax
ation. We have got to get rid of unemployment relief.

Mr. Howard: Hear, hear.
The Witness: Provision for the calculation of payments when due is another 

feature, if default means anything; then, expensive legal transactions are neces- 
sary in order for the mortgagee to obtain what is coming to him. There are all 
the other things that interfere with the extension of mortgage loans at this time; 
and I do not think I am out of place in referring to the borrowings of the 
governments—doubtless there is some other method of taking care of it, I think 
the method has been established, but the fact remains that the competition of 
governments all through Canada—I am not referring to the national government, 
but to all governments—with the mortgage loan market has put the construction 
business out of business. These are the things, gentlemen, that are so responsible 
at this time. <

I have dealt with this point, what one man spends another earns. The 
accessary confidence cannot be restored upon an adequate scale until unem
ployment is eliminated and wages restored to a normal level. Now, you can’t 
uicrely raise wages, even if you raise them uniformly all through the economic 
structure, unless you put back in credit money to pay them and pay a profit. 
'' c are trying to run a profit system, and at the same time to destroy the profit 
Wstem, to take away the money that is needed to pay the little bit of profit 
hat the manufacturer and producer is entitled to. We have got to get back 

s°uie way.
One other point though, gentlemen; while I have said something about 

Merely raising the wrages; in order to buy all the automobiles that can be 
Pr°duced, in order to buy all the shoes that can be produced with our present 
6(Mpment—all the radios, all the refrigerators, and what have you—the only
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way to get that done is to increase the purchasing power of the wage earner, 
increase his ability to consume. It must be increased, otherwise we are going 
to follow along on the low level which we have been following. The public 
must become convinced that industry does not support the wage earner, but 
that the wage earner is the essential support of industry. Employment does 
and must precede recovery. What we are trying to do is to follow along 
through this depression and attain recovery through the old method. This 
depression is too severe to achieve that end. We have to stimulate employ
ment if we are going to get out of it without Huey Longs or people of that 
kind coming along to take over our affairs.

The Chairman : Before you proceed, it seems to be running along pretty 
well toward half-past twleve and I do not think you could finish by one 
o’clock, could you?

The Witness: I don’t think so.
The Chairman : I think we ought to have an afternoon session. This 

witness has just about finished with the financial end of his presentation, and 
I notice that he has some comments to make on the point of actual construction. 
Would it not be well for us to adjourn now until this afternoon, if we are 
going to have an afternoon session ; or, would you care to proceed.

Mr. Howard : We have another half hour.
The Chairman: If the members are willing we can go on.
The Witness: This is a good time to stop, if you have to stop.
The Chairman : That is why I bring the question up now.
Hon. Mr. Elliott : Could Mr. Craig reasonably expect to finish in the 

time remaining between now and one o’clock?
The Witness: I hardly think so. I am dealing with questions which are 

largely a matter of simple mathematics, but no doubt there will be certain 
things which you would like to have explained a little more fully. I would 
like to have every member of this committee follow me through this thing, 
because I know—here is a point, whether you agree with the method of 
financing I am suggesting or not is not so important as that you should see 
the picture that evolves from providing the necessary housing at this time, 
that is the important thing.

Mr. Hanbury: Let us go on for another half hour.
The Chairman : Let us decide this thing now. We have Mr. J. Y. McCarter 

here representing Vancouver interests.
Mr. Stanley: I would suggest that we go ahead.
The Chairman: Mr. McCarter is here to appear before the committee 

and he is probably the only witness we will be able to get from Vancouver, 
so I would like to have an afternoon meeting. We will proceed now if 
you wish.

Mr. Gray: Let us go on until one o’clock now.
The Chairman: As you wish.
The Witness: Very good, sir. I will show you the next chart. The 

chart you have just seen, is “cause”; and this one is “effect.” The volume of 
construction contracts awarded in Canada in 1926 amounted to $372,947,900; 
in 1929 they raised the volume to $576,651,800. In other words, gentlemen, 
that was our proven capacity for construction output in this country. That 
is not a theory, we have the man power, we had the equipment, we have all 
the necessary things and let contracts totalling that amount in 1929. But 
somehow or other all that disappeared again by 1933 until we got down t° 
$97,369,800.
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By Mr. McIntosh:
Q. Taking the average of the most active building period in the history 

of the country, what would be the average for a period of say ten years?— 
A. About $300,000,000, I will come to that, sir.

Hon. Mr. Rinfret: Do you not think that in 1929 there was more build
ing done than should have been?

Mr. Howard : Sure.
The Witness: I agree that for our economic set up there was more build

ing done perhaps than we needed ; but let us look at it this way, the figures 
show what we were able to do by way of construction in 1929. We had the 
men with which to do it, we also had the natural resources, the equipment and 
all the rest of it.

Mr. Stanley: Look at all the stocks we were able to buy too.
The Witness: That, of course, was a factor.

By Mr. White (London) :
Q. Is there not another feature there, that the 1933 figure represents pro

portionately a great deal more building than the 1929 figure on account of the 
variation in prices?—A. Yes, there was a drop of possibly 20 per cent. I go into 
that here, right the next thing. Last year we were up to $125,800,000. Allowing 
mr a reduction in the cost of construction the figures for 1926 may be assumed 
to represent $300,000,000 ; that is, technically 1926 is to be considered a fair 
year. On the same basis we must expect an increase in construction in 1935 
°f $175,000,000 over last year’s program of $125,000,000 if we are to reach 
formal times within a year.

Q. Our present costs are above the 1926 costs ; but some are lower, are they 
Hot?—A. Some are lower than that, yes.

By Mr. Howard:
Q. Labour is very much lower while other things are very little lower?— 

A- One of our great problems is that very thing of which you speak, labour on 
relief being employed in cities for building houses, the result of that has been 
hat the legitimate housing industry has been put out of the picture.

, Allowing for a reduction in the cost of construction, the figure of 1926 may 
, c assumed to represent a $300,000,000 construction program based on to-day’s 
hiding costs, and as 1926 is generally conceded to be a normal year, we must 

^Pect an increase in 1935 of $175,000,000 over last year’s program of 
25,000,000, if we are to obtain normalcy in one year. Well, that is out of the 

Picture, we can’t do it.
Mr. Howard : I would not say that.
The Witness: To achieve this, activity must be stimulated, and yet such 

r Pr°gram must avoid a conflict with private enterprise which would retard 
ccovery from this source. The national government is the only body large 
°ugh to minister to an adequate program on a national scale, 

jr Now, I have something here I would like to read. This is a paragraph from 
li^y Clay, who is a very outstanding British economist. It is contained in this 
Salt b°ok’ “ The World’s Economic Crisis ”, the “ Halley Stewart Lecture 1931 ”, 

ter, Stamp, Keynes, Blackett, Clay, Beveridge—six of the leading British
L°Homists:—

In the position the country is in to-day the only authority or person 
that can start a spending movement big enough to restore appreciably 
industrial activity is the Government. Such expenditure is criticized on 
the ground that the Government should practise the most rigid economy. 
This criticism seems to me to turn on a misconception of the nature of
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economy. It is obviously economy to meet your current expenditure on 
current objects out of your current income; it would be unsound for the 
British Government to go on meeting the cost of unemployment relief, for 
example, by borrowing, because that is a current need exhausted in the 
course of the current financial year. But if the object of expenditure is 
some capital purpose, or a housing scheme, an object which will last 
years, and will give its return over many years, then it is not uneconomical, 
it is merely ordinary financial common sense, to finance the expenditure 
by a loan. Arrangements should be made to ensure that the loan is repaid 
by means of a sinking fund within the life of the object on which the 
expenditure is incurred; but to object to borrowing for such a purpose is 
merely to ignore the distinction between capital and income account.

Lacking effective demand (that is, ready money and a desire to invest in 
construction), a very real demand exists in the obsolescence of dwellings which 
are occupied by low paid workers. This demand exists not only in the slums of 
great cities but in towns and villages and on the farms, and the provision of 
adequate housing for this class of worker provides an uncompetitive field for the 
absorption of the unemployed construction workers on a national scale and in 
localities in which they at present reside.

A brief survey of Toronto’s slum areas should convince an unprejudiced 
observer that private enterprise had done nothing in more than fifty years to 
improve dwelling conditions for the minimum wage earner. The replacement of 
slum dwellings and minimum cost houses throughout the country should then, 
provide the ideal uncompetitive field.

Mr. Howard: Hear, hear.
The Witness: I think, gentlemen, you have had enough evidence to 

satisfy you that this is an uncompetitive field.
On page 56 of the report of the Lieutenant-Governor’s Committee on 

Housing Conditions in Toronto, it is demonstrated that the minimum wage 
earner cannot afford to pay more than $10 to $12 per month, even in good 
times. Annual operating costs from the Governor’s report is given below, with 
a third column added, showing annual operating costs in interest at the rate 
of 2h per cent per annum.

ESTIMATED ANNUAL COSTS OF OPERATION OF $2,700 HOUSE IN TORONTO
Taxes (land and building).. $ 55 00 $ 55 00 $ 55 00
Management................................ 15 OO 15 00 15 00
Insurance..................................... 4 00 4 00 4 00
Maintenance................................ 40 00 40 00 40 00-
Amortization in 50 years.. .. 10 95 16 95 1-6 95
Interest on $2,700 @ 6%.. .. 162 00 @ 4% 108 00 @ 2J% 67 50

Total.............................. $292 95 $238 95 $198 45

The Chairman: How could you ever rent that building for $12 a month 
if you got no return. You could just barely rent it.

Mr. Howard: That chart shows really that you can’t afford to go over 
$2,000 on this type of building.—A. The $2,700 type is taken by this chart 
for purposes of comparison.

By Mr. Hanbury:
Q. Does that $2,700 include the property?—A. It includes the land.

By the Chairman:
Q. Is not that $2,700 house about the minimum which they thought suit

able for construction in Toronto?—A. That is what they consider a minimum 
for a house, working it out on the basis of the figures in the Governor’s report. 
You will see later on that the scheme which we propose would bring the rent 
of an apartment down to $12.55 per month for a three roomed suite.
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By Hon. Mr. Morand:
Q. You make no allowance for vacancies?—A. No. The point is this. 

These houses would be available at relatively lower rents than any of the 
competitors from outside, so as long as there are people there would be no 
vacancies. There is no need for considering vacancies in this picture.

By Hon. Mr. Rinfret:
Q. What will be the effect if it brings down the rents on privately owned 

property?—A. There should not be enough of it.
Mr. Howard: Overcome that by reducing the interest rate on privately 

owned properties.

By Mr. White:
Q. How is the taxation arrived at?—A. Thirty-three mills in the city of 

Toronto, 50 per cent exemption on the value of the building, because anything 
under $2,000 in the city of Toronto is exempt 50 per cent. And then it steps up. 
The percentage varies with the increase.

Q. $2,700 is the house and property?—A. House and lot.

By Mr. Stanley:
Q. That means that if the lowest wage earner is getting a house he can 

afford to pay $12 a month. Then the loaning authority will have to provide 
the money at 2£ per cent in the first place and provide a subsidy of, say, 
$6 a month?—A. On this basis. This is not exactly the basis I am recom
mending, as you will see as we go forward. I am showing the comparative 
figures with those published in the Lieutenant-Governor’s report, and showing 
the effect of reducing the interest rate in bringing down the rent.

By Hon. Mr. Elliott:
Q. What proportion of the $2,700 would the cost of the house be?— 

A. A little over $2,000. That would be land at $30 a foot.
Q. How far out of Toronto would that be?—A. That would be property 

pight down in some of the poorer sections more or less centrally located, 
pasing the property on a little appreciation on the assessed value, or attempt- 
lng to assess the property in Toronto at actual value—the buildings are about 
fifi per cent assessed normally. The low ones, below $2,000, are exempt by 
50 per cent.

By Hon. Mr. Morand:
Q. Have you figured the deflationary effect upon all the property now 

ponstructed?—A. As a matter of fact, this would have, to my thinking, an 
inflationary effect. The great fault with our whole slum condition is that it 
develops slum rot which always extends to adjacent properties. All the 
authorities should agree on that. That is not my opinion. You will find that 
iu the Lord Amulree report to the British government—a recent report over 

it was dealt with very extensively by Mr. Kahn and some other 
at a recent meeting of the Canadian Construction Association at

nere ; and 
Authority 
Montreal.

Q. You are taking the low wage as a permanent basis?—A. Yes.
. Q. Instead of attempting to raise your wages you are attempting to bring 
uown your construction to your wages?—A. No. We are really dealing with 
listing conditions.
,, Q. And taking them as normal?—A. No. Well—no. As a matter of fact 
Uese figures quoted from the Lieutenant Governor’s report refer to normal 
lrQes. A lot of these people now are on relief, and they cannot pay.

953SS—3J



120 SPECIAL COMMITTEE

By Mr. Hanbury :
Q. Is there not also the assumption that if there is an increase in wages 

there will also be an increase in the cost of construction, so that your ratio 
of one-fifth of a man’s earnings would still carry?—A. Yes.

Hon. Mr. Morand: I do not think that carries. If that had been true your 
total cost of construction would have gone down in proportion to your wages, 
and it has not.

The Witness; Of course, I think a properly organized national authority 
would consider very carefully construction costs on work of this kind. They 
would have comparative figures from different sources and they might be in a 
position even to ask certain individuals to reduce, if necessary, the cost of 
certain commodities where there seems to be an over-charge.

Mr. Hanbury: If there is an over-charge under normal conditions I do 
not see why we should ask people to reduce beyond fair prices.

The Witness: No. We are trying to get back to normal conditions.
Hon. Mr. Morand: By what percentage have wages gone down?
The Witness; Wages to-day are the most difficult thing—
Hon. Mr. Morand : Have they gone down 50 per cent?
Mr. Howard: More.
The Witness: A man on relief, if he be so constituted, will take as low as 

20 cents an hour for his time, and we know that wages of that type have been
paid.

By Hon. Mr. Morand:
Q. Say 50 per cent. By what percentage has your material gone down?-— 

A. Oh, less than 20 per cent.

By Mr. White:
Q. Mr. Reilly made the statement the other day that material prices are 

57 per cent of what they were in 1920?—A. 57 per cent?
Q. Are now at 57 per cent of what they were in 1920?—A. I have not seen 

those figures.
Q. And he also made the statement that wages are 86 per cent of what 

they were in 1926?—A. Well, you see, Mr. Reilly was speaking with regard 
to agreements between employers and labour when he quoted wages on that 
scale. That is probably accurate, but I want to point out—

Q. This had to do with unions?—A. Quite. I want to point out the dis
rupting fact in connection with relief labour at the present time—men who 
are taking relief and at the same time working and avoiding—you see what I 
mean. I know these things exist. I think we all know they exist. Now, to 
start with the housing plan itself. Private investors, gentlemen, are not in
terested in a return of 2i per cent. I do not think any of you gentlemen are 
interested in that return on your money. Consequently this source of funds 
is cut off. You can forget about it. However, there is a source from which 
the necessary funds can be raised without the burden of additional taxation 
or the imposition of excessive interest charges. The Dominion government may 
divert a portion of the funds at present raised for relief purposes into a national 
housing program, and finance the balance of the cost by government lending at 
a rate not exceeding 2^ per cent. This is the only source which can provide 
the necessary funds to finance the self-liquidating program on a national scale- 
I mean by that the government has to take some initiative if the funds are 
to be forthcoming for the financing of this scheme on what may be termed a 
relatively self-liquidating basis in any national housing scheme.
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By Hon. Mr. Elliott:
Q. Could you give us any idea as to what the government would lose by 

•advancing the money at 2% per cent?—A. It will not lose anything. You will 
see it is going to make a lot of money. It is going to make about $380,000 on 
every million dollars loaned.

By Hon. Mr. Rinfret:
Q. That excess would not be returned to the government. If the govern

ment loaned the money at 2\ per cent that is final as far as the government is 
concerned?—A. No. If you follow you will see.

Q. I was following the interrupter.

By Mr. Stanley:
Mr. Craig sets it down as fundamental that the taxpayer has to house 

these people; if he houses them in the slums it is expensive work; if he houses 
them in other places it is less costly?—A. Yes.

By Hon. Mr. Elliott:
Q. Have you considered What naturally the government should be able 

to obtain that money for?—A. Yes, sir. I am coming to that right now. In this 
scheme you will notice in the next paragraph that it says : “ Loaned to muni
cipalities.” Since this paragraph was written we have had several meetings of 
°ur committees in the National Construction Council, and we came to the 
conclusion that everything should be organized, as Mr. Somerville pointed 
out, through the National Housing authority. The funds should then be loaned 
to municipalities for slum clearance and municipal housing projects. Loans 
to private individuals would be made directly by the regional representatives 
°f the National Housing authority. This contemplates not merely loans for 
the purpose of slum clearance and rehousing, but it also contemplates the 
Provision of low interest bearing money to others in the low income group who 
have homes of their own, and who would like to either rehabilitate their 
homes or, where the homes are obsolete, replace them. And we go on to say: 
Whereas the Dominion government can exert no direct control over housing in 
the provinces, it should determine that loans which it extends for housing 
purposes are to be economically and efficiently expended, if a lot of useless 
'monuments to the depression are to be avoided.

By Hon. Mr. Riniret:
, Q. I see in the draft report you have cancelled several lines which proposed 
? act through the provinces. Your final view is that the federal government 

®.°uld act directly with the municipalities?—A. AVe more or less came to that 
uew by reason of the fact that it would eliminate a secondary control and that 
'e control would be direct through the national authority with the local authority 
'uch, I think, probably would mean that there would be better administration. 

Mr. Stanley : We had better pass those lines on to the B.N.A. Act com
mittee.
n. The Witness : It might be necessary. The point in that is the one that 
^r- Somerville raised that if the government is going to provide these funds for 
f sPecific purpose—a purpose which at least some feel is one that has to do with 
ubour and industry—they should have some say in how these funds would be 

expended : AVhereas the Dominion government can exert no direct control over 
musing in the provinces it should determine that loans which it extends for 
°using purposes are to be economically and efficiently expended, if a lot o 

H*eless monuments to the depression are to be avoided, lo accomplish this, a 
°minion housing commission should be established which should employ



122 SPECIAL COMMITTEE

technicians competent to pass on all municipal projects for which loans are to 
be made. Funds should be available for two types of enterprise : (1) slum 
clearance and rehousing; (2) loans to private owners of low cost dwellings which 
are now obsolete and which should be replaced.

From available figures we are of the opinion that 7 per cent of all urban 
and rural housing in Canada, or approximately 130,000 dwellings are obsolete. 
It is estimated that of this number 40,000 are in the slums of the cities and large 
towns. The 90,000 remaining houses include among the occupants many owners, 
and of this group a large number are restrained from rebuilding because of pre
vailing interest rates and amortization charges.

By Mr. Church:
Q. And taxes?—A. And taxes.
Q. I should say so.—A. The cost of living of such an owner would now be 

increased by $25 per month on a house costing $3,000. Under the plan which 
is proposed, the increased living costs would be but $13 per month, which in 
many cases can be borne and should provide the necessary stimulant to housing 
construction in this group. In presenting this plan, we are not insensible to the 
fact that there would be very great difficulties, perhaps, in getting this money 
out. I heard about one housing plan that proposed to get $400,000,000 in one 
year. Well, anybody who is in the practical world of affairs knows that just 
cannot be done. But we think that if it were found that there was some responsi
bility like town planning and other program requisites, the plan could be aug
mented to some extent by the government’s policy of building public buildings, 
and so on.

This plan proposes that the amortization period be not fifty years as down 
here, but only forty years. Now, if it were worked out on a fifty-year basis, 
we could reduce the rents further. This is only an outline, a suggestion ; it is 
not a perfect plan, but it is the basis on which a perfect plan could be evolved.

To Municipal Housing Commissions, loans would be extended for a period 
of forty years at a rate of two per cent—you see we are talking about two per 
cent, not two and a half—with an amortization of two and a half. You see, 
interest at the rate of two and a half per cent, over a forty-year period of 
amortization, means a little over per cent per annum paid out over the forty 
years, so that the total amount paid would be 5-i per cent, not 7 per cent per 
annum.

To finance the program, the Dominion government, over a three-year period, 
would sell to the Bank of Canada its securities amounting to $400,000,000. The 
amount required for slum clearance, 30 per cent of the total, or $120,000,000 
should be obtained at the rate of two per cent—I think we turn a page here, or 
very soon—and the remaining $280,000,000 at the rate of 2|- per cent. The 
Bank of Canada would receive no interest. Now we have shown, gentlemen, 
already one of the reasons for this preliminary discussion with regard to the 
banks creating deposits and that sort of thing, just to prepare our minds for 
the fact that it is a book-keeping entry in the books of the Bank of Canada. 
And all that the Bank of Canada requires to be paid in order to transact that 
deal is enough to pay for its overhead and its cost of operation. That is all 
that is necessary. If there are any profits after the shareholders are paid their 
41>- per cent, they must go back to the government.

Mr. Howard : And the wear and tear on the gold.
The Witness: Don’t forget that.
Mr. Stanley: And the printing.
Hon. Mr. Rinfret: That meets the point I raised a moment ago.
The Witness : That meets your point.
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By Hon. Mr. Morand:
Q. What effect would that have on your currency, $400,000,000 put out at 

4^ per cent?—A. On the currency of Canada?
Q. Yes?—A. In foreign markets?
Q. Yes?—A. It should have no effect. If that money is going to be spent 

in Canada, it would have no effect. It won’t affect the Canadian dollar; it is 
not money, it is credit. There is a distinction between money and credit. 
Money is something that has been saved up from past enterprise, the balance 
that has been saved. Credit is a book-keeping entry on the part of some 
authority to permit future activity, which is self-liquidating and will pay for 
itself.

Mr. Banbury : Hear, hear.
Hon. Mr. Morand : This is the first time I ever heard the distinction made.
The Witness : Well, there is a distinction, and so far as that distinction is 

concerned, gentlemen, it is not original. I read it from an article in the monthly 
letter, National State Bank, New York.

Hon. Mr. R in fret: That is very interesting.
Mr. Church: We better recommend you for an O.B.E..
Mr. Hanbury: That was said by Jackson Dodds in his speech some time 

ago.
The Witness : Yes. I am trying to keep on safe ground. There is plenty 

°f safe ground in this case, lots of it.

By Hon. Mr. Rinfret:
Q. That is very interesting, but when credit becomes due, you must have 

the money to meet it—A. Yes, it must be self-liquidating, and this whole brief 
is on the assumption that it would be reasonably self-liquidating.

By Mr. Stanley:
Q. You must have new currency then?—A. No new currency in this scheme. 

It may be advisable to use new currency in preference to this, but it is not for 
toe to say that ; it is a matter of national policy.

Q. If we can do it for $400,000,000, why not $4,000,000,000?
Mr. Church : The banks are privately owned.
The Witness: Are you going to be able to liquidate $4,000,000,000?
Mr. Stanley: I don’t know.
The Witness: That is the point. I will tell you a little story about a gen

tleman who was a Russian banker previous to the revolution. W hen the revolu
tion occurred he was head over a bank in a large district in Russia, and the 
Revolutionists got hold of him and told him he had to create money for them. 
He had to create something. They needed money of some description, lie had 
to do it. There was no answer to it or he would meet the fate that othei people 
toet in Russia at that time. There was quite a group of them, and lie said, come 
to and set down what you consider yourselves to be worth in rubles and each 
Rtoe of them set down what he considered himself to be worth. He said, Now, 
I am going to loan you credit to the extent of your personal estimate of >oui own 
health, but you have to pay it back.”

By Mr. Stanley:
Q. Why do you pick $400,000,000? That is an arbitrary sum. How do 

y°u know we can liquidate $400,000,000 and cannot liquidate $800,000,000, or 
wllY do you not start with $100,000,000?—A. Because we figured that seven 
Per cent of the houses were obsolete in that low area, and it would cost appro- 
'toately $400,000,000 to build that seven per cent of the houses, taking care 
to the seven per cent new houses and rehabilitation.
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Q. Your argument is dependent upon the ability to liquidate the amount 
that is put into it?—A. Quite.

Q. Are you sure you will liquidate $400,000,000? That is my point.— 
A. I think the answer to that is simply this, that it will depend on your 
national survey or your central housing authority to corroborate this estimate. 
We are giving something. We are using that estimate as a basis. I will tell 
you how we arrived at it, so that you will know that we just did not take a 
shot in the dark and say, “We need $400,000,000.” We arrived at it in this 
way: There was a survey made of some thirty different cities, as I recall it, 
in the United States, to check up on obsolescence in low cost houses and that 
sort of thing; and they found that seven per cent was about the average. 
Then I took the Lieutenant-Governor’s report in Toronto, which showed that 
4,000 houses must be replaced, and said nothing at all about rehabilitation. 
Well, if we estimate that there would be as much rehabilitation as there is new 
housing required, that would be 8,000 houses in Toronto where we have about 
109,000 houses ; in other words, over seven per cent. We estimate that 
probably would hold good for the whole of the country, more or less, on that 
basis.

Q. Have you taken into consideration any calculation of the portion of 
these which will not be liquidated? There will certainly be some of them 
fall down?—A. Yes.

Q. Who is going to provide for them?—A. When you see the answer—a 
saving of $380,000,000 of the present relief costs—when we come to it, you 
will say, “ Let us take care of the deficits through that fund, if necessary.”

Q. It will not be charged back on the general taxpayer?—A. No, it should 
not be; because it is going to save the general taxpayer a lot of money if it 
is adopted.

By Hon. Mr. Morand:
Q. Your maximum will find its own level by the demand for it that may 

come?—A. Quite true. This is an outline, and I am glad to have all these 
questions, because they give us the chance to tell you how we arrive at it.

The Chairman: Gentlemen, it is one o’clock.
Mr. Hanbury: At what time shall we meet?
The Chairman : Some one spoke about what was going on in the House 

just after lunch. What time do you think we had better come back?
Hon. Mr. Rinfret: I am only expressing my own view. I was going to 

say four o’clock.
Mr. Hanbury: Yes, four o’clock.
Hon. Mr. Rinfret: That will give us a chance to speak on the orders 

of the day.
The Chairman: All right. We will adjourn now until four o’clock.
The committee adjourned at 1.00 p.m., to meet again at 4.00 p.m.

AFTERNOON SITTING 

The committee resumed at 4.30 o’clock p.m.
The Chairman: Gentlemen, come to order. We will ask Mr. Craig to 

proceed.
James Henry Craig, recalled.
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The Chairman : Proceed, Mr. Craig.
The Witness: Mr. Chairman and gentlemen, to resume from where we 

left off this morning—

By Mr. McIntosh:
Q. I am not clear where you get this $400,000,000?—A. I will clear up 

that point. First of all I would like to make this clear that in suggesting a 
program of this magnitude the suggestion comes from the finance committee of 
the National Construction Council, not from the general body. It is sent 
on to you by the general body I think with the idea of illustrating the effect 
that a program of this magnitude would have on eliminating unemployment. 
I think that was the primary purpose. Am I right in that?

Mr. West: Correct.

By Mr. McIntosh:
Q. You are thoroughly satisfied in your mind that a program of public 

works would eliminate the problem of unemployment temporarily and not 
permanently?—A. I will distinguish between public works and self-liquidat
ing public works or between public works and self-liquidating housing. If the 
project is not self-liquidating it has to be paid for in some way sooner or later 
by the taxpayer or out of savings. It may pay for itself in increased revenue 
to the country, but there is a distinction in this plan that emphasizes the import
ance of a self-liquidating program of housing, for instance. To show where 
the $400,000,000 would come from. In the first place, I just want to read briefly 
from the preamble of chapter 43, “ An Act to incorporate the Bank of 
Canada”:—

Whereas it is desirable to establish a central bank in Canada to 
regulate credit and currency in the best interests of the economic life 
of the nation, to control and protect the external value of the national 
monetary unit and to mitigate by its influence fluctuations in the general 
level of production, trade, prices and employment, so far as may be 
possible within the scope of monetary action, and generally to promote 
the economic and financial welfare of the Dominion.”

I feel that this recommendation is one which comes well within the requirements 
°f the purpose for which the Bank of Canada was set up in that regard. Now, 
then, how is the Bank of Canada going to issue $400,000,000 of credit? I think 
that is your question, sir.

Q. No. My question was as to how you arrived at that figure.—A. Now, 
that is quite different. I arrive at that figure when that figure was given 
that 7 per cent of the houses in the low group throughout Canada were either 
obsolete or required replacement, and the estimated cost of replacing those 
houses together with the needed money for buying the slum land and slum 
clearance would come somewhere in the neighbourhood of $400,000,000 which 
includes only 30 per cent for slum clearance and 70 per cent by private persons 
jor the replacement of their properties which are obsolete. That clears up 
that point.

Now, how can the Bank of Canada lend that amount of money? I will 
read from section 21 of the Bank of Canada Act:—

To buy and sell securities issued or guaranteed by the Dominion of 
Canada or any province, having a maturity exceeding two years from 
the date of acquisition by the bank but the bank shall at no time hold 
such securities ... of a par value in excess of three times the amount 
of the paid-up capital of the bank.

1 must be long term money; it must be more than five year money. It is 
Provided at 3 per cent under section 25 of the Act.
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Now, the proposal we are offering is one that may be carried out under 
the terms of the Act as it is at present drafted provided the directors of the 
Bank voted to increase the capital stock we will say to $200,000,000. They 
could increase it to less than that, but we will say for the purpose of easy 
figures to $200,000,000; and instead of lending three times that amount, 
$600,000,000 we suggest that they lend $400,000,000, or that they buy govern
ment securities to the extent of $400,000,000. Am I correct in that, Mr. 
Chairman?

By Mr. Hanbury;
Q. Do you mean that $400,000,000 is going to be put out in a short 

period?—A. Over three years. This plan contemplates the putting up of 
$300,000,000 over a period of three years. Gentlemen, let me point out to 
you that $600,000,000 of credit has been retired in a period of five years. 
Why should not $400,000,000 be put back in a period of three years if we 
are going to make the machine work?

By Mr. White:
Q. Did I understand you to say in the earlier part of your remarks that 

Mr. Towers was not in agreement with you on this?—A. No, not at all. This 
has not been brought to the attention of Mr. Towers.

Q. There was some reference to Mr. Towers in your opening remarks?— 
A. They were to the effect that Mr. Towers may have a better method than 
this of financing a government program of housing.

Q. It led me to believe that he did not agree with this idea?—A. No.

By Hon. Mr. Rinfret:
Q. He has not pronounced on this question?—A. No, not at all. I do 

not think it has been brought to his attention.
Mr. West: I still think that perhaps some of the members of the com

mittee are not clear on what you mean. It seems to me that they think you 
are advocating a campaign of $400,000,000 to be spent by the council.

The Witness: I will make that clear, that the National Construction 
Council is not, as a council, advocating the expenditure of $400,000,000 on 
housing. They have set no amount, but they were sufficiently intrigued with 
the results of such a plan to endorse its presentation to this committee as 
information. Do I make that clear? The finance committee of the Council 
was the only body that thoroughly endorsed the plan. I want to make 
that clear.

By the Chairman:
Q. What is the present stock of the Bank of Canada?—A. The present stock 

is only $5,000,000.
Q. You have increased it by $200,000,000?—A. Increased it by $200,000,000 

under this proposal. It can lend three times the amount of their capital stock.

By Mr. McIntosh:
Q. Did you say by $200,000,000 or to $200,000,000?—A. That is the point 

that has got to be cleared—increased it by $200,000,000. By so doing, under 
section 21 of the Act, subsection D, the bank could buy government securities or 
securities guaranteed by the Dominion government not exceeding $600,000,000. 
We are proposing that only $400,000,000 be used. Let the bank have the other 
$200,000,000 to carry on with other necessary financing of other business. The 
point is that there is a reserve there. We are not asking that the total amount of 
$200,000,000 new stock be used as a backing entirely and exclusively for credit 
in establishing a housing problem.
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Now, then, the bank pays to its shareholders 4^ per cent. Interest at 4^ 
per cent on $200,000,000 capital stock would be $9,000,000 per annum. That is 
what they have to pay the stockholders. If the money were loaned to the 
Dominion government, or the credit perhaps I should say on this basis, 2 per 
cent on $120,000,000, the annual payment would be $2,400,000 in interest and 2^ 
per cent on $280,000,000 the annual payment would be $7,000,000 or a total pay
ment of interest annually of $9,400,000 would be required by the government to 
the Bank of Canada. But as the Bank of Canada has increased its capital stock 
only by half the amount borrowed—by $200,000,000—it pays to its shareholders 
4£ per cent on that amount, or $9,000,000, leaving $400,000 annually to pay the 
overhead and carrying charges of the bank ; to pay for the operation in other 
words. Now, is there any question on that?

By Mr. Gray:
Q. Does that mean you expect a return from the slum clearance of 2 per 

cent or does it mean the government absorbs the 2 per cent to the Bank of 
Canada?—A. Under this plan we would charge only 2 per cent for money to be 
used for slum clearance.

Q. The government of Canada would absorb that because you do not expect 
any return?—A. Yes, we expect that to be paid.

Q. By whom?—A. By the tenants of the buildings.

By Mr. Hanbury:
Q. In the form of rental?—A. Yes. Is it quite clear where this credit comes 

from? It was because of this problem that I dealt at length with the problem of 
bookkeeping money this morning. This is quite within the terms of the Bank Act 
'—to increase the credit of the country to this extent, providing it can sell 
$200,000,000 additional securities to the country ; but I would point out, Mr. 
Chairman, at this time when good securities are securities that 4£ per cent 
money is very attractive to a lot of people, and there is a tremendous lot of 
money in the savings banks waiting for investment. The first issue of stock was 
very greatly over-subscribed. If that point is clear I think I can proceed. For 
the benefit of the member who has just come in (Mr. Bourgeois) I would say 
that the proposal is to increase the capital stock of the Bank of Canada by 
$200,000,000 which would pay interest at the rate of 4-1- per cent per annum—a 
total of $9,000,000. In other words, $9,000,000 would be paid to the shareholders 
°f the bank, and the government would borrow twice that amount from the bank 
by the sale of securities, paying 2 per cent on $120,000,000, or $2,400,000, and 
Per cent on $280,000,000 or $7,000,000. The total interest paid on these securities 
,v°uld be $9,400,000, and the total that the bank would pay out to its share
holders would be $9,000,000 leaving $400,000 to take care of the transaction by 
me bank. That point is important, gentlemen, because it is the crux of this 
matter.

As I pointed out earlier all profits of the Bank of Canada over and above the 
mterest paid to the shareholders returns to the government in any event so that 
he $400,000 should be ample to cover the actual cost to the bank.

■ur Now, we come to perhaps the most interesting part of this whole discussion. 
«Xe show by this chart the benefits to be obtained by the government lending 
j >000,000 for housing on the basis herein suggested. We have taken it on the 

asis of $1,000,000 because it is easier to take in these terms than the large 
^mounts, and then giving a recapitulation showing what it would be if the entire 
Pr°gram were carried out over a period of years. This column is the cost of land 
ari(f administration, this is the cost of new dealings—30 per cent for slum 
garance, or $300,000; an item of $120,000 would be needed out of that to pay 
j?r the land and slum clearance and $180,000 would go into new buildings. In 

m case of private borrowers, of 70 per cent of this total of $1,000,000 or $700,000, 
d Pd" cent would go into administration.
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Q. That is 31 per cent?—A. 31 per cent, yes—5 per cent would go into 
administration because they already own the land, and the balance of $665,000 
would be spent on new buildings or on rehabilitation. Now, the total to be 
expended on new dwellings would be $845,000. That is the figure we are con
cerned with, because that is the money spent on new dwellings or on rehabilitation 
that will go into labour, and the purpose of this is to show what will happen to 
unemployment if it is adopted. Now, it is almost established without question 
that 80 per cent of all construction costs are either directly or indirectly labour 
costs. That goes a lot further back than the men working immediately on the 
job; it means transportation, the preparing of materials in the shops, and right 
back to the forests and the mines—but 80 per cent has been established as a 
reasonable basis as the percentage of labour involved in any construction pro
gram. Now, then, 80 per cent of this amount to be spent on housing would 
provide a payroll of $676,000 for every million dollars loaned. For the purpose 
of this plan we have assumed an average wage of 60 cents per hour. Sixty cents 
per hour with a five-day week and 36 weeks per year—not the whole year. If 
men employed on this were employed only for 36 weeks in the year 782 men 
would each receive $864 per year. Now, that is simple mathematics. I think 
it is clear. Is there any question so far?

By Mr. White:
Q. I think your rate per hour is too high?—A. Well, we considered that rate 

per hour from various angles. We had it at one time at 50 cents and then we 
changed it to 60 cents. There are many shades of opinion that would have 
to be satisfied in the average rate per hour—organized labour on the one hand 
and there are other factors on the other hand—so we set it at 60 cents and it 
worked out relatively at 50 cents or 70 cents. The point is that the basis of 
this scheme is 60 cents per hour. That many men, 782, employed at $864 per 
year will total $676,000.

By the Chairman:
Q. For each million you employ 782 men?—A. That is the start of it.

By Mr. Hanbury:
Q. Based on your estimate of $864 per year, that would allow a man to pay 

about $170 approximately per year for rent?—A. Yes, that is true. That is a 
factor it is well to have in mind. That is a very good point. It is a point I 
had not thought of, and it is well taken. Now, I am going to show you that 
the velocity of money turnover is the essential factor, and this, I submit, is the 
factor that was not given due consideration when unemployment relief was 
adopted in preference to construction.

Q. I think it is much more important than your foundation?—A. It is more 
important than anything else; and the other factors are the things that result 
in the slowing up in turnover of money. The average relief costs, Dominion, 
provincial and municipal, for heads of families, from the figures we have been 
able to obtain, are $260 per annum. Now, that does not include various other 
contributions from charitable organizations and other sources.

Q. I think that figure is very much too low.—A. Possibly it is.
Q. Very much too low. As a matter of fact, we had information in the 

House last week showing that the cost of maintaining a single unemployed man 
was $1.30 per day, including Sundays.—A. Yes.

Q. In addition to certain administration costs?—A. Yes.
Q. Now, if that is the cost of a single unemployed person, surely the cost 

of a family would be much greater than $260.—A. You will see later, gentlemen, 
there are other factors that we add to this in order to get to our final computa
tion; but this was the figure that we were able to get locally in Toronto. You 
people are in a much better position than we are to get accurate figures.
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By Hon. Mr. Rinfret:
Q. Do you mean that was a single contribution or the contribution of the 

Dominion, provinces and municipalities together?—A. That was the information 
we got at the time.

Q. I am afraid that it is so much lower than what it should be, that it 
will throw out the whole value of your figures.—A. There are other factors.

The Chairman : I think Mr. Cauchon’s figure was $690, was it no?
Mr. Cauchon : Mr. Chairman, I have some revised figures here, if I may 

interject just for a moment. There is difficulty in getting some of the figures, 
but I have here a revised list of the cost per annum of the maintenance of a 
family of five on relief in Ottawa, replacing what I gave last day.

Per year
Rent, $13 per month.................................................. $156 00
Food, 5-41 per week................................................... 281 32
Fuel, $1.75 per week for heating season, say 22

weeks..................................................................... 38 50
Light, 25 cents per week............................................. 13 00
Clothes, $4 per month.........................   48 00
Medical services, 11 cents per month, per person

family of five........................................................ 6 60
Hospitalization............................................................. 84 50

Total.............................................................. $627 92
The cost of hospitalization, exclusive of the Civil Hospital, and the Royal 

Ottawa Sanatorium, is $169,000 per annum. You see, indigent persons or 
people on relief go to the hospital and no bill is rendered for them, but at the 
end of the year, the deficit is charged back to the city, so the only way we can 
figure out the amount is as I will show you. Relief patients, at the Civic 
Hospital and at the Royal Ottawa Sanatorium, number approximately the same 
as at all other institutions combined. Hence to arrive at an approximate total 
cost, the amount of $169,000 must be doubled, and for an average of 20,000 
Persons on relief, the average cost per person is 2 X 169,000 divided by 20,000, 
which equals $16.90; the cost per family of five is therefore $16.90 X 5, which is 
$84.50. The actual cost per year for relief chargeable to the city is $599,266, 
°ne third of the total cost, or $1,797,798. For an average of 20,000 persons on 
Relief, this gives a total cost per person of $89.88, or for a family of five, $449,40. 
H is pretty hard to get it exactly for the reasons I gave you.

The Witness: I want to go a little further into the conditions under which 
relief is expended, Mr. Chairman, in different parts of the country. For instance, 
111 Ottawa apparently you pay every month’s rent. In the city of Toronto they 
Pay alternate month’s rent. At one time alternate month’s rent were being 
Paid by charitable institutions, so those figures would vary in different parts of 

country. Not only that, but we have taken a family of four, rather than a 
family of five, which makes another difference. What I have here a little further 
^l°ng, is to show that the average cost of $8 per week is necessary to pay for the 
°°d, light, heat and shelter of a family who is receiving clothes from different 

governmental and charitable sources. In some municipalities a lot of those 
hlngs come from charitable sources.

, Mr. Cauchon : A lot of charitable sources are added to what I have given
here.

The Witness: Basing it solely on what the city of Toronto was paying out 
f that time, together with the provincial and Dominion grants—these other 
hitigg, J grant you, were included, but they came from other sources—for the pur- 

Pose of this investigation, a saving of $260 per annum would mean, by removing 
heads of families from relief, $203,320 per annum. These men would spend
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all their earnings, and the total spent would exceed relief by $472,680. This 
$675,000 is divided up in this way: this was the amount that was being spent 
by the governments, and the other is the additional amount that they would 
expend if they were on this program.

By Mr. Hanbury:
Q. My point there is this: I do not think that your expenditure is going to 

exceed the cost of maintaining the unemployed to anything like the figure you 
have set up there?—A. Well, we recognize the other factor; we increased the 
amount to $8 per week per family a little later on, and we took the economics of 
that. The reason that amount is there is that that is the figure we got from the 
welfare department in Toronto at the time we were making up this brief. They 
may not have given us the accurate information but it was the best we could get, 
and the principal involved will work whether it is $269 or $306 or $460. It is 
a matter of degree and the time that would be taken to eliminate unemployment. 
Your Bureau of Statistics here will be able to furnish you with much more 
accurate information.

Mr. Sullivan : Mr. Gray said that would be only the city’s portion, not the 
province’s, nor the Dominion’s.

Hon. Mr. Rinfbet: I put that question. It involved everything?
The Witness: It involved those three departments, according to the infor

mation we have been given.
Mr. Gray : Quite so. It is a matter of degree, as you say.
The Witness: Here is the point: it is this velocity of turnover that makes 

the depression, along with the initial cause. The velocity of turnover in 1929 
was 17 times. Now, as we know, a lot of that was due to speculation in the 
stock market. It was money that did not get into industry. Perhaps some of it 
did, because a man that made some money built a new hou^e, or bought a new 
motor car. He used it in some such way. By 1932 the velocity of turnover was 
only 9 times. It had slowed down to that pitch. We have not exactly the 
amount of velocity turnover to-day, but we have assumed it is six times, which is 
very conservative, as compared with nine times in 1932.

By Mr. Sullivan:
Q. This is all speculation?—A. No, it is not speculation. Those are actual 

figures that can be obtained; but we have not got right up to the minute figures. 
Six times, I imagine, is correct. Wre will assume 'but 70 per cent of this $472,- 
680 turned over but six times. Seventy per cent is assumed to be the portion 
of any sale that would be used in replacement of the goods sold, the 30 per cent 
that we have left out of the picture being the portion that goes all along the 
line. It would represent taxes, interest, profits dividends, etc. And these costs 
are only paid annually or semi annually and therefore do not immediately 
go back into purchasing power and into turnover. Do I make that point clear, 
gentlemen? Well then, when we have assumed only 70 per cent of this amount 
turns over six times, we arrive at the figure of $1,280,000 new purchasing power 
created. Of this we assume only 35 per cent will create new labour. The 
reason for that is the point that we added in there, the other costs that were 
normally taken care of by charitable organizations, to bring up the costs of 
maintaining a family on relief to $8 per week. That is why we assumed only 
35 per cent of this amount will create new labour, and if it does create new 
labour, we get labour for 518 men at $864 per annum. The total number thus 
re-employed is 518 plus 1,300 men, an'd the savings in relief, if the heads of 
families are employed, is that amount, $338,000. Now then, gentlemen, w-e 
have assumed that the savings a,re only on the basis of the cost. If the cost 
is greater, the savings are greater, so what difference does it make whether out
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figures are actually accurate, or whether they are subject to some correction? 
The savings of 6 per cent on sales tax on 50 per cent of the purchases, would 
be $40,000 pdr annum. In other words, we have assumed that half of the goods 
bought by these men who have new purchasing power, would pay a sales tax; 
half of the goods that go into the construction of a house would pay sales tax, 
so there is another item of $40,000. Your total savings on relief costs per 
million loan would be $378,000.

By Mr. Church:
Q. You ought to add something else to that. Your chart does riot show 

the annual losses of the men on relief. You have to add to that chart the 
annual wages which these men lost by being on relief.—A. You are perfectly 
right. We are not dealing with that factor. That is a factor that should be 
considered.

Q. Economic wastage.-—A. That factor is so nebulous and yet so real— 
but it is one that, as you say, to give a complete picture, ought to be added as 
well.

By Mr. White:
Q. Should you not call that “ stock market profits ”?—A. No, sir. You 

have seen how it has worked out. I think you all follow it. Is there any doubt 
as to the figures? After all, it is just simple mathematics.

By Mr. Hanbury:
Q. I do not think you have made the picture nearly as attractive as it 

could be made. That is my whole criticism.—A. I have no doubt you are right, 
and I trust that—

Mr. Sullivan : Very conservative.
The Witness : We have been very conservative in the presentation of 

this brief.

By Mr. White:
Q. What about that sales tax, Mr. Craig?—A. The sales tax is fairly 

obvious. Fifty per cent of these goods pay sales tax.
Q. People on relief now are the cause of certain sales tax being collected 

°n that $260 that you have added there?—A. Yes; that is already eliminated. 
We have eliminated all that. All the way along the line we have taken all 
that out. That is on the annually created purchasing power. That is clear, 
ls it not? Now then gentlemen, here is the result of the three years—

Mr. Cauchon : May I ask Mr. Craig, for the committee’s information, 
what proportion of the cost of a house goes into direct wages, and what pro
portion goes into indirect employment in the house?

The Witness: Oh—
Mr. Cauchon: In your opinion.
The Witness: Approximately 50 per cent is paid out, pretty well, to direct 

Wages. It varies between 45 and 50 per cent, I think.
Mr. Cauchon: Indirectly.
The Witness: Indirectly it goes into all other factors I have mentioned, 

transportation and preparation of the goods in the shops,—away back.
Mr. Cauchon: What percentage?
The Witness: Another 30 per cent; 80 per cent all told in labour.

, Mr. Cauchon : That confirms the previous evidence given as to the amount 
1 money that goes into the housing scheme as wages.
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The Witness: The result of the three years’ program is shown, the amount 
to be loaned in this column (indicating) ; the savings on relief costs in this 
column; persons removed from relief in this column. We will assume that 
it is this year, that the program is in full swing. We hope that it will be in 
full swing when you get through with the work of your committee. 1935, 
$120,000,000 to be loaned, the first year ; the savings on relief costs would be 
$45,360,000 and the persons removed from relief, 770,000. 1936, $180,000,000 
to be loaned ; savings on relief costs, $68,040,000, a total of one million. You 
have got your unemployment problem solved in two years even on this basis, 
gentlemen. But the thing will be abortive unless it is done on an adequate 
scale. A courageous program is what is needed; and I believe that your 
committee, Mr. Chairman, has within its power, if the members are sold on 
the possibilities of a housing program, to lift unemployment in Canada, and 
to lift it in the course of two years’ time. The third year that one hundred 
million expended would give further impetus to private enterprise to maintain 
its equilibrium. I think that is all I have to say.

By Hon. Mr. Rinfret:
Q. I have looked at the figures in your brief, and in the third column, for 

1936, you have persons removed from relief, 1,100,000. I suppose this table 
would be correct?—A. Yes, this is correct. It should have been 1,000,000.

Q. I would like, so far as possible, to have it accurate?—A. Yes, quite 
right.

The Chairman : Does anyone else wish to ask Mr. Craig a question?

By Mr. Gray:
Q. Have you made any study of the Federal Housing Act of the United 

States, and its workings?—A. No extensive study; no, I have not. I can say 
this about it—

Q. It has not been successful?—A. No, it has not been successful. I can 
say one or two things about it. One of the reasons it has not been successful 
is that there were only two states in the Union that had permissive legislation. 
That is an essential thing to start with. In other words, the thing was con
demned from the start until the necessary permissive legislation was granted 
by the state.

By Hon. Mr. Rinfret:
Q. Which states?—A. The different states of the union, of the United 

States.
Mr. Gray: Which ones?

By Hon. Mr. Rinfret:
Q. Could you mention which ones they are?—A. I am not sure, but I 

think Michigan was one of the states that had legislation.
Q. There was a purpose to my question. I wanted to find out whether 

they were what might be called urban states or states where there are large 
cities?—A. Yes, I understand. I am not sure, but I am under the impression 
that Michigan was one of the states that had permissive legislation. I remem
ber reading an article by Mr. Kahn, who was director of housing, or one of 
the authorities, where he explained the difficulties which they encountered in 
gfetting their program to work.

Mr. Cauchon : Would you not say that the American schemes are too 
expensive for the low wage earner? As far as I can learn from reading, they 
rent from $10, $12 to $14 a room per month, per room, not per house.

The Witness : Yes.
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Mr. Cauchon: I have not seen yet any American scheme that meets the 
requirements we are trying to reach here, to supply housing to the man that 
can only pay $15 a month, unless they are for niggers. I think they have 
got some down to about $5 per room for niggers.

The Witness : That is of vital importance. I would like to point out one 
thing. Here we have a saving of $378,000,000. If we take $120,000,000 of 
that—

Hon. Mr. Rinfret : Thousand.
The Witness: Yes, thousand—$120,000. I am so accustomed to talking 

in millions, you see.
Hon. Mr. Rinfret : I can see that.
The Witness: If you take $120,000 of that amount, that would pay off 

the land for the whole of the slum clearance in Canada. That would pay the 
land costs. Under this scheme, even if land costs were left in and on an 
amortization scale of forty years, we would be able to rent five-room buildings 
at $16 a month. If you increase the amortization period to fifty years, the rent 
will be correspondingly reduced ; and if you pay for the land, you can get 
those apartments down to the price that anybody can pay.

By Hon. Mr. Rinfret:
Q. You mean to say that the land would become public property?— 

A. That would become public property.
Q. What about taxes?—A. The taxes would have to come off the land. 

It would be leasehold, and the taxes would still be collected on the buildings.
Mr. Cauchon : Might I ask Mr. Craig what he thinks about amortization? 

You know in England they give sixty years.
The Witness : I know.
Mr. Cauchon : But they build very much more substantial houses, and their 

climate does not deteriorate them like ours. What would you think in this 
country would be a normal rational amortization, for the life of the houses we 
build? For after all, it is the opinion of the committee, as I gather it, that 
amortization means the natural life of a house.

The Witness : I would say forty years was the best period.

By Mr. Hanbury:
Q. For what type of house?—A. For the ordinary small house, at the 

minimum wage.
Q. Frame?—A. No, masonry construction.
Mr. Hanbury : Mr. Chairman, there is one thing that I do not think we 

have got from any witnesses who have been here to-day, and that is some 
Practical and economically sound method by which funds could be provided 
for rehabilitation. I think that is one of the most important things we have to 
deal with.

The Witness: Well, I would say in reply to that point that funds from the 
same source could be had for rehabilitation purposes—the central body or com
mission or whatever you term that central body that sits at Ottawa here and 
supervises the expenditure of money and that sort of thing. They could draw 
UP the conditions under which that money would be let out for rehabilitation 
Purposes. There is no question that, where there is a large area to be served 
°r a large population, there must be a subsidiary authority or commission that 
would come directly under that central body, but would administer the expen
diture of those funds. The terms under which they would be expended would 
cave to be drafted by technicians qualified to determine those terms.

95358—4
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Mr. Hanbury : I think it is more a financial consideration than anything 
else. Most of these houses that require repairs are houses that to-day are not 
worth the mortgages against them.

The Witness: In many cases that is very true. Those mortgages would 
have to be paid off in some way or another.

Mr. Cauchon: The government advance would have to go on the first 
mortgage; and as Mr. Hanbury points out, a lot of them are not worth much.

The Witness: That is one of the problems.
Mr. Cauchon: In England where everything is based on the leasehold 

system, and a man’s house becomes debilitated, the commission will take it over 
from him, rehabilitates it and rents it back to him.

The Witness: Quite right.
Mr. Cauchon: By adopting a similar policy here—I am not saying it is 

right—would mean that a man would have to part with his ownership, the com
mission would take it over and put it in order, and then rent it back to him. I 
don’t think that point of view has been discussed yet.

The Witness: We have not discussed it.
Mr. Cauchon: That is one of the difficulties of rehabilitation advances made 

to private owners; that is, if you want to have any security for the government 
funds.

Mr. West: I think Mr. Hanbury is overlooking the fact that in one part 
of our report there was a recommendation that funds might be put out privately 
or with the assistance of private loaning bodies, with the government accepting 
some of the risks. One of the thoughts behind that, without it being developed, 
was that a loaning body carrying a mortgage on a house which is now in a bad 
condition might be guaranteed to some extent by the government, in putting that 
house in marketable condition. It is highly technical, and the conditions are 
individualistic rather than mass; and we think probably it could possibly be 
worked out through the private bodies, to some extent.

Mr. Hanbury: Mr. Chairman, the point I wished to make particularly was 
this: this National Construction Council is probably the body that we should 
look to as much as any other body in Canada for practical suggestions as to 
how and what recommendations we are going to bring in; and we are expected 
to bring in recommendations with reference to rehabilitation. As I say, I think 
we should have some practical suggestions as to what recommendations we can 
bring in. I have been listening for them, and I can frankly say that I have not 
been able to accumulate any of the suggestions yet, in a practical manner.

Mr. Markus: Might I suggest that Mr. Somerville might be able to throw 
some light on that subject.

Mr. Somerville: We did consider that, and we were in doubt as to just 
what the committee desired from us. We purposely did not go into the details 
in regard to how the loans should be made. But in the study of it, we found that 
the age of the building, the amount already loaned against it, the value of the 
land in relation to the building, are all factors that have to be considered. If y°u 
desire it, we are quite prepared to send that information on in a definite form 
to this committee. I might say that actuarial discussion comes into the matter, 
and it is not easy. The same thing applies to all this.

The Chairman: I think if you could make that out and send it to us, 
it would be helpful. We want any and all the information on this that we 
can get.

Mr. Somerville: We should be very glad to do that.
The Chairman: Now, Mr. West, that is the fulHdelegation. Would y°u 

like to say anything before you close your representations?
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Mr. West: I do not think I have anything very much to add to it. I 
hope you have understood Mr. Craig’s demonstration. We looked on it as 
a demonstration, a sort of mass demonstration, without paying too much 
atention to figures, on how the turnover of money would cut down unemploy
ment and how the interest rate would affect long term actual costs over the 
amortization period. I am not sure whether Mr. Bradley here, who is the silent 
member of our delegation, but who has nevertheless been very active on our 
committee, would like to add anything or not.

Mr. Bradley : There is just one thought that may be of some import, 
Mr. Chairman, and that is with regard to the statement which has been made 
that the plan in effect in the States has not been successful. Some of us, in 
studying this plan, of course have given a considerable amount of study to the 
plan over there. Our opinion is that the plan over there—that is, the first 
stage of it, and which had to do primarily with rehabilitation—is gathering 
momentum, and is certainly working out very successfully, although possibly 
not to the extent that had been originally thought of. But from the figures 
and the facts which we have—some of us, privately—there is not any question 
that it is commencing to accomplish results over there. It might be well to 
bear in mind that they have worked that out, or are supposed to have done so, 
in three stages. The first had to do primarily with rehabilitation, the theory 
behind it being this, that property generally had depreciated because of the 
fact that over the last three or four years no money was available to take 
care of ordinary normal repairs and maintenance on buildings, and that had 
accumulated to vast figures.

There are figures available as to what that amounts to over there; com
parable figures are available as to the condition here. Therefore, it seemed 
logical for us to start, and some of us have the same thought in regard to 
the same action here, that that is the proper place to start—with rehabilitation. 
That there is a fine market for labour and for materials of all kinds in that, 
and by starting the momentum there we will gradually or rapidly as the 
amount of effort is put into it increase employment ; and as our good friend 
Mr. Craig says, in that way we can lay the foundation for the other and 
equally important" part of the program ; that is, new construction. Now, again 
I point out that this is really independent of slum clearance. Some of us hold 
the view that slum clearance is largely the social side of the problem ; the 
other touches more particularly that phase of any of these activities which are 
supposed to be self-liquidating. From that point it is possible as we gather 
Momentum for us to get into the other phase, the new construction work. I 
just wanted to correct that because I personally happen to have some knowl
edge of the plans that they have worked out in the States, and I have studied 
them in relation to the efforts here. It is true that with the other plan there, 
that is providing mortgage money for new construction, they have had a con
siderable amount of difficulty ; their financial people have not been entirely 
behind them. But as far as rehabilitation work is concerned, there are figures 
and information to show that the thing is gathering momentum there, and 
some of us feel that that is the place at which to start this program here.

Mr. Cauchon : Might I ask, Mr. Bradley, for the information of the com
mittee ; what security is there there for money advanced on account of rehabili- 
tation of properties. What security is required say in the case of a house which 
ls dilapidated and on which there is already a mortgage.

Mr. Bradley : The plan that they adopted there was this : The federal gov- 
MMMent there provided the credit to this extent, that they interested various 

anks and loaning companies to come in behind this plan, and they have under- 
.a <en to guarantee loans made by financial institutions—be they banks or what 
ot up to twenty per cent.

05358—4)
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Mr. Cauchon : Up to 20 per cent of the loan?
Mr. Bradley : Up to 20 per cent of the loan that they required. I believe 

the federal government is setting up some reserve to take care of any possible 
contingencies where they might in future be called upon to take them over.

Mr. McIntosh: Is that effective in all the states?
Mr. Bradley: There were some states I believe in which there was some 

difficulty in connection with the passing of enabling legislation. What they are 
doing beyond that is this: They fully realize that even if they can produce all 
the millions or billions—and they are talking money in such big terms that 
some of us do not know what it is all about—still there was something more 
needed than that because of the reticence and uncertainty of people generally; 
that it would not necessarily mean that the average private property owner, 
whether he was a home owner or whether he had industrial property, was going 
to make the plunge in to help himself no matter what the restrictions were. 
Therefore, they realized that another thing was necessary over there and that 
was that they had to create a public opinion behind this. Because after all 
while we talk in terms of the number of people unemployed in Canada and else
where it is a fact that there is still a large percentage of the population gainfully 
employed, and the property which they own is likewise in need of repair. There
fore, to get this mass opinion behind it to take advantage of this money on the 
deferred payment basis, even when it was only extended over a period of two 
years, financed through banks and loan companies and guaranteed up to 20 
per cent by the government, they decided to take action. The first trouble 
they had with their operations there was that they did not get the immediate 
response they had anticipated on the part of the various financial institutions. 
Apparently some people had to be exhorted to get them in behind the scheme. 
But there was that one important factor, which I think any plan we have in 
Canada will have to face; that is, in so far as any rehabilitation plan is con
cerned, creating the means to secure these funds is not necessarily going to get 
the average citizen to come out and do these repairs to his property, which are 
absolutely necessary, because of fear and so on. A mass sentiment must be 
created behind such a move, probably not unlike some of the effort made in 
the days of the Victory loans and so on. It is necessary to develop mass opinion 
in favour of this unemployment project, so that the individual citizen even if he 
only has to spend a couple of hundred dollars on his small property, by doing 
that will help to solve the problem, the unemployment difficulty, through this 
plan by doing his bit. That was probably a side-issue, but nevertheless important, 
Mr. Chairman. That is all I have to say. I think that is important, however.

Mr. McIntosh: Is there not at the present time perhaps more confidence 
on the part of private loan institutions in the States with regard to this national 
housing scheme than there was a year or so ago?

Mr. Bradley: Quite true. And in the final analysis the whole scheme is 
based on nothing else than this so-called deferred payment plan which has been 
so successful in the automotive industry and everything else; and even through
out the darkest years of the depression the losses of the various finance com
panies increased by only a small amount; which indicated one very important 
truth and that was this, that after all the honesty of the individual citizen is of 
greater import than many securities that could be put up for loans. Indeed, the 
average citizen in regard to taking care of his obligations is something that is 
very substantial both in Canada and the United States. Therefore, what they 
are doing is capitalizing or making use of that basic common honesty ; because, 
after all, so far as the individual borrower is concerned over there with regard 
to whatever he secures from whatever source—government or so on—the bank 
has only got his individual note; they have nothing further in the way of liens 
and securities on his property or what not.

Mr. Hanbury: That is for rehabilitation?
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Mr. Bradley : Yes.
Mr. Hanbury: That is the point we want to get.
Mr. Bradley: Yes. To answer your question with regard to their being 

greater confidence with the government on the other side saying we will guaran
tee such loans as you make up to twenty per cent, and with the maximum loans 
on that class of business by these companies: All these companies have loaned 
a vost amount of money on this type of business, and as I recall the figures 
their losses were only 2-5 per cent, or something like that. They were playing 
very safe. But that in itself is a situation which creates confidence.

The Chairman; Now, Mr. West, we have obtained very valuable informa
tion from you people. 1 personally, and I think the members of the committee, 
have been very much pleased with the way in which you have presented it. 
We all have copies of your brief which we can read over and if it should develop 
later that we need additional evidence from you we would be glad to have you 
appear before us. If we need you we will send for you.

Mr. West: May I assure you, Mr. Chairman, that our organization are 
very anxious and willing to help you.

Mr. Chairman: We have another witness here, Mr. McCarter, of Van
couver. Mr. McCarter is a member of the firm of McCarter and Nairne, 
Architects and Constructural Engineers, of Vancouver, B.C. He is also past 
president of the Architectural Institute of British Columbia and Vice President 
of the Vancouver Board of Trade. I will ask Mr. McCarter to address you.

J. Y. McCarter, called:
The Witness: Mr. Chairman and gentlemen: For your information, I am 

a member of the regional committee of the National Construction Council, so 
that we have worked on the west coast in connection with the members whom 
you have heard. The memorandum which I have before me was prepared in a 
hurry this-morning, but I believe I possibly can present one or two points that 
may be of value to you.

I go back to 1927-28-29, the mortgage companies in Vancouver made loans 
for construction purposes on building and property of 100 to 110 per cent of the 
value of the two. In other words, in many cases, the mortgage company pro
vided the money that purchased the property and built the home. This they 
did without knowledge, through lack of competent valuators. I do not know 
whether it is a fact in the rest of Canada, but we had it out there where many 
of the homes were owned entirely by the mortgage companies who thought they 
would make a 50 or 60 per cent loan. I have one client who build five apart
ment houses and who states that he never had a dollar of his own money in 
any of them, and had as much as $5,000 of the loan company’s money over.

Mr. Sullivan : Apparently they built the same all over.
The Witness: The United States has had the same trouble.
Through the ease of money in this period, the speculative builder developed 

a condition in which, at the end of 1929, the community was over-built with 
reference to homes and apartments. This speculative builder, building only 
for sale, developed a large amount of second class space; that is space without 
Proper light and ventilation in his building. By “ second class space,” I allude 
t? space that is too narrow and in which you have not proper light or ventila
tion; space that in an apartment house or a flat costs as much per cubic foot 
as first class space; in space, that is, in which he possibly built with vacant 
Property ajoining with the idea of selling it to a prospective client whom he con
sidered possibly had a bigger piece of land than he was entitled to. Courts 
ln Vancouver are only five feet in width to the lot line. Not only did the 
speculative builder build with reference to poor planning, but he also built
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construction that was poor in type, and in which the equipment was of a low 
order ; building of a type in which depreciation came high.

Now, it is found that this second-class space during the periods through 
which we have been passing reduces the rent of first-class space, whether in 
homes or apartments. This second-class space also tends to reduce the assess
ment. In many cases tenants of second-class space with rents reduced have 
moved to first-class space, without any increase in their monthly rental ; they 
are still paying the same rent, but have moved from second-class space to first- 
class space. Therefore, your second-class space has been a drug on the market 
and has tended to lower the value of your investment ; and I am looking at this 
absolutely from the standpoint .of investment, of what you dollar will earn for 
you. A point that is worth bringing home is this; that a home or apartment 
building is not only an investment in an individual way, but it is also an invest
ment by the community or city, as it is the city that expects to receive returns 
from the home or apartment in the shape of taxes. The city, therefore, should 
protect itself by having .a sound city plan, with strict zoning and building regu
lations to protect the investment of its citizens and itself. I believe that the days 
of liberty, in which a man considered that he had a piece of property and could 
build anything he wished on it, have gone; and that the investor putting money 
into a home or a building who does not give himself and his community the very 
best possible in the shape of planning is not doing what he should; that if he 
makes a mistake and incorporates in his building poor space, and the like, we 
find generally that he appeals to the assessment board for a reduction in his 
assessment, and as a rule he gets it; so that the burden that his building should 
carry with reference to capital investment has to be passed on to other property 
holders in the community.

These building regulations which I have referred to should aim at establish
ing a class of citizen in a given area, and ensure that this area will support the 
class of citizen for which it is designed for a long period of years, with a 
minimum of depreciation.

We must, in my opinion, hold a district by zoning to the class of people 
that we put into it, to protect the investment of the individual home owner or 
any other type of construction program that is brought forward. This necessi
tates an exterior construction of home or apartment that will not deteriorate with 
the weather, and compels the use of brick, stone or concrete.

My life yould be 30 years, and I want an exterior of brick or stone material 
that will stand any weather. We have in Vancouver, a frame constructed house, 
and we find that if the owner of one house fails to paint his house, the exterior 
appearance deteriorates and the block of homes depreciates and the whole district 
loses the value that it had a few years previous. This is the case with the dis
trict known as the west end in Vancouver, adjoining Stanley Park. The houses 
in this area to-day are largely poor class rooming houses, occupied by three to 
five families, which means over-crowding in very many cases. That district 
should be a first class residential district, which it was at one time.

Vancouver can be considered as not at the moment having slum conditions, 
but the situation is very close to it through this over-crowding in different 
sections of the city. The apartment house vacancy in Vancouver was given 
at the end of January at 2-5 to 3 per cent. There are very few vacant houses. 
In other words, the apartment blocks are practically filled. Considering 
house construction as of two classes, that for the office man and skilled artisan, 
and that for the poorly paid manual labourer, I believe something can be 
done immediately to stimulate construction for the office man-skilled artisan 
prospective home owner. Slum conditions, I believe, is a problem by itself- 
I believe the federal government could operate through the present mortgage 
companies, guaranteeing to absorb a percentage of their mortgage losses. 
The amount of the loan could possibly be 90 per cent of the value of the land 
and proposed home, on the basis of costs at the present time. As construction
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developed, building costs would rise and the percentage of the loan should 
decline until it was approximately sixty per cent of the house and land. This 
moral support of the government behind the mortgage companies would, I 
believe, entail no loss, as the losses if any, would be calculated on the total 
of the loans made. In other words, it would not be a case of the government 
sustaining any individual losses, it would be a loss in the scheme as a whole. 
The percentage of loss as assumed by the government might start at say, 
50 per cent for the first year, reducing to 25 per cent for the following two 
years ; the whole scheme being considered as of three years’ duration. I have 
put this together hurriedly, gentlemen. The thought there is that the govern
ment might underwrite 50 per cent of the losses of the first year, made by the 
mortgage companies, and 25 per cent for the following two years. These 
figures can be changed and they can be worked out possibly to a more equitable 
point. Restrictions on construction, such as moratoriums, could possibly be 
removed and a fixed assessment established with the city authorities. I do 
not think the mortgage companies will move in any big way unless some of 
the provincial moratoriums are cleared away. Another point here is that a 
fixed assessment must be established so that when a district is built up the 
assessment will remain reasonably fixed. We have had a case out there where 
a lot was bought from the Canadian Pacific Railway under their land scheme 
for $1,000; before a home was built on it it was assessed for $1,800, and in 
1932 the assessment was again raised to $1,910. I was with the assessment 
commissioner just before I left to come here and we agreed on $73,000 as the 
value of the building. In 1929 the land was assessed for $60,000. In 1930 
it jumped to $132,000. The building was assessed for $60,000 in 1929 and 
raised to $94,000. One of the prominent life insurance companies have a loan 
of $140,000 on the building, and the assessment to-day is $73,000. That gives 
you another example of some of the loans the mortgage departments of 
insurance companies made, and that is why they are so ultra conservative 
to-day. I believe something should be done to loosen them up a bit, so that 
they might get back into operation again.

I believe that the endeavour of all of us is to re-establish confidence, and 
the. effect of the government standing behind the mortgage companies will 
assist in this respect. The interest rate should be held as low as possible to 
encourage the prospective home owner to commence operations. I am really 
dealing with the man who can move forward with the home service. With 
reference to accommodation for the low paid wage earner, this is a very 
difficult problem. To construct accommodation that will permit of low rent 
and take care of carrying charges, a city must consider this low wage earner 
a? giving a service to the city for which he is paid a small salary, and is then 
ffiven certain concessions, as hospital treatment, schooling for his children, 
and low cost housing. The low wage earner’s relation to the city is much like 
that of a servant in a home, where accommodation is provided and has to 
be considered as part of a city’s operating cost, such as installation of roads, 
sewers, water service. That is my feeling with reference to the low paid wage 
earners as we have them to-day, if we are not in a position to raise his wages.

By Mr. Sullivan:
. Q. I was asking Mr. Hanbury if taxes are paid on that amount in the 

Clty of Vancouver?—A. You mean on that assessment?
Q. Yes.—A. They have been endeavouring to collect them.

By the Chairman:
Q- If we endeavoured to build those workmen’s homes that you speak of, 

y hat effect would that have on the oriental population? In Vancouver, does 
16 oriental population live in what we call slums, two or three families to a
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house?—A. Yes; they are living in blocks, or what we would call rooming 
houses. Very, very few of them have their individual homes.

Q. I think it has been shown from the evidence that in Ottawa we could 
build a house for $2,800. How would the cost of building a house in Van
couver compare with Montreal and Ottawa ; would it be considerably cheaper? 
—A. No, it would not, Mr. Chairman. The cost, I would say, would be about 
the same. Your lumber might be cheaper, but nevertheless your fittings, 
piping, etc., has to come from the east, and the freight naturally raises the cost.

By Mr. McIntosh:
Q. What percentage of taxes have been collected in Vancouver in the past 

year?—A. It is 70 per cent, I believe.
Q. That is a fairly high percentage, is it not?—A. I think 70 per cent.
Mr. Hanbury: That is not sufficient to carry the bonded indebtedness?
The Witness : There has been the case out there where the assessment 

has been raised out of line with values. When they reached their borrowing 
limit, they raised the assessment.

By the Chairman:
Q. Can property be sold for the assessed value there?—A. Not at the 

present time, though there was a sale, I believe, went through on Granville 
street, of a quarter million dollars for a piece of property.

The Chairman: Do any other members of the committee want to ask 
Mr. McCarter any questions?

By Hon. Mr. Elliott:
Q. Do you know for what purpose that property was sold?—A. I could 

not say. It is the old Vancouver Theatre property.

By Mr. White:
Q. What was the assessment?—A. I could not tell you off-hand.
Mr. Cauchon : Might I ask Mr. McCarter, for the benefit of the com

mittee what he considers the life of a house in years? In other words, what 
amortization? Do you believe you could amortize a house here for fifty or 
sixty years with the construction we have in this country, coupled with the 
climate we have to contend with? How many years would you think was 
reasonable?

The Witness: Amortization should be covered in thirty years ; and with 
that, I would want brick, stone or concrete.

Mr. Cauchon : That raises the cost, of course.
The Witness: Yes.
Mr. Cauchon: Higher amortization.
The Witness : You can see, gentlemen, how it would really pay, with 

frame houses, for a man’s neighbour to paint his own home to protect their 
values. That is a fact, it would pay them to paint their neighbour’s home to 
protect their own values.

By Mr. McIntosh:
Q. How often would that have to be done in Vancouver, considering climatic 

conditions?—A. Five years would be the outside limit which it could go with' 
out paint.

Mr. Cauchon: It does not stand five years.
The Witness: No, it won’t do their either. But I would say that is the 

very limit.
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The Chairman: Thank you, Mr. McCarter. We are very much pleased 
that we had someone from the west.

Just before we close, there is one other thing. Mr. Markus, as secretary 
you say that the council consists of representatives from thirteen national 
bodies. Would you write out those names so that we can put them on the 
record?

Mr. Markus: I have done that.
The Chairman: The clerk says he has that. Is there anything else that 

any of the members of the committee wish to speak about before we adjourn? 
We will meet again on Thursday, and Dr. Coates or someone from the Bureau 
of Statistics will be here. We also hope to have someone who was on the 
Bruce committee in Toronto, at the same time, but we are not sure of that 
yet. We will now adjourn unless someone has something to bring up.

Mr. Sullivan: Mr. Chairman, could you tell me when you are asking 
Mr. Dupuis to come from Montreal?

The Chairman: No. We have his letter to submit before the committee.
Mr. Sullivan: Yes.
The committee adjourned at 5.50 p.m. to meet again on Thursday, March 

14, at 10.30 a.m.
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MINUTES OF PROCEEDINGS

House of Commons,
Committee Room 429,

Ottawa, March 14, 1935.

The Special Committee on Housing, in accordance with notice issued, 
met this day at 10.30 o’clock a.m., Mr. Ganong, the Chairman, presided.

The following members were present:—Messieurs: Beourgeois, Church, 
Dorion, Elliott, Ganong, Gray, Hanbury, Howden, Morand, McIntosh, Peck, 
Plunkett, ltinfret, Stanley and Sullivan—15.

Mr. Sullivan stated he had received a telegram from Mr. Rancourt, of 
Montreal, asking when Le Comité du Logement Salubre will be heard. The 
Chairman replied that it would be considered this afternoon.

Professor E. J. Urwick, Professor of Social Science and Economics, 
University of Toronto, was called and examined. He filed a copy of the 
Bruce Committee Report. Witness retired.

Mr. Church moved, seconded by Mr. Stanley, an expression of apprecia
tion and thanks by the Committee to His Honour Lieutenant Governor Bruce, 
to his committee on housing, and to Professor Urwick, for making the Bruce 
Report available to this Committee. Motion carried.

Mr. S. A. Cudmore, Chief of Statistics Branch of the Dominion Bureau 
of Statistics, Ottawa, was called and examined. He filed two charts showing 
building construction values from 1929 to 1934, and index numbers of employ
ment in building construction industry—1929 to 1934—also

Memorandum re value of construction permits, 1923 to 1934.
Index numbers of wholesale trade prices of construction materials, 1919 

'-o 1934,—also
Tables showing the housing of the population of Canada.

Witness retired.

, The Chairman stated that Mr. Alexander Officer, of Winnipeg, Manitoba, 
|?as been called, and asked Mr. Stanley to call a meeting of the sub-committee 
0r 4 o’clock p.m., to consider the calling of other witnesses.

t. The Committee adjourned at 1 o’clock p.m., to meet again Tuesday, 
March 19, at 10.30 a.m.

^>460—

J. P. DOYLE,
Clerk of the Committee.





MINUTES OF EVIDENCE

House of Commons, Room 429,
Ottawa, March 14, 1935.

The Special Committee on Housing met in Room 429, Thursday, March 14, 
1935, Mr. A. D. Ganong, Chairman, presiding.

The Chairman: -Order, please, gentlemen. We now have a quorum and 
can open our proceedings. We will dispense with the reading of the minutes, 
with your permission, as they will be printed in the report. We have with us 
this morning Professor E. J. Urwick, Professor of Economics, University of 
Toronto, and Director of the Department of Social Science. He was one 
of the committee that brought out the Bruce report. With your permission, 
we will now call on Professor Urwick.

Mr. Sullivan: Just before the professor is called, I want to say to the 
committee that I received a telegram from Mr. Rancourt of Montreal, repre
senting this same organization which I spoke to you about. They want to 
know when Le Comité du Logement Salubre will be heard.

The Chairman: We will give them our decision this afternoon. We 
will now call on you, Professor Urwick.

Professor E. J. Urwick called. He said:
With your permission, Mr. Chairman, I will formally present the report 

°f the Lieutenant Governor’s committee on the housing conditions of Toronto, 
and, if I may, give a short summary of the findings and recommendations of 
the committee

The committee was formed just a year ago, appointed by the city council. 
They made an exhaustive survey of the conditions in not the whole of the 
c'ty of Toronto, but a part of it. There were two distinct surveys. The first 
■survey was of 1,300 houses mentioned to them by different agencies as needing 
lnvestigation; and the second survey in detail was of two or three of the 
Worst parts of the city where the largest number of unsatisfactory dwellings 
jWre found. As a result of the whole of the surveys, it was found that out of 
L340 odd houses first examined, 999 or about 74 per cent were definitely below 

minimum standard of health conditions. After an intensive survey of 
certain areas was made, it was found that the number as a whole was greater, 
Athough not the percentage; that there were many houses not included in the

survey. As a result, the committee came to the definite conclusion that
]n the city there are at this moment at least 2,000 houses unfit for human 
Citation, and in all probability 3,000 or perhaps more.

By Mr. McIntosh:
Qf Q- That is in the whole city of Toronto?—A. Yes, that is in the whole city 
le i • ront°- The actual defects that we found were chiefly structural; that is, 
ceq n§ ro°fs, falling walls or sagging walls, floors damp and uneven, absence of 

ahsence of foundations and so on, which conditions are inimical to health 
c ' impossible to make conducive to comfort. The other cases were largely 
ij nilectGd with the situation in which these shacks or houses were found, and the 

possibility of keeping them clean, keeping them free from vermin. The 
°unt of vermin—rats and other vermin—was certainly appalling. A large
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part of the cause was undoubtedly due to the fact that there had been no sort 
of planning in the areas which were worst, or in the city as a whole. The con
sequence was that shacks had been put up sometimes back to back, sometimes in 
yards and sometimes in alleys between streets—usually in yards only paved with 
mud or alleys only paved with mud. They are in such condition that it is 
almost impossible, on the site, of them to do anything with them except pull 
them down and not rebuild in the same place. The absence of planning in the 
whole city’s arrangement hitherto, as far as building and the placing of houses 
goes, is perhaps the principal cause, in the opinion of the committee, of the 
condition of things that now exists. Another cause, of course, is the survival of 
shacks made of wood or stucco, which perhaps were built fifty or sixty years ago, 
and have been allowed to survive particularly during the last few years when 
there has been less condemnation of unfit dwellings than at any other time. I 
might say that in the latest figures issued by the Department of Health of the 
city, in 1933-34 only three houses were condemned on the score of being unfit 
for habitation, because of being dangerous to health.

The consequence is that these shacks continue to survive; and the land
lords are, in many cases, too poor to put them even into proper repair. The 
poverty of the tenants, of course, is another obstacle. Most of them are inhabited 
by tenants who are either unemployed or only casually employed, and cannot 
pay the usual rent of $15 per month which is demanded. Therefore, owing to the 
poverty of landlords in many cases, and of tenants in nearly all cases, it has 
been considered inadvisable to press for demolition of these buildings or con
demnation, and they still continue to be inhabited.

The remedies suggested by the committee are fairly simple. The com
mittee came definitely to the conclusion—unanimously, I think—that the remedy 
could not be applied by private enterprise. The shortage of houses—which was 
found to be somewhere between 17,000 and 25,000 in the city—could undoubtedly, 
in the opinion of the committee, be largely met by private enterprise; but the 
demolition and rehabilitation of these two or three thousand shacks which ought 
not to be lived in at all, in the opinion of the committee cannot be dealt with 
except by governmental supervision at least; and we also believe governmental 
assistance in some form or another will be necessary. The prerequisite of any 
steps that are taken to improve the housing conditions, in our unanimous opinion, 
are: First, that a planning commission should be appointed, of independent 
members, not experts, not representing any particular interests, even architects 
or contractors; and that planning commission should be entrusted with the task 
of immediately surveying the whole city from the point of view of residential 
needs, not as has been done hitherto by planning commissions which were 
appointed, from the point of view of traffic needs, street widening or street 
extension. As a second recommendation, we are of the opinion that the city 
itself, or perhaps any city, ought to appoint a definite executive housing board 
which would carry out, if approved, the recommendations of the planning com
mission, or submit them to the government of the province or possibly the 
federal government for approval; and that that directing housing board should 
be responsible for both the demolition, the rebuilding and the clearing of the areas 
where the housing has become definitely such as give menace of slum conditions- 
We also recommend quite definitely that the law should be stiffened, specially 
to give the medical officer or the officer of health the power to close and con
demn houses much more easily than can be done at the present time. At the 
present time lie has to prove, or has to be prepared to prove in a court of law> 
that such and such a house is definitely dangerous to health. That, as you doubt
less know, Mr. Chairman, is not always an easy thing to do. We also have 
come to the conclusion that, in order to get rid of these uninhabitable houses no'V 
existing in the city, putting the figure at somewhere like three or four thousand, 
in rebuilding on a planned system—which will mean altering the streets to some
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extent, getting rid of the mud alleys and so on— it will mean a total expenditure 
during the next few years of $12,000,000; and that that money, in part at least, 
will have to be provided by government, either municipal, provincial or federal, 
or all three.

By Hon. Mr. Elliott:
Q. That $12,000,000 is for what area?—A. It is not for any particular area. 

But we did take one fairly large area where the housing conditions were worst; 
and working out all the necessary conditions in that area, to make it clean as 
we would call it, would need alone $12,000.

Q. $12,000,000, you mean?—A. $12,000,000, yes, assuming that we were 
going to rebuild between three thousand and four thousand houses.

Q. You are referring to Toronto?—A. I am referring to Toronto alone.

By Mr. McIntosh:
Q. What part of that $12,000,000 do you think the government should put 

up?—A. We have not gone into the question of either the amount that should 
be given, or the division—if there is to be a division—of so much from one 
government and so much from another. We have not gone into that question 
at all, because we felt it was not our function even to make a suggestion on the 
matter.

If I may give the actual figuring there, we estimated that if we took one 
quite small area of some seven or eight acres, and replanned and rebuilt it— 
and it will all need rebuilding, housing something like two hundred families 
living there—it would cost $340,000. On that, the estimated revenue would not 
be more than about $9,000. Therefore, something like two-thirds of the total 
expenditure would have to be guaranteed or given by the city, the provincial 
government or the federal government. That, I think, is a fair indication of the 
whole of the areas concerned; that in all probability two-thirds of the cost 
Would require to be given or contributed by the government, in some form.

We have taken as our basis the present cost of putting up a perfectly simple 
form of house and the actual monthly cost, the possible monthly revenue which 
in no case canbe put above $5 per room per month ; that would be $15 per month 
for the smallest type of house of three rooms, and rising, of course, to $25 for a 
five-roomed house. On that basis the revenue would only be sufficient to meet 
one-third of the necessary interest on the purchase of the land, the building, the 
construction, the taxes and the management. Therefore, the remaining two-thirds 
has to be made up from other sources. I do not know whether that answers your 
question or not.

Mr. McIntosh: Yes, that is very good.
The Witness : It is as near as we can get to it.

By Mr. Stanley:
Q. Professor Urwick, are we to assume that two-thirds of the residents or 

°ccupants of the 3,000 houses would come under the classification of low wage 
earners—the very lowest wage earners?—A. Yes.

Q. As wre had it here before, they set that rent at $10 or $12 a month. 
^re you estimating in your calculation that all these would pay $10 or $12 a 
'Uonth?—A. No, by no means. That is a further question. About half of the 
People who are now living in these shacks are on relief as it is, and are likely 
to be on relief and therefore unable to pay anything at all, for some time to 
c°me. Consequently, if they are to be re-housed, the city will either have to 
P&y the rent or allow them to live in these new houses rent free, or else rent 
Poni to other sorts of tenants, tenants who can pay $12 to $15 a month.

Q. Your $12,000,000 takes into account that calculation?—4. Yes.
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By the Chairman:
Q. Does the relief commission allow these people who are on relief so much 

for rent at the present time?—A. Not at the present time; not now. Until last 
year the relief commission paid a maximum of $15 a month, but only paid it for 
the first month, and thereafter alternating months. Now they have gone into a 
different system, paying to the landlord the whole of the tax bill plus 50 per 
cent; so that if he is paying in taxes $6 per month, he would get $9 per month 
as the equivalent of the rent of the family living there. That is the plan which 
is now being put in operation.

By Air. Stanley:
Q. Am I to assume that the natural increase in the number of houses, which 

will be required by reason of the increase in population, will be cared for by 
private enterprise?—A We are assuming that, yes.

Q. But your scheme provides public money for all the present needs up to 
$12,000,000?—A. For the most urgent needs only; for the most urgent needs of 
these houses which, as I have said, in our opinion ought to be pulled down at 
once and not rebuilt, which ought not to be inhabited for another month.

By lion. Air. Elliott:
Q. Over what period of time would you suggest that the expenditure of 

that $12,000,000 should extend?—A. Well, there is no doubt that the whole of 
that scheme ought to be put into operation at once, because there is no doubt 
that none of these houses ought to go through another winter. But we are 
assuming that it will probably take some three or four years to materialize 
in anything like a complete form. We should be quite content if the city would 
take the very worst area and deal with that during the coming year, during the 
next twelve months ; and then go on to the next worst, and so perhaps spread 
that amount of expenditure over three or four years.

By Hon. Air. Alorand:
Q. You are professor of Sociology at the University of Toronto?—A. Social 

Science and Economics.
Q. Have you given any thought to the idea of decentralization by bonusing 

industries for the building of homes for their men instead of continually crowd
ing them on top of one another in the city of Toronto or Hamilton?—A. Yes, 
certainly.

Q. Would that not be a much better plan from the medical standpoint, to 
tear down these homes and not rebuild them, rather than continue to increase 
your crowding in one particular area? We have plenty of land.—A. I think 
many of us agree completely with you, that it might be a mistake to rebuild 
on the spots that are now inhabited, which are often packed in between junk
yards, warehouses or factories. It would be better for the people themselves,, 
provided that the factories at which they may obtain work are moved also.

Q. That is right.—A. But to put them on the outskirts of the city, and leave 
them to find their way into the centre of the city, even to get odd jobs, we think is 
not a feasible scheme.

Q. There have been plans developed whereby industries have been bonused 
for the building of homes for their own employees, bonused to the extent of l°'v 
rates of interest and so forth. A few of them taken out of Toronto and put in sonic 
of the nice healthy spots north and west would be of greater value to the 
public generally than just refinancing and rebuilding the slums that you have 
got, would it not?—A. Yes, I quite agree it would. There are one or two 
things that ought to be considered, if I may mention them. ,

Q. Yes, go ahead?—A. A great many of these people who are in the woi> 
condition of all—not only men but women too—are dependent on all sorts o^ 
odd jobs which they can only obtain when they are fairly near the neighbour-
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hood in which they now live. To move them out, unless they are regular 
workers, would deprive them of their obvious means of livelihood. There is 
also an objection on their part, of course, which is very marked, that they 
became part and parcel of a particular neighbourhood and they do not want 
to leave it. Their friends and associates and so on are in the one place. That 
is particularly true of the foreign element which is, in one of the worst districts, 
largely predominant.

Q. This is my last question : Have you given any thought to the licensing 
of industry, demanding that they should, before establishing themselves, get a 
permit in order to see that they do not increase the crowding of our cities?— 
A. No, I have not given any thought to that, I am afraid.

By Hon. Mr. Rinfret:
Q. Professor, have you any data, as regards the conditions that you have 

just described, as to how Toronto compares with other cities in the matter? 
Perhaps you will come to that later on?—A. Well, I don’t like to make com
parisons, because I have only heard reports of one or two cities—Halifax, Win
nipeg and Montreal to some extent. It is rather difficult to make a comparison 
at all. For one thing, the reports are not so thorough, in one sense, as ours. 
They give a more general picture of the conditions; and to make a comparison 
might be comparing one set of data with another, which is rather hard. But I 
should say from what I have been told, at any rate, in a city like Hamilton 
which is one of our near neighbours, that the same conditions—although, of 
course, on a much smaller scale—exist and are increasing there too; but they 
are not quite so bad, because the agç of the city is less, and the congestion 
is less.

Q. Following the question just put, if there were a recommendation for 
the rebuilding of workmen’s houses in the outskirts, that would involve com
pensation to the owners even of slums in the middle of cities, would it not; or 
would it be your opinion that something should be done in that way?—A. Well, 
our opinion is—and again I speak for the committee—that in a large number of 
cases the actual dwellings, the buildings that would have to be demolished, 
neither deserve nor should get anything except an almost nominal compensa
tion. If they are in a state in which they ought to be condemned, compensation 
need not be paid; and on the British method, they will not pay compensation in 
those cases. We might either pay none or pay very little compensation. The loss 
pf revenue on the land would be the serious thing. But assuming that this land 
is needed for other forms of development, and as it is close by the factory 
districts, then the question of compensation would not be a serious one. The 
People could be moved out to the outskirts without much additional expen
diture in the way of compensation. Is that what you mean?

Hon. Mr. Rinfret : Yes, thank you.

By Mr. Stanley:
Q. Professor Urwick, I assume that you take it for granted that it is not 

Practicable in some instances to move the industries?—A. In many cases quite 
clearly not. For instance, the nearest neighbour of one of the worst districts 
ls the wffiole of the Eaton Company’s buildings—factories and waiehouses as well 
as stores. Those I do not think could be moved. In some cases I think there 
are certain odd factories which could be moved quite easily.

By Mr. McIntosh:
, Q. Is not the policy of industrial decentralization practically an accepted 
a°t to-day, considering the overhead in the larger centres?—A. I think, on the 

Xv'l0le it is. Yes, I think I should agree that it is.
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By Hon. Mr. Morand:
Q. Yet the city of Toronto has had more factories coming in than all of the 

other cities in the province of Ontario put together in the last four years?— 
A. Coming in?

Q. Yes.—A. Into the city?
Q. Into the city of Toronto.—A. I didn’t know that was the case.
Q. Your board of trade is bragging about it.
Mr. Stanley : That would be the city proper, would it?
Hon. Mr. Morand : I don’t know. It is whatever is covered by the board 

of trade. I cannot give the actual figures on it. I know there was a statement 
made not so long ago. For instance, we have been seeing a number of large 
factories go into Toronto constantly. I shall not name any of them.

Mr. Stanley: Campbell’s Soup—where did they go?
Hon. Mr. Morand : Toronto.
The Witness: May I point out one thing in that connection As you know, 

the city of Toronto has reclaimed and prepared a large area of land between 
the city and the lake in the hope that it will be occupied chiefly by factories and 
warehouses ; and a few have already built there.

By Hon. Mr. Morand:
Q. Thereby adding to the general congestion of the city?—A. Adding 

to the congestion of the city.

By Mr. Stanley:
Q. Where have those workers to live?—A. They have to live as near as they 

can, which means in the most over-crowded part of the southern part of the 
city as it is to-day.

By Hon. Mr. Morand:
Q. They have only one direction from which to come?—A. That is all.
The Chairman: Have you completed your presentation, Professor?
The Witness: I do not think there is anything else, unless you wish to 

ask about something.
The Chairman : I just wanted to make sure that you were through before 

questions were asked.

By Hon. Mr. Elliott:
Q. Professor, have you given consideration to the systems in vogue in other 

countries—I am not referring merely to cities, but other countries—situated 
similarly to Canada, and there are some countries somewhat similarly situated, 
I believe; can you give us any information as to what have been the most 
successful schemes that are in operation in any other countries where conditions 
are as nearly like those in Canada as you can find?—A. The latter part of 
the question makes it difficult to answer. I know something of what has been 
done in some of the European countries, but I cannot say that any of them 
is at all like Canada—general conditions.

Q. That is the difficulty?—A. That is the trouble.
Q. From your investigation and study in regard to this matter—which has 

been very extensive, I take it—would you care to suggest to the committee 
a general scheme which you think is the best scheme for Canada to undertake, 
or a scheme that would most nearly fill our requirements?—A. Well, if I 
so, it would be entirely my own opinion.

Q. That is what we would like to have, because you have given considera
tion to this matter.—A. Merely in outline, I would say that I should like t° 
see in this country a general central commission, under the federal government,
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of course, which would supervise both the development and the housing of muni
cipal areas—cities, townships and country districts everywhere—in the sense 
that, as has been done in England, all the different localities should be either 
encouraged, or in some cases ordered, to produce schemes for the improvement 
of their housing conditions ; that these would be submitted to the central com
mission, and if they were approved the federal government would either by 
subsidy or in some other way promise help so far as the plan was carried out. I 
should like to see that applied, with the co-operation of the provincial govern
ments, of course, which would have their planning commission or supervising 
commission, and would in the same way stimulate the different municipalities, 
localities, towns and counties, to do the same thing.

Q. That is, you think the plan should originate in the municipalities and 
be submitted to the federal government?—A. The plan ought, at any rate, to 
be formed with the detailed local knowledge which is available, with any help 
which may be given by the central commission or their experts. But the 
pressure, as it were, or the encouragement should come from the federal and 
provincial governments; for the simple reason that I cannot see—and I think 
it is the general experience—any likelihood of most municipalities or townships 
taking up this question and going to the expense of doing anything at all, unless 
they are in some way urged or pressed by the government.

By Mr. Stanley:
Q. Professor Urwick, your committee recommended that the commission 

be made up of voluntary members. The expérience given by Mr. Gordon the 
other day, representing the city of Ottawa, was that that had worked out 
very unsatisfactorily as far as the 1920 housing scheme in Ottawa was con
cerned. What is your argument supporting your contention that the member
ship of the commission should be voluntary rather than composed of those giv
ing their full time and attention to it and being paid for it?—A. Chiefly be
cause we believe that there is too much difficulty connected with particular 
interests, with particular considerations of official prudence or whatever else 
it may be, in the case of the municipal experts ; and that if only you can find 
them—and you should be able to find seven or eight disinterested and at the 
same time public spirited men, aldermen—they would make it their first 
interest, although you could not ask them to give their full time to it. They 
would do it with complete absence of any sort of claim of any kind—financial 
interest, local interest or anything of that sort. They would simply consider 
the problem of making the city a better place than it is; and we came to the 
conclusion, after considering what had happened in other places, that that was 
the only way you could be sure of getting a satisfactory planning commission. 
It might be ignorant; but if it had, as we suggested, a body of experts perman
ently attached to it as advisers and guides; it would not make mistakes in its 
recommendations, because those would be all supervised and corrected. But it 
Would do the planning with the help of the experts, instead of leaving it to the 
experts to do the planning according to their own ideas.

By Mr. McIntosh:
Q. Once you had your independent national housing commission appointed 

0r established, under what department of the crown would you think it should 
°Perate?—A. I am afraid that is hard for me to say; if it must be under a 
special department, I am not sure it need be. It must be answerable to some 
one.

Q. Parliament would want to investigate public monies put into such 
schemes, and to have an annual report of course on the commission’s activities
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during any year?—A. Yes. I hardly like to express an opinion as to what 
department it should be under. We have not considered that.

Q. You have not considered that?—A. No.

By Mr. Stanley:
Q. Professor Urwick, you emphasized the fact that these 3,000 buildings 

should be demolished in the city of Toronto and replaced by public funds, in 
contra-distinction to private funds?—A. Largely by public funds.

Q. To what extent did your committee consider the use of private cor
porations, subsidized or assisted by state funds?—A. Oh, a good deal, sir.

Q. Yes?—A. We have had one example of that working in Toronto under 
a plan which goes as far back as 1913—I think it was, about 20 years ago— 
under which a housing company was formed which received help from the 
government—and by government I mean the provincial government, I think 
it is; I am not sure of that without looking it up—which guarantees 85 per 
cent of the capital provided the company raised the remaining 15 per cent 
itself. That is the most successful method that has been tried yet.

Q. What is the experience in regard to it?—A. The experience has been 
that except for the first few years when there was no interest paid, that while 
limited to 5 or 6 per cent, since then it has operated quite successfully ; but 
on a small scale, it has never been increased since the first years.

Q. I am referring to the city of Toronto?—A. Yes, I am speaking of the 
city of Toronto. This company built a small group of houses, they have not 
only been occupied but they have earned enough to pay interest on the money 
ever since, except for the first few years and one or two years during the 
depression.

Q. Is your committee now averse to following that out?—A. The trouble 
is this: In that case, and in the case of others that we examined, although 
they may be successful they did not meet the need of the poorest tenants. 
In other words, the rents charged ranged from $20 to $40 per month in these 
little houses that they put up. That is outside of the scope of the people we 
are considering. They are very willing to go on, and could to great advantage 
go on, to supply the shortage of houses; but we do not consider that a housing 
company such as that, could tackle this problem of the rehousing of these par
ticularly bad areas.

Q. Your opinion is that the housing company would have to deal with a 
high grade tenant?—A. A rather high grade ; which would be excellent, because 
it would relieve the pressure; but it would not meet this difficulty of the 3,000 
or 4,000 of the lowest paid people, the worst off.

By Hon. Mr. Elliott:
Q. What you are referring to is the commission originally headed by Mr- 

Frank Beer?—A. That is the one known as the Toronto Housing Company.
Q. They had a guarantee of 85 per cent?—A. Yes.
Q. I see by the report that there was a 5 per cent dividend for the year 

1923, and for the nine succeeding years?—A. Yes.
Mr. Stanley: It was 6 per cent there for a while.
Hon. Mr. Elliott : Yes, I see that 6 per cent dividend was declared io

1933.
By Hon. Mr. Elliott:

Q. What is the condition of that commission now; are they declaring a divi
dend, or are they still carrying on?—A. They are still carrying on.

Q. They are still carrying on?—A. Yes. I cannot tell you whether they 
have declared a dividend for the last year or not; I am afraid I do not know 
that.
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Q. Well, do you know whether any portion of that 85 per cent was put up 
by either the province or the Dominion?—A. No, I believe not. It was guaran
teed—I would like to make quite sure of that.

Q. It is at page 75 of your report?—A. I think it was the city, if I remem
ber right.

Q. It looks as if it was the city. At the top of page 75 it says, “ if the 
council were satisfied that there was need for additional housing accommoda
tion it might guarantee the bonds of such a company to 85 per cent of the 
value of land, houses and improvements, provided that the company had 
already raised the remaining 15 per cent without borrowing and so on. There 
is no mention of either provincial or Dominion assistance, even by way of 
guarantee?—A. It is only the city council which guaranteed the 85 per cent. 
The provincial government I think did not come in at all.

Q. Yes. Do you know of any other scheme that was more successful than 
that scheme has been, so far as it went?—A. Do you mean, speaking of this 
country pr of the city of Toronto?

Q. Yes.—A. No, I do not know of any that has been more successful.
Q. Was not its success due to a large extent to the character of the men 

who were looking after it, and the business ability with which it was con
ducted?—A. I think so, to a rather large extent, yes; and I think the present 
chairman is an able man too.

Q. Who is the chairman?—A. Mr. Ivy.
Q. Yes, that is Mr. Arnold Ivy?—A. Yes, he is the present chairman.

By Mr. Stanley:
Q. Its success depends upon their being people as tenants who are able to 

pay a suEcient rent to carry the dividends of the company?—A. Yes, but I 
think they have had no diEcultv in doing that.

Q. And they are not the lowest paid class of tenants by any means?— 
A. No, they are tenants who can pay. I know personally of a stock broker 
who is living in one of the houses they built.

Q. Well, some of them are pretty hard up these days?—A. And so find it 
convenient to economize, you see. They are still able to pay a rent of something 
like $30 a month.

Mr. Cauchon: Might I say, for the information of the committee, that there 
was a general act in Ontario providing for the municipalities to do that. It was 
passed some years ago, I do not remember just when.

Hon. Mr. Elliott: It was passed in 1913.
Mr. Cauchon: I know we had it here for a while, and it was cancelled 

subsequently. We could at that time in Ottawa have done the same thing that 
Mr. Beer did in Toronto, but nobody here stepped forward to do it. Then, due 
to the war, that act was cancelled because they did not want the funds diverted 
into that purpose, I presume, at the time. It is not operative now.

Mr. Morand: When was that housing company started?
Hon. Mr. Elliott: The act was passed in 1913.
The Chairman: Mr. Church has a question or two he wants to ask. All 

right, Mr. Church.

By Mr. Church:
Q. In your report I notice that you refer to Bright street, Moss Park and 

aroas like that which are more or less slums. In your report you recommend 
the rebuilding of such slum areas, although many of them are being converted 
into factory districts. Would you recommend to this committee the clearing of 
these slums and rebuilding on the old sites, or would you recommend rebuilding 
°n the outskirts?—A. We feel, in this particular area about which you are speak-
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ing, that it would be necessary to replace the buildings on the same land in the 
interest of the people who are now located there. If they were moved to the 
outskirts, for various reasons, they would not go; or if they did go, to come in 
to work they would have to pay something like $5 to $6 a month for trans
portation which would be equivalent to an addition to their rent They would 
be better off where they are, provided the neighbourhood was put into a more 
habitable condition, with more open spaces, which could easily be done. We 
do not propose that they should be moved out to the outskirts at all.

Q. I notice that on page 119 of your report you say:—
We recognize that a sudden general condemnation and demolition of 

2,000 dwellings is impracticable; for it would lead to an intensification of 
the existing housing shortage and would increase the widespread hard
ships of overcrowding. The process would indeed be intolerably slow 
were it not accompanied by vigourous projects of rehousing.

I want to ask you a question based on that paragraph ; with regard to these 
3,000 dwellings referred to, if the health and building by-laws were enforced 
could not these houses be put into a proper sanitary condition, could they not be 
repaired and equipped with proper modern conveniences. In other words, what 
is the reason for these by-laws not being enforced in so far as they relate to 
these delapidated buildings? Is that due to the depression, to lack of houses, 
or what?—A. To both, I think ; undoubtedly, to both. The medical officer of 
health explained to us that it was almost impossible to enforce the by-laws, 
even as they stand, to the full; as I understand it, because in many cases of the 
poverty of the tenants and of the poverty of the landlords ; and to the inability 
of the tenants to find any other place to go to.

By Mr. Stanley:
Q. Did they say anything about the poverty of the city too?—A. I do not 

know whether that came in or not.

By Mr. Morand:
Q. Have they made any use of the fire hazard by-law ; I should think they 

might be able to use that?—A. That may be so; and, of course, the department 
of building does insist on that. Sometimes the department of building has con
demned the character of a number of houses on the ground of danger from fire, 
but not on the ground of health. In the case of health, the number of con
demnations has steadily declined of late years. Last year only three houses were 
condemned, and the reason is simply that if you attempted to enforce improve
ments on some of these little landlords and the wretched tenants it would simply 
mean creating a burden quite impossible for the landlords to bear, and a burden 
on the tenants also because they could not find any other place to which to go.

By Mr. Stanley:
Q. Your committee recommends extension of authority to the provincial 

health officers, and also to the municipal health officers ; however, as a matter 
of fact, the city health officers have not been able to use the authority they have 
already?—A. I think, sir, there is an implied contradiction there, which I think 
you will be. I think what is in our minds is that the law ought to be 
strengthened ; because, the medical officers of health acting even with the best 
of intention find difficulty in getting results, because the landlord has merely to 
employ a clever lawyer to prove his case, and therefore it is often very difficult 
to proceed. We want to see it strengthened so that the medical officers of health 
can proceed confidently.

The Chairman : Mr. Church, did you have any other questions?
Mr. Church: I have just two other questions, Mr. Chairman.
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By Mr. Church:
Q. I have here the annual report of the assessment commissioner for the 

city of Toronto for the year 1934. It refers to a growing demand for housing, 
and it says:—

Since pre-war days, that is nearly 20 years, Toronto has added only 
166 acres (slightly over one-quarter of a square mile) to her area. There 
have, in that time, been eleven annexations, but all of them insignificant 
in acreage. The city is practically the same size as in 1914, although its 
population has increased from 470,000 to 630,000, or more than one-third.

This explains why Toronto now has only a slow growth—a loss of 
population in 1934 if the city directory estimate is to be believed, but a few 
thousands gained according to the city assessor’s record which is an 
actual count, not an estimate. The fact is that the city is now becoming 
built up, and that in many residential districts no suitable building sites 
remain. So, people who would otherwise locate within its borders go to 
points outside the city to establish themselves, and depend uopn their 
motor cars for rapid transit to the down-town district.

Where are these people to go when these slum areas are cleared out? Where 
these people do go is to the outskirts, very largely to the township of York, to 
the north, east and west ; and they have gone there to such an extent that they 
have built up what is almost a new city?—A. But it is outside of the city, of 
course.

Q. But you say in your report here, at page 117, that when the depression is 
over you recommend the construction of 25,000 dwelling units. Now, where 
would you get land in the city on which to build them, in view of the figures I 
have read. Where would you go, when you have only 166 acres added in the 
past twenty years? Where would you get the land? Would it not be better 
for you to go to the outskirts with any such housing scheme which contemplates 
the building of 25,000 units of a value of $3,000 each? For transportation the 
workingmen would have access to motor cars, to trucks, to the T. T. C. and the 
buses, and in that way get quickly down to the city. I think it is a mistake to 
recommend rebuilding in areas such as Bright street, Moss Park, and other 
streets where slums now are. Would it not be better to go to the outskirts?—A. 
ye do not see any objection at all to rebuilding in some of these central areas, 
'f it is done with due attention to open spaces and so on when planning construc
tion; that it is quite a healthy place, and health you know is of enormous 
advantage for the poorer tenants. Then, they are on the spot, without any extra 
expense, and they can get as I say the kind of odd jobs through which very 
often they eke out their living. It is perfectly true though that for the 25,000 
units which may be required to meet the house shortage a large proportion must 
be on the outskirts, or outside of the city limits ; at the same time there is a good 
deal of land available still within the city limits, especially in the north-western 
Part which could still be built on.

, Q. But, because of the fact- that there is a lack of suitable building sites 
Wlthin the city would it not be better to have these people from the slum areas 
Proved to the outskirts ; otherwise, where would you get the land on which to 
budd these 25,000 house units? It is not available in the city, to which in the 
Past 20 years has only been added an area of 166 acres?—A. We believe there 
îp still a good deal of land within the city, particularly in the northern part of 
, °ronto ; as I say, there are open fields and fairly wide places still that could 

b built upon. Of these people we are thinking of are not the kind of people 
ho are moving out or who want to move out. This is what we have found 

‘ and again, that when they have to move they do not go to the outskirts.

By Mr. Hccnbwy:
, Q- Do you not contemplate the construction of apartments for a number 
1 mese people?—A. Yes.
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By Mr. Church:
Q. What percentage of these houses that you refer to as being in slum 

.areas are being held contiguous to commercial areas for purposes of accelera
tion in value of assessment? These slums, referred to in your report, are 
.largely in the vicinity of Bright Street, Moss Park and that district. Some 
of them are owned by the hospital trust, away down on Gerrard street—where 
Dr. Stanley was a medical student. Many of these have been cleaned out 
and the hospital trust have a number of these small new type houses there 
now. But down around Bright street, and also in Ward 2, east of St. Paul’s 
church and in there west of the Don and south of Queen—all that area to-day 
•is about two-thirds factory district. What percentage of that district is being 
held contiguous to these areas for the purpose of acceleration in value—by the 
synod maybe, and by other interests? Your report has nothing to say on 
that at all?—A. I think it is almost impossible to give any accurate estimate. 
.Certainly the assessment on some of it, particularly in Moss Park, is high ; the 
.land is high in value and the assessment there is high as well. A good deal of it 
.is being kept, no doubt, with that purpose in view.

Q. This is my last question: The assessment commissioner’s report gives 
figures as to the number of vacant houses in the city of Toronto. The figures 
are as follows:

Houses Suites
Year Vacant Vacant
1930 ............................................................... 1,745 2,596
1931 ............................................................... 2,205 3,605
1932 .............................................................. 2,670 4,792
1933 .............................................................. 3.407 4,995
1934 ............................................................... 3,014 3,599

The assessors found nearly 16 per cent of suites vacant in 1933, and only a 
little more than eleven per cent vacant in 1934. Where did all these people 
go; they went into flats very largely didn’t they?—A. Oh, a good many of 
these people doubled up.

Q. They are now in flats, are they not?—A. In some cases, possibly ; but 
in a good many cases they are sharing a small house—two families sharing a 
small house in which only one would be living before the depression.

Q. I see from the report that there were nearly 1,300 more vacant houses 
in 1934 than there were in 1930, notwithstanding the fact that 7,500 people have 
gone into apartments, which shows the necessity for more land and more build
ings right now. There is a scarcity of houses right now in the city of Toronto, 
of the small type?—A. Yes, of the small type, no doubt.

Q. But the working man cannot afford to pay the rent?—A. No. There are 
about 4 per cent of the houses in the city now vacant. The normal vacancy 
is shown as being between 4 and 4£ per cent.

Q. But, Professor Urwick, as to your general report, I do not think what 
you find with regard to bad housing conditions applies to the city proper» 
nor do the observations contained in your report apply to the city as a whole- 
There are slums, and near slums, but they are confined pretty much to districts- 
I believe, however, that the city of Toronto is trying to cope with the problem- 
You recommend in your report, sir, that the health department ought to be 
able to condemn, don’t you?—A. Undoubtedly.

Q. They have that power now, but they are not able to use it apparently? 
—A. No.

The Chairman: Does anyone else want to ask Professor Urwick a question-
Mr. Hanbury : I would like to ask him a question or two.
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By Mr. Hanbury:
Q. Do you contemplate that the federal housing commission which you 

recommend is to become possessed of and own houses in the various munici
palities?—A. No.

Q. How then are you going to be able to work it?—A. You mean, how 
are we going to get hold of properties?

Q. As I understand it, you are recommending that certain property which 
is now owned by individuals is to be acquired by the state?—A. In certain 
areas, these bad areas ; not by the state, but by the authority—we are not 
contemplating it being acquired by the state.

Q. Yes?—A. I contemplated it being acquired by the city, with the 
assistance of governments, provincial and federal.

Q. And then each authority is to construct in its own areas?—A. In our 
recommendation the board of directors on housing would be responsible, and 
directly responsible, to the city for the construction of houses for rehabilitation 
and so on.

Q. It would really be a municipal undertaking?-—A. It would be a muni
cipal undertaking.

Q. You are suggesting that financial assistance come from the federal 
government?—A. Yes.

Q. And then you contemplate that there will be town planning, and 
control of that kind?—A. That is our hope. We think it would be folly to go 
ahead without proper town planning.

Q. Would you suggest that this federal housing commission would be 
justified in adopting the attitude that until there is proper provision for the 
future they will withhold any money ; that, until there is proper planing they 
"’ill withhold any advance of money?—A. Exactly.

By the Chairman:
Q. In connection with that, I see on page 117 and page 118 of your report 

’'hat it would take about $12,000,000 to provide the 4,000 dwelling units at a 
®ust of $3,000 apiece. The city, or the government, would have to put up 
die whole $12,000,000. They would not have any equity for the $12,000,000 
they would put in, would they; it would have to be a donation outright?— 
y- Except that there would be in all probability a certain amount of income 
j’°m it, to which the municipality would have the right of course—I think 
here would be. But this would be the cost which has to be put down by the 

Clty in order to get the whole thing done.
Now, it says here : “On these considerations we may hazard a guess 

average cost of raising all dwellings to the standard might be about 
That only raises them up to the standard. Well now, understanding 

»-■"'> m bringing these 4,000 dwellings up would the people who put up the 
2,000,000 have any equity in that at all ; or would they only belong to the 

People who already own them?—A. Oh, no, sir; I said, the city would have 
fle equity in them altogether.

Mr. Morand : It would be a matter of destruction and replacement, rather 
lan rehabilitation.

Qf The Witness: That item of $3,000 would include the cost of the purchase 
the land and of rebuilding. The cost would be somewhere around $2,500 

] r dwelling for building, and the city would then own the house and the 
tIlcb and would get at least some revenue out of it.

By Hon. Mr. Elliott:
Qi Q. This is a question arising out of one of the questions asked by Mr. 

’Urch: Did I understand you, Professor Urwick, or is it your opinion, that 
85460_2

that the 
13,000.”
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there are near the heart of Toronto some of these districts that are now 
occupied by bad dwellings and “shacks” which could be used for tenement 
houses in which to house low wage tenants ; do you think that would be 
practicable?—A. Oh, yes, quite.

Q. Would the price of the land there be such that it could be done, do you 
think, as a business proposition?—A. No, if you mean as a business proposition ; 
in the sense that it would be an economic and paying proposition, no. The land 
would be too expensive, and the cost of the buildings attached to it would be 
too expensive.

Q. Then, how would you make up the loss to the owners of that property?— 
A. We are contemplating in these particular areas the buying out of the owners 
altogether—land and buildings.

By Mr. Stanley:
Q. Would it not be economically cheaper for the municipality to move a 

lot of these occupants away from the congested areas, put them out further 
and provide transportation to their work?—A. I quite agree, sir, it would be 
cheaper ; you could get your land much cheaper, a good deal cheaper, of course ; 
and possibly the cost of the building might be a little cheaper, although not 
much.

Q. I presume you take it that the psychology which prompts so many people 
to come in from the farm to the city is also the psychology which prompts a lot 
of people to live away down town?—A. Undoubtedly; and also there are all 
kinds of ties and interests among these people; if you take a place like “ The 
Ward ”, as it is known in Toronto, you have a great many foreigners who 
generally want to be beside their own people. They form groups, sometimes they 
have their little church, they have their little assemblies and that sort of thing, 
and they do not want to leave that neighbourhood. They would come back if you 
put them outside, if they could. In the case of Moss Park it is not quite so bad, 
because they are nearly all British or English speaking people, but even they 
have local ties and all sorts of interests in connection with the different factories, 
warehouses and plants, and it would be almost impossible to drag them away.

By Mr. Hanbury:
Q. Could you provide for most of the people in that area at i he present time 

if you put up proper apartments?—A. You could, if you put them up in the 
way they did in some of the European cities ; huge blocks of perhaps 7 to 8 
stories and accommodating as many as 200 families in one block sometimes- 
The difficulty is that we have been met again and again by the objection that 
our people will not stand for that sort of thing in Canada. They want some 
privacy, they want a small back yard or its equivalent. There are, of course, 
plenty of blocks of flats, but I do not know of any blocks corresponding to the 
European type.

By Mr. Morand:
Q. Might I come back to my original question again, Professor Urwick, 

in your opinion should there be, along with any housing scheme, a licensing 
provision whereby no factories will be permitted to establish in any place other 
than one in which provision is made for the health of the district, and for the 
housing of the people who would be employed by such plants?—A. Personally 1 
should be in favour of that.

Q. That would be better than permitting them to do the way they are doing 
at the present time?—A. Yes.

By Mr. IIanbury :
Q Would not that situation be taken care of by your plan for zoning?"^ 

A. Yes. It would need something like that. Factories should only be alloue 
to become established in certain areas.
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Mr. Cauchon : I might explain, for your information, that town planning 
can control what a man will do with his property; but there would be no power 
such as Mr. Morand is asking for, to compel incoming factories to provide hous
ing for their people. You see, the danger is that new factories contribute directly 
to the over-crowding of existing housing facilities.

Mr. Hanbury: But, town planning will provide that factories may only 
locate in certain areas.

The Witness: That is the point—factories should provide houses for people 
they bring into a small town.

The Chairman: Gentlemen, we have Mr. Cudmore here from the Dominion 
Bureau of Statistics; could we hear him now?

Professor Urwick we want to thank you for appearing before us.

By Mr. Church:
Q. Before the witness leaves I would like to ask him this question: Did your 

committee approach the synod, or the diocese, of Toronto, to ascertain what 
they are prepared to do in connection with this matter?—A. No, we did not.

Q. Don’t you think you could instill a little Christian housing spirit into 
them if you tried?—A. We did not try, I am sorry to say.

Q. Isn’t it the rule that charity should begin at home?—A. Possibly.

By Hon. Mr. Rinfret:
Q. Before the witness leaves, and going back to Mr. Morand’s question about 

building in the outskirts rather than centralizing, I put the question myself a 
few minutes ago about compensation to the owner of a slum: Is there anything 
in your report suggesting that in certain blocks—or slums, if I may express 
myself in that way—that these could be transformed into public parks or 
playgrounds? There has been some suggestion made in the city of Montreal 
that we might in certain cases transform a block in such an area into parks, 
and by way of compensation to the owners of houses in such areas at the 
present time encouragement might be given, and some provision made for him 
to build in the suburbs. Have you had such a plan as that submitted to you 
in any way?—A. No, we have not, sir. We simply contemplated the possi
bility of turning some of these slum areas, as we call them, into residential 
districts and rearranging and limiting the number of houses and increasing the 
amount of open space; but not turning them into parks, which we thought 
would be too expensive at present at least.

Q. Well then, I suppose it would be inappropriate to ask your opinion 
about something that you have not propertly considered, or which does not 
i°rm a part of your report and has not been brought to your attention?— 
A. It has not been brought to our attention, no.

Mr. Cauchon: In England they insist in sub-divisions that a proportion 
°f the area must be left for what they call open space.

Hon. Mr. Rinfret: I might say right here, notwithstanding any opinions 
m the contrary as to the value of slum property, you are going to find it diffi
cult anytime you want to dispossess a present owner without compensation, 
bhat has been my experience in Montreal whenever anything of that kind 
bas been submitted to us.

Mr. Church, seconded by Mr. Stanley, moved an expression of apprecia- 
^I()n and thanks by the committee to His Honour Lieutenant-Governor Bruce, 
to his committee on housing, and to Professor Urwick, for making the Report 

the Lieutenant-Governor’s Committee on Housing Conditions in Toronto 
'.1934), available to this committee.

Carried.
65460—21
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The Chairman : Professor Urwick, we want to extend the thanks of this 
committee to you and to His Honour.

The Witness : Thank you, Mr. Chairman.
The Witness retired.
The Chairman : Now, it is only a quarter to twelve and I think we should 

have Mr. Cudmore start his evidence. Would you come forward, please, Mr. 
Cudmore.

Mr. S. A. Cudmore, called.

The Chairman: Mr. Cudmore is Chief of the General Statistics Branch, and 
editor of the Canada Year Book.

The Witness: Mr. Chairman and gentlemen, I have been asked by Dr. 
Coates to present to you a statement regarding the statistics relative to housing 
which are collected by, or in the possession of, the Dominion Bureau of Statis
tics. Generally speaking, those statistics are of an extensive character, rather 
than of the intensive character that the last witness has been referring to. Of 
course, the most elaborate of those statistics are those obtained from the Census 
of 1931, which arc now available for the whole of Canada. At that Census we 
secured a description of each and every occupied dwelling in the country. The 
points covered included the general class of the dwelling house, detached, semi
detached, apartment and so forth, the material of which it was constructed, the 
number of rooms, certain conveniences in the case of rural residences, the family 
in occupation, showing the number of persons per room, etc. It was also ascer
tained whether the dwelling was owned or rented; if the former, the value was 
recorded, if the latter, the amount of rental paid. Then with regard to each 
family occupying these dwellings, very complete details were collected including 
sex, age, occupation, earnings, racial origin, birthplace, literacy, citizenship, 
unemployment, etc., of each member. These facts have been compiled for each 
city of over 30,000 as well as for the Dominion and for the province ; also for 
groups of urban communities of over 1,000 population, and groups of towns and 
villages under 1,000. Analyses of the material from all important points of 
view have been begun, more particularly the earnings and general economic 
condition of the family in relation to the housing which the family occupies. 
Based on the above, there are in preparation two special studies to be brought 
out as census monographs, one a study of the Canadian family, its composition, 
size, economic conditions, etc.; studying the family both from the social stand
point, and from the economic standpoint ; also there will be a second monograph 
dealing with housing and rentals; but these of course will deal more particularly 
with the subject in which the committee is interested It should be remembered 
that these census data on housing include the features which are susceptible of 
quantitative measurement. From our position here at Ottawa, we could not go 
into the qualitative analysis of housing conditions of which you have already 
heard. It is important to have information on such features as state of repair, 
age, sanitary conditions, food, storage facilities, features such as one gets in the 
report of the Ontario Committee on Housing Conditions in Toronto. We had 
contemplated in the final stages of those monographs, which we are preparing, 
obtaining certain qualitative data by personal visits and co-ordination of exist
ing published materials.

All the questions relating to housing were asked upon the population 
schedule so as to facilitate the compilation of the information obtained with 
that relating to the persons contained in the family and the earnings and employ
ment of its wage earners. It thus becomes possible to study in detail the housing 
facilities in any particular area as relating to the type of people which those 
facilities serve, provided that the area was clearly and definitely stated ano 
corresponded with the enumeration districts of the census, of which there wei°
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some 15,000 throughout the country. Intensive surveys of housing facilities in 
particular areas included within city limits can thus be made, provided adequate 
staff is made available.

A great deal of these statistics admit of more than one interpretation. Low- 
rentals may indicate either poor accommodation or merely that the supply of 
housing is greater than the demand, as, for instance, towns of stationary or 
declining population. High average rentals, similarly, may indicate either 
quality of accommodation provided or that the demand for housing is out of 
proportion to the available supply. Thus the statistics for each community 
require interpretation by persons familiar with the trend of housing conditions 
in that community.

However, there is one general type of statistic that should be considered 
as a measure of the adequacy of housing facilities, prima facie evidence. If one 
community has, in the ordinary course of events, a much smaller number of 
rooms per head of its population than another community, there is a prima facie 
case for saying that the first community is overcrowded as compared to the 
second one, although this statement should hardly be made without reservation 
as between communities, one of which includes in its population, a much larger 
percentage of young children than the other.

Another statistical series regarded as an excellent guide to the adequacy 
of housing, are the number of persons per hundred dwellings. Where the number 
per dwelling is low, as in London, Ontario, it would appear to evidence that the 
city is not overcrowded and that the supply of housing is adequate to the 
Population. Where the number of persons per dwelling or per room in the 
dwelling is high, as in Regina, it would appear that new building is required. 
We have two series of tables here dealing with that. The first series deals with 
the housing of the population of Canada and the provinces. I am going to 
leave these tables with you together wdth an explanatory statement, showing 
what w-e consider the most important conclusions to be drawn from these state
ments. Thus, for example, in the first series of tables dealing with Canada and 
the provinces, there might be especially noted the fact that in the rural points 
°f Canada there were in 1921, 21,116 one-family households of owners and 7,261 
?ne-family households of tenants consisting of two or more persons, and occupy
ing one room only There were also in rural Canada in 1931, taking ow-ners and 
tenants together, 753 households of two or more families occupying one room only.

By Hon. Mr. Elliott:
Q. The whole of Canada?—A. The whole of Canada. Again, in urban 

panada, there were in 1931, taking owners and tenants together, 11,975 house
holds of one family of two or more persons living in a single room and 94 house
holds where two or more families live in a single room. These cases are of 
c°urse most obvious cases of over-crowding.

Q. Have you these for the provinces?—A. Yes, for Canada and the prov
inces.

By the Chairman:
Q. Are you going to file any statement or report which shows these by 

Provinces?—A. We will give you these tables, sir, and this statement regarding 
them.

By Mr. Stanley:
, Q. Does it divide the urban from the rural?—A. Yes. Now, the second 
able of this Dominion and provincial series, shows for Canada and each of the 

Provinces the structurally separate units, the households, and number of rooms, 
s° the rooms per person, the rooms per structurally separate unit, and the rooms 

Per household—that is, the average figure, of course,—by rural and urban areas 
n<‘ the total. In this table the most significant column would appear to be 

Piber of rooms per person in the total population. By provinces these vary
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from 0-95 in Saskatchewan and 1-01 in Alberta, to 1-51 in Ontario and 
1-62 in Prince Edward Island, the average for Canada as a whole being 1-26 
rooms per person.

Mr. Hanbury: Will you give the other provinces at the same time?
The Witness : The other provinces are here.
Hon. Mr. Rinfret: What about Quebec?
The Witness: Quebec has 1-14 rooms per person of its total population in 

dwellings. Of course, Quebec has a larger percentage of young children in its 
population than most of the other provinces.

The Chairman : Can you give the other provinces? Mr. Hanbury would like 
British Columbia.

The Witness: British Columbia has 1-24 rooms per person for its total 
population, which is almost exactly the same as the Dominion average. The 
provinces which are worst housed on this basis are Saskatchewan, Alberta and 
Manitoba.

Mr. McIntosh: Is that largely urban or rural?
The Witness: Altogether. These are complete figures.

By Hon. Mr. Rinfret:
Q. These are very surprising figures. I should think the three prairie 

provinces would be largely rural, except Manitoba, perhaps?—A. One feature 
of the figures is that in each of those three provinces, the rooms per person in 
the rural area are lower than in the urban areas and then in the province as a 
whole. Now, in rural Saskatchewan, there are only -84 rooms per person of the 
rural population.

Q. May I inquire right here as to how the statistics are built up. Do you 
take into account only the bedrooms or every room in the house?—A. Every room 
in the house, apart from bathrooms—

Q. Kitchen perhaps?—A. We take kitchens, yes. The kitchen is considered 
a room.

Mr. Stanley : Most of the homesteads out west have just one room for 
everything.

Hon. Mr. Rinfret: I see.
The Witness: It is very natural, of course, in a new country, that people 

should start out with a shack and build on as they have the means to do so.
Hon. Mr. Rinfret: Here is an explanation. I am always a little bit worried 

about statistics. If you have a very large room comprising the living room, 
dining room, kitchen and everything, that is not so bad perhaps as having two 
small rooms crowded with people.

The Witness: I am afraid we cannot—
Hon. Mr. Rinfret: There will be an explanation of that.
The Witness: Oh, yes.
Hon. Mr. Rinfret: It is most surprising to hear there is more over-crowding 

in Saskatchewan than in the urban centres of the old provinces. There must be 
some reason for it, one reason being there is a large room for all purposes.

Mr. Howden : I well remember rural communities out there where the 
farmer put up four walls and cannot afford to divide the room.

Hon. Mr. Rinfret: That would not be so unsanitary if they were placed 1° 
the midst of a field.

Mr. Stanley : Mr. Chairman, the disposition there is not to have these room5 
too big. They have a very rugged climate in the winter time, and the small61 

the room the easier it is to heat. They have to bring coal a long distance.
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Hon. Mr. Rinfret: I suppose no room at all would solve the heating prob
lem, according to that. That shows that statistics are sometimes deceiving.

Hon. Mr. Elliott: I do not suppose it would be very easy for you to 
acquire a statement showing the cubic feet space. Could you get us figures 
showing the number of cubic feet of space that you would have in a house? 
You never attempted that?

The Witness : No. I think it would be quite impossible to get our 15,000 
enumerators, who are working on the census, to secure information of that de
tailed type. They have to take the information that the persons reporting 
regarding the house give to them, as they give it to them after explaining what 
the census means by a room.

By Hon. Mr. Morand:
Q. Have you information as to the number of bathroom equipment there 

is in the country ?—A. We did ask at the census of the rural homes, how 
many of them had water piped into the kitchen, and how many had water 
piped into the bathroom, and we found it was a comparatively small percentage.

Q. A very small percentage?—A. We did not get that information with 
regard to urban homes.

Q. You did in regard to the rural?—A. Yes.
Q. A lot of people in the cities think all those houses have those appurten

ances?—A. Yes.
Hon. Mr. Elliott: They have not lived on the prairies.
The Chairman : Will you proceed, Mr. Cudmore?
The Witness: I shall proceed with those statements, Mr. Chairman. Table 

3A in this series shows the households of one family in Canada and in each of 
the provinces classified as wage earner households and other households by 
the monthly rentals paid. Table 3B shows the same thing with households of 
two or more families. Table 4 shows in Canada and for each of the provinces, 
the value of urban homes occupied by their owners by value classes. Here it 
Xvill be noted that about per cent of all urban homes were valued—that is 
According to the statement of all owned urban homes—by their owners in 
their statement to census enumerators at less than $500, and only 6i per cent 
^ore at between $500 and $1,000, making over 9 per cent of all urban houses 
t° be valued at under $1,000.

By Mr. Hanbury :
, Q. Did that valuation include land?—A. Yes, it would naturally include 
and in the statement furnished. Tables 5A and 5B show for Canada and its 

Provinces the kind of dwellings occupied by one family or two or more families 
Respectively, whether such dwellings were single, semi-detached, apartments or 
hits, row or terrace, hotel or rooming house. Particularly notable is the over

crowding in the households consisting of two or more families as indicated by 
10 fact that the rooms occupied by such families are only 1-03 per person, 

>hile in the household of one family the proportion is 1-29 rooms per person. 
, °w, these are the figures of the first series, if anybody cares to look them over
(exhibiting).

thi Hon. Mr. Morand : Would it be too much trouble to have these printed in 
e evidence?
. The Chairman : We should go over them and see what we need in the 
idence and undertake to print that.
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Hon. Mr. Elliott : I would suggest as Mr. Cudmore knows so much more 
about these figures than any of us possibly can, while he is going over it, that 
he give us what appears to him to be the most important figures, so that wc 
can get them into the record, because they are very important and very interest
ing.

Mr. Cauchon: Mr. Cudmore mentions that these will be all printed by the 
Bureau of Statistics.

The Chairman: That won't be of any use to our committee.
Hon. Mr. Rinfret: You mean the census reports?
The Witness: As I understand it, Mr. Pelletier, they will appear in 

volume 5?
Hon. Mr. Morand: How long before that will be out?
Mr. Pelletier: It is very hard to answer that. I suppose it is due to the 

overwork at the Printing Bureau but it always takes us around a year to get 
a volume out, with the exception of volume 7, which is seven months, so it 
is hard to say when the volume will be out.

Hon. Mr. Morand: You have not started on it yet?
Mr. Pelletier: Yes, but not at the Bureau.
The Chairman: It would not be out in time to be of any use to the com

mittee, anyway.
Mr. Pelletier: No. We have a published bulletin that will be out in 

probably three or four weeks. I suppose that will be too late too?
Mr. Hanbury: Yes.
Mr. Stanley: Mr. Cudmore and Mr. Pelletier might co-operate with the 

sub-committee and intimate to the sub-committee what would be of the greatest 
value to us.

The Chairman: Yes, and we will incorporate that into our report.
The Witness: Then we have also the second series of tables dealing with 

housing in the 20 leading cities of Canada, having each over 30,000 population- 
The first table in the series deals with the housing accommodation of 
owners and tenants in the 20 leading cities of Canada, these owners and 
tenants being divided as “ one person households,” “ household of one family; 
of tivo or more persons,” and “ households of two or more families.” Here we 
may note, for example, the great preponderance of tenants in Montreal, though 
this does not necessarily involve inadequacy of accommodation. It is signifi' 
cant also that the western cities had an appreciable percentage of their families 
of two or more persons living in one room only.

Table 2 shows for each of these 20 leading cities (exclusive of the insti
tutions there located) the number of structurally separate units, of households; 
of rooms, also of rooms per person, per structurally separate units, and PQ 
household. In this table the number of rooms per persons varies from 1 "0” 
in Three Rivers, 1-11 in Quebec, 1-13 in Regina, and Verdun, to 1-64 1,1 
London, which is thus apparently the most adequately housed city in Canada-

Hon. Mr. Elliott: It is an ideal city.
Hon. Mr. Morand: They are all bachelors there.
The Witness: However, Three Rivers and Quebec have a proportionately 

larger number of young children in their population than most of the others; 
and probably the better figure in this connection is rooms per household, whic 
varies from 4-82 in Verdun to 6-57 in Ottawa. We have to mention that. .

Hon. Mr. Rinfret: You have not got the figures for Callander, Ontario-
The Witness: No, I am afraid I have not.
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Hon. Mr. Elliott : They would have to be revised, anyway.
The Witness: Of course all these figures are for the census date, June 

1, 1931—I wish to say that—before the quintuplets arrived. Tables 3A and 
3B show for households of one family and two or more families respectively, 
the rentals paid by wage earner and non-wage earner households respectively 
in each of the 20 cities. Attention may be directed to the fact that in most 
of the cities the number of persons exceed the number of rooms in the groups 
paying the lower rentals, while in the groups paying the higher rentals, the 
reverse is the case. The overcrowding is naturally the greatest in the house
holds of two or more families, and is greater among the wage earners than in 
the non-wage earning households.

Table 4 shows for each of the 20 cities the number of owned houses valued 
at under $500, between $500 and $1,000, and $2,000 etc., according to the 
occupational status of their heads. The cities differ considerably in the per
centage of their owned houses valued at under $1,000. Edmonton showed up 
rather badly in this comparison. Edmonton had 14 per cent of her owned 
houses valued at under $1,000, but this may perhaps be considered as a tempor
ary phenomenon in the experience of a rapidly growing western community.

Table 5A shows for each of the twenty leading cities the numbers of house
holds on one private family, of one person, the total number of persons, the 
number of children, the number of lodgers, and the number of rooms occupied, 
according to the kind of dwelling. Here again the most significant comparisons 
are probably those of the inhabitants of single or semi-detached houses as 
compared with those of apartments or flats, rows or terraces, together with 
the relation between the number of persons and the number of occupied rooms.

Table 5B is similar to 5A, but deals with households of two or more 
families, giving the numbers of such households, number of private families 
included in them, the number of persons, the number of rooms, and the number 
of lodgers in each of the 20 cities. In nine of these cities the number of 
persons in such households exceeds the number of rooms.

By Hon. Mr. Morand:
Q. Conditions would be different to-day, Mr. Cudmore, from what they 

were in 1931, due to the fact that there has been very little building going on, 
and the population has increased?—A. Mr. Morand, I am afraid there is no 
doubt of that. Besides being the census takers of Canada, we are also the 
people who try to keep tab on the current situation. Here is a chart showing 
the value of construction contracts awarded, the upper line, and the lower 
line shows the value of building permits issued for residential buildings in 
Canada over recent years.

Q. You have not a graph showing the increased population since then? 
—A. Mr. MacLean, our chief census analyst, is recognized as an authority on 
that point, and from his figures we estimate that from 1931 until the present 
time, there have been added to the population of Canada, mainly by natural 
’ncrease, about half a million persons, and I think I would be safe in saying 
that by the end of the present year we shall reach 11,000,000. I have a 
’Memorandum here dealing with construction contracts. I have another draft 
showing the index number of unemployment in the building construction indus
try. That was at its lowest point. The value of building permits and the value 
'h construction contracts awarded was at its lowest point in 1933 for residential 
building ; 1934 showed a substantial measure of recovery. You may have 
”°ticed in number 3 of your evidence the conclusions that were expressed in 
the bulletin of the Bank of Nova Scotia to the effect that there ought to be 
So”ie $300,000,000 of new residential building this year in order to take care 

the backlog arising out of the low figures of residential construction in 1932, 
‘933 and 1934—the assumption being that we need about $100,000,000 of new 
residential building in Canada.
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By Mr. Hanbury:
Q. Could you tell from this draft the average number of men not engaged 

in the construction industry at the present time in comparison with 1926?— 
A. This is based upon a table, sir, but it does not include every building permit 
in the country. In our monthly reports we get figures only for the firms 
which employ fifteen or more people. The figures in that table, as I remember 
them, show that throughout 1934 there were only about one-third of the 
number of men employed in building that there had been in 1929 and even 
in 1930.

Here is a memorandum showing residential building in recent years as 
based on the reports of some 60 cities which send us in their building permits 
every month, and also indicating which of these building permits deal with 
residential construction and the value of residences constructed.

Q. I wondered if the Bureau of Statistics would have any information 
showing comparisons of the figures that they did have on record with other 
countries?—A. We have a great many statistics available for other countries 
but it would take some time to study them out and it would be a difficult 
matter to make an analysis of all the necessary reservations. As Professor 
Urwick was telling you it is hardly possible to find two countries in the world 
where conditions are quite similar: I have a number of copies of this memo
randum on the recent trend of building over the last three or four years, and 
if anyone cares to have a coy I shall be pleased to supply them.

Hon. Mr. Elliott : What does it show generally—the recent trend in 
that statement you now put in?

The Witness: Well, in the good years up to 1929 and even 1930 the value 
of residential building undertaken in the reporting cities ran around $50,000,000 
or $60,000,000 per year, which would be fairly well in line with the Bank of 
Nova Scotia figures of $100,000,000 for all Canada because the increase in 
the population of those 60 cities is something like half or a bit more of 
the increase in the population of Canada as a whole. But in 1933 instead of 
$50,000,000 or $60,000,000 of new residential buildings in these reporting cities 
there was only about seven and a quarter millions of new residential buildings, 
and in 1934 that increased somewhat to $8,600,000.

Mr. McIntosh: What does it look like for this year?
The Witness : It is very early to say because really our building season has 

not started yet, but the MacLean Building Reports of construction contracts 
awarded which they have for two months, indicate that it is rather better than 
1934—not very much, about 10 per cent.

Hon. Mr. Elliott : Do they different iate between residential construction 
and general construction?

The Witness: Yes.

By Hon. Mr. Morand:
Q. What is the approximate ratio of increase in population in the last 

four years as compared with your census period between, say, 1921 and 1931 - 
I would not expect you to have that here, but could we secure that information? 
—A. On the basis of our vital statistics, I think you might say that our natural 
increase of population, our annual natural increase is about from 1^ to 1-^ Per 
cent per annum.

Q. Do you remember what your total increase was—your percentage of 
increase in your last census period?—A. About 18 per cent between 1921 
and 1931.

Q. 1-8?—A. Yes, 1-8.
Q. And it runs about 1-4?—A. Yes, 1-3 to 1-4.
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By Hon. Mr. Elliott:
Q. Have you tables of cost, construction costs, for the different years?— 

A. We have, sir.
Q. Are they comparative tables?—A. I was going to refer to that. There 

is one point which I think should be made, and it is this, that at the time 
the former housing scheme was launched by the Dominion with the cooperation 
of the provinces the building costs were practically at their maximum in our 
whole experience—1919 and 1920—and since that time the prices of building 
materials in 1920 were roughly double those in 1913, and wage rates in the 
building trades were about 80 per cent higher. Interest rates on mortgage 
money changed very little during the war years ; indeed there has been little 
change in them between 1913 and the present time. After 1920 there was a 
rapid decline in building costs, in 1921 and 1922, and then a slow decline 
until 1930, and since 1930 there has been a decline of about 10 per cent in 
the price of building and construction materials, and a decline of rather more 
than that in wages in the building trades.

Q. Your statement gives it by years?—A. Wage rates declined by 24 per 
cent between 1930 and 1935.

Q. And you stated that construction material had declined 10 per cent?— 
A. That is from 1930 to 1934.

The Chairman : Now, you might proceed in the order you have it there?
The Witness: It is apparent from this data that the reaction to building 

costs is slow. Between 1929 and 1934 costs, rents, construction all declined, and 
the upturn in construction in 1934 actually was accompanied by higher material 
Prices and lower rents. Of course, the most vital factor in promoting the growth 
°f residential building, activity in residential building, is the demand—what 
the economists call the effective demand, the demand accompanying the price.

Mr. Hanbury : The ability to meet the demand.
Hon. Mr. Morand: The ability to create the demand and being able to 

Pay for it.
The Witness : I ought to say that we have available in the Bureau at least 

annual statistics of the production, imports, exports and apparent domestic 
consumption of commodities used as structural materials or as household furnish - 
lngs. Thus as regards structural materials, we know the production of such com- 
’nodities as cement, brick and tile, sand, stone and gravel in recent years, while 
|°r cement monthly figures of production, imports and exports are available. 
'Vith respect to building equipment we have annual figures of the value of the 
Production of electrical apparatus, lighting fixtures, radiators, plumbers’ supplies, 
stoves, window shades and window screens, electric and other refrigerators, and 
sanitary ware and many other articles. Dr. Coats instructed me to say that, 
°f course, we are very glad to serve your committee in any way we can in 
securing any figures in our possession—any other figures that you may consider 
you need.

The Chairman: Is that all you have to present to us?
The Witness: I think that is all.
Mr. Catjchon : Would you give us the dividing line as to what is considered 

!'ural and urban? There has been a misunderstanding here as to exactly what 
ls rural. That is to say, when you get at the line of the city you have a lot of 
Citified conditions with respect to overcrowding ; now, could you say where that 
’He divides?

The Witness: As a Dominion government organization which aims also 
0 serve the provinces and, as a matter of fact co-operates with the provinces in 

Retiring information along many lines of production and otherwise we have 
? the past drawn our line of rural and urban at exactly the point where it is 

1 rawn by the provinces. There is one trouble with that and that is that the
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different provinces vary very much in their practice in this connection. In 
Saskatchewan there are many small incorporated villages, incorporated as urban 
municipalities, with not more than 100 or 200 population while in Ontario a 
village is supposed to have 750 people, and I think in Nova Scotia there are prac
tically no incorporated urban municipalities with fewer than 1,000 people. 
We have felt the unsatisfactory nature of taking whatever the province took 
as our dividing line but we still keep it for general purposes. However, we have 
as you will see in the first series of these tables separated figures for urban 
communities classified as urban with fewer than 1,000 people. The general 
opinion of the Bureau is that an urban community should have normally 1,000 
people.

Mr. Cauchon : The point I wanted to make is well exemplified in the town
ship of York; it is half town. In considering the factor of where help should 
be given for low wage earners and whether rural housing is involved the question 
comes up as to what is rural housing; I claimed that rural housing mainly 
meant farm dwellings, but we have these dividing lines which complicate the 
situation.

The Witness : It is quite true that there is a very considerable difficulty 
there. Now, at the last census we got for the first time in Canadian history the 
figures of the total population of areas such as called greater Montreal, greater 
Toronto and so on. Now, in greater Montreal there is included—

Mr. Cauchon: The whole island?
The Witness: Mr. Pelletier knows that better than I do, but it included 

pretty well the island at any rate; I do not know whether it included anything 
on the south shore.

Mr. Pelletier: It included all the cities of Montreal such as Westmount 
and Outremont and also the small villages like St. Michel de Laval and St. 
Laurent and the town of Longueuil and St. Lambert.

Hon. Mr. Rinfret : Do you include Lachine?
Mr. Pelletier : Yes, also Lachine.
Hon. Mr. Rinfret: You can make it what you want, because there is 

nothing definite about it.
The Witness : Well, of course, you have the main criterion of whether a 

particular bit of a community like York township is a rural community accord
ing to the legal interpretation. The main criterion is the density of the popu
lation in that area immediately adjacent to an organized city. It will be difficult, 
of course, to get such information as we gave in these tables for those greater 
cities, for the total populations of those great cities in so far as they were also 
urban municipalities with definite areas. We might be able to add them up.

Mr. Cauchon : I was trying to get for the committee what was the differen
tiation between the housing that is required for the city and for the farm. H 
the thing is divided into urban and rural, the urban is easily understood. We arc 
seeking industrial housing for the low wage earner, but when you get into the 
rural community, part of that community is made up of wage earners living on 
the outskirts, and they want industrial housing whereas the farmer wants farm 
housing.

The Witness: Well, I think the best procedure in a case of that kind would 
be to take the city case and then for the people who are interested in working 
up the situation in that particular community see what information we could 
supply them with for an area outside of the municipal limits.

Mr. Cauchon : Your statistics, as I take it, cover the ground so that when 
you examine a householder you designate him as a labourer, or a city worker, 
an industrial worker, or a farm labourer, and so forth ; is that so?

The Witness: Yes.
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By Mr. Hanbury :
Q. Based on 1926 as an average, could you procure for us the number of 

people at present unemployed in the construction industry?—A. It would be a 
very difficult matter, sir, because in good times you would get it to a certain 
extent, so far as skilled labour was conecrned, from the reports of the trade 
unions to the Department of Labour, but so far as the building labourer is con
cerned—the man who is not skilled but who in good time secures work as a 
manual labourer in connection with the building trades—you cannot tell where 
he is now.

Q. No; but you did know in 1926 the number of men engaged in the con
struction industry?—A. In 1933. I beg your pardon.

Q. Have you not that information for 1926?—A. Well, the 1926 information 
is based on our reporting firms which does not profess to be obsolutely inclusive.

Q. You have the number that were engaged in the construction industry in 
1931, have you not?—A. We have the number of people reported to us.

Mr. McIntosh: But there was no report made where the number of people 
employed was under fifteen.

The AVitness: There was no report from firms employing fewer than fifteen.
Mr. Hanbury: There is no definite information.
The Chairman : Do any members of the committee know of any statistics 

which they would like to have prepared?
The AVitness: I think I can get Mr. Hanbury the figure.
Mr. Hanbury : I think it is important that we should have from the Bureau 

of Statistics all the information they can give us as to the number of people 
Who are unemployed as the result of the fact that there is no building going on 
at the present time, because I think our problem is to try to get these people 
Work.

Hon. Mr. R in fret: It might mean that some of the skilled men are working 
at something else and whilst working at something else they may be displacing 
other men who would have that work if they were employed in their own occu
pations. I do not know to what extent the statistics may show that.

Mr. Hanbury : In as far as skilled men arc concerned my information is 
that practically all the skilled men are from 45 to 50 years of age ; that there 
are no younger men coming along.

The Chairman : Do vou think you could obtain anything along that line 
for us?

The AVitness : I can give you the table on which that draft I have shown 
>’°u is based.

Mr. Hanbury: This information does not provide for the number of men 
cmployed or unemployed.

The AVitness: No. I beg your pardon.

By Mr. McIntosh:
Q. Have you any facts or figures on the apprentice system in Canada, com

paring the last year or two with previous years?—A. No, I am afraid I have 
I know there is an apprenticeship law in force in Ontario. One might 

0|)tain some information from the provincial government on that.
Q. I think we had evidence to that effect; but I got the impression that 

°Ur apprenticeship system was at a low ebb and, if so, what bearing has that 
? rendition on skilled labour at the present time and what bearing will it have 
111 fhe future?—A. I believe it is quite true, sir. I know it has always been

experience that most of our skilled workers, not only in the building trades 
?ut in other trades as well, have been old country men. If I might generalize 
0r a moment I would say that generally in a new country the javk-of-all-trades
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is apt to get on better than the master of one, whereas in the old country 
where there is more specialization you would have people confining their life 
activities to a very narrow field. Of course, life in our country is becoming 
more complicated all the time and more specialized as we realize when-we are 
taking a decennnial census, because we have to include a larger number of 
additional occupations. Every time we take a decennial census we meet with 
occupations which were not known at the previous census.

Q. Do you think you can get some information on that from provincial 
sources?—A. If you like we will write to the Ontario government.

Mr. Reilly : I suggest the Inspector of Apprenticeship in Toronto and also 
the council in Vancouver—the two centres where the system has been tried.

Mr. Cauchon : I think the point Mr. McIntosh was emphasizing is that 
due to the depression no young men are learning the trades.

Mr. McIntosh: That is one angle.
The Witness: Of course, we have had a great increase in technical educa

tion since the measure of 1919 or thereabouts was passed—since the Dominion 
government provided one million a year assistance. I think it is largely 
through technical education that we will get our young skilled workers in the 
future.

The Chairman : I wrote Dr. Coats a note asking for information on hous
ing and for a good deal of information on health and crime to show what the 
health of the country costs and what crime costs ; and also to let us have some 
figures in regard to the amount of money spent on relief by the Dominion, by 
the provinces and by the municipalities. I have a note from him giving me 
some figures which I did not bring with me because I was going to check them 
up with the departments of Labour and Health to ascertain their views. I 
do not know what bearing that will have, but I thought the general figures 
would be of interest to us.

Mr. McIntosh: Will the figures with regard to crime have a bearing on 
nationalities in their relation to crime, the main nationalities in Canada?

The Chairman: The only idea I had in mind when I asked for this in
formation was whether the clearing up of these slums and affording good hous
ing accommodation reduces crime; that is what these housing people report; 
and I thought it might be of interest to see how much crime costs and to see 
if we could get any idea as to how much good housing would reduce that 
cost.

Mr. Stanley: The Toronto report gives some valuable information.
The Chairman : Yes; as far as Toronto is concerned.
We have only one more witness who has been called, and that is Mr- 

Alexander Officer, of Winnipeg. He is coming at Mr. Heaps’ request. Mr- 
Heaps asked to have him as the Winnipeg report on housing was more favour
able than those received from other cities. However, we have several other 
applications. I will suggest to Dr. Stanley that he call his committee together 
to decide what witnesses we shall call. We have to ascertain what has been 
done in England and what their viewpoint over there is.

Hon. Mr. Rinfret: I understood from Mr. Sullivan that you were to have 
Mr. Rancourt from Montreal.

The Chairman: Yes, there are four or five of these people who want to 
appear, and I was going to take that up with the committee. There are three 
different people from Montreal who would like to appear.

Hon. Mr. Rinfret: I am quite ready to leave it to the sub-committee.
Mr. Stanley: I will ask the sub-committee to meet at 4 o’clock.

The committee adjourned to meet Tuesday, March 19, 1935.
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MINUTES OF PROCEEDINGS

House of Commons,
Committee Room 429,

March 21, 1935.

The Special Committee on Housing, in accordance with notice issued, met 
this day at 10.30 o’clock, a.m., Mr. Ganong, the Chairman, presided.

The following members were present : Messieurs Bourgeois, Church, Dorion, 
Elliott, Ganong, Gray, Hanbury, Heaps, Howden, McIntosh, Peck, Plunkett, 
tvinfret, Stanley and White (London)—15.

Mr. Alexander Officer, Chief Sanitary Inspector of the Health Department 
°1 the City of Winnipeg, Manitoba, was called, examined and retired.

Mr. A. M. Ivey, President and Manager of the Toronto Housing Company, 
Toronto, Ontario, was called, examined and retired.
p, Mr. G. D. Stanley, M.P., filed a copy of the report of A. S. Chapman, City 
Eigineer of the City of Calgary. It was decided to have this printed.— (See 
appendix B.)

> The Committee adjourned at 12.45 o’clock, p.m. to meet again Friday, 
March 22nd at 10.30 a.m.

J. P. DOYLE, 
Clerk of the Committee.
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MINUTES OF EVIDENCE

House of Commons, Room 429,
March 21st, 1935.

The Special Committee on Housing met in Room 429, Thursday, March 21, 
1935, Mr. A. D. Ganong, Chairman, presiding.

The Chairman: Now, gentlemen, we will come to order as we have a quorum 
Present. We have two witnesses to appear before us this morning ; one is Mr. 
Alexander Officer, who is chief inspector of the division of sanitation and hous- 
lng of the city of Winnipeg. With the consent of the committee we will hear 
from him now.

Alexander Officer, chief inspector, division of sanitation and housing, 
department of Health, city of Winnipeg, Manitoba ; called.

The Witness: I want to say right at the outset how kind the various gentle
men have been whom I have seen this morning already. I am very anxious 
here to-day to do anything that I can to help with this question that we have 
before us. Might I take just one moment to explain the whys and wherefores ; 
as> naturally, you will have discovered by this time that I was born over in 
"Gotland. I was educated there, and am trained by profession as a plumber. 
Uke most young fellows at that time I was sincerely interested in making the 
Krost of my work and in acquiring technical knowledge about building and 
construction. I got my certificates for these, and then studied sanitary science 
and finally got my certificate of the Royal Sanitary Association in 1900. I was 
Very fortunate in receiving my first appointment a few months later, in February

1901, becoming one of the assistant sanitary inspectors in the county of 
Lffinbarton, a county that embraces a very large rural area, and some small 
towns and so on. In 1912, Mr. Chairman, and for some years before that there 
mas a great migration from my own land to Canada, and I felt that surely 
there must be room for a good sanitary inspector in this land; so I decided to 
c°me to Canada and landed in Toronto in 1912. There I was very very kindly 
Received by Dr. Hastings who was very anxious, and I think sincerely anxious, 
t° have me in his department, largely I believe because of my training and 
qualifications. I placed my application before Dr. Hastings, and at the same 
.lftle I also wrote to Dr. Douglas of Winnipeg, from whom I received a reply 
'ustantly to come on to Winnipeg, where I have been ever since. Shortly after 
ruy arrival in Winnipeg they turned me loose on housing work generally, and on 
Sanitation in particular. So that leads me up to what I would like to read as 
jby own notes, Mr. Chairman. I may have to take about twenty minutes of your 
"Ue, but not much more. After that if there are any questions that you would like 
0 ask, and that it is within my ability to answer, I would be very glad to do so.

Several years ago, a great deal was said from the public platform and in the 
Dess about the need for immigration. Now, while this probably was meant to 
ahply to homesteading, it was too much to expect that all immigrants would settle

the land. Indeed, we found that many of these came to our towns and 
xvReS’ and this is a condition that has continued. The question then arises, 
r- 'ere are these people to live? Few of them are in a position to buy a house 
jjkht away and our building and health laws do not permit of the erection of 
c].msy structures and the neglect of sanitary conveniences. Moreover, our 
^ltriate demands that sufficient protection must be afforded from excessive 

in summer and extreme cold in winter. It is therefore evident that it is
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expensive to build a satisfactory home even if the immigrant has the means, 
I think we all realize that for some years past the construction of dwellings for 
rent has been at a standstill. Many of the rented houses are like second-hand 
clothing, cast off and requiring constant repairs.

There is an intimate association between housing and the two great elements 
—the progress of society and the individual—which together constitute civiliza
tion. Interaction between these two elements is such that each reciprocally 
produces the other. Amelioration of social conditions, of which housing is a 
salient feature, is followed sooner or later, more or less completely, by the moral 
and intellectual advance of the individual. Conversely, every expansion of human 
intelligence improves and refines man’s external circumstances and social state. 
It follows then, that the quality of the housing provided must materially affect 
the character and extent of the individual and social change secured. With in
creasing knowledge of sanitary principles and the ever-rising standards to the 
life and labour of man, this factor of quality presents a problem in which there 
can be no finality. Nevertheless, the knowledge already available not only 
emphasizes that need, but indicates the direction and the character of the 
improvements required. Thus the quality of the various forms of housing 
should insure that the housing is adequate for present and adaptable to future 
needs and conditions.

Personal and community hygiene depends in no small measure upon our 
housing conditions. There will always be a large number of people who cannot 
afford to purchase a home, and it becomes the business of somebody—civic, pro
vincial or federal—to see to it that a sufficient number of suitable and sanitary 
dwellings are available. I have come to the conclusion long since that housing 
is just as important as any other branch of the work of a modern department 
of health. It seems to me that the time is sure to come when this matter will 
be forced upon our legislators.

Before the war, there was a shortage of houses in Winnipeg due mostly to 
the steady stream of immigration, but since the war the shortage is much greater. 
The speculative builder was busy erecting dwellings for several years preceding 
the war. Many of these were of questionable construction, but that is another 
matter. They were being bought about as fast as they could be built. At the 
close of the war, prices of material were so high that the construction of dwelling3 
came to a standstill. During the past few years, the number of dwellings con
structed has increased, but not in anything like sufficient numbers. Mostly, 
these are being built by people many of whom in turn rent out their old houses 
if they own them. This is about all the accommodation that can be obtained by 
the labouring man who cannot afford to purchase a home of his own. At the 
close of the war, the housing situation became very acute all over Great Britain 
and the United States as well as in this country. In Britain, the local authorities, 
city and county councils, became alive to their responsibility and commenced 
the construction of suitable dwellings for rent.

In a resolution on “ housing ” passed at the 1919 convention of the Sanitary 
Inspectors’ Association of Canada reference was made to the size of building 
lots, and it was suggested that lots for building purposes should be not less than 
33 feet wide. This is a desirable width of lot, for after all, houses of any siz® 
cannot be adequately lighted on the sides in the case of narrow lots. I am ot 
opinion, that there is a demand for small houses built in terraces. It is qude 
possible to build houses of say 4 rooms in this way, and this is the size of dwelling 
most needed. In such cases, lots with 25 foot frontage could be used to advan- 
tage especially if there is sufficient depth of lot to permit of lawn and garden 
plots. In AVinnipeg we are fortunate in having very few dwellings withou 
sewer and water connections. In 1934 there were only 257 houses that were no^ 
connected with sewer and water mains. I understand, however, that this com 
dition does not obtain in other towns and cities. It cannot be denied that th 
outside closet is a menace to health, both personal and public, and yet ho
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often do we find people, who for a small saving, will purchase small lots on the 
outskirts of the city and build dwellings thereon. It not infrequently happens 
that these same people a few years later begin to petition the city council for 
sewer and water mains. I might say there that it has been the policy of city 
council to extend sewer and water mains to little groups of houses of this type, 
and that policy has been maintained right along which accounts for the fact that 
we have only 257 houses in the city of Winnipeg without sewer and water con
nections. I would like to know if there is any other city in Canada which can 
offer as good a showing.

By Mr. White (London) :
Q. Out of how many?—A. I forget the actual figures, I will have to look 

it up. That would be out of 46,820.
In the case of speculative building we have seen in the past how frequently 

dwellings have been constructed without due regard to comfort and sanitation. 
As already stated, in this country much hardship could be avoided, if only our 
dwellings were built in such a manner as to exclude cold in winter and heat in 
summer. Even when sufficient precautions have been taken to build a fairly 
sanitary structure, we are constantly coming across dwellings erected on flimsy 
foundations of wood, or rough stone, or what is worse, concrete of a doubtful 
character. In a year or two these so-called foundations get out of level and the 
buildings which rest on them get out of shape, with a consequent cracking of 
plaster and buckling of floors, walls, etc. If there is no cellar the plumbing and 
Water pipes become subject to the action of frost. Even where a cellar is pro
vided, unless a furnace is installed, freezing will take place. Then again what 
shall we say about the old make-shift cellar with board walls and floor, and 
without a window or other opening for ventilation and light? Fortunately, these 
insanitary “ holes in the ground ” are now very scarce in Winnipeg. Scores of 
these are being replaced each year by proper cellars having walls of brick, stone 
or concrete, and with cement floors.

As already stated, the houses most in demand are those of four or five 
rooms, and yet we find that by far the large majority of those that are built for 
speculation are much larger. In other words, the desire of the average working 
man to own a cottage is not met, except when arrangements can be made direct 
with the builder. It is a pity that no person, firm or corporation appears to be 
sufficiently interested to build for sale or rent, groups of small houses built say 
in terrace fashion. And yet, I am convinced that such houses would be eagerly 
sought after, if only they were given trial. With regard to the size of rooms, one 
cannot but be disappointed at the lack of sufficient given capacity, especially in 
the bed-rooms of many of our more recently constructed cottages, and this is 
also noticeable in many of out apartment blocks.

It is with some amusement that we look back to the time of the cave-men, 
but have we advanced so very far after all? Arc not many of our apartment 
blocks just like so many bee hives. They may be satisfactory residences for 
newlyweds and old people, but surely they cannot be said to be homes suitable 
for family use. Natural light to the rooms along the sides of these buildings is 
seldom satisfactory on account of the close proximity to adjoining buildings, 
overhanging balconies, etc. I have seen apartment blocks in nearly all the 
forge cities in Canada and I think those in Winnipeg will compare favourably 
"nth those in any city as we have obtained a fairly high standard. But after 
afo this class of building only affords the means of placing so many more 
People to the acre, with no proper allowance for adequate sunshine and fresh 
afo When we come to consider the basement suites of our apartment blocks, 
"jc are forced to admit that after all, very few are really suitable for occupation. 
They are frequently dark and damp, and -when windows are opened they serve 
foe purpose of permitting dust and dirt to enter the rooms.
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Now, I suppose you gentlemen are all familiar with the rooming house 
(so-called)—the illegal, and in many cases, insanitary tenements. The conver
sion into tenements of simple family dwellings is a problem that we in Winnipeg 
have had to face for a number of years, and doubtless other cities have the 
same conditions. We have not yet found two families occupying one room, but 
a number of families are apparently content to live in single rooms. You may 
have read somewhere, as I did—I am not just sure where but I think it was in 
New York—that one large room had been rented to four families with a line 
painted down the middle of the walls from top to bottom and across the floor 
on both sides, dividing the room so that each of these four families had a corner. 
It is said that the arrangement worked very well until one of the families took 
in a boarder. We have not had anything approaching that condition, I do not 
think there is anything like that in Canada; certainly I hope not. Now, while 
many of these people are compelled by force of circumstances and the shortage 
of small houses to live in this way, there are a great many who do it through 
their own choice. It is surprising how many young married people there are 
who settle down in this way. They rent, a small furnished rooin with a gas plate 
for cooking their meals upon. For such quarters they may pay from $10 to $35 
per month, according to whether it is an attic room or a room say on the ground 
floor. The rent includes water, light and heat charges, but the gas cooker has 
a meter attached. We frequently find that the gas cooker is connected to the 
meter by means of rubber tubing—a very dangerous proceeding; but these con
ditions exist in Winnipeg right now. But I will not attempt to go into that. 
Attic rooms only suitable for storage purposes are often found occupied by 
families. Many of these rooms, having low sloping ceilings and only small 
gable windows, are scarcely suitable for bedroom use; but when gas stoves are 
in use they are a menace to health. There is also the danger that if fire should 
occur in such premises, families living in attic rooms would be trapped. In 
addition, they are in danger of asphyxiation from gas fumes, due to defective 
and improper connections for gas stoves. Many of these stoves are fitted by 
incompetent persons, and as already stated, often the connections are of rubber 
tubing. Few attic rooms are fit for family use at any time. In winter time 
storm sashes are usually screwed on tight, and the inner sashes frozen, so that 
little daylight and practically no sanitation is available- In summer, these 
rooms being so close to the roof, are almost insufferably hot.

The following instance serves to show the necessity for frequent inspection 
of such premises. In 1916 I inspected an old frame building, two storeys in 
height, with attic rooms. The premises consisted of 26 rooms, and these, not 
including four rooms formed of flimsy lumber in the cellar, were occupied by 
13 families consisting of 39 occupants. Families were found in the attic rooms. 
The cellar was vacated and the families removed from the attic. We kept the 
premises under observation for a few years, but on inspection in 1925, we again 
found conditions as bad as on our first inspection. The cellar was again occupied 
by a family consisting of a man, wife and three young children. The cellar is 
only 6 feet 8 inches in height, and of this, 2 feet 3 inches is above the level 
of the ground surrounding the building. Two families, consisting of man, wife 
and two young children in each case, were found living in the attic and occupy- 
ing one room each. Both rooms were very small, one measuring only 7 feet 
by 9 feet 3 inches floor space. The ceiling was only 7 feet in height, and 
this over only a small portion of its area; it sloped down to a wall 3 feet 
6 inches high. There was no accommodation for a bedstead, and in conse
quence, the bed mattress was spread on the floor at night and rolled against 
the wall during the day. Cooking was done on a small electric plate. The 
inspection was made during the winter, and I found that there was no storm 
sash, the window heavily coated with ice and frozen to the frame, so that there 
was no means of ventilation. The cubic contents of the room was 444 cubic 
feet—just enough with efficient ventilation for one adult. The room occupied
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by the other family was a little larger, 8 feet 6 inches by 9 feet, but other
wise conditions were similar. We secured closing notices and had the cellar 
and attic rooms vacated again. It is interesting to note that for the entire 
premises the rents collected were $227 per month, as against $134 per month 
paid in 1916. Most of the furniture was the property of the owner, and the 
lessee paid $100 per month rent for the premises. That, is what we in the 
West call “ House Farming.” The crowding together of families in the manner 
described is undesirable from other points of view besides that of health. 
Individual family life cannot be obtained under such conditions ; there is no 
opportunity for proper housekeeping ; there is lack of privacy ; morals are 
blunted, etc.

We took a survey last year, and I would like to put this in as part of 
my evidence. I sent several along, and I hope you gentlemen received one.

The above cases also serve to show how profitable house farming may be 
made. We are not, however, interested in this phase of the question. The 
crowding together of families in the manner described is a most reprehensible 
factor. Many cases have come to our knowledge where a man and wife rented 
a furnished room in the attic and both go to work. Any little clothes washing 
is done in the evening, the water being heated on the gas stove in the room. 
In such cases it is not poverty that is responsible for this mode of living ; it 
is not need, but greed. Several of these occupants have admitted that they 
are in good financial circumstances. This class prefer to live in conditions 
such as the above in the centre of the city where they may get the maximum 
amount of pleasure with a minimum amount of trouble in housekeeping.

The instances referred to above which have come under our own notice in 
Winnipeg must be common to all large cities. It has been said that tuberculosis 
is essentially a disease of ignorance, poverty, bad housing and over-crowding. 
When once introduced, tuberculosis is bound to spread in a house where there 
is a constant coming and going between members of different families, when all 
have to use the same plumbing fixtures, when the rooms are overcrowded, 
where natural light and ventilation is available only by small windows which 
are too close to adjacent buildings and storm sashes fixed. It has also been said 
that bad housing is a great social problem, and this is true; but it is also a 
Public health problem. AVe have been endeavouring to lower the mortality 
j'ate by child welfare and other agencies, at considerable expense to our cities, 
hut bad housing threatens to nullify all our efforts. Veiller, in his splendid 
hook on housing reform, states : “No housing evils are necessary ; none need 
he tolerated; where they exist they are always a reflection upon the intelli
gence, right-mindedness and moral tone of a community.

That is my little brief for you; and I thank you, gentlemen, for your 
kind attention and patience. In conclusion may I say just this, that I was 
asked what part of the housing question I was likely to deal with in coming 
^ Ottawa. I said the subject would be dealt with by me from the point of 
Vlew of public health. That is my specialty. If I had to start my life over 
again as a young man, even if I were to get riches in any other direction or 
he successful in any other way, I would still want to do the work I have been 
doing, give my life work for the upbuilding of a good Canadian people. That 
ean only be done under proper health conditions. I shall not be able, Mr. 
Chairman, to answer any questions with regard to finance ; not seriously, at 
a'l events ; nor with regard to the economic situation. My answers to questions 
hiust mostly be about public health.

By Mr. Heaps:
Q. Mr. Officer, before you sit down—or you may sit down and answer 

Testions, if you like—can you give the committee any idea as to how many
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small type homes could be built there in the city of Winnipeg, or what the 
requirements are there at the present time?—A. To advantage?

Q. Yes.

By Mr. Stanley:
Q. Can you give us, if Mr. Heaps does not mind, a summary of what was 

done there in 1920 and succeeding years in connection with housing?—A. Yes.

By Mr. McIntosh:
Q. In what year did this housing undertaking in Winnipeg begin?—A. 

We have a Housing Commission that commenced—I am not certain ; Mr. 
Heaps could probably answer that—probably about 1920 or 1921. I am not 
certain.

Mr. Heaps: The committee started its deliberations in 1919 or 1920, and 
then we took advantage of federal funds.

The Witness: Yes.
Mr. Heaps: Which were made available by the provincial governments.
The Witness: Yes. It was most successful.

By Mr. Stanley:
Q. Can you give us a summary of the type of owners there, for instance? 

—A. Yes. These houses were built for people who were to purchase the 
houses. May I be permitted to put it this way, they were built for white- 
collar men; I mean, men who had standing salaries, who could afford to say, 
“ I will take this place and have a home built on it,” and the city had it built 
there and he needs to pay monthly sufficient to amortize the thing within 
twenty-five or thirty years.

By Mr. McIntosh:
Q. About what would be the average cost of that ?—A. It would run 

about $4,000, I think.
Q. What would the total cost cover, over the whole period of years?—A- 

I could not answer that.
Mr. Stanley: Average rentals?
The Witness : It has worked out very satisfactorily. Practically none of 

these have come back to the city, and they still have money in hand. It has 
been quite successful.

Q. It has been an entirely self-liquidating undertaking?—A. Yes.
Mr. Heaps: It would show a little profit.
The Witness : Average rentals?
Mr. Heaps: There were no rentals.
The Witness: No, they were buying them out; there were no rentals.

By Mr. Stanley:
Q. What amount of money do they require monthly to meet the cost?-—A- 

One of my own staff was buying one of these, and he was paying $35 a month- 
He had a six-room house.

Q. They were the type of gentlemen you speak of, white-collar men?-— 

Yes. Well, I mean fellows that have a steady income.

By Mr. McIntosh:
Q. It was a straight municipal undertaking, was it?—A. Absolutely.
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Mr. Heaps: And administered by the city council for the commission.
The Witness: It was through a commission; .so it was taken right out of 

city politics. The commission still undertakes to help us.
Mr. Stanley: Tell us about-the constitution of the commission.
The Chairman: The committee has been told that these undertakings in 

many other cities turned out very badly, and cost the cities a great deal. We 
have been told that Winnipeg is one of the outstanding examples of where it 
has been a big success and has not cost the city anything. For that reason, 
I think the committee would like all the information they can get as to why 
it should be successful in Winnipeg when it was not in other cities.

By Hon. Mr. Elliott:
Q. Where did your money come from?—A. It came from the Dominion 

government.
Mr. Gray: What I would like to know is how the commission is consti

tuted.
Mr. Heaps: I can perhaps tell you, because I had a little to do with it.

By Mr. McIntosh:
Q. Did your money come from the Dominion government?—A. I think 

so.
Hon. Mr. Elliott: Why should it cost the city anything?
Mr. Heaps: No. We have had examples here of where municipalities such 

as Ottawa, London and others have lost money; while in the city of Winnipeg 
it was administered by a commission that was appointed by the council, with 
members of the council on the commission and a few outside gentlemen interested 
in it.

Mr. Gray: Did they change each year?
Mr. Heaps: No, they were fairly permanent. Sometimes they changed.

By Mr. McIntosh:
Q. With regard to the commission about which Mr. Heaps is speaking, 

how many members were on it, and who had the whole say in their appoint
ment? Did the government which put the money up have any say with regard 
to these appointments?—A. No. I think the government did a wise thing. 
They left it to the city of Winnipeg, the city council of Winnipeg, to act on 
their honour; and they have always acted on their honour, have been very 
honourable about it. Everything has worked out very, very satisfactorily.

By MA Stanley:
Q. Who is the chairman of that commission at the present time?—A. I 

think the city treasurer is chairman.
Q. How long has he been chairman?—A. To my knowledge he has been 

city treasurer for twenty-five years.
Q. And chairman of this commission during its whole period of existence?

A. Yes, during its whole period, I think.

By Mr. Howden:
Q. May I ask the witness what type of house would be the most practical 

to provide at this time, the time that we have under consideration, for the city 
°f Winnipeg if you like, or for any city?—A. Yes; we need a large number, 
Probably no less than 1,500, 2,000 or more homes for the low paid working man. 
*es, we need 1,500 at least, probably quite as many again, of say four rooms.



176 SPECIAL COMMITTEE

By Mr. McIntosh:
Q. At the present time?—A. Yes, at the present time. Doubling up is so 

serious.
By Mr. White:

Q. Has anything been done in that direction by the city of Winnipeg 
up till now?—A. How do you mean?

Q. For the lower paid workers; has any housing scheme been in vogue?—A. 
No. The city of Winnipeg would be very glad to, if they had the means. We 
had a committee on housing. The city council last year and this year appointed 
a committee on housing, and this committee has sat every two weeks trying to 
devise ways and means, sincerely anxious to accomplish something. But they 
are at their wits’ end, because they have no finances.

Q. You refer to this scheme you have been describing as for the white-collar 
man who had a steady salary?—A. Yes.

Q. But nothing has been done for the daily wage man?—A. No; and that is 
the class that is most in need right, now.

By Mr. McIntosh:
Q. How many houses were built in all under this scheme you have told us 

about?—A. I could not tell you that. I would just be guessing, and I don’t want 
to do that.

By Mr. Stanley:
Q. What is your survey, a survey of health conditions or a survey of 

housing conditions?—A. The year before last, in December, 1933, the housing 
committee asked me whether it would be possible to get a cross-section of the 
city to ascertain just what our housing conditions were. During January, 
February and March of 1934—they met in December of 1933 and discussed this 
—I turned out sanitary inspectors, men properly trained, everyone of whom 
possessed a certificate of the Royal Sanitary Institute in sanitary science, and 
they are trained men in building construction, plumbing and so on and so forth, 
so that we could get an accurate and consistent report from them. This I will 
also submit, if you will permit me, Mr. Chairman, as the field card, the card that 
was used for our field work. If the gentlemen would like to have some of these 
cards, I would be glad to pass them around. This is the card that we used in our 
field work.

Mr. Stanley : It would be interesting to have some of these.
The Chairman : We had some and passed them around last meeting, I think.
The Witness: These cards?
The Chairman : No, the report on this housing.
The Witness : That is the card that we used, gentlemen ; and each inspector 

went out to the district allotted to him and brought in this card which is marked 
off as you can see. You will see that in order to get speed, and to get the thing 
done accurately, everything was set forth there. In the first group, for example, 
you have the dwelling or tenament. It is alternative. He just puts a check 
mark over the item in question. Only where it is necessary to write in some
thing is the space left for that. Mostly it is a matter of checking. Where it is 
a matter of the number of men, women and children and so on, these are filled 
in. When these cards were brought in, then the wohle matter was set out on 
sheets like these. If you would like to have these passed around to show how we 
did our tabulation, that can be done. We tabulated this blue book that you have 
on these sheets; and then we made out our report. One thing that we found in 
the four districts surveyed was that of the total of 1,890 houses surveyed in the 
four districts, we found 1,300 rooms used for both cooking and sleeping-'" 
families living in rooms that they had to both cook and sleep in to the number m 
1,300 rooms.
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The Chairman: Mr. Officer, I think what we are particularly interested in 
is this: We have pretty much an idea of what the conditions are, but we would 
like to have some idea as to what the remedy is.

Mr. Heaps : Mr. Chairman, may I perhaps ask Mr. Officer a question in that 
regard. First of all, I was asked about the composition of the Winnipeg Housing 
Commission, and if it is interesting to the Committee I can give it to them.

Hon. Mr. Elliott: If Mr. Heaps will permit me, I was going to suggest 
that we have some other witnesses waiting. The information that is especially 
within his knowledge perhaps could be given to the committee when the other 
witnesses from outside the city are not waiting. As I understood Mr. Officer, 
Mr. Heaps knows the financial set-up and the whole story with regard to that 
thoroughly.

The Witness: Mr. Chairman, Mr. Heaps was one of the prime movers and 
did know; but then he may not have the facts at his fingers ends at the moment. 
However, he did know.

Mr. Heaps : I have it here.
The Witness: I am glad to hear that.
Mr. Heaps : We have it in the annual reports as issued by the Winnipeg 

Council.
The Witness : Have you got the manual there?
Mr. Heaps: Yes, I have it here.

By Mr. White:
Q. There is one other question I would like to ask. In this housing scheme 

that has been carried out, did the commission buy land and build houses with the 
prospect of selling them?—A. Yes. Suppose, for example, it was my wish to get 
the commission interested in building a home for me. I chose my own lot; 
they bought the lot and immediately started to build on it. The prospective 
owner of the house owned the land right from the beginning of his dealing with 
the city.

Q. But the prospective owner of the house owned the land first?—A. Not 
necessarily. They would buy it of him. He may have owned it.

Q. But the city did not lay out a subdivision and build houses with the idea 
of selling them?—A. No.

Q. That is where our city fell down.

By Mr. Heaps:
Q. Mr. Officer, if we can come down to another aspect of the Winnipeg 

housing situation, did you give to the committee the number of homes of a small 
type, of 3 or 4 rooms, that could be used to advantage at the present time in 
Winnipeg?—A. Yes. Anything from 1,500 to 3,000.

Q. You were good enough this morning to bring down to me from Winnipeg 
some plans which have been submitted to the municipal authorities and of which 
they have a set?—A. Yes.

Q. And I also understand some plans have been submitted to the federal 
government for the Winnipeg housing scheme. Could you, to some small extent, 
elaborate on these plans which are here, and give some idea of what is meant by 
them?—A. Yes, as briefly as I can. One set there deals with what might be 
Wrmed a garden city proposition. I am creditably informed, I think, that the 
“remier, Mr. Bennett, saw that and was very favourably impressed by that 
Scheme. The Department of Health was asked to look into the plans and speci
fications and so forth, which we did and we reported favourably on it. You 
a'So have there—I don’t know what they sent you—but I think you have got a 
P&rk subdivision at the other end of the city and a reclamation plan in one of 
°Ur districts that has gone down, deteriorated.
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The Chairman : What we are interested in is the cost, I think.
Mr. Heaps : We are coming to that, Mr. Chairman.

By Mr. Heaps:
Q. The architects and those interested in this question have gone very care

fully into it?—A. They have done that of their own volition, without any obliga
tion on anybody’s part.

Q. Yes; but they have come down to the question of what these places 
could be rented at?—A. Yes.

Q. Of both 4- and 5-room units?—A. Yes.
Q. What were the rentals which they suggested would meet all require

ments?—A. In introducing that garden city proposition, they deemed it wise— 
the architects—to mix up the population so that there would not be too many 
living in a given number of rooms ; and they put in two or three apartments, 
and a number of duplexes, and then single families, so that they would be all 
mixed up. Take a single family dwelling, for example, of 4 rooms. They worked 
out the rents approximately there, and they kept the rents high; they said 
that house could be rented at $23 a month. In that $23 a month you have to 
remember that they are providing central heating, adequate heat, and hot water, 
an ample and constant supply of hot water. So that if you deduct what we 
ordinarily pay for heating our homes and for our hot water, the rent of 
these buildings would work out at approximately $15 per month.

Q. Would that cover all costs?—A. Yes.
Q. Amortization?—A. It would, yes. Another aspect of the question that 

crops up, and that also was of considerable importance, is that in the laying out 
of parks and grounds and so forth, the public parks board have consented to 
take over the entire responsibility and cost for laying it out.

Q. But the important point is that on the basis of $23 per month, these 
homes could be rented and they would meet all obligations?—A. They would, 
yes.

The Chairman : Without any public assistance whatever, except for your 
parks.

Mr. Stanley : Four per cent interest is what you are figuring?
Mr. Heaps : He did not know.

By Mr. Heaps:
Q. You do not know what the interest rate involved?—A. I don’t know any

thing about the finances

By Mr. Stanley:
Q. I am vitally interested in having some idea as to what steps were taken 

by the city of Winnipeg, through the commission, to protect the credit extended 
to the individuals, and what steps you propose to take to protect the credit 
that is being extended in this. It is a question of administration. We have 
had some rather sad tales in regard to that, and perhaps you can tell us some
thing of the steps that were taken in Winnipeg to make the matter such a 
success?—A. I think it resolves itself into this, that the sinking fund trustees 
of the city of Winnipeg took an active interest and rendered their best services 
to the city of Winnipeg. All our city council for years and years past—pardon 
me for saying this, Mr. Chairman—have been above suspicion. We have done 
honest, honourable work to justify these efforts; and we feel that we could do 
the same if money was given to us cheap enough to enable us to go on with a 
project such as this.

By the Chairman:
Q. Is it the city that is going to do this or private capital?—A. No; the 

city would like to do it. Mr. Chairman, I don’t know anything about finance or
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economics or any of those things, but I think that my city council is above 
suspicion, and that if the money was given to them rather than to real estate 
men or anybody else they would do a good job, one that the Dominion could 
look back on and see how well they had accomplished what they had set out to do.

By Mr. Howden:
Q. I understood from some of your earlier remarks that the plan was 

self-liquidating?—A. Yes, it is.
Q. And that these moneys were coming back into the fund; you have 

since said that the city would like to go on with the building program if it had 
the funds?—A. Yes.

Q. If the most of these enterprises have liquidated themselves, and the 
funds have come back, why have you not got funds, the original funds, 
back in your hands with which to go ahead

Mr. Heaps : It is sent back to the government.
Mr. Stanley : They belong to the government. It is government money.
The Witness : Yes.

By Hon. Mr. Rinfret:
Q. I notice in this report that comes from your department that there 

is complaint made about some of the houses in Winnipeg; there is a complaint 
also made about occupancy. In many cases the house would be in fair 
condition but there are too many people inside the house?—A. Yes.

Q. We have had discussions about that matter before. Have you any 
definite information as to how this could be met? Would it be possible to do 
so by controlling the occupancy of the different houses Because even new 
houses properly built may become unsanitary if there are too many people 
uiside. Have you any definite information as to how that situation can be 
filet, whether by federal legislation or by municipal regulations or how?— 
A. Yes, I have. At least, I think I have, if I understand you aright. Let me 
Put it this way. . Just before I left that committee met. One member of the 
committee said, speaking about a certain district which was a district in which 
there were a lot of families housed in buildings that were originally intended 
tor one family, “Mr. Officer, why don’t you put these people out?” I said, 
Mr. Chairman, “I have not the soul or the conscience to throw those people 
°ut, because there is no place for them to go; but as soon as our expectations 
are fulfilled, and the Dominion government helps us out with cheap money 
Ufid we can build places, we will apply pressure and get them out. But there 
|s no use of applying pressure now. There is no place for the people to go.” 
H you take a district like Mr. Heaps and some other gentlemen here that 
know Winnipeg are familiar with, between Broadway and Portage and from 
Main street to Vaughan street, not so very many years ago that was a fine 
rcsidential district but business crept in there. Then with the advent of the 
Automobile, these business men left these homes and went out to the outskirts, 
Afid they rent these homes with say fifteen and twenty rooms. What family 
Is going to rent that kind of house and keep it warm in winter, for example?

the house farmer comes along and rents it from some real estate man at 
®°ttie nominal sum, gets second-hand plumbing and gas stoves of questionable 

Mue and puts them in the rooms, and puts in families.
, Q. I understand that very well, but my question is this: When you have 
Uilt new houses and they are in a proper state for one family to live in, do 

“;°u suggest that there should be regulations to prevent two or three families 
r°wding in that house which is newly built?—A. Yes.

Q. You favour regulation or legislation?—A. We can do that now. We 
Afi apply pressure in cases of that kind right now.
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Q. But you say yourself that the families would not know where to go?— 
A. No, they would not.

Q. Suppose the plan is carried out; what I want to know is if you suggest 
that it should be coupled with a set of regulations controlling occupancy?— 
A. No, I do not think that is necessary, although we have all we need now 
in the Public Health Act and city by-laws to guard ourselves in that way. 
When the time is ripe to do so, and these people are moved out of these over
crowded places, then we can get next to the owner of the premises and we can 
say, “Mr. So-and-so, this place is occupied by eight or ten families to-day. 
Now, you had better try to arrange for transforming this place into a proper 
tenement, by the proper division or partitioning off of each family so that they 
can have access to their own rooms without passing through the rooms of 
another family, and have separate plumbing fixtures.” That can be done.

Q. If I understood you properly, you have in Winnipeg already regulations 
that you could apply?—A. Yes.

Q. But you dare not apply them because these people could not go any
where else?—A. No, they could not.

Mr. Stanley: Mr. Chairman, I suggest we go on with the next witness.
The Chairman : All right.
Mr. Heaps: If you do not mind, Mr. Chairman, I think it would be very 

useful if the committee had these plans at their disposal.
The Chairman : I would like to have one thing just a little clearer about 

this. If the city of Winnipeg is ready to go ahead if it had financing, under 
what conditions would it want financing?

Mr. Heaps: I will be quite prepared, Mr. Chairman, to discuss that at the 
proper time, because I think I have the information.

By Mr. Howden:
Q. I would like to ask a question before Mr. Officer leaves. I do not 

propose to make a speech, but I am quite familiar with the location that he 
mentions in Winnipeg, between Portage and Broadway and between Main 
street and Vaughan. Some of the better Winnipeg citizens owned homes there, 
a great many of them at one time. They are big, fine houses, many of them 
such as we have here in Ottawa ; and as he suggests, they have been crowded 
with many families. What is going to become of these homes? That is the 
point.—A. That is just what I was trying to explain to these gentlemen here.

Q. When Eaton went in there, these homes sold for fabulous prices.—A. But 
they need not be lost. Don't you see, while these buildings are overcrowded 
as they are just now, if we applied pressure which we can do, mark you, but 
we dare not if we are going to be human, the people would have no place to g°- 
But when the time comes and we apply the pressure and get them out, we can 
get next to the owners of these places and say—as we have done, and as Ve 
have a concrete instance of—-“ Now, Mr. So-and-so, you can quite well rehabih' 
tate this place by dividing it up.”

Q. Can they rehabilitate?—A. Yes.
Q. When they have them out?—A. You said a moment ago that you knew 

that district. .,
Q. Well, I lived there as a boy.—A. You know that many of these are wd 

and suitably built and they can be quite well rehabilitated, reconditioned.

By Mr. Stanley:
Q. It is a matter of finance?—A. Yes, it is a matter of finance.
Mr. Stanley: Mr. Chairman, with your permission I would like to n 

a copy of the report of A. S. Chapman, the City Engineer of the City of Calgary 
with respect to housing conditions in that city. I will not take the time 
read it, I will just file it with the Committee. (See Appendix “B”.)
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The Chairman : Just file it with the Clerk, and a note will be made of it 
in the minutes.

By Hon. Mr. Elliott:
Q. Just following out the evidence of the last witness, and perhaps I 

should make a minute of it so the committee would have in mind more clearly 
than they have now what it is, the impression that I have gained with regard 
to the financing of this scheme in Winnipeg, if I understand from conversations 
with Mr. Heaps what has taken place there—he is very familiar with it all— 
it is that this money was advanced by the Dominion government on the guar
antee to the Dominion government of the province, and with the province in 
turn guaranteed by the municipality and city of Winnipeg; that this committee 
that managed it was a local committee of citizens of Winnipeg ; that they kept 
supervision over the expenditure of this money, and they have made ends meet 
at any rate.

The Chairman : Yes.
Hon. Mr. Elliott : That is correct, isn’t it?
Mr. Heaps: Substantially correct, yes.
Hon. Mr. Elliott : That is all.
Mr. Cauchon: I would like to ask Mr. Officer, for the information of the 

committee, what does he consider the low wage earners ; what does he consider 
the limit of his earnings, up to what point?

The Witness : With regard to housing amounts, I should not be called 
upon; I could not say more than, speaking of local conditions in Winnipeg, it 
would be something like $15 and $20.

Mr. Cauchon : Might I also ask if you believe in ownership or lease hold 
for the low wage earners?

The Witness : Yes, certainly ; if he is in a position to do something along 
that line he should be encouraged to do it.

Mr. Cauchon : If he could only afford $15 a month rental for a house, is 
that man in a position to tackle ownership? We have not found so here.

The Witness: No. I doubt if he is.
Mr. Stanley: We have plenty of evidence, along that line, Mr. Cauchon.
Mr. Cauchon : I just wanted to get from him an expression of opinion 

along that line.
The Chairman: Thank you, Mr. Officer.

The witness retired.

The Chairman: AVe will now hear from Mr. Arnold M. Ivey, who is 
President and managing director of The Toronto Housing Company Limited, 
^4 Wellington street, Toronto.

Arnold M. Ivey, called:

The Chairman : You may stand or sit, just as you wish.
The AVitness: I think I will stand at first; I will probably sit later, if 

1 may.
The Chairman: Yes.
The AVitness: If I may, I would like to give a little of the background 

p the conditions that brought about the formation of the Toronto Housing 
Company. In 1913, because of lack of housing for the lower wage earners, 

95696—2 '
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several bodies met in Toronto and as a result housing legislation was enacted 
and the Toronto Housing Company formed. I would just like to read the fore
word from our first report issued in 1913:

Canada should do more than banish the slums. The old countries 
are doing that. Society is responsible for the slums and society must 
pay for their removal, which will require something in the nature of a 
surgical operation on the body politic.

But better housing has a far wider application than the slum prob
lem. It means better living conditions for the great masses of wage- 
earners, and will bring with it a toning up of our whole social and 
industrial system. Enabling legislation will be necessary in every pro
vince. We, in Ontario, have made a beginning, and the results set out 
in this pamphlet, obtained under an Act passed this year, would indicate 
that we are on the right track.

I agree with the statement that every Canadian workman of steady 
habits should be able to own his home. The advantage is as much to 
the State as to the individual, for the home must always be the start
ing point for stregthening and elevating the social conscience and the 
national life.

(Signed) W. J. HANNA,
The Provincial Secretary’s Office.

Parliament Buildings, Toronto.
At that time—

By Hon. Mr. Elliott:
Q. What year was that?—A. That was in 1913. At that time we found 

there was a housing problem there and we endeavoured to solve it, but we 
were unable to do it; that is, we could not build for the lower wage earners.

By Mr. McIntosh:
Q. Is that the report of the provincial government from which you read? 

—A. No, that is a foreword from the provincial secretatry which appears in 
our report.

So we attacked the problem at a higher level ; well below the level of 
ordinary commercial housing. I have a book here with some photographs 
showing you the type of house that we supplied. We w-ere successful, and 
before the depression we had a waiting list. To-day we have three vacancies. 
Now then, we show pictures of our houses here (in a folder supplied by witness 
and made generally available to members of the committee) showing both 
exterior and interior views. We also have plans of certain buildings which it 
might be possible to build.

By Mr. Heaps:
Q. Might I interrupt: What do you mean by “ three vacancies ”?—A- 

We have 334 apartments of which three are vacant.
Q. Are these all apartments?—A. They are cottage apartments, doubles 

and singles.

By Mr. Stanley:
Q. What is the rental for these apartments?—A. They rent at from $23 to* 

$40 a month. If you would like to look at some of them I might describe 
them as I go along; that is if you wish.

Q. Go ahead?—A. We show first a modern type of house, a duplex, which 
has an apartment on the first floor self contained, also on the second floor,
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heated, with two bedrooms and bath, living room and kitchen, cellar, sundeck, 
and veranda. It has a frontage of 25 feet and the monthly rental is $35. That 
is a Toronto Housing Company plan. We next show a plan of a minimum 
standard of amenities, that is a building for the lower priced tenants. These 
duplex houses are not heated. They have three bedrooms, living room kitchen, 
cellar and veranda, with a frontage of 17 feet. Such a house would cost $2,900 
and would rent at $24.16 a month. As you will notice they are built in rows. 
At either end of each row we have included some duplex houses; a self con
tained apartment on the first floor and a self contained apartment on the 
second floor. The duplex consists of two bedrooms and bath, a living room 
and kitchen, cellar and veranda. It has a frontage of 19 feet 9 inches and 
would cost $2,000, renting for $16.66 a month. The small bedrooms of these 
apartments are 80 square feet in area. The city of Toronto have a by-law 
which prohibits the building of any room of less than 100 square feet; so we 
have a plan here of the same operation built in accordance to a specific by-law 
with the larger rooms. Such houses would rent at $24.16, conforming to the 
requirements of the by-law; and the duplex apartments would rent for $19.16 
—the houses would rent at the same rate under either plan.

Then, I have a map of Toronto showing where we can purchase land— 
and we have already purchased twenty thousand feet of vacant land in and 
adjoining Toronto,—at a maximum price of $25 a foot front.

Now, if I may, I will read the report, Mr. Chairman.
The Chairman: Yes.
The Witness: In the year 1912 the shortage of dwellings and the number 

of sub-standard houses in Toronto was such that a joint committee, represent
ing the municipality, the board of trade, the manufacturers’ association, the 
Civic Guild, and the city of Toronto, was formed for the purpose of finding 
ways and means of remedying conditions. The Toronto Housing Company 
Ltd. was incorporated and the housing legislation enacted.
Extracts from the Act of the Provincial Legislature passed in 1913 “ To en

courage Housing Accommodation in Cities and Towns."
Petition of Company to council for guaram-tee of bonds

2. A company incorporated under The Ontario Companies Act, with a 
share capital whose main purposes of incorporation are the acquisition of lands 
in or near a city or town in Ontario and the building and making thereon 
of dwelling houses of moderate size and improvements and conveniences to be 
rented at moderate rents, may petition the council of such city or town to 
guarantee its securities, to enable or assist it to raise money to carry out such 
toain purposes.

By Hon. Mr. Elliott:
Q. Just there, Mr. Ivey: Some statement was made by somebody as to 

that act having been amended or repealed; is that provision in force in On
tario now do you know?—A. I really do not know; all I can say is that we 
are still operating under it.

Q. You are still operating under it—A. Yes, we are, but as to whether 
°r not the act is operating generally, I do not know.
By-law for guarantee of bonds with assent of electors

3. (1) If the council is satisfied that additional housing is urgently needed, 
the council may, with the assent of the electors entitled to vote on money by- 
aws, pass a by-law authorizing and providing for the giving by the council 

°t such guarantee to the amount and upon the terms and conditions hereinafter 
c°ntained. ■

95696—2}
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When assent of electors not required
(2) It shall not be necessary to obtain the assent of the electors to the 

by-law if it is approved of by the Provincial Board of Health.
Approval of location of lands

4. The council, or a -committee thereof, shall, before the guarantee is given, 
approve of the location of the lands selected for the housing accommodation and 
of the general plans for the houses.

That also includes provision that the municipality or city may state the 
the scale of wages to be paid in any operation under this act.
Limit of Guarantee

8. The total amount of securities to be guaranteed shall not in the first 
instance exceed 85 per cent of an amount to be fixed in the deed of trust as 
representing the value of the lands and housing accommodation and improve
ments to be built and made thereon.
Limit of Dividends

11. (1) No dividend upon the capital stock of the Assisted Company or 
other distribution of profits among the shareholders shall be declared or paid 
exceeding six per cent per annum in any one year.

(2) Such dividend may be payable in instalments during the year.
(3) If the sums paid in any year do not amount to six per cent the 

deficiency, with interest, may be made up in any subsequent year or years.
Application of profits after payment of dividends

12. (1) Any net profits received by the Assisted Company in any year, and 
not required to pay said six per cent or to make up a deficiency therein or for 
reasonable contingent fund, shall be expended by the Company in acquiring lands, 
improving its housing accommodations by way of new buildings, additions, ex
tensions, or other improvements.
The Toronto Housing Company Limited

The City having agreed to guarantee the Company’s bonds as provided by 
the Act, the directors were, on October 5, 1913, authorized to issue bonds to the 
amount of $850,000. Dated October 1, 1913,—payable in Canadian, American, 
and English currencies. Annual Sinking Fund payments, together with interest, 
$54,012. Bonds redeemable at not more than 105 for Sinking Fund purposes. 
The Bonds were sold by the Company—

500,000 
180,000 
50,000 

120,000

850,000

Interest and Sinking Fund payments have been met by the 
when due.

By Mr. Stanley:
Q. What kind of bonds do you issue?—A. Five per cent. _ _v

in the meantime we are building up a very nice asset there which will be free of 
debt in 18 years. It now has a value of well over one million dollars, and it i® 
improving all the time.

October 15, 1913. 
January 31, 1923 
June 1, 1923.. .. 
August 15, 1925. .

Price
98 75 
97 30 
97 10
99 55

Company as and

T miirlit sn.V that
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By Mr. Heaps:
Q. How many homes are involved there?—A. 334. Share capital : Capital 

stock authorized $1,000,000. Issued 2,039 shares at $50 each, $101,950. Under 
the act we were required to furnish 15 per cent of the value of the undertaking— 
of the value.

By Hon. Mr. Elliott:
Q. Just with reference to that 15 per cent, where does that money come 

from?—A. That money comes from the public.
Q. That is made up of contributions by the public, subscriptions and that 

sort of thing?—A. Yes.

By Mr. Gray:
Q. Do they get stock?—A. They get six per cent cumulative stock for their 

subscription; and we undertake to provide stock to the extent of 15 per cent of 
the value of the undertaking—of the value, stressing value—because when we 
first built our $500,000 unit we then had a value—we created a surplus and we 
were able to go on without issuing any more bonds.

By Mr. Heaps:
Q. What year was that in?—A. 1916.

By Mr. IIanbury :
Q. You had a big surplus then?—A. Yes.

By Hon. Mr. Elliott:
Q. Before you leave that, what were the years in which these houses were 

built?—A. In 1913 we built to the extent of $500,000. AVe were all ready to do 
business when the war broke out. Well, we had quite a problem then, so we 
waited for 10 years before building any more, and then we built to the extent 
of $180,000. I may say, we would not have built then, having regard for the 
high cost, had we not had low cost of building just before. The point there is 
that housing companies to be successful must average their costs, they can’t go 
Jnto business for a year or two, it must be extended over a long period. The 
trouble with most of your housing commissions has been that they have built at 
the peak and the people who bought could not pay the instalments fast enough 
to meet the depreciation.

By Mr. IIcaps:
Q. The equity disappeared almost right away?—A. Almost before they 

started their instalment payments.
For the first ten years no dividends were paid. In 1923 a 5 per cent dividend 

Was declared and the following nine years annual dividends of 6 per cent were 
Paid. Dividends were discontinued in 1932, but as rentals this year, as indi
cated, will be more than $20,000 in excess of last year, and as vacancies have 
decreased from a maximum of 93 in 1932-33 to three at the present time, funds 
should again be available for dividends within a reasonably short time.

Properties.—Bain and Logan Avenues—Spruce and Sumach Sts. The com
pany operates 334 cottage apartments centrally located, with city water, hot 
jLater all the year, and central heating, varying from two rooms with kitchenette, 
bathroom and store room in basement to six rooms with kitchenette, bathroom 
and store room in basement. Rentals range from $23 to $40 per month and are 
approximately 20 per cent less than commercial rates.

The Board serves without remuneration. Management charges are five 
PCr cent on rentals. Annual taxes $20,548.41. AA7ater rates $2,775.
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Present situation—•

The Ontario Housing Act provides:
(1) Houses may be provided when urgently needed.
(2) The Assisted Company undertakes to protect the guarantor of its 

bonds against loss. A situation is developing which affects both these factors. 
The demand for housing is increasing. Rentals are advancing. There are 
fewer vacancies. Building costs are low. Cheap land is available and interest 
rates favourable. Plans are shown of the type of housing the company could 
provide on an economic basis at the present time and readily rent.

By Hon. Mr. Elliott:
Q. Just on that question of members serving without remuneration, Mr. 

Ivey: You have stated already how they were appointed by the various 
organizations?—A. No, the various organizations met, and as a result of 
their meeting a company was incorporated and the shareholders of the com
pany appointed the directors.

Q. The shareholders appointed the directors?—A. With the exception of 
one, appointed by the city of Toronto.

Q. Yes?—A. The shareholders absolutely control this company. It is 
a private company operating under the Ontario Companies’ Act.

Q. How many directors are there?—A. There are ten.
Q. And the shareholders appoint all, except one for the city itself?—- 

A. Yes, sir.
Q. It looks like a business way of doing it.

By Mr. Stanley:
Q. Would you prefer to give me the details of management at this point 

or later? I am rather interested in following it from the inception of your 
company down to the present time. I would like to have details as to what 
steps were taken in connection with the management of the whole concern. 
Would you rather do that now or later?—A. I will do that now, if that is 
satisfactory. I meant to have said something when I began but I forgot to. 
It takes a strong body to lead public opinion, and in connection with housing 
there has got to be some force such as you have now. We had it in 1913, and 
they had it again in 1919. We have it to-day—leadership, bringing this matter 
to the attention of the public and of the authorities. Operating a housing 
company is quite another thing from having your first legislation passed 
and getting your money. It is purely and simply a business proposition as 
far as this company is concerned. As a company we are operating on 
precisely the same terms as Hydro in Toronto, or the Toronto Street Railway; 
with the exception that ours is a highly competitive business and they have 
a monopoly, aside from that housing is a business which demands good 
management.

Q. Involving the use of strictly trust funds?—A. Yes, sir; and if you 
are contemplating subsidizing housing I would suggest that you put your 
subsidy in up to the point that is necessary, but from there on it should be a 
business proposition.

Q. Just how do you mean that?—A. If you rent a man a house at $15 a 
month which on an economic or commercial basis is worth $20 a month, 
having rented that man such a house at $15 he must be a good tenant and pa>r 
his rent.

By Mr. Heaps:
Q. You charge 5 per cent of the carrying charge, do you?—A. 5 Pc'r 

cent, yes.
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Q. Do you find that ample to take care of your needs?—A. I am just 
answering that question, sir. After having organized this company, we 
operated with a paid secretary for five years. AVe started with a scale of 
rentals which we thought would carry operations but we found each year 
we were operating at a deficit; operating costs were much higher than we had 
expected, largely due to the war when coal and other things went so high.

By Mr. Stanley:
Q. What do you mean by a paid secretary?—A. A man wdio was paid 

by us to act as secretary.
Q. Was he an experienced housing man?—A. No, he was a man who had 

helped organize the company, he addressed public meetings, he was a propa
gandist and so on.

Q. He conducted the business of the company?—A. Of the original com
pany, and then he became our manager.

Q. I see?

By Mr. Heaps:
Q. If I may, there is one other point I would like to clear up in my mind ; 

this money you say you got at 5 per cent?—A. Yes.
Q. And 5 per cent was the charge against the property?—A. Yes, sir; 

and when I mentioned dividends, that is in addition to the 5 per cent which 
was all we paid. Then, our operations for the first five years showed a loss. 
We also acquired during the first five years some land outside the city for 
the purpose of building the garden suburb.

By Mr. Stanley:
Q. That would be up until 1918?—A. Up to 1918. AAre got rid of all 

our outside lots, all our vacant land.
Q. Did you sell it?—A. AVe sold it. And in 1919 when I was appointed 

president we turned the management over to a trust company—we turned com
plete control of the properties over to a trust company and we paid them 5 
per cent of rentals for management.

By Hon. Mr. Elliott:
Q. Did you still retain the manager, the propagandist, the secretary, that 

you had?—A. No, both he and his assistant, a woman, resigned.
Q. And a trust company took over the business?—A. Yes, a trust com

pany.
By Mr. Stanley:

Q. The system of management was changed?—A. The system of manage
ment was changed. AVell then, I personally became more interested in housing 
"than I had been previously although I had been connected with the company 
'from its inception and was one of the original directors. As I say, at the 
'first of the year I took over the management myself and I have been manager 
'since the 1st January.
1 Q. Who managed the property during the period from 1918 to 1934 or 
1935?—A. It was under trust company management.

Q. What was your experience?—A. Our experience was that we made 
money.

By Mr. Heaps:
Q. What do you mean, by making money?—A. I mean, we paid all our 

fixed charges; each year we had a certain surplus which enabled us to keep 
me properties up to a certain standard, to maintain the properties; and we
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had a little left over, two or three thousand dollars a year, over and above 
■the dividend of six per cent.

Q. And also after that 5 per cent overhead charge for administration was 
taken care of?—A. After paying the 5 per cent we had a surplus.

Q. You had a surplus over and above the 5 per cent for administration 
purposes?—A. That is a charge against the business, 5 per cent for manage
ment. After paying our running expenses and all our fixed charges we had 
a sufficient surplus to declare our dividend and provide a small rest account.

Q. Can you give us an idea of the extent of your surplus each year?—A. 
I cannot give it to you for each year. It was much higher two years ago than 
it is now, because w'e have lost money during the last two years.

Q. That is what I wanted to know, did you have any losses?—A. Our 
surplus as at September 30, 1934, was $24,736.51.

By Mr. Stanley:
Q. That cleared up your deficit of 1918?—A. That cleared up all deficits.
Q. All deficits up to date, and gave you an operating surplus of $24.000?— 

A. Of $24,736.51 ; in addition to that we have a reserve in buildings of $219,- 
■100.53, heating plants valued at $55,415.90; or a reserve for depreciation of 
$274,516.43.

By Mr. IIanbury :
Q. In what form is that depreciation reserve?—A. That depreciation takes 

•care of the sinking fund.
■ Q. Is that in the form of bonds?—A. We have reduced our bonds from 
$850,000 to $600,000.

By Mr. Stanley:
Q. What dividends have you paid?—A. Six per cent on the common stock.

By Mr. Heaps:
Q. You say, there has been a loss though in the last two years, Mr. Ivey? 

—A. Yes, sir.
Q. Now, that is an important point, because if we are to consider any 

housing scheme we must consider it in the light of present conditions?—A. You 
•are starting at a good time, not two years ago.

Q. From the standpoint of—
Mr. Stanley: Mr. Heaps, if you will, might I finish with this question of 

management? I would just like to get that and then you can go on as far as 
you like.

By Mr. Stanley:
Q. If I understand you right then, according to your last annual statement 

you are $260,000 or $280,000 in advance of what you were in 1918; and you have 
gained a surplus of $24,000?—A. $24,736.51. That is the profit and loss balance 
at the present time. At one time during our operations it was as high as almost 
$50,000. But in addition to these figures here we have maintained the property 
at a high level and we have put money back into the property that we should 
have charged to other accounts. We are not out to make profits, but we are 
not out to make a failure of the undertaking either; you have got to have some 
leeway. You can loose more money in two years such as we have had during the 
last two years than you can make in ten good years.

Q. Might I summarize, I want to get this right because I believe it is going 
to be an important consideration when we come to the point of making our 
report : There was a secretary who managed this property from 1913 until 1918- 
—A. I should have said a manager, a manager-secretary.
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Q. And at that time a trust company was selected?—A. Yes, sir.
Q. And the trust company carried on the whole business, you made a change 

in the form of management?—A. Yes, sir.
Q. And now you have taken over the management?—A. Yes, sir.
Q. Are you still president of the company?—A. Yes.
Q. And you were appointed manager by the board of directors?—A. Yes.
Q. Well, I do not wish to make any aspersions to yourself, Mr. Ivey ; but 

really to me unless you have some other explanation the situation appears to be 
a violation of one of the first principles of trusteeship ; that a man should appoint 
himself through his board of directors as the manager of trust funds ; because this 
is not just an ordinary company, these are trust funds, and not only trust funds 
but funds of the public?—A. That was taken up.

Q. Guaranteed by the government?—A. That was taken up by the com
pany with our solicitors and they said it was perfectly in order, and it was the 
wish of the shareholders that it should be done.

Q. I just want to bring up this point because I have—other members of the 
committee will bear this out—I have been interested in just to what extent trust 
companies may carry on; but it is that sort of thing I think which would 
discourage governments extending credit on such a tremendous scale as was 
extended in this case and as it will have to be extended for anything that we 
Undertake ; and then have a private company change its management without— 
Well, we have not had any reason yet—it is apparently possible for such a com
pany to change its management at pleasure from a trust company to a private 
individual, and in this case that individual happens to be the president of his 
°wn company and he appoints himself as manager?—A. The reason for doing 
that, one of the prime reasons, was that we did not think that a housing company 
that was operated through a trust company was a proper set up; they should 
have their own management.

Q. Will the experience of the past ten years bear that out?—A. Our 
experience, I think, will bear that out.

By Mr. Heaps:
Q. Is the company in any way responsible to the municipal authorities?— 

A- Just to the extent indicated.
Mr. Stanley : To the extent of 85 per cent.
Mr. Heaps: I do not mean financially; I mean, in any other sense?— 

We submit to them an annual report on our operations, also our plans.
Q. And they do not take any interest, outside of your plans and your 

rePort to the municipal authorities?—A. They appoint a director and he attends 
°Ur meetings ; that is as far as they go.

By Mr. McIntosh:
Q'. What do you really think of trust company management, after your 

experience?—A. I think it should be in private hands; there is more reason for 
laJ than just management.

By Mr. Stanley:
Q- Just explain then how it is you have wiped out your deficits and after 

n e$e years have acquired a surplus of $24,000, and added to the assets in . the 
eighbourhood of $260,000. You have stated that you started out with a property 

l °rth $850,000, a property which now exceeds $1,000,000 in value, and which 
? Paid dividends to the extent of, I would say, $6,000 during those years? 

Yes.
a , Q- That does not give us any particular evidence that they have made 
h Teiïiendous failure of their management?—A. I am not suggesting that they 

1 Riade a failure of management; I am suggesting that the housing company
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should operate this themselves. I am not blaming, nor am I praising the 
trust company; neither am I blaming or praising the secretary or manager 
whom we had. But, we lost more money per annum during 1932 and 1933 
than we ever lost prior to 1918.

Q. Just answer me one question: You consider that it is a proper pro
cedure with trust funds for you to occupy the position as president of this 
company, and also to be its manager?—A. Yes, sir.

Q. I do not; I will be frank with you.

By Mr. McIntosh:
Q. Will you say that trust company management is more efficient than 

private management or otherwise?—A. I would say that private management 
is more efficient.

Q. That was the reason for the change?—A. Yes, sir.

By Mr. Hanbury:
Q. The trust company were not interested in the property, were they?— 

A. No, sir.
Q. That is the answer, isn’t it?—A. My answer may not just be right there. 

You have asked me a question that is rather difficult to answer in a word. But 
I may refer, if I may, to our original report, housing propaganda. " This is 
not a company, it is a cause. This statement was recently made by the share
holders of the Toronto Housing Company and aptly explains the company’s 
existence.” It is both a company and a cause. If you have outside manage
ment you are not in as strong a position to further housing as you are if you 
manage for yourselves.

Mr. McIntosh: That is the point I wanted to get information on.

By Mr. Heaps:
Q. As a matter of policy, do you not think where public funds are being 

administered the public authority should have some direct control ?—A. You 
arc limited here to certain profits.

Q. No, it is a question of capital—A. I don’t think the public should 
have control through a public body.

Q. Evidently in your case it has not?—A. No.

By the Chairman:
Q. Is not this -a good deal more like a mortgage than a trust, the money 

being advanced under guarantee a good deal like a mortgage?—A. It is & 
mortgage. It is a mortgage on our property and based on the good faith of 
the men who are operating the company.

Mr. Stanley: It is a mortgage, this 85 per cent? No mortgage company 
advances 85 per cent of the value of the property. It is a straight loan ot 
trust funds.

Hon. Mr. Elliott : Mr. Chairman, I must confess that I am rather sur' 
prised that there is any difference between the managing director of a trust 
company and a managing director of a mortgage company in the set-up ‘aS 
we find here. I have had some experience, and I find generally that the pres1' 
dent is the managing director of concerns similar to this.

Mr. Stanley : Can you name any company in Canada to-day, a trust 
company or one handling trust funds, of which the Board of Directors head6 
by the president—a board of directors who are unpaid, who are voluntary 
contributors of their services—appoint their own president to manage t*1 
affairs of a large company of this kind? I don’t know of any.
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Hon. Mr. Elliott : Do you mean to suggest that if they are paid—
Mr. Stanley: No, I don’t mean to suggest anything like that. But I do 

mean to suggest that from the standpoint of this committee who are looking 
into the administration of public funds by private companies, this certainly 
throws a monkey-wrench into the machine.

Mr. Gray': Some of our recent investment trusts have not been free from 
what you are suggesting.

Mr. Stanley: All the more reason why it should not be continued.
The Chairman: I do not think you understand thoroughly the set-up of 

this. It is a little different from what Dr. Stanley thinks it is. The bonds are 
guaranteed, but it is a private corporation.

Hon. Mr. Elliott: Quite so.
The Chairman: They want to get funds from the public.
Mr. Stanley: I don’t want to get a wrong impression.
The Chairman: No, just asking for information.
Hon. Mr. Elliott: Perhaps I can ask a question now. I have been endeav

ouring to, but I did not want to interrupt the Doctor.
The Chairman: Go ahead.

By Hon. Mr. Elliott:
Q. When did you take it from the trust company?—A. The first of 

January of this year.
Q. Of this year?—A. Yes.
Q. The doctor asked you why it was changed from the trust company to 

the present scheme.—A. Well, it was changed because we wanted to take a 
toore active part in housing as a company.

Q. What were the results during the last couple of years? As I understand 
d, they were not good.—A. We bad heavy losses.

Q. Did the fact that you had heavy losses while the trust company was 
Managing it have something to do with the fact that you made the change?— 
A. No, I won’t say that.

Q. You won’t say that. Will you say that it did not?—-A. No, I won’t.
Q. No, I would not think you would. Then, Mr. Ivey, you are starting in 

tiow with the president appointed by the directors, is that right?—A. Yes. We 
Were in a situation where we had a man who was connected with the trust 
c°mpany, who was our manager.

Q. Yes?—A. And about to years ago he died, and he was the one man 
that we dealt with. After his death we did not find a successor. We found 
We were dealing with an office, with a large office. I am not saying that this 
;il’rangement that we have made, and winch has been in operation for two 
W>onths, is going to be permanent; but we say for the last two months we have 
done just as good or better than lias ever been done by the company before.

By Mr. Gray:
Q. You get closer personal contact?—A. You get contact that you could 

Opt get otherwise. It is also impossible to get contact with the president or 
^’rectors. Tenants won’t approach you. You can’t talk to them. If you are 
Managing a company you can get direct contact with the tenants; and in my 
pudy 0f this problem, I thought it was a good thing to know just what the 
?eling of the tenants was, and the directors thought the same thing and the 
Treholders thought the same thing. I am not suggesting that this may go 

,n forever, and I am not suggesting this plan in anything the government may 
I am simply reporting our scheme or plan.
The Chairman: Mr. Ivey has not quite finished. I think we will let him



192 SPECIAL COMMITTEE

Hon. Mr. Elliott: Yes. I do not propose to get into any argument as to 
whether it is right or wrong, and I had no suggestion that the Doctor has any 
desire of that kind.

Mr. Stanley : No.
Hon. Mr. Elliott: I hope that is not the desire of any of the committee, 

and I do not think he or I want to leave that impression.
The Chairman: Mr. Ivey understands we are just after information.
Hon. Mr. Elliott: Quite so. What I am most interested in from all these 

witnesses is to find out the scheme that has worked out reasonably satisfactorily.
The Witness: The next item that I shall deal with, if I may, is Housing 

satisfying the minimum standard for health.

There has for years been a shortage of low rental houses in Toronto with 
the result that it has been difficult to prevent families from living in sub
standard houses, for “any house is better than no house at all.”

Control is administered by Department of Public Health, Department of 
Buildings and Department of City Planning.

During the last five years some 1,466 dwellings have been demolished, of 
which approximately 50 per cent were demolished on order from the depart
ment. The remainder were voluntarily torn down by the owners, but in many 
cases as a result of a warning from the department. In addition, many 
dwellings were condemned and closed. Few, if any, new houses have been 
built to replace these. We have the officers and we have the by-law to take 
care of sub-standard houses, but we have not the houses to put these tenants 
in if they are vacated.

Subsidized housing satisfying minimum standard of amenities.—Plans are 
shown of a three-room duplex costing $2,000, and a four-room house costing 
$2,900 on land at $25 per foot and built by contract. That is, we could 
have these houses built by a contractor at the prices we have mentioned, but 
there would be no stipulation as to what wages he should pay. Having regard 
to the usage that such houses are subject to, it is estimated that annual 
carrying charges would be 10 per cent of cost, namely:

T axes.............
Management. 
Fire insurance 
Maintenance.. 
Amortization. 
Vacancies.. 
Interest..........

Per cent
2-00

•50
•15

2-00
1-05 40 years 

•50 
3-80

10-00

On an economic basis a duplex would rent for $16.66 per month, $5.55 per 
room; and a house for $24.16 or $6.04 per room.

Assuming that the class with low incomes cannot afford to pay more 
than $4 per room per month, to build such houses would require a subsidy 
56 per cent for the duplex and 67 per cent for the house.

By Mr. Hanbury:
Q. Is that on the land and the house?—A. That is on the land and 

house. I am not suggesting that this should be done. I am merely pointing 
out what the effect is; and that subsidy is much higher than the subsidy IT. 
have actually got on rental. That is, if you want to reduce the rental by



HOUSING 193

25 per cent, it requires a subsidy of 50 per cent because you have, on a 10 per 
cent basis, a static charge of 10 per cent which is not affected. You must 
get that all from the capital. Which gives you a very high subsidy.

By Mr. Heaps:
Q. What does that include, that sum you have just mentioned? Does that 

include taxes?—A. It includes exerything except heat.
Q. It does not include heat?—A. No.
Q. How is it that there is such a difference between the figures you 

mention and the figures we had from Winnipeg a few minutes ago?—A. Maybe 
there is higher cost of building there.

Q. In Toronto?—A. In Winnipeg.
Q. No, AVinnipeg is lower.—A. AVinnipeg is lower?
Q. Yes.—A. I thought it was higher.
Q. No. How do you account for the difference?—A. The cost of the 

building, I presume. I don’t know what your land is worth in AAlnnipeg.
Q. Take the land away. The land cannot be a very big factor. Mr. Officer 

gives evidence that houses could be built and heat supplied for about $23 a 
month.

Mr. Cauchon: In apartments.
Mr. Plunkett: Central heating.
The Chairman: It is $16.60 per month in the duplex.
Mr. Heaps : Yes, this four-room, self-contained one.
The AVitness: AVc gave you a four-room house, self-contained, built by 

°ur company for $24.16, not heated ; that would be $28 heated.
Mr. Heaps : That is a little higher.
The Chairman : $23 is what was given before, I think.
Mr. Heaps: Yes.
The Witness: Continuing this report: As against this, there is the plan 

repairing and making habitable suitable houses now below standard which 
w°uld probably cost less and partially meet the situation.

Experience has proven that operations under the Ontario Housing Act 
C£m be conducted on a sound basis. Subsidized housing, however, is a different 
Matter, but there is a certain relationship. Both have the same problems in 
Aspect to management, rentals, selection of tenants and their ability to pay, 
control, building costs, city by-laws, location, competition with private capital 
and housing psychology.

The officers of the company are: Arnold M. Ivey, president and managing 
mrector; P. II. Mitchell, vice-president; Douglas G. Ross, vice-president; 
directors, Herbert Bcgg, AAralter C. Laidlaw, Col. K. R. Marshall, D. J. 
"^cDougald, Alderman J. D. McNish, George R. AA’arwick, L. M., AVood, 

Coulson, secretary.

By Mr. Church:
v Q. This is all away back in 1913 when the city guaranteed the bonds?—A. 
tes
. Q. Then you built a certain type of apartment that would not be suitable 
o-day for workingmen. They could not pay the rent. AVould you propose 

y a*-e aid in 1935, and on the same lines? The city of Toronto could not con- 
Ynue its policy. I opposed it as a member of the Board of Control in 1913. 

w.oui(i n°t propose that we should go into giving state aid, as a federal 
diority, to your private company to continue this scheme throughout the 

y ^ and suburbs, would you? AA’ould you ask that?—A. No, I am not asking 
at all. I am merely giving the report of what we have done.
Q- A survey of what you have done?—A. A survey of what we have done.
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By Mr. Plunkett:
Q. Suppose you were contemplating building some housing, carrying on 

some further operations. Which class of wage earner do you think we should 
cater to, the one with a $1,000 salary a year or the one with less or more? It 
would be most profitable from a housing standpoint and a safe financial basis 
to build houses for what class?—A. Above $1,000.

Q. Is it possible that a man getting over $100 a month would not want to 
take on a housing proposition?—A. He would rent. fHe would rather rent than 
buy at the present time.

Q. Yes, but could not a man with over $100 a month make other arrange
ments, and not go into a housing proposition at all? The question I am trying 
to put is this: If you were building a number of houses, would it pay to eater to 
the class of wage earners with less than $1,000 a year or would it pay to cater 
to the class of wage earners with over $1,000 a year?—A. Well, as far as paying 
is concerned, the higher the wage, of course the better your investment in houses. 
As far as the requirements of the municipality is concerned, these low wage 
earners have to be housed in a decent manner. Then you have got to take some 
risk.

By Mr. Howden:
Q. Where is the greatest need?—A. The greatest need is for the people 

living in houses below sub-standard.
Mr. Howden : That is what we want to take care of, the greatest need.

By the Chairman:
Q. According to this, we would have to subsidize or to give an outright gift 

of 56 per cent of the cost?—A. If you did it that way. But if the reduction 
were charged say against taxes, reduced taxes, if you could spread it, it would 
reduce your subsidy considerably.

Mr. White: And reduce interest.
The Witness: That would also reduce it.

By Mr. Heaps:
Q. Would you prefer a low interest charge or a direct subsidy?—A. That is 

a matter of detail.
Q. It is an important point?—A. I think if you subsidize by way of lo^ 

taxation or low interest rates or long amortization, it is still subsidy.
Q. Low taxation would be a gift by the municipal authorities, would it not' 

—A. Yes.
Q. If the federal government, or this committee submitted recommendations 

to give a low interest rate of 2? or 3 per cent, would you prefer that interest on 
this, or would you prefer the direct subsidy?—A. I prefer to have your cost re
duced to 71, per cent, your operation costs reduced by low cost money, 1°^ 
amortization and reduction of taxes, because you get your houses out of tl'e 
class of subsidies, so far as the public is concerned.

Q. The moment you talk about low taxation, you immediately go into ti1® 
municipalities and request from them certain privileges which put these houses 
in a privileged class as compared with the other types of homes. I am say'11.-- 
to you that we here cannot in any way, shape or form interfere with the mun1' 
cipal authorities as to what they shall do. We can only direct our own commiye 
in our deliberations here. I am asking you the direct question as to whetmy 
you prefer a low interest charge,—that is, say, 3 per cent for the sake of argurue 
or a direct subsidy of so many hundred dollars per home?—A. Personally 
prefer a cash subsidy. ,i„

Q. Why do you prefer a cash subsidy?—A. It seems to me when you ta 
about a low rate on money, you arc to some extent begging the question.
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Q. No.—A. There is no such thing as lower rate money than the rate at 
which government bonds sell.

Q. Suppose the government were willing to give 3 per cent money and were 
willing to absorb the bonds, would you prefer that or would you prefer a direct 
subsidy?—A. I am afraid I cannot answer that question. I prefer whichever 
way they would do it.

By Hon. Mr. Elliott:
Q. At the present time, have you got any assistance?—A. No, sir.
Q. From either the province or the Dominion?—A. No, outside of the 

guarantee of bonds.

By Mr. Heaps:
Q. May I ask one other question. Assuming that under present day con

ditions the government were prepared to go ahead with a housing scheme, would 
your company be prepared, at this time, under present day conditions, to proceed 
on a rental basis to build homes?—A. I don’t think our company can tie up 
with the scheme at all. We would not be within the act. We might be arrested.

Q. There is no act at the present time?—A. I am talking about the Ontario 
Housing Act under which we are operating.

Q. I am speaking of a new scheme being inaugurated by the federal 
authorities, and doing as they are doing in Great Britain, subsidizing the old 
Private companies to come within the operation of the housing scheme. Would 
your company, under those conditions, be prepared at the present time to build 
homes on a rental basis?—A. I don’t think we would. I think the people con
nected with the company would, but the company itself is not—I have no 
authority to say that they would tie up with any scheme. If I may answer 
your question, I would say that I think the greatest need, aside from money, is 
Management in any housing scheme. I think that is essential, and I think you 
"'ant paid management, because people may have the best intentions in the 
w°rld, attend meetings regularly, and yet you get into some scheme that is 
absolutely not economic.

Q. You referred before, Mr. Ivey, to the failure of some of the other schemes 
inaugurated around 1919 and 1920; are you familiar with these schemes?—A. I 
(bd not mean to say they were failures. I meant to say that the so-called failures 
'Wre largely due to the fact that they operated only for a very short period, they 
^nre not able to spread their operations over a number of years and thereby take 
Mlvantage of the cost of building during different periods. Could they have done 
Mat they would probably have been more successful.

By Hon. Mr. Elliott:
Q. Have you any doubt at the present time about your ability to go on as 

y°u have been doing for the future?—A. With this company?
Q. Yes.—A. Not the slightest.

By Mr. H anbury :
^ . Q. What would be your position if the government subsidized competitive 
Tiding; would you welcome that?—A. You mean, as far as the present com- 

is concerned?
Q. Yes.—A. Yes, sir; it would not affect us at all. 

s , Q. Why not?—A. Because I take it that if the government are going to 
i'bsidize building they will in the first instance subsidize houses in the lower Velvets.

Q. Not necessarily, if they subsidize one they might subsidize all; that is 
Mt I am trying to bring out from you?—A. If they subsidize all I think we 
Ve an advantage because we are established.
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Q. Let me make my point a little more clear; do you think the government 
should subsidize homes to compete with private capital?—A. No, sir.

By the Chairman:
Q. Not on these low priced ones?—A. Not to compete with private capital; 

but subsidize below what private capital can operate.

By Mr. Hanbury :
Q. You are referring only to the proposal to provide homes for the lower 

paid workers ; that is the only subsidy you are suggesting the government should 
give?—A. There are the lower paid, and the lowest paid; I am not referring to 
the lowest paid class only, I am referring to the workingman in Toronto whose 
average wage is $16 a week—and I believe that is higher than the average wage 
for all the wage earners in Canada.

Mr. Howden : I think about $90 would be the highest amount you could 
state for the low wage earner.

The Witness : There are certain points over which I do not think public 
funds should subsidize any undertaking. $16 or $18 a month might be the limit; 
but, of course, you run into another condition there, the workingman with a 
large family who has to have a larger house, and that means a much higher cost.

By Mr. Hanbury :
Q. Mr. Ivey, in order to be fair to private capital, if the result of govern

ment subsidy to housing is to provide premises equal to what you are to-day 
renting for $25, $30 or $35 a month and make such houses available at $15 a 
month, what is going to be the effect of that on private capital?—A. I do not 
think that the government in the first place would subsidize enough houses to 
take care of the tenants who could pay more than $15 or $16 a month ; and I 
believe that the people who can pay a higher rental would prefer to pay it and 
live in a house where a higher rental is paid rather than to live in a house in 
which such a subsidy reduces the rental.

By Mr. Heaps:
Q. That has not been the case in England?—A. The English level is & 

little higher than what we have been talking about, is it not; they are building 
a good type of house.

Q. Yes, and at a very low rental?—A. But that takes in practically every- 
body in England ; and at the same time I believe that about half of the money 
spent in England—half of the $3,000,000,000 or whatever the amount is—-Had 
been supplied by private capital.

Q. Plus government subsidies?—A. Where most of the people have caught 
the housing spirit and want to live in better houses I think it stimulates the 
investment of private capital.

Q. Is not private capital available for low priced houses now?—A. No, sir-
Q. It is not available; that is rather an important point, I think. When 

we are building low priced homes, Mr. Ivey, to accommodate the low wage 
conditions are we not to a certain extent subsidizing low wages ; and that ,s 
a very pertinent point?—A. That is a little beyond housing; of course, the1'6 
are many questions involved, but I am not discussing that phase of the question-

Q. If you do not care to answer, it is all right?-—A. It should hardly he 
necessary— ,

Q. I am not pressing you for an answer.-—A. The point I have reach*3 
in my own mind is this: Every city in Canada has certain standards 1(1 
housing, and I think if these cities were to enforce the law, that if the hv 
could only be enforced by building other houses then other houses should & 
built.
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Mr. Church : As the representative in parliament of this district I would 
like at this point to state what has been done. At that time, from 1910 to 
1912, there was a scarcity of houses. This commission of which Mr. Ivey 
was head consisted of a large number of the young businessmen of the city, 
splendid citizens they were, and they gave this problem serious thought. In 
that locality over the Don there are a lot of hard working, thrifty people, they 
are a home-loving people and over 60 per cent of them own their own homes. 
Now, at the time when the city went into this I was a member of the board of 
control and Mr. Hockcn was mayor. I was opposed to the granting of guaran
tees along the lines of this proposal because the type of house involved was 
too elaborate for the workingman. You have heard the report. It is a good 
report. The scheme provides the city with taxes only to the extent of some 
$20,000 a year. Some of the rooms are only $4 and formerly they were much 
more than that. This company has built up a sinking fund. We have had 
it stated in evidence that there was a lot of vacant land, but that has all been 
taken up. The trouble with this scheme is that their plans are altogether too 
elaborate. You must bear in mind that this was over 20 years ago, in 1913. 
That was about the time when Toronto started its harbour improvement and 
there was a scarcity of houses. It was at that time too that most of the annexa
tions were made, it was then that East Toronto and East York were taken 
into the city and North Toronto had been annexed. There has been very 
little annexation since that time, only 160 odd acres altogether having been 
taken in. In my opinion what this commission has done has been very very 
good as far as it goes, but it is not the class of work which should be done.

The Chairman: Perhaps the members of the committee would not mind 
waiting another few minutes. I do not know of any better way in which we 
could spend the next 20 minutes than by getting more information from Mr. 
Ivey. I might say, I had a talk with Mr. Ivey before the committee met and 
he was talking to me about something which I think has an important bearing 
on the subject before us.

By the Chairman: .
Q. I would like to ask, Mr. Ivey, how many years did you say it would 

take to retire your present bonds?—A. 18 years.
Q. What happens to the property after that; you will have a big assest, 

who will it belong to?—A. It will belong to the company; but, as I stated there 
is the provision by which, as a matter of fact, the city could take the company 
over at any time. If they are not satisfied with the operations of this com
pany they can take it over at any time through the payment of a premium 
°f 10 per cent.

By Mr. Heaps:
Q. That is, by paying 110 per cent of the existing value?—A. 110 per cent 

°f the assessed worth; similar provision is made in case we fail properly to 
Maintain the property.

By the Chairman:
Q. When you do your building do you conform to the wage scales set by 

tii-e city?—A. Yes, they set our wage scale.
Q. With respect to the last building you did, was that the wage scale used, 

°r was it lower?—A. I do not know what the wage scale was, we had a con
tactor who took the job.
, . Q. Did this contractor know the wage scale on which you built your other 
buildings?—A. It is under the city rates.

95696—3



198 SPECIAL COMMITTEE

By Mr. White:
Q. It would be the prevailing wage rate in the community?—A. It would 

be the rate of wage prevailing in the community, as I understand it.
The Chairman : You are aware of the conditions said to have existed in 

Forest Hill village are you not; let me cite to you part of a letter which has 
come to my attention :—

You are aware of the conditions existing in Forest Hill village with
out me reciting any incidents there, I will however state that I am 
told that carpenters have been paid as low as 15 cents per hour and 
labourers 9 cents per hour and brick being laid for $3 per thousand.

I was told yesterday that a contractor on North Yonge street was 
getting 22 thousand bricks laid for $68 by recipients of relief who were 
taking time off to register and get their vouchers. This price is ap
parently $3 per thousand.

By Mr. Church:
Q. Anything like that would not be possible?—A. It was not as low as 

that.
Q. Do you know the man who wrote this letter ; it looked as though he 

was formerly one of your workmen?—A. He was not employed by our com
pany. We did not come directly in contact with any of the workmen. We 
build by contract. I asked the contractor how much lower in cost the houses 
referred to were, and he said at least 20 per cent. That shows that the prices 
he paid were much higher than those mentioned there.

By Mr. Heaps:
Q. What is the total labour cost in a house?—A. I do not know ; they say 

it is about 85 per cent of the total cost—$1,700 for a $2,000 house. I do not 
mean that as labour on the spot, but I have seen that figure.

Q. It is the labour on the spot that I mean?—A. I really do not know what 
it is. ,

By the Chairman:
Q. Take a $2,000 house, how much does that house really cost when you 

take into consideration your land and other factors?—A. In that case the 
house would cost $1,700.

Q. Then, the labour on that would be 85 per cent of the $1,700?
Mr. Heaps : I think we had better get that correct ; 85 per cent would in

clude all the labour from the point of origin of the materials.
The Chairman : Oh, yes.
Mr. Heaps; If you mean the actual work of construction on a house it would 

be only 50 per cent.
The Chairman : 50 per cent, yes; but is that 50 per cent of the actual cost 

of constructing the building, or of the total property? That is what I ad 
trying to get at. How much is the cost of the dwelling itself compared to the 
cost of the total property. If you are to pay $2,000 for your house how much 
of that goes into the cost of constructing the house?

Mr. Heaps: I would say that $1,000 is a very fair amount.
The Chairman: Now, I want to ask Mr. Ivey something in regard to a 

report of General Motors about which he spoke to me. Would you give us 
a few words on that, Mr. Ivey.

The Witness: I might mention here that my attention was drawn to hous
ing by an article which appeared in the Atlantic Monthly; I have it here.

Mr. Hanbury: Tell us about it.
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The Witness: It was by Alfred Sloan, president of General Motors in the 
United States, and it relates to a conference attended by some 400 of the large 
manufacturers, including all the large railways and the large oil companies, 
such as the Union Pacific Railway and the Standard Oil Company, and so on. 
The question was whether or not large industry had reached the saturation 
point, and several reasons were given ; one of these was in relation to pre
fabricated houses. It was found, well, that we do not know anything at all 
about pre-fabricated houses. We all know that our tenants want electric 
refrigeration, the electric ironer and mechanical equipment of all types in the 
house. There is a gentleman by the name of Charles F. Kettering, who was 
chairman, and who is Vice-President in charge of research of the General Motors 
Corporation. He has written an article here as well as Alfred P. Sloan, in a 
pamphlet I received from them covering several things. There is also an 
article in here written by Harvey Wiley Corbett, of Corbett, Harrison & Mac- 
Murray, architects. This is published by General Motors. It is not the 
architect’s responsibility, but rather the research department of General Motors 
is responsible ; and this is what he says:—

First and foremost in the heart of every man and woman is the 
desire for a new, a better and a cheaper home.

The oldest activity in the world is the making of human shelter, and 
the methods of doing it to-day arc about as old-fashioned as in the days 
of the Pharaohs. Such new comforts as we enjoy now, bathrooms, ice
boxes, radiators, electric light, etc., are all industrially produced, and we 
could not afford a single one of these comforts if they were not so mass 
produced. Why stop with the mechanical comforts?

Let industry take the last and final step and produce the shelter as 
well as the comforts. Let us make this oldest human activity industry’s 
newest venture and see if industry can do for the habitation machine 
what we already know it has done for the transportation machine.

Such a national and international authority as Mr. Kettering has 
publicly stated that to-day America needs twenty-five million new homes. 
It will take a hundred billion dollars to supply the new homes of the new 
era and take care of one-half of us. That means a hundred billion paid 
to ourselves for work and material.

I maintain that industry can now step forward—produce these twenty- 
five million homes—re-employ idle labour on a vast scale, rehabilitate 
idle plants—reopen sources of raw materials and definitely establish 
recovery on a sound and permanent foundation.

Industry alone can do this thing. Industry through quantity pro
duction can do for human shelter what it has already done for human 
comfort in a thousand other fields. Always giving more and more for 
less and less, always giving a better product for less money. The home 
of the immediate future will be to the home of the present what this 
year’s latest model motor is to the horse and buggy of forty years ago. 
Industry can take the headache out of home building, co-ordinate all the 
factors from land to finance, deliver a house, more beautiful, more per
manent, more varied in plan arrangement, erected and ready for occupancy 
within a week from the time the order is placed with no disturbance of 
the ground, no littering of the surroundings with debris, no noise of con
struction, no carting away of waste and all this at half the present cost.

This is no idle, imaginative dream. Many capable, resourceful, inven
tive minds have been at work for years, evolving the technique that makes 
this thing industrially possible. No effort for broad social betterment 
could be so far-reaching, no incentive toward better citizenship more 
powerful, no contribution to the beautiful life more vitally important.
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I think I may be permitted to say that there is something for this committee to 
consider.

By Mr. Stanley:
Q. What is the minimum rate set by law for the man with whom you deal? 

—A. You mean, the Toronto Housing Company?
Q. Yes?—A. The Toronto Housing Company has nothing to do with the 

setting of the wage scales.
Q. I do not mean that, I was talking about rentals?—A. Oh; $23 a month.

By Mr. Iloivden:
Q. How do you determine the amount of rental you charge? Do you take 

into consideration the wage a man gets; how do you determine that amount?— 
A. We rent on precisely the same terms as any other private company.

Mr. Hanbury: You get all the traffic will bear.
The Witness : We do get by; but our problem to-day is that we have got 

to get 15 per cent, more than we arc now getting.
Mr. Stanley: And if Mr. Heaps, here, were to come along with a $25,000 a 

year income he could rent any of your houses he likes.
The Witness.: If you had a house that you were paying $40 a month for, 

and Mr. Heaps came along and wanted it, we would spend $100 fixing it up and 
we would then charge him $45 a month rent for it.

The Chairman : Mr. Ivey, you have given us a lot of valuable information 
this morning, for which we thank you.

Witness retired.

Mr. Heaps: By the way, Mr. Chairman, arc we meeting to-morrow morning?
The Chairman: We are to meet to-morrow morning, I understand we have 

two men from Montreal who are to come here and appear before us. We will 
adjourn until to-morrow morning at 10.30 o’clock.

The committee adjourned at 12.45 p.m., to meet again to-morrow, Friday 
morning, March 22, 1935, at 10.30 o’clock a.m.
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APPENDIX B

Filed by Mr. G. D. Stanley, M.P.
Report of the City Engineer, Calgary, Alberta

Letter No. 25.
His Worship the Mayor and the City Commissioner.

Dear Sirs,—As instructed by you I beg to report on the matter of housing 
ami slum conditions within the City of Calgary.

These questions have many sides and a thorough survey would be neces
sary to arrive at close figures ; such a survey would take time and would need 
the services of several men, and, after all personal judgment would play a 
considerable part in their decisions.

One of the first results of the hard times was that people who had empty 
sheds or garages fixed them up for sleeping or even for living quarters, and 
many of the garages particularly, were made quite comfortable ; the sanitary 
end however was very undesirable and the Health Dept, tell me that most 
have been closed and that the number remaining is negligible.

There are few buildings in Calgary that have not a fair amount of air 
space round them, with immediate access to open spaces, private or public, 
so that the feature of lack of air, so noticeable in some parts of the older cities, 
is not a serious matter here.

In considering buildings used as dwellings, any such places must be held 
as being undesirable and substandard if any portion of their inhabitants live 
111 rooms which are not properly habitable. This ruling, if the classification 
°f the National Construction Council be fully accepted, would throw into 
the substandard class many buildings which should and would normally be 
standard dwellings. This condition may be temporary and may change for 
the better if and when times improve.

According to the City Assessor’s list there are some 16,188 houses and 
1,233 blocks, (business and apartment) in the City. Assuming that the apart
ment blocks, that is buildings housing three or more families, numbered say 
*00, they, with the houses would total about 16,388 dwelling places. Almost

dwelling of any kind is served with electric light, and the Electric Light 
PGpt. inform me that according to their list as at Dec. 31st last, there were 
,Css than 500 vacant, or about 3 per cent. 1 have enquired of some of the 
ending rental agents of the City and they consider that possibly as high as 

? Per cent or even 10 per cent are vacant, but their opinion is based on the 
,l0Uses which are in the usually rented class, the large and rather old fashioned 
ouses, which no one wants, except to sublet, and Î therefore assume that the 

Electric Light Dept’s. figure of 3 per cent is more nearly correct.
The figure of 15,888 dwellings (that is the total numbe” less the vacant 

|)tles), and reckoning our present population at say 75,000, works out at 
between 4 and 5 people to a house, which is a most reasonable allowance 
or dwellings and apartment blocks combined. It would not therefore appear 

■ Dt there is any need for overcrowding and slum condition if the distri
ct1011 were right; and that brings us to another phase of this tangled subject. 

,Yen in the good years we have a class of people who live in small suites 
l the year, and another class who ordinarily like to live in suites or light 
J'fsekeeping rooms in winter and to go to small houses for the rest of the year. 
0{Us they are not now so readily able to do, for the reason that many owners 
;i , arge houses are themselves seeking the smaller dwellings We have also 
he ar^e number of people from outside the City, many of whom have been 

Ic long enough to qualify for City relief.
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Some of those people have families, but still want a suite in preference 
to a house, and small suites have multiplied greatly in the last few years. 
The great trouble is this doubling up in the apartment blocks and larger houses, 
rather than any overcrowding in ordinary houses. Most of these people are 
on relief and cannot afford to rent a house and therefore crowd into tenements 
and rack-rented property. As against that there arc decent houses fetching 
no more rent than two roomed suites do, and yet the majority of the people 
prefer the light houskeeping rooms to a decent house, partly perhaps because 
they have little furniture or belongings, and partly because they prefer to 
wander from one tenement house to another, and to be free of responsibility 
and of the cost of winter heating. There are many cases where parents and 
their married children now live together, when formerly the younger members 
each had their own little homes. The Health regulations of the City and 
Province require separate accommodation for living, eating, cooking and sleep
ing, but this is broken right and left, apparently owing to the economic condi
tions. The owners or landlords on the other hand, who have decent houses 
to rent, can hardly get the price of the taxes out of their rentals, much less 
any reasonable dividend on the value of their investment. Under the over
crowded conditions consequent upon the multiplication of light housekeeping 
suites, etc., there is a general insufficiency of bathroom and toilet accommoda
tion. There has been an influx of a certain type of people who, one would 
think, have lived in tents most of their lives, and are prone to do serious 
damage in any premises where they may find themselves. This tends to the 
deterioration of any premises they occupy. There are those, I am told, who 
would rather crowd into the area between the Bow and the Fair grounds, and 
from 1st St. W. to 6th St. E., and pay higher rents to live there, than to live 
further West or further East and get better accommodation at less rent. 
Generally speaking the larger families seem to congregate S. of the C.P.R. and 
from 1st St. W. to 6th St. E. I gather that the overcrowding is not by any 
means always the landlord’s fault. He will let a small place, say one room 
to a married couple, and there will soon be 5 or 6 adults sleeping there, appar
ently pooling their rental allowances. There is dirt and damage, and then the 
group is scattered only to get into similar situations elsewhere. In many such 
cases the rent allowances have been stopped by the Health Dept, and if the 
owner is blamed or if it is only suggested that he is perhaps to blame, he 
sometimes has been known to threaten to close up the premises and to go 
on relief himself.

There are good landlords who offer better accommodation, with janitor 
service thrown in, at less rent than some others, but people will often leave the 
good places and go to the poor ones simply because they want to and they greatly 
resent, as interference with their personal liberty, any suggestion that they stay 
at the better places. As a result of overcrowding due to small suites, etc., there 
is a good deal of friction and complaint—not enough hot water, crowded sanitary 
conditions, insufficient facilities for washing clothes, etc., and so people move 
elsewhere and this constant moving tends to slum life.

Many of the houses are in poor condition, and the frequent changes of 
tenancy have made them worse. Some have had their rents stopped until put 
in better repair ; some small properties arc so bad that their owners would rather 
close them than spend any money on them ; some have been so closed. Two or 
three houses have been pulled down and it is estimated by the Health Depart' 
ment that possibly a score or two more should be similarly dealt with. Som® 
poor property has come to the city through tax sales but the officials of the Lan 
Department are not prepared to say without a careful survey, how many ^ 
them should be regarded as undesirable habitations. The city owns 133 hous 
and stores, and ten blocks.



HOUSING 203

There are one or two blocks privately owned which are in very bad repair, 
and overfull and which present a fire hazard. And there is of course an undesir
able and independent class of tenant who always have their rent ready.

A poor small place may be well kept, clean and homelike, and far superior 
quarters may be practically a slum. It is unfortunately largely the people them
selves who make their surroundings. A standard house in good condition may be 
reduced by its tenants and their occupancy into a substandard place and a sub
standard house today, may shortly, if the times improve, be a standard house. 
It appears to me that all that we can do is to deal bit by bit with the worst 
conditions; but even with that done, it will be some considerable time before 
the city of Calgary has any real housing problem.

I am indebted to the Health Department for much of the foregoing infor
mation. To sum up from the brief survey that I have been able to make and 
the information provided to me, I consider that such slum conditions as may 
appear to exist are caused by the present economic conditions, rather than by 
any lack of housing accommodation.

Yours truly,

A. S. CHAPMAN,
City Engineer.





SESSION 1935

HOUSE OF COMMONS

SPECIAL COMMITTEE

ON

HOUSING

MINUTES OF PROCEEDINGS AND EVIDENCE

No. 7

FRIDAY, MARCH 22, 1935

WITNESSES:

Mr. Armand Dupuis, Montreal, Quebec.
Mr. J. C. Rancourt, Montreal, Quebec.
Mr. Séraphin Ouimet, Consulting Engineer, Montreal, Quebec.

OTTAWA
J. O. PATENAUDE

PRINTER TO THE KING’S MOST EXCELLENT MAJESTY 
1935





MINUTES OF PROCEEDINGS

House of Commons, Room 429,

March 22, 1935.

The Special Committee on Housing, in accordance with notice issued, met 
this day at 10.30 o’clock, a.m., Mr. Ganong, the Chairman, presided.

The following members were present: Messieurs Bourgeois, Elliott, Ganong, 
Cray, Hanbury, Heaps, Howden, Morand, McIntosh, Peck, Plunkett, Rinfret, 
Stanley, Sullivan and White (London)—15.

Mr. Sullivan filed a letter from Mr. Mignault, Sherbrooke, to Mr. 
Gobeil, M.P., re housing.

Mr. Armand Dupuis, of Montreal, Quebec, representing the Hygienic Housing 
Commission, was called, examined and retired.

Mr. J. C. Rancourt, of Montreal, Quebec, President of the Federation of 
Workers of Montreal, was called, examined and retired. It was decided to 
Print his brief (in French) in the record, and it appears as Appendix C.

Mr. Séraphin Ouimet, Consulting Engineer, Montreal, Quebec, was called, 
eXamined and retired.

The Committee adjourned at 12.50 p.m. to meet again at the call of the Chair.

J. P. DOYLE,
Clerk of the Committee.

®5864-—i£





MINUTES OF EVIDENCE

House of Commons, Room 429,

March 22, 1935.
The Special Committee on Housing met in Room 429, Friday, March 22, 

at 10.35 a.m., Mr. A. D. Ganong, Chairman, presiding.
The Chairman : Gentlemen we have a quorum so we will open our meeting. 

We have two delegations here this morning from Montreal.
Mr. Sullivan : Mr. Chairman, Mr. Gobeil, M.P., for Compton has left with 

me a letter from Mr. Mignault, attorney of Sherbrooke, with some suggestions. 
They are all written in French. I would like to file this in the record.

The Chairman : Gentlemen, we have first to hear from the Hygienic Hous
ing Commission, and we are going to hear first from Mr. Dupuis. Mr. Dupuis 
will tell you whom he represents and the ideas of this association.

Armand Dupuis, called.

Mr. Sullivan : Mr. Dupuis, have you the report in English or French?
The Witness: I have the report in English. Mr. Chairman and members 

of the committee, the committee which I represent is composed of several citizens 
°f Montreal who got together with the idea of helping the city and the province 
nnd the country in a project which would stop unemployment, stop the dole 
and provide work for everybody. The project is ambitious in its scope ; but 
these gentlemen and myself believe that if it were applied most of our troubles 
Would be ended. Do you desire to know the names of the members?

The Chairman: No, I do not think so.
The Witness: As far as I am concerned, I am a civil engineer and a 

Merchant.
The Chairman : Mr. Sullivan is a member of this Committee; that should 

he a good recommendation.
The Witness: I belong to Mr. Rinfret’s division.
Hon. Mr. Rinfret: Do you promise to vote for me? At any rate, Mr. 

Chairman, he is a very good friend of mine.
The Witness: Mr. Chairman, I propose to read from my brief first and if 

Questions are asked I shall do my best to answer them.

Bearing of slums and building of low-cost dwellings
AS A SOLUTION TO UNEMPLOYMENT 

A Self-liquidating Project
• General Outline.

It is realized that most of the unemployed have hitherto been engaged in the 
obstruction industry, being artisans and skilled workers who are only capable 

j Working in their own particular trades and who have thus been out of work 
r nearly four years.

f It is a fact that many of these workers cannot afford real homes and are 
a|rced to live in poor and, very often, insanitary dwellings. The small landlord 
a 8,1 suffers because he cannot exist if he does not receive n nt from his tenants 

o thereby runs the risk of losing his property.
205
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Moreover, these workers would rather work at their trade than accept dole, 
but, as their resources vanish, they must apply for relief.

Their unhealthy dwellings, which are little better than hovels, should be at 
once demolished and replaced by modern hygienic homes.

This project was first made public on August 25th, 1933. It has been offered 
for the perusal of the Honourable Mr. Gordon. Since that time, it has been 
scrutinized by architects, engineers, bankers, lawyers, notaries, heads of labour 
unions and business men who have carefully studied the project, offered their 
suggestions and modified it where necessary.

The project is now offered in a practical form as a contribution, by a 
disinterested group of men, to the general welfare of the country.

Purpose of the Project

Primarily, it will employ 10,000 men working eight hours a day, 300 days a 
year, until the completion of the work, in a little over three years.

By Mr. Sullivan:
Q. You say that the project will employ 10,000 men, and you mention the 

country—do you mean in the city of Montreal?—A. The city of Montreal.
Q. You use the word “ country,” but you are taking into consideration only 

the city of Montreal?—A. Yes.

By Mr. McIntosh:
Q. You mention in your statement that the project would help the city, the 

province and the country; do you mean the country in its national sense?^-' 
A. Canada; because if Montreal is helped the chances are the province will 
be also.

By Hon. Mr. Rinfret:
Q. I understand that this is the project of your association or committee 

in Montreal which claims that by solving the problem in Montreal it will be 
working for the welfare of the country generally?—A. Exactly.

Q. But your scope does not go beyond Montreal?—A. It does not.

By Mr. McIntosh:
Q. It is largely an unemployment proposition for Montreal?—A. Yes. If ** 

is good it will be copied elsewhere.
Mr. Howden: Your idea is that it could be applied to the country at large-
The Witness: Yes. It will employ 15,000 men for a shorter period in the 

manufacture of building materials, moving and transportation of such materia13 
and others indirectly engaged.

It will employ professional men such as architects, engineers, draughtsmen, 
surveyors for the public health authorities, bankers, notaries and others engage0 
in the supervision of the project.

The adornment of the city of Montreal with bright, modern and healthy 
dwellings. _ t

The solution for a large part of the traffic congestion by the widening 0 
streets. The creation of adequate playgrounds. The health of our populate 
and the uplifting of its morals.

Advantages and Benefits

the worker j
For the construction of a three storied house containing three six-rooih^ 

dwellings, the number of working hours would be seven, 276 divided as follows- 
Labourers, 2,200 hours.
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This includes excavators, cement mixers, concrete workers laying founda
tions, cement floors and stairs, cleaners, carpenters’ helpers, etc.

Skilled labourers:
Carpenters, 2,200 hours.
Bricklayers and Masons, 526 hours.
Plasterers, 400 hours.
Other trades, such as electrical, plumbing, roofing, tiling and finishing

carpenters, 1,940 hours.
The construction of 20,000 dwellings will therefore be the means of using 

75 million working hours, at an average cost of 50 cents per hour, or 10,000 men 
working 8 hours a day for three hundred days a year for three years and two 
months.

Statistics show that in this kind of construction, over 80 per cent of the 
money is spent in wages.

To the above should be added the work of the day labourers employed in 
the demolition of the houses.

THE SMALL LANDLORD

This project will benefit the small landlords who are on the point of losing 
their properties which have been acquired through hard work and many years 
of thrift. The project does not apply to the central wards of the city where 
land has a large assessed value nor to streets and sections suitable for stores or 
factories.

THE TAXPAYER

It is imperative that the contribution of the city to direct relief fund be 
considerably curtailed.

The putting of the plan in execution would provide revenue to tenants and 
enable them to pay proper rent to the landlord who, in turn, would be able to 
Pay their present and arreared taxes and have their property from sale by the 
sheriff.

THE CITY OF MONTREAL

The city would at once benefit by an increase in the municipal valuation 
°f the re-constructed wards and consequent increase in tax receipts. It is estim- 
ated that an increase in municipal valuation of $25,000,000 would bring in, at the 
Present rates $350*000 more annual revenue to the city and $160,000 to the 
School commissions.

The city could take advantage of the execution of the project to widen its 
streets, where necessary and create playgrounds on low cost vacant land, without 
having recourse to the expensive process of expropriation.

Further, and this is possibly the greatest single advantage to the city as a 
'mole, the elimination of insanitary housing wmuld immeasurably improve the 
prierai health condition of the citizens; lower the appalling rate of infantile 
n°rtality and, by making for healthier citizens, would make for a better city.

GENERALLY

As men resume their normal occupations and return to work, their morale 
111 be raised and they will again rely on their own efforts to provide for them- 
Ves and their families and not on the state. The salaries earned will be put 

ack in circulation; they will pay rent, purchase commodities, pay taxes. Indus-
and commerce in turn will increase and provide still more employment. In 

the wheel will again have started to turn after having been stopped for 
0 long.
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PRACTICAL SURVEY OF THE PROJECT
In order to arrive at practical conclusions, a quadrilateral was selected 

bounded by Papineau, Lafontaine and Champlain streets and Ontario Lane. 
(Properties on Ontario street are not considered as it is a commercial artery.)

This block contains 86 old dwellings which would be replaced by 56 new 
ones. Imagining that the buildings had been demolished and the land cleared, 
a notary and an engineer re-subdivided the property, an architect submitted 
plans and specifications for new houses and three contractors tendered for the 
reconstruction of this quadrilateral. It is upon these reports that we have taken 
our figures for the entire project.

EXECUTION OF THE PROJECT
Twenty-five thousand dwellings are classed by the Board of Health of the 

City of Montreal as insanitary. They are not called slums ; a slum dwelling 
in Montreal is a dwelling which is infested with microbes, where the floors are 
bursting from dampness and where there is no fresh air. I do not believe there 
are more than two or three hundred such houses in Montreal—houses which 
could be clasesd as slums—but that does not change the fact that there are 
25,000 dwellings in Montreal which are not sanitary. To rebuild 20,000 of them 
would entail an expenditure of $50,000,000.

Almost all of Bourget, Ville-Marie, Ste. Marie, St. Eusebe, Papineau, and 
St. James wards would be rebuilt and also part of St. Henri, St. Cunegonde and 
Point St. Charles.

As approximately 20 per cent less dwellings, would be rebuilt than at present 
exist, no unfair competition would be made to the remaining owners.

Mr. McIntosh: Why do you not give the figure for 25,000 dwellings?
The Witness: Because if we take down 25,000 dwellings we will replace 

them by only 20,000. in order to allow for better air space between the houses.
Mr. McIntosh: Is that 20 per cent approximately what would take place 

in regard to the slum condition in Montreal?
The Witness: Yes. It is approximately that, if you want to leave space 

between the houses. At the present time all those houses are built up against 
one another, but if you give a breathing space between the houses you will lose 
20 per cent of your building space.

Hon. Mr. Rinfret: You say “no unfair competition would be made to the 
remaining owners”; perhaps you will explain that later on?

The Witness: I can explain it now. The proprietors in Montreal say, 
you build other houses you take away our tenants.” With this scheme, when 
we take down 25 houses we put up only 20 new ones; therefore, we are net 
creating trouble for the present landlords; on the contrary, we are providing 
customers for the other landlords.

Mr. Sullivan : For the vacant houses?
The Witness: Yes.

By Mr. Rinfret:
Q. With regard to these 25,000 houses, you could give compensation to their 

owners because you are only rebuilding 20,000 new dwellings?—A. Yes.
Q. You are not creating more dwellings than there originally were, but you 

are creating fewer, and there is less competition to their owners, and the build' 
ings that are demolished are being compensated for by the new ones?—A. *cS'

Mr. Howden : New lamps for old ones.

By Mr. Stanley:
O. Do you propose to rehouse the same population in 20 per cent fcw^ 

buildings?—A. Those who cannot be accommodated in new houses that will
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built will create a demand for housing which will start the individual building 
again as he did in former years. There has been no construction in the past 
three or four years in Montreal, whereas in the twenty years which preceded 
them construction was the main industry in Montreal.

Q. Those who are at present without houses are the ones who cannot pay 
rent?—A. We maintain that if this scheme is put into operation everybody will 
be able to pay rent.

Mr. Sullivan : You mean that there will be no unemployment?
The Witness: There will be no unemployment.

By Hon. Mr. Rinfret:
Q. This is not only a self-liquidating but a self-contained project; you are 

not expecting any help from the state ; you think you can carry that on by your 
own financing—is that the situation?—A. Not exactly. As we go along you 
will see.

Q. I will not press that question.
Hon. Mr. Elliott: Did I understand you to say that you would build 

approximately the same number of houses in the same area as before.
The Witness: No, less; 20 houses where there used to be 25.
Mr. McIntosh: You will take the same area?
The Witness: Yes, in the same area—the same number of square feet, but 

we will build twenty houses where twenty-five used to stand.

By Hon. Mr. Elliott:
Q. That would be the same area in houses, would it not?—A. No, it would 

be less; there would be less floor space.
Q. 80 per cent------ A. —of the actual floor space.
Mr. McIntosh : What about the land previously occupied—would that be 

recompensed for and included in the new building program?
The Witness: As we go further you will see the working of that.

By Hon. Mr. Rinfret:
Q. I understood you to say that you wanted more air and more space around 

the houses. Is that where the additional lands goes?—A. Yes. We have 
plans which we can show you, giving an idea of the project as we go along. 
With the return of normal conditions, a further need of housing will be felt 
Much can be supplied by private initiative and it can thus be visualized that 
the building industry, upon which all progress rests, would be definitely revived.

METHOD OF PROCEDURE

1. The necessary legislation on the part of the three governments. Now at 
thissiage I should like to state this: our committee has supplied an idea, and it 
has tried to perfect it as much as it could, but it has not had the means or the 
time, or possibly the capacity, to present here a draft of a bill of legislation that 
ls necessary. The sort of legislation that is necessary should be enacted, gentle
men, by the people who know more about it than we do. All we offer here is an 
!(tea. Now, the development of that idea to its ultimate end rests with people 
°ther than our committee.

Mr. Sullivan : Before you go any further, tell me this: you mentioned three 
governments. You are speaking of one government just now. You mean the 
hree governments, federal, provincial, and municipal should contribute and work

together?
The Witness: We believe when we have the federal that we have the whole,
the whole contains the parts, but it might be flattering to the others to have 

hem included.
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Mr. Stanley : Mr. Taschereau does not believe that.

By Mr. McIntosh:
Q. You want them all?—A. Yes.
Q. Has this scheme been presented to the provincial government in Quebec? 

—A. Yes.
Q. What is their idea?—A. I do not know.

By Hon. Mr. Elliott:
Q. Is $3,000,000 what you consider the contribution from the three juris

dictions?—A. Yes.
Q. Do you make a suggestion as to how that shall be contributed, in what 

proportions?—A. No.
2. A mortgage loan of $50,000,000 on the land and buildings guaranteed by 

three governments, redeemable by annuities at the rate of 7 per cent, 4 per cent 
would be applied to interest, and 3 per cent to the sinking fund.

3. A free contribution by the three governments of a sum of $3,000,000.
Hon. Mr. Rinfret: That means $1,000,000 each; you do not mean $3,000,000

each?
The Witness: No.
Mr. Sullivan : $1,000,000 each?
The Witness: No. We estimate about six per cent would be necessary to 

do the side jobs.
Mr. Sullivan: Administration.
The Witness : But it is only an estimate. We hope it will be less.

By Mr. McIntosh:
Q. Would that $3,000,000 be the total you would require from the three 

governments?—A. Yes. I believe if 6 per cent is spent on the actual rebuilding, 
it would suffice to pay the expenses of the committee in the moving of the 
tenants and so on.

By Hon. Mr. Elliott:
Q. Before you pass the $50,000,000 mortgage loan, can you give us an 

estimate as to how much of that would be applied to compensate the owners of 
the land, and how much for the buildings? Can you give us the proportions?

Mr. Sullivan: It is in the report a little later on.
The Witness: If you will allow me to go on you will find it is all there.
Hon. Mr. Elliott: I think perhaps we had better hear it all, then.
The Witness:
4. A financial corporation to control the use of these funds.
5. The giving to the Department of Public Health the necessary powers to 

decide on the demolition of dwellings which have been found unhealthy by this 
department. That would mean a slight revision of the Health Code in Montreal-

By Mr. Heaps:
Q. Have they not got the power now to condemn insanitary houses?—A. T es, 

but to condemn a house, as I said previously, the floor must be lifted wit*' 
humidity, the walls must be cracked, and the house so infested with microbes tha 
it is not fit for habitation.

Q. The municipal authorities have the power to condemn houses that are unn 
for human habitation?—A. If they go according to the Code as it stands to-day» 
they can close very few houses.

Q. That is a matter entirely for the local authorities themselves.
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By Mr. McIntosh:
Q. That kind of insanitary condemnation is not condemnation at all?— 

A. At present?
Q. No.—A. They can padlock if they want to, but they do not do it.
Hon. Mr. Elliott: They do not do it?
The Witness: They can.
Mr. Heaps : Perhaps Mr. Rinfret can tell us if the laws of Montreal are 

sufficiently strict in that respect.
Hon. Mr. Rinfret: I can reply to that. We had a witness at the last sit

ting who took the stand that it would not do to increase the severity of the 
regulations before a project of this kind was entered into because there would not 
be accommodation for the people, who lived in those dwellings. The question of 
occupancy struck me as being important. We heard that in Winnipeg some 
houses were not so bad, but they were over-crowded, and the witness, Mr. 
Officer, took the stand that there wras no place for the occupants to go. So that 
it would not do to bring on stricter regulations before we enter into a scheme 
of building.

Mr. Heaps : All municipalities of importance have fairly good sanitary 
laws, whether or not they are observed. As a rule it is a question of observance 
of them.

Hon. Mr. Rinfret: I would not say that in regard to Montreal. As Mr. 
Dupuis says, very frequently a house to be condemned must be in a very bad 
state indeed. I suppose, when we have new accommodation, workmen’s houses, 
we might make the regulations stricter both as to the condition of the house 
and occupancy. The last part is very important, because the house may be 
alright, but if you crowd it with too many people it becomes all wrong.

The Chairman : Gentlemen, we want Mr. Dupuis to go along with his brief ; 
we do not mind questions here and there, but we want to know what it all means. 
We do not want to get into a discussion until he gets through.

The Witness:
6. The compensation of landlords affected by this project according to 

a pre-determined scale.
7. The rebuilding of these houses by advancing the sums necessary to the 

owners.
8. The drafting of architects’ plans and specifications to assure that the 

new construction shall be carried out according to established sanitary and 
esthetic standards.

9. These houses to be built for the account of the present owners. This 
!s a very important point.

Mr. Howden : What is that again?
The Witness: These houses to be built for the account of the present 

owners.
10. Appointment of a commission with which would rest the realization 

°f the project.
The appointed commission makes a detailed survey by quadrilaterals and 

^ards of the houses that are to be demolished and rebult
The Commission obtains from the proprietors their signed agreement to 

the project.
The Commission pays, for the account of each agreeing proprietor, the 

Mortgage loan and arreared interests and taxes, if any, in order to clear the 
Property of all debts.

Where a property in good order stands in a quardilateral that should be 
demolished, the Commission will arrange either to buy it at its municipal
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valuation plus 20 per cent or move it, at its expense, on a new lot to conform 
with the general plan of the quadrilateral.

The Commission arranges with the city for the sale of land required for 
widening of streets and for playgrounds.

FINANCING THE PROJECT

The means at the disposal of the Commission to induce the proprietors to 
agree to the plan are:

a. The Health Department regulations which could force the padlocking 
of some of the unsanitary dwellings.

b. The financial advantages to be gained in replacing an old house by a 
new one with the facilities offered under the plan.

These financial advantages to be provided by the governments are the 
following:

a. A free contribution of $3,000,000 to pay for the Commission’s expenses, 
the demolition of buildings, the cost of moving good houses and incidentals.

b. The loan to the proprietors of the necessary sums of money at 4 per 
cent per annum, or less. These loans would be secured by a mortgage on 
each property upon which the proprietor would pay as follows.

Mr. Sullivan : You say “less.”
The Witness : If the rate of interest has changed since. This plan is 

about two years old. The chances are you can charge less than 5 per cent.
Four per cent per annum during 28 years as interest on the loan.
Two per cent per annum during 28 years to completely amortize the cost 

of his new property.
One per cent per annum during 40 years to amortize the premiums he will 

have received which are charged back to him.
Thus, with the exception of $3,000,000 (which is a very small percentage of 

the moneys expended in 3 years for direct relief) the entire outlay is self- 
liquidating, the government’s contribution being their guarantee of the mort
gage-bonds at 4 per cent or less, the sale of which will provide the necessary 
funds.

THE PROPRIETOR’S ANGLE

The following example shows, step by step, the working of the project 
as it affects the proprietor :

The Commission buys his property at its municipal valuation, 3,000 
square feet, $3,000. It adds 20 per cent as a premium, $600 (m).

Now, we must bear in mind that we are speaking of a low class dwelling; 
we are not speaking of fine houses or fine streets. We are speaking of wards 
or streets where the houses are 50, 60 and 70 years old, and which are in a 
very poor state to-day, but still inhabited with human beings. When we say 
$1 a foot without anything added to it, we feel the proprietors should be able 
to dispose of their property at the municipal valuation.

By Hon. Mr. Elliott:
Q. What would be the frontage and depth of an ordinary house as you 

propose?—A. I can show you a tentative plan. Of course, the quadrilaterals 
vary; some run 110 feet, others only 85.

Q. What frontage have you in mind?—A. I believe it is 30 feet.

By Mr. Heaps:
Q. Thirty by 100 would give you 3,000 square feet. Speaking of the land, 

may I put this question to you: you give the valuation as shown on the books 
of the civic authorities?—A. Yes.
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Q. How do they value the land in the city of Montreal for taxation pur
poses?—A. They value it pretty high.

Q. What do you mean?—A. Pretty close to its real value.
Q. You mean to say if on the books of the city a lot is assessed or valued 

at $1,000, or $1 per square foot, that would be its market value to-day?—A. Not 
to-day, but in normal times it would be quite correct.

Q. Under present day conditions would you estimate $3,000 would be a 
high figure?—A. Well, it might be.

Q. $3,000 would be a high figure for land assessed by the city at $3,000?

By Mr. McIntosh:
Q. How do you estimate the value of any frontage, by the square foot?— 

A. The square foot.
Mr. Doucet: The municipal valuation of the land, if it is at a dollar a 

foot, then the man’s property is valued at about $200 or $300.
Mr. Sullivan: The house?
Mr. Doucet: Yes.
Mr. Heaps: Would you say if a property is valued at $2,000 by the city of 

Montreal to-day, that that figure would be the market value?
Mr. Doucet: Yes.
Hon. Mr. Rinfret: I may say this: in former years it was understood that 

the municipal valuation in-the city of Montreal was under the market or com
mercial value of the land or house; but in later years the impression has been 
the valuation was just a little bit too high. I will confess that as far as I know, 
speaking for the time I was there, we maintained a high valuation rather than 
increase the rate of taxes. That was one of the reasons why we did not want to 
revalue the property. We maintained a high valuation in preference to under
taking an increase in the tax rate percentage that would apply to property in 
Montreal. It has also been contended that some of the large buildings were 
Undervalued; so it is pretty hard to venture an opinion. We will have to deal 
with concrete cases.

Mr. Heaps: I can give you a few concrete cases particularly in what you 
may call slum areas where the rentals to-day are very low. If you are going 
to compensate, as is proposed here, on what I think a high valuation, plus 20 per 
cent, you are going to burden any scheme.

Mr. Stanley: Not our valuations.
Mr. Heaps: I have not seen your valuations. At the very outset you are 

going to burden the scheme with an overhead which makes it almost a financial 
^possibility to become a success.

The Chairman: I think we had better let Mr. Dupuis proceed.
Hon. Mr. Elliott: I just want to point out that if it is 100 feet deep and 

30 feet to the front, that would be 3,000 feet. If I have figured correctly, that 
Would be $3,000, which at 7 per cent for interest and amortization would be $210 
<)r $17.50 per month for one of these houses, adding 20 per cent and assuming you 
had only 100 feet instead of 110.

By Mr. McIntosh:
Q. I am not clear as to why this 20 per cent should be added. If $3,000 

18 the real value, why add another 20 per cent?—A. This premium of 20 per 
Cent is repaid by the proprietor.

The Chairman : Let us proceed, and we will get more information later.
The Witness: It adds $500 indemnity for each dwelling in the property.
Mr. Sullivan: These are not rented. These are sold properties.
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The Witness: Sold.
Mr. Sullivan : They are not rented.
The Witness: For a 3-flat house, $1,500; that makes $5,100. This sum is 

not paid in cash to the proprietor but deposited to his credit with the financial 
corporation or trust company.

By Mr. Sullivan:
Q. Will you explain that part, that very important part, “the sum is not 

paid in cash”?—A. That is, it is not paid to the proprietor. The proprietor who 
agrees to go into this project does not receive $5,100. He is given credit for it, 
but to his credit in the books of the trust company.

Then, the commission obliges the proprietor to buy a new lot of land of say 
3,500 square feet at $1, $3,500.

The commission pays for the construction “en serie” of a new 3-dwelling 
house, say $5,500. The commission also repays existing mortgage, tax arrears, 
etc., say $1,000.

By Mr. Howden:
Q. There is one point I do not understand. You are talking about a $3,500 

enterprise, and then you talk about a 3-house apartment.—A. What we are 
talking about is a 3-flat house all the time. They are 3-flat houses such as you 
see in Montreal, but we try to remove the exterior stairs.

Hon. Mr. Rinfret: I might perhaps make a remark here, that it is not so 
very material if the land has been valued at $1 per foot, because the proprietor 
is charged the same price when he rebuys the land.

The Witness: That is true.

By Mr. Sullivan:
Q. I think, Mr. Dupuis, before you go along, it is well to mention that we 

have always been working here on properties to be rented to tenants. This is 
a different proposition entirely. It is demolishing a building owned by a pro
prietor and to be resold to him.—A. That is it, rebuilding for the proprietor 
again.

Hon. Mr. Elliott : Three dwellings?
Mr. Sullivan: Yes.

By Mr. Howden:
Q. I am quite puzzled. I understand that three dwellings are built in one 

block on the 30 foot frontage?—A. Yes.
Q. And they are built for sale?—A. No.
Q- That is a different point. They are built to rent?—A. Yes, that is so.
Mr. Sullivan: They are sold.
The Witness : By the proprietor, by the original proprietor.
Hon. Mr. Elliott : Sold to the proprietor. He rents them.
Mr. Sullivan: Later.
Mr. Cauchon : There are three living units in a complete house.
Mr. Howden : I understand now. I wondered if they were sold.
The Witness: The proprietor therefore owes the commission $10,000. The 

commission adds to this debt the indemnity which has been granted (m and n) 
$2,100. We give it to the man and then charge it back. We did that so as t° 
make the thing clear. So that the proprietor is indebted for $12,100. But he 
already has with the trust company a credit of $5,100. This leaves $7,000. 
Credit him for the sale of old materials, $300, leaving $6,700.
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Credit him further with the proceeds of the sale of land to the city for play
grounds and street widening, say $700. So that his net debt on a new, modern 
and desirable property is $6,000.

By Hon. Mr. Rinfret:
Q. Just at this point I would like to say that I hope you will excuse us for 

asking so many questions, but we take a great interest in this. I notice when 
we stop putting questions we are not listening. You say you are charging to 
the proprietor the indemnity that has been given to him previously?—A. Yes.

Q. I do not see the point, then.—A. The point is that you are extending 
them credit. What do people want to-day? They want credit. They want to 
have something and time to pay for it. We have shown $1,000 in order to show 
the proprietor that we were giving him a 20 per cent premium on his rent, $500 
per dwelling on his old property. We say, “We will give it to you and then we 
will take it back.”

Q. That is the point I am having difficulty with. It is just a matter of 
credit?—A. Absolutely. It is a book-keeping entry. So that his net debt on 
a new, modern and desirable property is $6,000.

Comparative Income and Equity: Taking an unsalubrious house of two 
flats of five rooms each such as you have existing in Montreal, occupying 3,000 
square feet of land valued by the city at $3,000, the present income is approxi
mately $288 a year.

The expenses are:—
Municipal taxes................................................................... $70 00
Interest on $1,000 mortgage............................................. 65 00
Upkeep, insurance, etc..................................................... 75 00

$210 00
leaving a net profit of $78.

From a new salubrious house of three flats of six rooms each valued by 
the city of $6,250 ($3,500 for the land and half of the cost of the new building) 
because we asked the city to appraise the houses that way, the full value of 
the land and half the value of the building—

By Mr. Heaps:
Q. Is that the usual way of appraising buildings in Montreal?—A. No.
Q. What is the usual method, the full value?—A. Approximately the full 

value.
Q. 100 per cent of the value of the land and 100 per cent of the value of 

the building?—A. Approximately.
Mr. Sullivan : Sometimes a little more, depending if you are friendly with 

the alderman.
The Witness: The income would be approximately $1,000 ($4.50 per room

Per month).
The expenses would be:—

Municipal taxes...............................................................$145 80
7 per cent on $6,000 ........................................................ 420 00
Upkeep, insurance, etc.................................................... 90 00

$655 80
that the proprietor would make a net gain of $344.20 even after paying $180 

Nearly on his capital debt (3 per cent on $6,000). A similar calculation would 
sh°w that bis equity is also increased.
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Protection of the Proprietors: In the majority of cases, the houses we 
contemplate to demolish belong to small individual proprietors who need all 
the protection that can be afforded to the most interesting and deserving class 
of citizens.

If, for any reason, he became unable to meet his 7 per cent yearly pay
ments, the project should forsee that the commission could buy back his pro
perty for resale, according to a predetermined schedule, as in a life insurance 
policy, which would take into account the depreciation, the amounts paid into 
the sinking fund and all other factors.

The proprietors should also be guaranteed against too large an increase in 
taxes by the city which should agree, for a certain number of years, to assess 
the property at not more than the present value of the land plus one half of 
the cost of the new building. *

Mr. Cauchon: A fixed assessment?
The Witness: Yes.
Conclusions:—The project commends itself primarily because it would end 

unemployment and consequently the dole upon whose dire effects we don’t 
have to insist.

The project is self-liquidating, and as such, is one that our governments 
should encourage and put into effect.

The contribution of $3,000,000, distributed over three years is very small 
if compared with direct relief.

True it is not the function of the government to lend its guarantee to the 
financing of private enterprises but in times like these, extraordinary measures 
become necessary.

By the execution of this project, the small proprietor would be saved from 
ruin, he would continue to be a proprietor and pay his share of all taxes. He 
would merely borrow long-term and cheap money and keep on.

No unfair competition would be offered to other proprietors who would 
not take advantage of this cheap money since the fixed charge of 7 per cent 
would enter into the computation of the rent to be charged for the new dwellings.

The health of the citizens would be improved, their morale would be raised, 
the city beautiful and improved from all standpoints.

No unfair competition would be offered to other landlords as fewer houses 
would be rebuilt than destroyed.

With the upturn in business, families would no more join to live in one 
flat and, with increased demand, other new houses would be built with conse
quent circulation of money.

The labour unions would establish in advance a scale of wages for the 
duration of the work and would be in a position of assuring jobs to their 
members.

Large contracts for lumber, cement, bricks and other supplies would be 
placed in advance to prevent speculation. These materials to be sold back at 
cost to the contractors.

The committee feels that the project, while not pretending to be definite, 
is practical and able, if put into execution, to end unemployment and direct 
relief in Montreal and in all other cities of the Dominion that would adopt it 
with the help of governments as outlined.

The repercussion would immediately be felt in the farming territories! 
demand for produce would increase and better prices would prevail. The 
lumbering industries, called upon to supply millions of feet of lumber, would 
receive a strong impetus.

Materials and produce would have to be moved, providing railroad freight-
The federal government would collect larger revenues in the form of incotf16 

tax, sales tax, etc.



HOUSING 217

Professional men, educated in universities maintained at great expense by 
governments, would find employment in their chosen lines of endeavour.

A large portion of the 200,000 young men who have not yet started to work 
since leaving school and to whom H. E. Cardinal Villeneuve refers as “ The great 
social problem of the future” would at last start to earn and to learn.

Le Comité du Logement Salubre, which has undertaken to foster the Doucet 
plan, has nothing to gain personally save the advantages that would accrue to 
its members if the depression was ended. It stands ready to pursue its studies 
further on the subject and give the city and the country the benefit of dis
interested work and research.

By Hon. Mr. Rinfret:
Q. In that last paragraph I understood you to say that there is no benefit 

accruing to the members of the Comité at all. It is merely a social enterprise for 
the welfare of the people?—A. That is all. As an illustration, I would state that 
if I were offered something on that, I would not take it.

Q. I have no doubt about that. I just want to put it generally, that it is not 
a commercial enterprise?—A. No.

Q. But is rather a strictly social one?—A. Yes. Now, this project was 
submitted to the city of Montreal. A municipal committee was formed, con
sisting of eleven aldermen and seven or eight laymen like myself. The project 
was studied, and it was found—on the authority of some of the heads of depart
ments—that it could not work. So another one was drawn up, which we feel 
is not as good as the first one. I do not suppose, Mr. Chairman, that I should read 
all this. The conclusions will be sufficient?

The Chairman: I should think so.
The Witness: Instead of deciding that one block, one quadrilateral, will be 

demolished and rebuilt, which would imply new legislation and which the city is 
possibly not prepared to pass, we say, “ Let us offer to these- proprietors in 
Montreal who would want to take advantage of that seven per cent—as a matter 
of fact, that is four per cent plus three per cent amortization—the advantage of 
tearing down their present houses and rebuilding new houses in their place.”

By Mr. Cauction:
Q. By themselves?—A. By themselves. And let this commission advance 

to these proprietors the moneys necessary to pay their arrears of taxes, mortgages, 
etc.., in order to have a clear title on the land; tear the building down, build a new 
°ne from plans that the commission will supply. Let the commission advance 
the amount of money necessary for that. There is a great number of small 
Proprietors in Montreal who are on the edge of ruin. They have not paid their 
taxes. Of course, there is a moratorium, but in order to enjoy the benefits of the 
Moratorium you must pay your taxes. When anybody cannot meet their pay
ments on a house that house will be sacrificed, sold and acquired by large com
panies who eventually will make money out of them. I know for a fact that a 
Srcat number of proprietors in Montreal would welcome the opportunity of 
borrowing cheap money for a period of 22 years for repayment, and with,that 
Money to transform their old building into a new one. That was the essence 

.the new project as offered, and in conclusion we asked the city of Montreal 
t to ask the municipal council to recommend to the executive committee to 
^lve a legal form to this project so that it could be incorporated into the charter 
°j the city of Montreal in the form of an amendment, and it was to be submitted 

the next session of the provincial parliament but for reasons which I cannot 
Mderstand and which at the moment I will not elaborate this proposal has been 

>°‘t in the pigeon-hole and nothing has been heard of it. The Committee de 
■^gement Salubre, with which I am associated, recognized the value of this
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proposal as a means for starting business recovery in the city of Montreal. It 
would be the means of putting into circulation 80 per cent of the cost of the work 
in the form of wages. That 80 per cent is not a fancy figure, it has been given 
to us by a number of reliable contractors as being the amount of money in con
nection with the construction of small houses, and incidentally it is the form of 
expenditure through which money gets back into circulation the fastest.

We have a project that will not cost anything because it is self-liquidating. 
What will government aid do? It will give the small proprietor the advantage 
•of getting a 4 per cent money. We all know to-day that the small proprietor 
who wants to repair his houses cannot get any money because those who have 
money are afraid of the moratorium; and if he should be able to get money • 
what is his position, he will get one-half or maybe less of the municipal assess
ment, and if he does succeed in getting any money he will have to pay a 2 per 
cent commission and also 7 per cent per annum. Under conditions such as that 
he cannot afford to do what he knows he should. If the government steps in 
and gives him 4 per cent money he will surely be able to go ahead and do some
thing. He will be able to give work to the unemployed, and with the unem
ployed man busy trade and commerce generally, and all industry, will benefit. 
That is our claim. We have been talking it over and over and over for two 
and a half years, and we have shown it to everybody. Some may feel possibly 
that we are idealists, because we seem to be the only people thinking in this way.

By Mr. Heaps:
Q. Might I ask if you have considered the question of rentals in this con

nection, and what do you think would be an economic rent on one of these six 
roomed dwellings?—A. $4.50 per month.

Q. Per room?—A. Per room.
Q. And on a six-room dwelling that would amount to $27 per month?—A- 

Yes, sir.
Q. Are these houses heated?—A. These houses are not heated.
Q. Then, heating would be over and above that?—A. Yes, sir.
Q. Then, the rental would be $27 plus heating?—A. Yes, sir.
Q. What is the present rental in the city of Montreal for a similar type 

of dwelling?—A. In times of prosperity—
Q. Talk about the present?—A. In times of prosperity they were paying 

that amount of money, $20, $24 or $26 for a four roomed unsanitary house; but 
to-day the city of Montreal pays $10 per month for the unemployed. -

Q. Take the case of a man who is not unemployed, what does he pay for 
a five or six roomed dwelling?—A. I believe the city pays $10.

Mr. Sullivan: He pays nothing.
The Witness: You mean, the tenant.
Mr. Sullivan : Yes.

By Mr. Heaps:
Q. But, take a person who is not on relief, what would he have to pay f°r 

a five or six roomed dwelling to-day; a dwelling such as you outline in y°ur 
plan here?—A. From $16 to $18, possibly less.

Mr. McIntosh : That is for an unskilled worker.

By Mr. Heaps:
Q. That is for anybody who wants to rent it, for such a house he pays 

or $18?—A. Now, yes. j
Q. Your minimum rent would be $27 a month?—A. That is for a six room0 

house. It might be lower than that if we get the interest cheaper.
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Q. But $27 per month is an economic rent on a 4 per cent basis?—A. Yes. 
We show here that it would pay him, it would give him a net surplus of $288 a 
year, plus $180 that he has for sinking fund.

Q. Provided he got the $27 a month?—A. And he will, he did in previous 
years; with construction going on they were getting that amount of money for 
very very cheap houses.

By Mr. Stanley:
Q. According to the evidence given us, the man who rents a six roomed 

flat of this type would require a wage of $125 to $130 a month?—A. That is not 
exactly the case in the wards we have under contemplation.

Q. They stated generally that a family should not expend more than 20 
per cent of its income on rent?—A. It varies according to provinces.

Q. That was the proportion stated here?—A. But, in the .province of Que
bec where the family is a large one a man has to pay more for his rental than 
is usually the case in Ontario where the family is smaller.

Q. Well, say 25 per cent; or four times $27.

By Mr. White (London) :
Q. Do you propose to exercise any control over the rental charge?—A. No, 

that- belongs to the proprietor and he can charge what he wants to. He will 
toy getting what he can. We are simply replacing the house. In the old country 
*ast year at this time I saw something of the London project in one of the 
Boroughs which is spending £5,000,000. They proceed by appropriation, they 
get the money from the government at 2 per cent, they buy the old properties 
and tear them down and then they build new large apartment houses containing 
apartments of two, three, four and five rooms.

Q They allow nothing for the building in that case?—A. They are old 
buildings, condemned.

By Mr. Sullivan:
Q. Are they leased?—A. They belong to the Borough.
Q. And they are rented by the Borough?—A. Yes.

By Mr. Heaps:
Q. Would you favour that system for Montreal?—A. No, sir; I believe the 

existence of the small proprietor is essential.
Mr. Heaps : For the safety of the community.
Hon. Mr. Rinfret : I would agree with that.

By Mr. Stanley:
i Q- I am trying to impress upon you the fact that has been brought out 
etoro this committee that in order to be able to carry on the minimum wage 

jb'ch a tenant of a dwelling such as you propose must secure would be from 
t| lb to $125 a month. Could he get it in the city.of Montreal to the large extent 

you are speaking of in this plan. If he does not get it, it may last for a 
’urt time but I am afraid that in time the scheme will fall down and the small 

l^(lPrietor will find himself forced to take very much lower rents, and perhaps 
Would then come up against something on which you have not calculated, 
.that is his possible failure to meet the payments?—A. What would happen, 

W ln a case like that is, it being a new house it will attract the better sort of 
tyi .ant and the less desirable sort of tenant will go to these unimproved houses 
aM°b are always there—there will always be slums in the city, and there will 

ays be a need for unsanitary dwellings which people of a sort want to use. 
Mr. Sullivan : Not exactly unsanitary, rather not so sanitary.

®£S64—21



220 SPECIAL COMMITTEE

By Mr. McIntosh:
Q. I suppose the man with the larger family would require a larger propor

tionate wage in order to meet the rent?—A. Yes, sir; but this was met in the 
past, it is not an experiment. We know that over the past several hundred years 
that French Canadian families which were large have been taken care of by the 
head of the house.

Q. You might just clear up about that $3,000,000; you said it was gift 
money, did you?—A. Yes.

Q. Free money, in other words?—A. Yes.
Q. And a million dollars of that you are expecting to come from the Dominion 

government, are you?—A. Yes.
Q. And a million will be supplied by the province of Quebec and another 

million by the city of Montreal?—A. Yes, it all comes practically out of the 
same pocket book.

Mr. Sullivan : From the taxpayer.
The Witness: It is all the same, whether we pay it in sales tax in Montreal, 

gasoline tax to Quebec, or income tax to Ottawa ; it is all the same thing.
Hon. Mr. Rinfret : Not quite the same.

By Mr. McIntosh:
Q. In any event, the source of your money is threefold; but I want to make 

clear that it is money which you do not expect to pay back. Is that right 
A. Not expected to be paid back.

Q. Supplied by the taxpayers of Montreal, of the province, or of the 
Dominion?—A. Yes, sir.

Mr. Cauchon : I would like to bring out from Mr. Dupuis if he can give 
you gentlemen an indication as to the average wage people should receive so as 
to be able to live in a $27.50 house ; what class of labour.

The Witness : I would imagine foremen and up; skilled labourers, such as 
bricklayers and the like.

Mr. Cauchon : As I understand it, this project is not intended for the 
benefit of the low wage earners.

The Witness: No, sir.

By Mr. Sullivan:.
Q. That is, Mr. Dupuis, your system is not a general housing scheme but 

rather makes provision for an organization, or a corporation, which will demob5'1 
a certain part of a ward ; and you would have to pass some legislation at Quebe 
to authorize expropriation proceedings in any case where a proprietor did no 
want to allow you to demolish his premises?—A. Yes. ^

Q. You will build these houses in certain areas and you will sell them bac 
to these people?—A. They are sold before they are built. ,g

Q. Wait a minute; you cannot force a man, you cannot take a man 
property away from him and then force him to buy it back?—A. Yes.

Q. That is another proposition?
The Chairman : You don’t buy it unless he does; you just give him crc(1 ■

By Mr. Stanley:
Q. Here is andther thing you do: You go to a certain quadrangle in 

city of Montreal which at the present time is very densely populated, a° 
those people are in these flats owned by the small proprietors. You start in 0 
your scheme in a large way. Each proprietor makes a loan and construe 
a building. He then goes out to find his tenants. He cannot take the tenan 
he had, because they are of too low a grade, they have not got incomes
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$110 to $125 a month. They must get out. Where are they going? You see 
my point, you are raising a problem immediately?—A. They go into the lower 
class houses.

Q. That is not the solution?—A. They go into the lower class houses.
Q. Arc there lower class houses to be had?—A. Yes, there will always 

be some. We are talking about a six roomed house—make a five roomed house 
if you wish—large families live in a five roomed house.

By Mr. Heaps:
Q. That would be over-crowding?—A. No, not over-crowding.
Q. What do you call a large family?—A. Oh, the father, mother and 

five children.
Q. That would be seven people and two bedrooms?—A. It is usually three 

bedrooms, a kitchen and dining room—which serves as a living room at the 
same time.

By Mr. Sullivan:
Q. That is an average family in the city?—A. In these wards.

By Mr. Stanley:
Q. Yours is obviously a construction project but not a housing project?

"—A. We are not trying to house the low class ; that low class will find its own 
lodging.

By Mr. Sullivan:
Q. At the same time you are trying to help the government to meet the 

unemployment problem?—A. That is it, by starting construction.

By Hon. Mr. Rinjret:
Q. And in order to be able to construct 20,000 dwellings you require 

a public contribution of $3,000,000?—A. That is it.
The Chairman : Now, we have Mr. Rancourt here from the same asssocia- 

tion and I think we will hear him.
Mr. Hanbury: Before you do that, Mr. Chairman, I would like to ask 

°ne or two questions.

By Mr. Hanbury:
Q. Mr. Dupuis, if private capital was available to loan for the construc- 

_'°n of these houses you would be just as well pleased as to get government 
distance, would you not?—A. As a matter of fact, the $50,000,000 that we 
Proposed would be secured through the sale of debentures, of bonds ; and the 
reason why we want the government to back these bonds is to have a low 
rate of interest.

Q. That is the point; it is not that you want the government to give you 
Phoney, but rather that you want to have the money available?—A. That is it.

Q. Under present conditions money is not available in the city of Mont
real?—A. It is not.
, Q. But that is the condition, and the reason for that condition is more or 
ess the moratorium now in existence in the province of Quebec?—A. Yes, sir.

Q. So, really what you require is not so much assistance from the federal 
F0vernment as assistance from your provincial government in the form of 
raving that moratorium withdrawn?—A. Not so much that, that is one of the 

Gasons why we can’t get more money on mortgages. The other reason is that 
v^Pital is nervous, it would probably rather have commodities than houses, 
^cause the trend on houses has been down.
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Q. But if there were no moratorium capital would be invested in mort
gages?—A. Even then you could not get money at 4 per cent.

Q. That is the point ; but after all the fact is that you cannot get money 
in Quebec at the present time because of the moratorium?—A. You can’t get 
it at that rate, and you can’t get the amount you need. For instance, if a 
man has a property valued at $5,000 he will not be able to get more than $2,500 
or $2,800 on a first mortgage and he would have to pay a high rate of interest. 
What we propose is that the government would lend that man three-quarters 
or seven-eighths of the value of the property, and give him that money at 
4 per cent. That is the service that would be performed by the government.

Q. Then, under this scheme, you would expect the federal government to 
loan money in the province of Quebec, where a moratorium exists, and where 
because of that moratorium it would have no security?—A. Yes; but this gov
ernment can take care of a thing like that.

Q. I know, this government can do lots of things. I don’t see why we 
don’t just give you that money instead of lending it.

The Chairman : We wrould like to call Mr. Rancourt.
Mr. Sullivan : Is Mr. Dupuis through? Has anybody any more questions to 

ask, or has Mr. Dupuis any more explanations to make?
Hon. Mr. Rinfret: Mr. Dupuis has been travelling in Europe studying this 

problem, would it be possible to hear him for a few moments on his travels. He 
could tell us something of conditions in London—what he has observed—and 
what is being done in other countries. Would that be too comprehensive?.

The Witness : No, sir, I can give you that in a few words.
Hon. Mr. Elliott: We are very vitally interested in hearing what is being 

done elsewhere. „ *
The Witness: I can speak from personal observation in Paris. The city has 

thrown down the old fortifications, and they have built some very fine—
Hon. Mr. Rinfret : In what city is that?
The Witness : Paris. This land has been sold to individuals and they have 

erected, with the help of the city of Paris which guaranteed part of their loans, 
buildings and apartment houses. Some of them have been very successful. I'1 
a low class district if they have erected cheap houses they have rented easily- 
The result has been that in some instances they have put up too nice building8 
in the wrong part of the city, and the entire district around the city of Paris i8 
now being covered with very fine buildings. That is being done with the help 
of the city of Paris.

Mr. Heaps : Who owns the buildings?
The Witness : The individual proprietors, the holding societies, and the city 

of Paris instead of exacting the full amount of cash has given a long time to pa- 
for the land.

Hon. Mr. Elliott: What is the rate?
The Witness: I could not say.
Mr. Stanley: Have they given a subsidy as well?
The Witness: I do not know. No, no subsidies; but if a man buys 

worth of property, instead of paying cash for it he would be allowed twen > 
years to pay for it. They have also given a guarantee as to the valuation 1 
taxation purposes. . 0f

In Bermondsey, which is a part of London containing a population 
1,000,000—about the same size city as Montreal—located on the Thames, t 
have had five million pounds appropriated on which they pay 2 per cent P , 
annum. There they take a block of houses which is selected in advance^ & . 
they buy it from the proprietors at an agreed price. If a proprietor does j .j, 
want to accept the price he goes to a court where the matter is decided ; anC
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the proprietor is right he gets his money ; if he is wrong he does not get it and 
he pays the costs. To these lands they remove the tenants of the old buildings 
and houses them in new buildings which have been previously put up. They 
throw the old buildings down and they build huge houses which are made in 
all sorts of shapes and designs—a circle or a square—and in the centre is the 
playground. I have seen a block in which 800 people are housed, and there 
was a huge playground in the centre.

Mr. Sullivan : The same as in Vienna?
The Witness : I have not seen Vienna; but these houses belong to the 

burrough of Bermondsey. They do not belong to small proprietors. It is a civic 
undertaking.

By Mr. Heaps:
Q. It is a rental undertaking pure and simple?—A. Yes.
Q. You do not want that in Montreal?—A. No. The effect has been that 

in the borough of Bermondsey there has been no unemployment in the past 
three years. When the docks are open everybody works on the docks, and when 
the docks close they work on the buildings. If you want a house in Bermondsey 
you must prove that you have lived there before. The houses in Bermondsey 
are for the residents of Bermondsey, and there is no unemployment there.

Q. In other parts of London, I think, similar schemes of slum clearance 
have been adopted, and huge dwellings are going up all the time, are they not?— 
A. Garden cities. If you build a garden city—suppose you built a garden city 
in Montreal and you put up one thousand houses, do you see the harm you 
would cause to the present proprietors who are the tax payers of the city of 
Montreal.

Q. Look at the good you would do to the thousand people who would 
occupy the houses?—A. Yes, but that leaves the city—

Q. Suppose you put up a thousand houses in Montreal as they did in 
Bermondsey, don’t you think that a thousand small homes in Montreal would 
do good to a thousand families?—A. Homes or flats?

Q. I have in mind the small proprietor. I have lots of sympathy for him. 
I am one myself. But what I have in mind is that we should consider the one 
thousand families above the proprietors?—A. I cannot understand that.

Q. Suppose you take the English scheme ; it is successful, is it not?—A. Yes.
Q. And you think it is a good thing for the people of Bermondsey.
Mr. Stanley : That particular scheme might not work here.
Mr. Heaps : Yes, it would, in a slum district. Winnipeg had this in con

templation for many years.
Mr. Stanley : Do you mean to put 800 people in one block?
Mr. Heaps : No. I am referring to a certain area the small proprietor in 

Which is suffering from economic conditions over which he has no control and 
who is, as a matter of fact, giving a home to the low paid tenant, and that city 
dweller is living to-day in a slum area. Now, don’t you think it would be a good 
thing if the workers in those areas were given a chance either to rent or to own 
their homes, in an individual capacity?

The Witness: Yes.
Mr. Heaps: Would you be prepared to a certain extent to follow the Ber

mondsey plan if you could get money at the same rate of interest as they got it 
D Bermondsey?

The Witness: I would not do it in the way they do it in Bermondsey. I 
do not believe 800 people should be living in a square.

Hon. Mr. Elliott: Is there one large playground?
The Witness : Yes. They take, for example, two squares, two blocks, and 

they obliterate the streets and they build in all sorts of shapes and forms, and in
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the centre is this playground ; but you have 800 people living there. These 
houses are not the right sort of houses for our people ; our people want more 
individuality.

By Mr. Heaps:
Q. Do you think they would lose their individuality in those Bermondsey 

houses? You said they were built in all kinds of shapes like squares and 
circles which give to the district, if I understand you, an individuality?—A. It 
gave individuality to the block, but not much privacy to the tenants.

Q. If they had their own individual homes they would have privacy?—A. 
They would have more.

Q. Do you figure they would have more privacy in a three story apartment? 
—A. Yes, because in these houses they all go into the same corridor and on the 
same landing places.

Hon. Mr. Rinfret: It is just like a large congregation.
The Witness: Yes.
Mr. Sullivan : Like a school.
The Witness : Yes.
Hon. Mr. Elliott : From an architectural standpoint you thought it looked 

all right?
The Witness : Yes.
Hon. Mr. Elliott : But you do not think it is a very good arrangement for 

the children of the families who are living in those houses?
The Witness : Well, not for us.
Mr. Stanley: They are a different people, and we are a different people. I 

can see Mr. Dupuis’ point.
The Witness: Yes, I think so. The main point is this that the borough 

of Bermondsey has removed possibly 75 proprietors who are no more interested 
in the welfare of the borough ; it is the town of Bermondsey that owns the 
houses. AY ell, I believe that the number of proprietors in any city is of value 
to that city.

Mr. Sullivan : You mean to say that these new Occupants have no interest 
in the city because they all live and congregate together.

The Witness: They have no more proprietors there. They have done away 
with 75 proprietors who were paying taxes before, and now those proprietors have 
become tenants themselves; they do not give a hoot.

By Mr. Heaps:
Q. Did you observe any of the other housing schemes in England?—A. No-
Q. Did vou examine the schemes in Sheffield, Leeds or Birmingham?—A- 

No.
By Mr. Stanley:

Q. I understand that there are large undertakings where they provide indi
vidual homes? —A. Garden cities.

Q. In the suburbs?—A. Yes.
Q. Is that to provide for the low wage earner?—A. Yes. It can be done 

there because the winters arc less severe ; you can live in a wooden house over 
there, but not in this country.

By Mr. Heaps:
Q. They do not put up wooden houses over there?—A. AVooden frames— 

composition and stucco. T
Q. AAliat rents were they charging for those houses that you saw?—A. L 

remember correctly the rent was $4 per room per month.
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Mr. Sullivan : In Bermondsey?
The Witness: Yes, 15 shillings.

By Mr. Heaps:
Q. $20 for a five room house?—A. Yes.
Q. I have seen some of those housing schemes—not necessarily the one you 

refer to, but outside of London—where they rent them for from 10 shillings to 15 
shillings a week—for a five room house. That is about $10 a month or $12 a 
month. Mr. Cauchon might have some figures on this.

Mr. Cauchon : They rent them for about that. I have seen small houses 
renting from $5 a month, in our money, up to $15 and $20 a month.

Mr. Heaps : I saw some very beautiful homes that were rented for $10 and 
$12 a month.

Mr. Cauchon : Very good houses rent at 7 and 8 shillings a week.
The Chairman: Now, gentlemen, I think we had better hear Mr. Rancourt.
Hon. Mr. Rinfret: May I express to Mr. Dupuis the appreciation of the 

committee for his very fine presentation. His remarks were very interesting.

Mr. J. C. Rancourt, called.
The Chairman : Mr. Rancourt would you tell the committee whom you 

represent?
The Witness: I am president of the Federation of Workers in Montreal. 
Mr. Hanbury: Is that a trade union organization in Montreal?
The Witness: No, it takes care of all the workers in Montreal and in the 

Province.
Mr. McIntosh: All over Canada?
The Witness: That is the purpose ; but it has developed in Quebec mostly 

UP to the present time.
Mr. Heaps : It is a sort of super union.
The Witness : It is a social affair. I must thank you for this honour of 

addressing you at this meeting. I have prepared my data in French because 
me English language is hard for me to use fluently, but I will do my best to 
&ve you all the details I have in my brief in order to express the ideas and the 
attitude of the workers in Montreal at the present time.

Hon. Mr. Elliott : A number of my colleagues here understand English a 
S°od deal better than French. I apologize for them, but it is a fact.

Hon. Mr. Rinfret: May I inquire whether this French brief will appear 
111 the record?

The Chairman : Yes. ('See Appendix C.)
The Witness : I know that your time is valuable, and I will give a few 

details of the situation as we see it at the present time from the standpoint of 
Unemployment of the workers of Montreal. Many of our labourers are out of 
'Wt'k in the province of Quebec, and in Montreal in particular there are many 
porkers in the different trades in the construction line, helpers and tradesmen. 
After four years of this direct relief regime the misery suffered by the workers 
A at present considerable. A great number of them have been obliged to sell 
ieir furniture and to dispose of their insurance policies and to live under deplor- 
fie conditions. In many cases two and three families are living in the same 

lriall flat, and very often some families live in one room. The morale of the 
fje°ple is gradually disappearing. The inspectors of social service have found 

0l'y serious cases which demonstrate that our morale is decreasing gradually 
fi'Png our working classes.
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Mr. Sullivan : With reference to promiscuity?
The Witness: Yes. The conclusion is that this regime of direct relief is 

impossible. The people cannot lodge themselves comfortably and to their taste. 
They live in many cases under unhygienic conditions, living in flats which are 
not in a condition to receive human beings and cannot be repaired owing to lack 
of finances -and lack of revenue on the part of the proprietors. The annual 
increase of the popiilation of Montreal is somewhere around 35,000 people, and 
if we divide that in families of six members it means that 6,000 dwellings should 
be built yearly to accommodate the increase. It is admitted at the present time 
that the construction in dwellings in Montreal for the last five years has been 
very little. It will be necessary if we are to keep up with the increase in popu
lation to have somewhere around 25,000 or 35,000 flats built.

Mr. Sullivan : For the working man?
The Witness: For the workingmen and people of the better class, the 

higher wage earners, because of the increase of population at the present 
moment.

Mr. Stanley : You are speaking of the city generally?
The Witness : Generally. We have found lately that in many cases people 

who are out of work get together and three or four live in one room. Newspapers 
in the last two or three days have given a lot of publicity to that, and called it 
a racket. This has been done on a great scale. These things can be proved any 
time. I do not think it is necessary to add any more to that aspect of the case, 
because the committee knows the situation of the workers in the construction 
trades. You know also that the small proprietors are in dire difficulties at the 
present time. It has been said quite often that lack of revenue, charges and 
taxes and interest have forced many proprietors to lose their homes. Every day 
many more people are going on direct relief. Many of those proprietors would 
undertake repairs to their property, but they cannot do it because of lack of 
funds, as I said before. We should undertake construction in order to give the 
people work and help them over the situation, and it would also assist our cities 
by more taxes being paid and increasing the power of taxation. It is pretty 
hard at the present time to explain it. Mr. Dupuis explained a moment ago the 
difficulty in obtaining mortgage funds. It has been discouraged for different 
reasons, and that is the reason why construction is not carried forward. \°u 
must also remember that in a city like Montreal, one-eighth of the population 
of workers is employed in the construction trades, and at the present time with 
no construction going on, we have about 46,000 heads of families on direct relict 
These 46,000 heads of families represent about 200,000 people who arc being 
supported in Montreal at the present time. In the beginning we should enforÇ6 
the hygenic law, establish a standard of occupancy per room, establish the cubic 
foot space necessary per person per room, to avoid the situation of overcrowding 
forced on the people by the present depression ; but in the meantime the >a , 
should be enforced to protect the health of our citizens. I shall not talk abou^ 
town planning or anything like that. That is not our purpose. I believe some' 
thing will go through ; but the only thing we are looking for is work ; work tha 
will employ our citizens, and in the meantime we will pay the rent necessajy 
to satisfy the proprietor. If we base our situation at the present time on t1 
facts as we know them, the rent should be limited to $10 or $15 a month ; bi 
I believe if those people were working, a rent of $20 or $25 monthly wou 
easily be paid in Montreal.

By Mr. Sullivan: .

Q. Arc you in favour of a vast project of construction where tenei»c 
xvould be rented for $10, $12, $15 a month?—A. This will come in a little a ^ 
In referring to this I may say we are in favour of a project which provide? 
construction of labourers’ dwellings, which is outside of the reconstruction oi
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slum, and that is why the flats in the new district would be rented at such a rate, 
because construction would not be so expensive and the land would be prac
tically of no value, cheap land. Then, these workers would themselves have the 
opportunity to secure money to build their own houses. They will have a chance 
to go ahead and build the houses themselves, and they will be able to rent one 
of the flats and live in the other themselves. The Canadian government should 
be—

Mr. Stanley1: May I interrupt you now? In your opinion do you think 
there is a desire on the part of the low paid worker actually to own his own home 
and undertake an obligation for the next 20 years to pay for a home?

The Witness: Yes, providing he has a chance to pay it over a long period 
of time on a salary. That is what the tradesman wants.

By Mr. Sullivan:
Q. Everyone wants to be a property owner?—A. We have found that the 

family spirit is disappearing by this situation of moving almost every month. 
People would like to stay in a place where they have their own home in order 
to keep that family spirit and get back the morale of years ago.

By Mr. McIntosh:
Q. I imagine the fundamentals of home building are perhaps as strong, if 

not stronger, in Quebec than in any other part of Canada?—A. Well, I do not 
know the situation in other provinces or other cities, but I know in Quebec the 
family spirit is strong and a desire to own their home.

By Mr. Heaps:
Q. What do you mean by “ your own home ” in Montreal?—A. Owning a 

property.
Q. You mean a property?—A. Property that may lodge one or two families 

—it does not matter.
Q. He wants to be a small proprietor?—A. A small proprietor.
Q. Probably a three storey dwelling where he can rent two apartments above 

him?—A. Maybe one only?
Q. One or two?—A. It does not matter.
Q. That means every proprietor may have one or two other families who 

are paying him rent?—A. Not exactly.
Q. Why not?—A. Because in many quarters and in many districts in 

Montreal people are building just one family houses.
Hon. Mr. Elliott: If he could accomplish it the wish would be much greater 

for him to have a home of his own, without dividing it up with anybody else.
Mr. Stanley: The second generation starts on the top flat.
The Witness: I believe in Montreal why you see so many two or three 

family houses, is that many of the families wmuld like to stay there and get 
some of their own kind in there to help them out until they can become pro
prietors themselves.

Mr. McIntosh : In other wmrds, they want to own their own home.
The Witness: That is right.
Hon. Mr. Rinfret: I stressed a point a moment ago, and I want to mention 

again. You say we should start out by enforcing our hygienic lawrs and you 
*re in favour of a project of construction. I think it would not be proper to do 
rile one without the other. I do not think you should enforce a stricter inter
pretation of the hygienic laws unless you at the same time provide new lodgings 
f°r the people who are abandoning the old ones.

The Witness: That is our point of view. We want those laws to be enforced, 
and we wrant slum clearance in Montreal, but in the meantime we want the
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surplus population to have dwellings, and we think the time is ripe for that, if 
we take into consideration so many families are living in flats at the present 
time. I believe in Montreal there is a shortage of tenements.

Hon. Mr. Rinfret: That is the point I am making. It would not do to 
enforce the law more strictly unless you are building new houses.

The Witness: The two should go together.
Mr. Sullivan : You would put the people on the street.
The Witness: We would not do that.
Mr. Howden : The witness intimated it would require 6,000 new buildings 

every year to accommodate the increase in the population.
Hon. Mr. Morand : May I suggest the word “ tenement ” in Quebec means 

an entirely different building from what it does in other parts of Canada—at 
least in the United States and Ontario—a tenement is a ramshackle low down 
hovel.

The Witness: I do not mean that.
Hon. Mr. Morand : I know you do not, that is why I am bringing it up. It 

is not the same thing.
The Witness : We have some tenements that are very smart.
Hon. Mr. Morand: A tenement means what we could consider an apartment 

house of a smaller character, but not the tenement house that you would think 
of in London, or I would think of in Windsor. That is a flat.

The Witness: For this reason we would ask the government to have money 
available at a low rate of interest and placed at the disposal of those proprietors 
who want to rebuild their houses or build new houses. I would suggest that the 
money be loaned for 25 years and retired by sinking fund—

Hon. Mr. Elliott : What would you consider a low rate of interest?
The Witness: Three to 4 per cent.
Hon. Mr. Rinfret: 25 years?
The Witness : Payment extended over 25 years. In order to avoid past 

error, these mortgages should be given to the proprietor himself.
Mr. Sullivan : Directly?
The Witness : The proprietor of the land, so he can build himself, look 

after his own building and his own interest, to avoid any graft or to avoid any 
surplus commission or indirect cost to the construction.

Hon. Mr. Elliott: He wants to be the boss.
The Witness: Of his own affair, providing the plan is satisfactory to the 

community where he is living and to handle it himself.

By Mr. Heaps:
Q. What about supervision of the building?—A. This will be done by one of 

the members of the commission, whoever it is.
Q. You would be in favour of putting up a substantial type of house under 

strict supervision?—A. Certainly. You have your plans and specifications, and 
they will be submitted to the commission, prepared for that purpose, and they 
will select a proper house that should go up, according to specifications.

Q. Are the Montreal by-laws sufficiently rigid to protect both the person 
who loans the money and the person who lives in the home?—A. I believe so, and 
the construction of the home, if they live up to them.

By Hon. Mr. Rinfret:
Q. There is a department in the city looking after that?—A. Yes; and i 

is left to the supervision of the different wards, because different wards have 
different bylaws.
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Mr. Sullivan : The bylaws are pretty strict and pretty well enforced.

By Mr. Stanley:
Q. On what basis are you suggesting repairs be made?—A. We would be 

in favour also of allowing an amount of money to the proprietors to use where 
there are repairs and alterations to be made, and in this case the loan should 
be made at the same rate of interest and should be repayable in five years, and 
have priority over all mortgages presently existing.

By Mr. Stanley:
Q. Over an existing mortgage?—A. It is amelioration of the property, the 

same thing as taxes. Lend the money repayable in five years, with priority 
over all mortgages, because it is helping the mortgagee the same as the proprietor.

Mr. Heaps: We could not do it here. It is purely provincial, a local 
matter.

Mr. Sullivan : You have submitted it to us. It is under provincial law.
Mr. Heaps : They have a lot of sympathy, but it is purely7 a matter for 

the provinces themselves to consider.
The Witness: This is a country affair all over.
Mr. Heaps : As far as the province is concerned.
The Witness : It is only provincial.
Mr. Heaps : They have got the legal powers there.

By Hon. Mr. Rinfret:
Q. So you are in favour of allowing a loan of twenty-five years when it 

is for rebuilding?—A. For rebuilding.
Q. But only five years when it is for repairs?—A. Yes.
Mr. Stanley: You do not care to loan it.
The Witness: We would like to have it at a low rate of interest, and we 

do not see anybody else but an organization authorized by the government, for 
debentures.

By Hon. Mr. Elliott:
Q. Mr. Rancourt, you were here and heard the question asked by my 

friends, Mr. Rinfret and Mr. Sullivan, of the last witness with regard to what 
he knew of schemes that were in operation in other parts of the world, and 
which might apply to Canada. Have you made any study of that?

Hon. Mr. Rinfret: Might I intervene, Mr. Elliott. You are not following 
the French report, I suppose. Perhaps Mr. Rancourt could complete this 
report. He has only a couple of pages left. Then he could deal with your 
question. Would you mind that?

Hon. Mr. Elliott : No, not at all. I was not following the report.
Hon. Mr. Rinfret: I was quite aware of that.
The Witness: We have explained to you with regard to repairing. For 

the administration of these public funds our submission would be to create a 
commission composed of a representative of the Bank of Canada, a business 
toan of the locality, a working man, a labourer and a technician—an architect 
°r engineer,—to form the commission especially to administer this.

Mr. Sullivan : A Bank of Canada representative, a business man, a labour 
fiian and a technician.

By Hon. Mr. Rinfret:
Q. You have duplicated your terms, but your report calls for a commis

ion of four, namely a Bank of Canada representative, a business man, a
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labour man and a technician.—A. Yes. Under these conditions it would be 
very easy to undertake in Montreal alone by virtue of this project, a construc
tion scheme and repairing scheme of about $2,000,000 a month. At the same 
time confidence will come back to all proprietors and builders. There is no 
doubt that millions of dollars that are now laid up in the banks, in savings 
accounts, would start to roll again into the building industry and other allied 
industries.

Mr. Sullivan: That is a very nice expression, you used, “ Des millions de 
dollars qui sommeillent dans les banques,” millions of dollars sleeping in the 
banks.

The Witness: I do not know if these suggestions meet with your approval, 
but I suggest workmen’s credit. It would be like the rural credit you have 
at the present time. Workmen’s credit, to the proprietors and the tenants at 
the present moment would help immensely to relieve this direct relief and out 
of work situation in our city and many other cities in the province of Quebec. 
At the present time our workers or labourers are deprived of everything. As I 
said previously, they have sold part of their furniture. They have disposed 
of their insurance policies. They have even disposed of something else, loans 
from friends or relatives. They have borrowed, because many of them have, 
gone on direct relief only as a last resort. They have kept away from it until 
it was impossible to go any farther.

By Mr. Heaps:
Q. Did you say there were 46,000 families on relief in Montreal?—A. I 

believe at the present moment it is cut down a little. It was up to 46,000 in the 
beginning of February, according to some estimates.

By Mr. White:
Q. That is, heads of families?—A. Heads of families; but I believe there 

would probably be some others in that.

By Mr. Sullivan:
Q. Absolutely legitimate?—A. Well, that is a question to find out.

By Mr. McIntosh:
Q. That would be about one-third of the population of Montreal on relief? 

—A. About 200,000 people are living on direct relief at the present moment.
Mr. Stanley: Many families have come into Montreal.
Mr. Sullivan : They are coming from everywhere.

By Mr. Heaps:
Q. May I ask if you have any knowledge as to the actual needs, so far as 

housing is concerned, in the city of Montreal—A. As I said before, with the 
natural increase of the city of Montreal, if everybody was taking his own 
residence to-day, there is a big shortage of houses.

Q. Have you got any approximate idea of how many homes would be re
quired to properly house the people of Montreal?

Mr. McIntosh : 20,000, or 25,000.
The Witness : I believe at the present time it would require at least 15,000 

new buildings.

By Mr. Sullivan:
Q. Every year?—A. No, 6,000 a year, but 15,000 to cope with the situation-
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By Mr. Heaps:
Q. Do you know how many empty houses there are at the present time in 

Montreal?—A. Very few.
Q. They are pretty well taken up?—A. Yes. You see many cards “To let” 

because proprietors have decided not to rent to people who arc out of work and 
on direct relief, because they are not getting the rent to the amount expected.

By Mr. Sullivan:
Q. You talked about the increase of the population of Montreal. What is 

the annual increase, 30,000?—A. Between 25,000 and 30,000.
Q. How many by birth, natural increase?—A. Well, I would say 75 per cent.
Q. How many people are there that come in to Montreal to live on relief?
Hon. Mr. Rinfret: I don’t think anybody knows really.
The Witness: It is very hard to say.
Mr. Sullivan : Many thousands every year.
The Witness: They come and go.
Mr. Stanley : Mostly come.
The Witness : Mostly come.
Hon. Mr. Elliott: Are they registered?
Mr. Sullivan : We have no registration at all.

By Mr. Sullivan:
Q. There is no registration in Montreal, is there?—A. No.

By Mr. Hanbury:
Q. Do you know the total cost of maintaining families on relief?—A. 

$1,500,000 for February.
Q. No, what is the total cost per family?—A. Well, I could not say the 

exact figures.
Q. Per year?—A. About $500.
Q. That includes everything?—A. Well, everything they pay, yes.
Hon. Mr. Rinfret: I think that figure is quite correct. We had someone 

giving evidence last week who mentioned $260, and we thought that was too low.
The Witness: That is too low.
Hon. Mr. Rinfret: Mr. Elliott, that practically disposes of this report. 

*ou might renew your questions.

By lion. Mr. Elliott:
Q. I am very greatly interested in finding out if Mr. Rancourt is familiar 

Vlfh the housing schemes that are in vogue in other countries, and if he would 
FVe us any experience he has had or observations he has made?—A. I am sorry 
o say that I never travelled any farther than the boundaries of Canada, so I 

p°n’t know much about the other countries. I am looking at this from a 
anadian standpoint. What the other countries 'are doing does not interest me 
1 all, or interest the labourers.

By Mr. Heaps:
Q. Have you submitted your proposals to the provincial government and 

Municipal authorities?—A. Yes.
Q. What is their reaction?—A. No answer yet.

By Mr. McIntosh:
Q. Do you expect an answer?—A. It is doubtful.
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By Mr. Sullivan:
Q. You are not international, but purely national?—A. Purely national.
The Chairman : I think we are their last hope.
The Witness: I believe there is another suggestion which is not in the 

report, but if you will permit me, I would like to mention it. It is the identi
fication card. If direct relief is expensive and is not controlled, and for differ
ent other reasons, I believe that the government is paying for all that all over 
the country, and there should be identification for everybody.

By Mr. Sullivan:
Q. You are in favour of an identification card for everybody?—A. For 

everybody. I have heard of some who were afraid to go and get their picture 
taken for that purpose. I believe there should be a law to enforce it.

Q. If I understand you rightly, you recommend an identification card for 
Montreal and all other parts of Canada?—A. Yes.

Mr. Sullivan : I am in favour of that myself.
Hon. Mr. Rinfret : That really does not come within the scope of our 

reference.
The Chairman : No. We have another witness here this morning. We 

have already taken up considerable of our time.
Mr. Stanley: I wonder if I might submit a little difficulty that is in my 

mind, to both Mr. Rancourt and Mr. Dupuis. The plan which Mr. Dupuis 
submitted leaves me with the impression that it is the idea in a large way to 
demolish all of the property over a certain quadrangle of which you speak, and 
replace it with new construction work entirely. Does that mean that the quad
rangle you select contains all undesirable buildings?

Mr. Dupuis : May I answer that?
The Chairman: Yes.
Mr. Dupuis : In a block, sir, of eighty-six houses, let us imagine that five 

or six houses would still be good. These would not be destroyed. When we 
speak of a quadrangle, it does not mean an entire ward. In a ward you migh* 
select a quandrangle bounded by four streets here and another one some place 
else. You do not need to replace the entire ward.

Mr. Heaps : That is what I had in mind. Suppose you had a quadrangle^ 
and in that area there were houses which were a poor type of dwelling and 
houses of the poorest type; if you took the poorest type of dwelling out and put 
into that quadrangle a good type of dwelling, would it have the effect of bring' 
ing the good type of dwelling ultimately down to the poor one?

Mr. Dupuis: I don’t think so. I believe the second class would be replaced 
by private initiative.

Mr. Heaps : Don’t you think it would be better to get an area which couk 
be cleaned entirely, create a new area?

Mr. Dupuis: Yes. We would prefer a quadrangle bounded by four streets’
Mr. Stanley: You do not speak of repair or reconstruction.
Mr. Dupuis: No, sir, because I believe in this question of loaning money, tke 

lender must be in a position to have a full mortgage on the entire amount.
Mr. Stanley : In the area to which you refer there would be properties 0 

fairly substantial construction, which if given proper sewerage, proper watc 
supply and proper sanitary accommodation, would be up to the standard 0 
living.

Mr. Dupuis: Quite so. It so happens in certain quadrangles with building 
of a law type, a doctor has built himself a house which is a nice house. \ 
would not destroy that. You must be familiar with the conditions of certa1
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wards which are very old. The houses there are seventy-five, eighty and ninety 
years old, and these wards do not give the picture that we have in Montreal.

Mr. Stanley: I was just wanting to ask another question and I will not 
delay the committee any longer. I can understand the situation of a certain 
small proprietor who has property, has lived there for years and years and his 
family has lived there before him, and he has made an effort to keep it in fairly 
good repair, but in these last few years it has run down. Is he going to accept 
with equanimity the proposal to take away that property?

Mr. Dupuis: Yes; because there is one human motive which is universal, 
and that is the desire that you pay a long time in the future.

The Chairman: Now, gentlemen, we have another witness.
Mr. Rancourt: I thank you, Mr. Chairman and gentlemen.
The witness retired.
The Chairman: Gentlemen, if you will come to order we will hear Mr. 

Ouimet.

Séraphin Ouimet, Consulting Engineer, Montreal, called.
The Chairman: Perhaps, Mr. Ouimet, would you be good enough to give 

to the Committee an outline of the background of your experiences. I may say, 
gentlemen, that in a talk with me, Mr. Ouimet mentioned some experiences of 
his which were to me very interesting.

The Witness: Mr. Chairman, for over thirty-five years I have resided in 
Montreal and the surrounding district, and I am very familiar with its prob
lems. As to my experience, you may be interested in knowing that I was the 
only Canadian represented in the international competition in relation to the 
planning of the new7 Australian capital, Canberra ; a competition wdiich was held 
in 1910. I entered that competition at the personal solicitation of the late Sir 
Wilfrid Laurier, who extended an appeal to all the engineers in Canada, and so 
far as I know I was the only one to respond, at least to make an entry. I might 
say, also, that the principle of my plan was adopted by the government of Aus
tralia; and in carrying out that plan to date they have made expenditures total
ling $60,000,000. Incidental to the preparation of my entry in that competition 
I made a special study of the lay-out of both the cities of Paris and Washington 
—as a matter of fact, the Australian government asked competitors to follow 
the plan of Washington as a model. The bulk of the streets in that plan at 
Canberra follow the system more generally known as the Garden City plan; 
you know what I mean by that, it has been referred to by some of the people 
who have appeared before you here; the principle involved is the construction of 
blocks with gardens inside. That is a basic plan, I think, which we should 
choose for this country.

Before presenting my plan in detail might I state generally that what I 
contemplate is the cleaning up of slum areas, and the construction of garden city 
blocks in the suburbs. There is more than just the question of housing involved 
in this. I think the place to begin at is with a general plan for the city of 
Montreal. I think it is logical for us to consider that Montreal has one-tenth 
°f the population of Canada and it pays at least one-tenth of all the taxes. We 
have a great many problems, and not the least of these is our unemployed. We 
niay take it that we have at least 40,000 unemployed workmen who if employed 
at S3 per dav for an average of 300 days in the year would provide a wage 
income of $36,000,000. I want to call your attention particularly to that amount, 
$36,000,000; because it would go a long ways toward abolishing the need for 
direct relief. Another fact that is to be considered is that our average employ
ment income is only $500 to $750 a year; and under present conditions that 
means another $20,000,000 of income. ‘Therefore, one of our problems is to get 
i'hesc unemployed people at work.

66864-3
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Another very interesting problem is our railway situation. I might say that 
I have had a considerable experience in matters of this kind, having been in 
charge of the Georgian Bay canal survey, in charge of the Montreal Sanitary 
Railway, in charge of deepening the channel in the St. Lawrence, and other 
important projects of similar magnitude. I was also for some years consulting 
engineer for the Canadian National Railways, and associated with engineers 
prominent in railway and construction work. I think, therefore, I may claim 
some knowledge of matters of this kind.

The Chairman : I think possibly, Mr. Ouimet, if you would follow the brief 
you have prepared it would be easier for us to follow you.

The Witness : That is what I was coming to right now.
My proposed housing plan is derived from a general plan of the island of 

Montreal—this is the way I think the island of Montreal should be built up—• 
through establishing zoning districts, large boulevards of circulation based on 
the “ star method,’" passing through the business, commercial, industrial and 
residential districts. You can see what I mean by the plan I have brought with 
me which is over there on the table. The heart of the general plan—and the 
simile is very apt, because all plans must have a soul, a heart, arteries and veins, 
a nervous system if you like ; this is absolutely the heart of my plan—is an 
economical underground railway terminal connecting and on the same level with 
the Montreal Harbour tracks, being six miles long and 200 to 1,000 feet wide, 
crossing the lower part of the city where the so-called slums or old buildings 
are located. I am not of the opinion that we should rebuild in that district, but 
rather that the district would be turned into a railway zone something along 
the lines employed in England.

That district will be turned into a commercial zone by the “ cut and cover 
method ”. The roof of the trent in which twelve main tracks will be laid west to 
east, will be paved and used as a broadway to relieve the congestion of the town 
district. The underground will also offer a rapid transit to tramways. On both 
sides of said boulevard, sidings, lines or spurs will serve in their basements the 
new grain elevators, a central market, warehouses, refrigerators and many 
industrial buildings, giving a big revenue to the railways. A union station will 
be located in such a way as to clear the Mount Royal slope, leaving a space for 
the northern part of the city to establish another artery according to the 
general plan.

Mr. Heaps : May I just interject here, Mr. Chairman; we are not a town 
planning body here. This is purely of Montreal interest, while we are interested 
in housing.

The Witness : That is only my preliminary, I merely sought to establish 
the use to which we intended to put the slum districts.

Mr. Heaps : I was looking at some of these plans. They are very ambitious.
The Witness: I appreciate your point, I wish to remain within the limits 

of your reference.
The union station will be used by all the railways, the tramways, the auto

bus and trucks, and aeroplanes from the roof. The works made in 1929 based 
on elevated lines will serve in the new terminal as curved connection and auto- 
strade (as in Italy), to reach the new and better location of the union station- 
This projected plan has been studied and approved by many expert engineers 
in railway terminals of this country, the United States and England.

Hon. Mr. Rinfret: Mr. Chairman, I share very much the views of Mr- 
Heaps, that this is too extensive a plan for this committee to consider. If i* lS 
in order, I would move that this report be printed in the evidence as it is not very 
long.

Mr. Heaps: Oh, no; this project does not concern us.
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Hon. Mr. Rinfeet: We arc interested in hearing you, Mr. Ouimet; but I 
wanted to make it clear that I share the view of Mr. Heaps that the material 
you are now presenting is rather outside the scope of our reference.

Mr. Heaps: Yes, lie is dealing with railway terminals and all sorts of 
things which are not housing.

The Chairman: Of course, we are only interested in housing.
The Witness: Your reference relates to housing, and I am only presenting 

this material because it leads up to what I have to say on that.
Hon. Mr. Elliott: Mr. Chairman, I must say I am greatly interested in 

what the witness is saying, and I know from his experience that if he has made 
studies of outside plans, as to how they work and how they are financed, that 
it would be interesting to this committee to hear from him. I assumed from his 
experience that he would be able to answer a question which I think was in
dicated before, or prominent in the minds of the committee at least. First of all, 
what is the scheme that you are familiar with, Mr. Ouimet, that is in operation 
somewhere else that you think would be, first of all the best to finance and after
wards to carry into execution as a housing scheme for Canada; more particularly, 
the part which the federal government might take in that.

The Witness: I might say that this plan has been approved by many 
bodies in Montreal. I have here a number of resolutions, one from the Chamber 
of Commerce, one from the proprietors—they are a big body in Montreal. It is 
approved by the technical department at the city hall, it was approved unani
mously by the executive committee of the city of Montreal—

Hon. Mr. Elliott: Mr. Chairman, I have not made myself clear, and 
perhaps I should not attempt to do so. But I would be interested in hearing 
from Mr. Ouimet a statement as to the results of the studies he has made of 
schemes in other countries. If the committee is with me in that I would like 
to hear him in respect to that, as briefly as he can present it. Unfortunately for 
myself I have an appointment to which I will have to attend very shortly, but I 
would like to hear from him for a few minutes on that, if the committee are 
willing. I think he mentioned some other place in which conditions are similar.

The Witness: The city of Cleveland has about the same population as the 
city of Montreal, and it has undertaken a project which is essentially similar. 
But perhaps I had better proceed by reading this. I have here the reports that 
have been put before the Duff Royal Commission. They have applied the three 
remedies, and the fourth is this one.

Mr. Heaps: I do not want to interrupt the witness, but we are now getting 
to the Duff Commission.

The Witness: I have to clean the slums first.
Mr. Heaps: We are in agreement about the slums being cleared.
The Witness: The financing is arranged to be supplied through the Feder- 

ation of British Industries of London to our federal government at a very low 
•'ate of interest. The cost of construction would be less than one hundred 
million dollars, representing less than three millions per year of interest, whereas 
me share of direct relief in Montreal is six millions per year. I may say that in 
Montreal and the surrounding districts the direct relief is stabilized at eighteen 
millions a year, and I claim that my proposition is the only permanent enter
prise to stop such a burden on the Dominion. I also claim that it will end the 
other direct relief to the railways of fifty millions per year, that is the railway 
deficit.

Sirs, to remain within the limits of power of this committee we must first 
abolish the slum district if there be one, and secondly build new houses elsewhere, 
j it would be a great error to build new houses on land worth two to three 

c|°Hars a square foot in the lower part of the city, which is not the proper place
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to raise families with an income of five to seven hundred dollars a year. We 
must choose residental zones for these new houses on land worth from one to ten 
cents per foot—

That is where I contend we should put the garden city plan.
—according to the general plan which is based on the same principle as the one 
I made for the Australian government, the capital Canberra.

The Chairman : Now, I am afraid that we are getting into town planning in 
which we are not interested. I will not say we are not interested—

Hon. Mr. Rinfret: As a committee.
The Chairman: Yes. It has nothing to do with the work of the committee.
The Witness: Now, I am not speaking of town planning now.
Hon. Mr. Rinfret: May I interject that the example of Canberra is not a 

good one to my mind because Canberra is a new place. There was no city there ; 
it was created anew. The land was practically worthless until the city was 
built. You could not possibly apply that situation to the city of Montreal.

Mr. Heaps: The land in Canberra is still owned by the government.
The Chairman : This may be a construction issue, but it is not a housing 

or dwelling issue.
Hon. Mr. Elliott: I quite agree. I evidently did not make myself clear. 

I was anxious to get the history of some scheme that was in operation in some 
other country which might apply here and with which Mr. Ouimet was familiar. 
I find I have not been successful.

Mr. Heaps: Ha< the witness any plan with regard to housing in the city 
of Montreal?

The Witness : Yes, I have that.
Mr. Heaps: We would like that.
The Witness: We will come to that.
Hon. Mr. Rinfret : We might consider Mr. Ouimet’s brief as read and 

print it in the record so that we will have it in any event.
The Chairman: We can incorporate it in the record as a general statement, 

and then we can ask the witness questions.
Mr. Heaps : The witness said he had something in connection with plans for 

a housing scheme for the city of Montreal.
The Witness: Yes, I will come to that. I want to clear the slums first.
We abolish the slums district, turning it into a commercial zone, passing 

through it a railway terminal and a large boulevard forming a new civic centre. 
That zone represents the demolition of at least 20,000 buildings, with good 
materials ready to be sold and used in the new houses. The expropriation at 
four dollars a foot means thirty millions paid by your railway department and 
executed by the Canadian National Railways under the power of Article 180 of 
the Railway Act and authorized by an order in council from the Relief Act- 
Therefore, we can put 50,000 men at work inside of sixty days. The government 
in 1929 already voted fifty millions for Montreal, out of which forty-two milli°nS 
remains to be expended. We ought to expend that money in a projected plan 
which will give an increased revenue of at least fifty million dollars per year to 
our government as an economical question but not as an only passengers ques
tion.

As the slum district will disappear, I would suggest to you that the thirty 
millions of expropriation be paid in government bonds instead of money.

That expropriation will cost $30,000,000. Those people will not put that 
money into the bank at 2 per cent, they will put that money out in mortgage5 > 
therefore, in case that money is all absorbed in mortgages I propose that thos 
people will be paid in government bonds.
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The government rather should subscribe $30,000,000 in money in a housing 
scheme at the outskirts of the city on land valued at one to ten cents a square 
foot if it is practicable in a country so exposed to heavy weather as ours.

To be logical, we must provide permanent work to our workers to enable 
them to pay their rent—

To-day we have forty thousand families not paying their rent.
—otherwise they will turn the new houses into slums in a short time again.
One of my strongest reasons for giving work is to help those people pay 

their rent.
The problem is more complicated than appears at first sight. In the 

southern part of the United States, where it is hot, all our technical reviews 
say it has been a burden to the country and the objective has not been reached. 
I agree with you that in our country, so cold, and with such low salaries, it is 
difficult for a man receiving from $500 per year to $1,000 with a family, to 
meet the rent. In Montreal the case is different, if we apply an economic 
general plan such as the one I propose.

The demolition of the buildings along the terminal will supply enough 
materials, good brick and stone, for at least 10.000 new buildings at the desired 
low rent, below $16 per month. All will depend afterwards on the low rate of 
interest if the government come to the conclusion to subscribe the above 
amount of thirty millions, after having paid in bonds the expropriation for 
the slum district to build the economical terminal as revenue. The Montreal 
Municipal Service Bureau has a scheme which appears to be practicable if 
we can reduce to twenty years instead of thirty years the sinking fund as rent 
and have a lower interest.

I should modify that : instead of thirty years it should be reduced to 
twenty years. The proprietor should have a lower rate of interest than 4 per 
cent. The rent should be from $10 to $12—that is the point—because on an 
earning power of $500 or $700 a year those people cannot pay $16.

My plan, contrary to any proposed schemes in other towns of the Dominion, 
will give an annual revenue to the government of at least $50,000,000, if we 
believe the findings of the Senate of 1932 on account of a twelve months’ 
operating terminal storing the westbound arid eastbound traffic of all Atlantic 
seaports answering quickly to the offer and the demand. Such a terminal 
will put the Canadian routes in competition during twelve months of the 
year with the American routes instead of four months as to-day.

Montreal is the only city that can save the railways.
The Chairman: Now, the balance of your statement has to do with the 

railways almost entirely, and I think we can put that into the record without 
faking the time to read it.

The AVitness: I am ready to discuss the railway question before some 
other committee.

Hon. Mr. Elliott : I hope the witness will not think me impolite, but I 
have an appointment and must leave ; but I suggest that the railway portion 
fright be taken up before the railway committee or some other committee. 
We cannot hear it here.

The Chairman : Most of this statement refers to town planning rather 
fhan home building.

Mr. Heaps: We appreciate Mr. Ouimet’s remarks just the same.
The Chairman: Oh, yes.
Hon. Mr. Elliott : I am sure we appreciate the statement very much, 

bUt I am sure Mr. Ouimet will understand me when I tell him that the arrange
ant made by the committee at its inception was that our meetings would 
’nish not later than half past twelve. I have been most interested in this 
statement, but unfortunately 1 have to leave.
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The Chairman : The remainder of Mr. Ouimet’s statement will be printed.
Statement continues: Montreal by its geographical and natural situation 

is the only centre of distribution in eastern Canada conected, from an economical 
point of view, to all Atlantic seaports during the entire year, and able to 
create a line of least resistance to all local and western production, using the 
Atlantic seaports, but on the condition we have there the proper equipment 
of a storing terminal for railways and steamships, winter and summer, such 
as Buffalo, to name one competitor. The execution of such a plan will save 
our railways and wipe out their annual deficits. I am ready to prove this 
before any special committee, as this is not the proper time or place to go 
into the details of such an important national problem.

I do claim that you should suggest to the government to immediately 
put into execution this enterprise as being the best and most logical form of 
abolishing the slum district in Montreal and erecting new houses, building 
according to the requirements of the population.

Sirs, I am also ready to discuss the railway problem in Canada with another 
committee. I have studied twenty-five years as a consulting engineer, and I 
guarantee you and the government it is the only way to save the railways in 
Canada, assuming the small production power of our present population.

The Chairman : We are trying to prepare an outline of our report with the 
help of two volunteers. We are regrouping all our evidence, and we will try to 
get a preliminary report ready. It will only be a foundation, not a recom
mendation.

Mr. Heaps: Are you calling any further witnesses?
The Chairman : There are two others we would like to call. We would 

like to hear someone thoroughly acquainted with the English scheme and with 
the American scheme.

Mr. Heaps : Where are you trying to get that information from?
The Chairman : One of the men is a Mr. Smith who is a Dominion fire 

commissioner and is thoroughly versed on the'English situation.
Mr. Heaps: Why not go to Washington?
The Chairman: I did think of getting a man from Washington.
Mr. Heaps : Get in touch with the Public Works administration of the 

United States and ask them to send up an expert who is familiar with their 
project.

The Chairman: I have invited the mortgage corporation, who have an 
association. I have a letter from Mr. Appleton, who is the secretary, and I have 
issued an invitation to them to appear before the committee. I did not ask 
them to come, but I gave them the opportunity to appear here as I understand 
they are appearing before the Banking and Commerce committee next Thursday 
on the 4 per cent resolution of Mr. Coote. I took advantage of that and invited 
them to appear here on Thursday.

Mr. Heaps: Could you not make it. on Friday?
The Chairman: We may not be able to have them appear on Thursday> 

but at the same time I think we should try to get them on that day.
Mr. Stanley: Why cannot they come on Tuesday?
Mr. Heaps : Or Wednesday or Friday.
Mr. Stanley: Wednesday is Liberal caucus day.
Mr. Heaps: Friday.
The Chairman: I have a letter from Mr. Appleton who said he was callhC 

the officers of the association together to consult with them and he would let tne 
know at once.

Hon. Mr. Rinfret: Let us adjourn to the call of the chair.
The Committee adjourned at 12.45 to meet again at the call of the Chan-
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APPENDICE C

LE COMITÉ DU LOGEMENT SALUBRE 
(Formé pour diriger une campagne de propagande) 

Chambre 701 — Édifice Métropole

HArbour 3245-46
Montréal, 22 mars 1935.

Monsieur A.-D. Ganong, président,
Commission parlementaire du logement,
Chambre des Communes,
Ottawa.

Monsieur,—En m’invitant à présenter un mémoire devant votre commis
sion, vous rendez justice à un groupe d’ouvriers qui préconisent depuis bientôt 
deux ans la construction de logements comme remède à la crise. Je vous remer
cie de cet honneur que vous nous faites.

Le temps de votre comité est précieux. Je laisserai à d’autres le soin de pré
senter des considérations générales, d’exposer l’aspect technique du problème pour 
justifier en aussi peu de mots que possible le remède que nous préconisons.

Beaucoup d’ouvriers en chômage dans la province de Québec et à Montréal, 
en particulier, sont des ouvriers de tous les métiers de la construction et des 
nianœuvres. Après quatre années du régime de secours, ils sont dans la misère 
noire.

La plupart ont vendu leur mobilier, racheté leurs polices d’assurance et 
vivent dans des conditions déplorables. Dans bien des cas deux et parfois trois 
familles s’entassent dans le même petit logement. Ce qui arrive très souvent, 
Mute une famille vit dans une seule chambre. Le moral de ces chefs de famille

disparu. Les enquêteurs et enquêteuses du service social font de pénibles 
découvertes qui démontrent que la morale est en baisse dans ces milieux d’une 
déplorable promiscuité.

La conclusion, c’est que sous le régime des secours directs l’ouvrier ne peut 
Pas se loger à son goût; qu’il vit dans des conditions anti-hygiéniques et si l’on 
Ï ajoute le délabrement des logis, on est en face du problème du taudis et de tous 
les maux qu’il engendre.
x L’accroissement annuel de la population de la ville de Montréal est évalué 
a 35,000 âmes. S’il est réparti en raison de six personnes par famille, cela repré- 
s°ote 6,000 foyers nouveaux chaque année.

Or, il est admis que la construction logementaire a cessé depuis bientôt cinq 
?lls- Ce serait reconnaître du même coup qu’il manque 30,000 logements pour 
es ouvriers et la petite bourgeoisie.

A Sait-on que les chômeurs en sont rendus à habiter 3 et parfois 4 dans la 
j me chambre? Ce commerce établi sur une grande échelle indique clairement 
a gravité de la situation du logement à Montréal. Ces faits sont strictement

c°ntrôlés.
Je ne crois pas qu’il soit nécessaire d’ajouter d’autres faits. Votre comité 

aMnaît déjà la situation des ouvriers des métiers de la construction dans tout le 
ays. Vous n’êtes pas sans ignorer non plus que les propriétaires sont surchar- 

ëes de taxes.
w La condition des propriétaires fonciers qui tient de très près à celle des ou- 
jçlers et des petits salariés n’est pas moins précaire. Beaucoup devraient faire 
ïes améliorations à leurs propriétés. D’autres comprennent qu’il est temps de 
pi °nstruire, mais, comme la propriété foncière a perdu de son attrait comme

Cerï>ent, il est très difficile de se procurer les fonds nécessaires, si ce n’est à
*Ms renforts de commissions.
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Le remède

Il faudrait commencer par mettre en vigueur les lois d’hygiène qui exigent 
un certain nombre de pieds cubes d’air par personnes habitant un logis; fermer 
les logis reconnus insalubres et qui constituent un danger perpétuel pour la po
pulation.

Je n’insiste pas pour le moment sur les lois de l’urbanisme exposées longue
ment par des autorités en cette matière. Votre comité sait à quoi s’en tenir si 
nous voulons garder chez nous une race forte et industrieuse.

Nous sommes en faveur de l’élaboration d’un vaste projet de construction 
de logements ouvriers,—logements qui pourraient être loués à $10, $12 et $15 
par mois.

Le gouvernement du Canada ne pourrait-il pas faire une émission spéciale 
d’obligations pour financer une telle entreprise? Nous suggérons que le taux 
d’intérêt soit aussi bas que possible, disons 3^ ou 4 pour cent à 25 ans?

Afin d’éviter les erreurs du passé, ces prêts hypothécaires devraient être con
sentis directement au propriétaire d’un lot qui désire se reconstruire—dans les 
vieux quartiers, ou encore au propriétaire d’un lot qui pourrait offrir les garan
ties ordinaires de solvabilité.

Il nous semble que des prêts devraient également être consentis aux propric- 
tanres de maisons encore en bon état et qu’il est encore temps de réparer et de 
remettre à neuf. Ces prêts spéciaux pour fins de réparations pourraient être faits 
à 5 ans, disons, et par une législation spéciale il aurait priorité sur les autres 
créances,—comme cela se pratique dans le cas des comptes de taxe à la muni
cipalité.

Pour l’administration de ces fonds publics, nous suggérons la création d’une 
commission composée d’un représentant de la Banque du Canada, d’un homme 
d’affaire, d’un ouvrier et d’un technicien.

Dans ces conditions il serait facile d’entreprendre, à Montréal seulement, 
en vertu d’un tel projet, pour $2,000,000 de construction par mois.

Du même coup, la confiance renaîtrait chez les propriétaires et les construc
teurs. Il n’y a pas le moindre doute que des millions de dollars qui sommeillent 
dans les banques reprendraient la route des chantiers de la construction de loge' 

snt.

Je ne sais pas si cette formule vous conviendrait, mais je vous suggère de 
faire ces prêts hypothécaires,—en guise de prêts ouvriers.

Ce serait en quelque sorte le pendant du prêt agricole qui rend déjà des ser
vices appréciables aux populations rurales.

Un prêt ouvrier, ou aux petits propriétaires, aiderait sensiblement à dimi
nuer le chômage dans la ville de Montréal et quelques autres grandes villes he 
notre province.

A l’heure actuelle, l’ouvrier est dépourvu de tout. Il n’a presque plus de vê
tements pour lui et les siens.

Toutes les manufactures trouveraient un regain d’activité parce que 1®S 
millions payés en matériaux et en gages passeraient immédiatement dans le com
merce et l’industrie. Le pouvoir d’achat de l’ouvrier remontrait en raison même 
de la répartition équitable des gages et le Canada serait en peu de temps en 
pleine voie de prospérité.

L’ouvrier est fatigué des secours directs.
Il veut gagner le pain qu’il mange.

J.-C. RANCOURT, président, 
Fédération des ouvriers du Canada-
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MINUTES OF PROCEEDINGS

House of Commons, Room 429,

March 28th, 1935.

The Special Committee on Housing, in accordance with notice issued, met 
this day at 10.35, a.m., Mr. Ganong, the Chairman, presided.

The following members were present:—Messieurs,—Bourgeois, Dorion, 
Elliott, Ganong, Hanbury, Heaps, Howard, Howden, McIntosh, Plunkett, Rinfret, 
Stanley, Sullivan, and White ( London) .^H.

Mr. Ernest Kahn, National Housing Expert, New York, N.Y., was called, 
examined and retired.

The Committee adjourned at 12.45 p.m. to meet again at 3.30 p.m. this
day.

AFTERNOON SESSION

The Committee met at 3.30 o’clock p.m., Mr. Ganong, the Chairman, 
presided.

The following members were present:—Messieurs,—Bourgeois, Dorion, 
Ganong, Gray, Hanbury, Howden, McIntosh, Plunkett, Rinfret, Stanley, 
Sullivan, and White (London).—12.

Mr. Ernest Kahn was, recalled, further examined and retired.
Mr. Stanley moved, seconded by Mr. Hanbury, that the. Chairman be 

authorized to arrange the amount of remuneration to be given Mr. Kahn. 
Motion carried unanimously.

The hearing of further witnesses was discussed, and it was decided that 
Mr. John Appleton, secretary of the Dominion Mortage and Investment Associa
tion, and Mr. Leonard should be summoned for Tuesday next.

The Committee adjourned at 5.40 p.m., to meet again on Tuesday, April 
2nd, at 10.30 a.m.

J. P. DOYLE
Clerk of the Committee.
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MINUTES OF EVIDENCE

House of Commons, Room 429,

March 28th, 1935.

The Special Committee on Housing met in Room 429, Thursday, March 
28th, at 10.30 a.m., Mr. A. D. Ganong, Chairman, presiding.

The Chairman: Gentlemen, we have a quorum now and we will commence 
our proceedings. We have present this morning Mr. Ernest Kahn, who was 
formerly financial editor of the Frankfurter Zeitung and former mayor of 
Frankfurt, Germany and was in charge of its great housing scheme. Mr. Kahn 
is one of the three Europeans selected by the National Housing Association of 
Housing Officials in the United States to confer and advise on a national 
housing program.

This covers in a very small way what Mr. Kahn has done, and I would 
ask him when he commences to speak to us to give us an account of himself. 
Our records are printed and a great many people read them who arc not present, 
ai\d who would like to know just who our authorities are when they read the 
evidencc.

Mr. Ernest Kahn, called.

Hon. Mr. Rinfret : I should like to know where Mr. Kahn resides.
The Witness: At present?
Hon. Mr. Rinfret: Yes.
The Witness: New York city. Mr. Chairman, I am rather reluctant to 

®Peak of myself, because I hate it, but seeing that you want it, I shall endeavour 
to give you some data. As the Chairman told you I was, for many years, 
Economic editor of the Frankfurter Zeitung, which is considered the leading 
German paper, and later on I joined the banking firm of Speyer as economic 
adviser and later on as partner. During that tjme I was connected with the

administration and was especially interested in housing, at first as chairman y housing development, and later on as general manager. At the same time 
f started an institute of housing at the University in Frankfurt to find the 
°st and cheapest and most efficient way to deal with the problem. When the 

Pew government came in in Germany I left the country to devote all my time 
■T the refugee problem in London, during that time I was asked by the National 
Rousing Committee of the United States to act as one of their three European 
pxperts. The leader of this group was Sir Raymond Unwin, outstanding English 
°using expert. The other members of the group were Alice Samuel and myself.

Hon. Mr. Rinfret: You mean the great town planning expert?
The Witness : Yes.
Hon. Mr. Rinfret: He was in Montreal too? 

o. The Witness : Yes. He was in Canada, too. We also travelled the United 
. ates to look into housing conditions there, had long conferences with the 
|0vernment in Washington, and brought out a report on housing in the United 
{] ?lH'.s, entitled A National Housing Programme for the United States. As 
j ls booklet does not go into the details of the financial and economic problem, 
iha,n.preparing a second report on those aspects of the problem, and I feel that 

Hds respect I may be of some use to this committee. Mr. Chairman, do you 
lnk I should start now and give a few facts about your housing problem?
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The Chairman : Yes; I think the committee would like to hear some facts 
about housing problems, particularly the financial end in England and the 
United States.

Mr. Hanbury : We should like to hear something about the financial aspect 
insofar as government assistance is concerned.

The Witness: Yes.
Mr. White: We are interested in housing for the lower paid workers.
The Witness: Exactly. Now, may I just start this way: all the governments 

in Europe did not take a very active part in housing until after the war. After 
the war the situation in Europe was this: During those four of five years there 
was no building going on and the actual requirements were very limited. After 
the war we had to face all over Europe the tremendous need of housing, as a con
sequence of those four or five years during which we did not build. And, fur
thermore we had a sudden jump in the marriage rate ; all those people coming 
back from the field wanted to marry and the shortage was amazing. The con
sequence was this: we had so much doubling in housing that the situation became 
dangerous in a social and political way. On the other hand, private enterprise 
did not dare to touch the problem for two reasons, first, because the cost of 
building at that time was very high, material was scarce, and the second and 
most essential point, which is very interesting and most important in this country 
too, was the fact that the rate of interest was too high. Let me say a few words 
on this problem, which I think is very important insofar as Canada is concerned- 
We went through that Toronto report, and I certainly agree with one point and 
that is this, in housing, and more especially in low cost housing, the most 
essential point is cheap money. You positively cannot house the lower income 
groups at a high rate of interest. If you go through the calculation on housing 
you will find that the rate of interest takes at least sixty—in some cases up to 
seventy per cent—of the total cost. This shows you how important the problem 

This is a problem where all the governments realize they have to do some'is.
thing. It goes without saying that in all the different countries the problem was 
approached in a different way, and I feel that Canada and the United States 
are, to a certain extent, in a very happy position. When you approach the 
problem you can learn from our shortcomings. I feel very strongly that 11 
Europe, Èngland, Germany, Holland, had to do it over again they could save 
billions and billions of dollars because we find that we can do it so differently 
today. I think that is the most important problem for you. Before coming m 
the very essential aspect, the financial problem, I should like to say a few word 
on the other problems, whether you are expecting a shortage or not. I thm 
you are familiar enough with the problem to know that in this country and a 
countries building construction has been very slow and there has been too muc 
doubling up, but I do not know whether everybody realizes the fact that we »r. 
now approaching, both in Canada and the United States, a time when the apm'-1 
need for new houses will be far above normal. The reason for this is this: } 
consequence of the depression we have had all over the world, but especially 1 
the United States and Canada, very much doubling up of families and a 
large number of deferred marriages. I could not find the Canadian figures, 1,1 ^ 
I can give you the figures on some European countries, and I think you can c°n 
to some comparison with Canada. For instance, the number of deferred mjL. 
riages in Germany caused by the depression amounted to approximately 300,On ^ 
in the United States there are 1,000,000 deferred marriages, and I would not 
a bit astonished if the number of deferred marriages in Canada was somewh® 
between 70,000 and 90,000. That is one reason. The other reason is this: 
need for houses is always based on the increase in the number of families. Aê9 
the increase in the number of families is based on the number of marring , 
There is little doubt that besides those deferred marriages which I menti°9 )C 
there must be a constant increase in the number of marriages in Canada. A
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number of marriages principally is based on the number of births rate, say 25 
years ago. If you look at the movement of your vital statistics, say from 1900 
to 1915, you will see a constant increase in the number of births, year by year. 
Take the decade which we are about to pass, 1935 to 1945. During that time 
people will be marrying who were born between 1910 and 1920. There is no 
doubt about that. I think the number of people bom between 1910 and 1920 
was considerably higher than those who were born between 1900 and 1910. You 
can easily verify it by looking through your vital statistics. I just mention that 
to show you how enormous the actual need is going to be. I have figured it out 
for the United States, and I have come to the conclusion that the yearly need for 
that country is not below 1,000,000 new homes. If I compare Canada with that, 
I would think it would be something like 80,000, offhand; but that is not the 
point which you expect me to deal with. What you expect from me is the 
question of financing.

Now, although I have always been devoted to the housing problem and 
more especially the housing of the poor—that has always been my aim and 
ideal—I am a realist, and I feel there are some danger points in housing, and 
one point is that people are very often too Utopian and not realistic enough. 
What I had in mind was this; it is all very well to house people as nice and 
comfortable as is possible, but I think to a certain extent there is a limit. If 
you are going out with too high ideals you are bound to fail, and it costs you 
too much money. If you build houses there are rents, and the rents have to 
be collected. The rents have to be collected either from the tenant or in some 
way or another by the public, by the state, or by the government. There is a 
limit in both directions. You know nobody can go above a certain percentage 
in expenditure on rent; and again, all kinds of subsidies to be put into housing 
have to be paid by the taxpayer, and there is undoubtedly a limit to what the 
taxpayer is willing to do. Furthermore one always has to keep in mind—no 
matter how radical a housing reformer you are—that there are well established 
real estate interests. Let me "be quite clear. I am absolutely against specula
tion; but one has to find a compromise where you do not ruin real estate interests, 
because if you do that, you are going to establish a new type of people who 
are against any government, against the state, against the country. One has 
to try to make both ends meet. What I have in mind is this : You asked me 
what the different European states had done up to now ; and I think the Chairman 
expects that I am going to give some details of what they are doing in the United 
States. Let me say this, that I feel that a subsidy is always an evil; but I feel 
too that there are times when some kind of subsidy is necessary. One has to 
find a way—and I shall try to give you that wray—where the subsidies are 
limited both as far as the amount and as far as the times when they are to be 
given are concerned. If you go through the European experience, you will find 
two different methods of assisting housing—and by the way, there was no govern
ment in Europe, no matter whether the government was conservative, liberal, 
Socialistic, bolshevistic or fascistic which did not in some way or other go into 
bousing. There are two principal ways ; the first one is the capital subsidy, and 
the second one is what you might call a kind of annual subsidy or rather what I 
Would call annual aid. The capital subsidy was- especially popular in the United 
Kingdom right after the war for this reason: At that time the cost of building 
Was obviously above normal. At that time especially the cost of material wras 
s° high that the construction of one of those typical English cottages required 
f°metimes up to fifty, sixty or seventy per cent more than they used to cost 
before the war. They realized that, and after a certain period they certainly 
hid succeed in cutting down the prices. For this reason, the English government 
Save a capital subsidy during the very first part of their housing program.

May I just start with that problem, whether a capital subsidy is to be 
^commended. Right now in the United States, under certain conditions, the 
American government is willing to give up to a 30 per cent capital subsidy. I
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feel very strongly that this method is dangerous, and should be avoided for 
different reasons which I am going to explain. The reasons why I am against 
the system are these: First, it is very, very costly. Then there is the problem 
as to who is going to get that subsidy. In England I think they gave it to 
everybody who did not go above a certain standard. But it goes without saying 
that that cost a lot of money. That is one reason I am against it, and I think 
that is just the point on which you want to hear from me; but that is not the 
only one. I consider it to a certain extent dangerous to give a capital subsidy, 
because if you give a capital subsidy you lose, or you might lose the control 
over those parties who are going into housing. If they have a capital subsidy, 
it is very hard to press them and to tell them that they have to follow the 
established rules and regulations. If, however, there should be a subsidy at all, 
if you give an annual subsidy, then you always have those parties in hand, 
because then you can always stop this subsidy, saying, “ Well, you did not fulfil 
the conditions which we expected as far as management is concerned, as far 
as social conditions are concerned. ” You can easily force them. It is within 
my experience and in my own competence that I found that the government 
very easily found a way to force the fulfilment of sound and social housing, by 
telling those parties concerned, “ If you don’t do it, we are going to stop your 
annual subsidy. ”

Then there is a third reason that I think is a most important one. I do hope 
that if one finds a proper way of organizing long term credits—

By Mr. Heaps:
Q. Before you leave annual subsidies, may I ask whether you are referring 

now to home ownership or rentals?—A. Both.
Q. In the case of rentals, the subsidy would be to keep the rental down to 

a low basis?—A. Yes.
Q. In that case, of course construction would not enter into the matter to 

the same extent ?—A. Exactly, but I refer to both. I will tell you why. For 
instance, it is obvious that those who rent—I think you have in mind home owner
ship. I am going to speak of home ownership later.

Q. If I may interrupt—in England, which you have been referring to a 
good deal of the time, it is mostly on a rental basis?—A. Not exactly; it is both.

Q. But to a large extent?—A. Yes, but it is both. If it comes to home owner
ship, there again the government has a much bigger power if they only give an 
annual subsidy. For instance, usually a good many European countries only give 
the home-owning people cheap money or annual aid under the condition that 
they do not sell their houses on a speculative basis. I do not know whether that is 
clear or not; but for example, if a man sold his house on a speculative basis, then 
of course the new man did not get the annual aid, as it were. Is that quite clear '

Q. Yes. But there is one point that I perhaps did not make myself clear on- 
There is a big distinction between the houses that are built for sale—to certain 
specifications—and houses which may be put up by a private company or a 
municipality for rental purposes, to supply a certain need or demand?—A- 
Yes.

Q. In the case of a subsidy then, it would have to be on a completely dif' 
ferent basis, than for the rentals, as well as for those being purchased?—A- 
Exactly. Would you kindly keep it in mind. I feel we should discuss that prob' 
lem later on, because it is very important, but I do not think I should speak no^r 
on this problem. I think I should give now what I think would be the cheapo®* 
way to assist low cost housing. This again leads back to the remark which ,s 
in the Toronto report, which you find in discussing the problem with anybody' 
The most essential point is the problem of the rate of interest. Again we finc1, 
for instance, that, in those countries with which I am familiar, up to now—any' 
how, in a good many countries—the open market is not willing and is not pre'
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pared to give money as cheap as it is necessary for low cost housing. For 
instance, I see in the Toronto report that the usual rate is somewhere around six 
per cent for the first mortgage. We find in nearly all countries with low cost 
housing, especially if it goes to the pooorest class, you cannot base it on a higher 
basis than three or three and a half per cent, and for some classes even lower.

By Mr. Stanley:
Q. Do they not base their calculations on four per cent?—A. The Toronto 

report gives two examples, six per cent, and besides that they propose four per 
cent.

Mr. Cauohon: Six per cent and four per cent.
The Witness: Yes, six and four. It just proposes four per cent, and it 

shows the difference. It is very interesting. It is quite characteristic. This 
is on page 61, I think. It bases it on six per cent. They show an annual rent 
of $292. If based on six per cent, the rental would be $293, where there is $162 
required for interest. Then it proposes a second rate of four per cent, which 
brings the rent down to $239, where $108 is required for interest. Coming back 
to this problem, I think it is essential, and it might be really the only one on 
which I could give you some facts, which, if adopted—and this is what I hope— 
might be of some use to Canada. The organization of the long term credit is 
the essential point in housing; and here it is just as much to the interest of low 
cost housing as to anybody going into housing, no matter whether he is doing 
it on a speculative basis or private basis to have cheap mortgages ; that is the 
essential point. Let me tell you this: Continental Europe tried for more than 
one hundred years to find a way of getting cheap money for housing, for long 
term credit, and I dare say they succeeded. They succeeded, and may I say that 
they are trying now to imitate the system in the United States. I am going to 
give you details. You know how mortgages usually come from three sources, 
insurance companies, savings banks—I don’t know how it is in Canada—and 
Private sources, and in continental Europe from mortgage banks. Now, these 
mortgage banks turn out to be the most efficient way to establish low cost hous
ing. These mortgage banks are based on this—and may I say that these mort
gage banks which I am going to describe I strongly feel should be established in 
Canada.

By Mr. Sullivan:
Q. Mortgage banks, did you say?—A. Yes, mortgage banks, European 

Mortgage banks, which I strongly feel should be established in this country, and 
'vhich I think would be a way of going into low cost housing with very little 
Public help. They have been established, as I mentioned, in France, Germany, 
Switzerland and Holland, practically in all continental European countries, as 
fur back as one hundred years. It might interest you to know that those coun
tries are so conservatively managed that they never stopped paying dividends on 
their bonds and debentures. I don’t think that they ever stopped paying a 
dividend.

By Mr. Heaps:
Q. Can you tell us how the dividend is obtained?—A. Yes. I feel that is 

the essential point.

By Mr. Sullivan:
Q. Will you explain the organization?—A. I think I should explain the 

Organization, and I am quite willing to give you the names of some short booklets 
^'hich deal with the problem. I saw one which I think is very good, a very short 
°Ue written by a professor at Chicago university by the name of Palyi. He is a
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Hungarian who was long connected with that problem in Germany and who is 
now at Chicago university. This booklet is about forty pages in length, I think, 
and touches on the essential points, but I think I could give them to you.

To show you how popular and how important these mortgage banks are I 
may add that it is my experience, and this professor mentions it too, that in a 
good many European countries the bonds and debentures of these mortgage 
companies (so called “ Hypotheken Banks ”) are even more popular with the 
public than are government securities.

Mr. Sullivan : Better than Vancouver?
The Witness: I beg your pardon?
Now, you want me to describe how these mortgage companies are managed. 

Most of them have an equity, along the lines of the system they are just organiz
ing in the United States, where under their housing act of 1934 it is not supposed 
to be below $5,000,000. I think that would be too high for this country. We 
have a similar regulation in Europe.

By Mr. Heaps:
Q. Who possesses that equity?—A. Anybody; either private capital or in 

some of these banks the government. That of course is not essential. In most 
cases the equitization of these mortgage banks is in the hands of the public; in 
other cases the capital is in the hands of, or provided by the federal government, 
provinces and so on.

By Mr. Sullivan:
Q. Would you explain to me what you mean by, putting up the equity?— 

A. They have subscribed for capital—I hope you will not mind if I am not 
speaking classical English.

Mr. Sullivan : Not at all.
The Witness: I will do my best but I may make mistakes. I hope you won’t 

mind. Someone must supply the capital and whether it is public or private 
makes no difference.

By Mr. Heaps:
Q. How has it been done in these countries to which you have been referring, 

has it been done largely by private capital or more by state capital?—A. It is 
rather more private than public ; but, that is not essential in presenting to you 
my opinion.

Q. It might be essential to a government that wants to start doing some
thing?—A. Yes. If I were to make a suggestion it would be that I would try 
both of these systems; I would try to develop competition. You will find, f°r 
instance in the United States, they are trying both systems. But it is not 
essential for the purposes of my explanation to consider whether it comes from 
private or governmental subscription. One thing is essential, though, and that 
is that each of these mortgage companies must be under strict supervision by the 
government. To my mind, that is more important than the source from which 
the money comes. However, that is a matter of opinion and if you don’t mind 
I will leave that point open.

We have tried both systems and they are competing with each other. Tha 
is not essential, that is a matter of opinion. The essential point is this, the 
establishing of a low rate of interest for a long term credit. You see, that is the 
point, and it does not matter whether the funds come from a governmental °r 
private source. AVhen a mortgage company establishes for, by way of illustra
tion, say $1,000,000 then they are entitled to issue a certain amount of bond*’ 
or debentures—whatever you wish to call it—which in most cases should not be 
higher than 10 or 15 times the capital. For instance, based on a capital 0
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$1,000,000 the individual mortgage company would be entitled to issue up to 
$10,000,000 or $15,000,000. Of course, they would not start right away with 
that limit, they usually do not go as far as that. These bonds are issued on a 
strictly first mortgage basis and for a long period of time; and they are usually 
connected with an amortization scheme. It is, of course, essential to low cost 
housing that the money should be redeemed during a certain period.

By Mr. Stanley:
Q. What should that period be, 40 years?—A. That depends; if you do 

not mind I am going to discuss the question of depreciation later on and prob
ably I should deal with your question at that time. I think, however, I should 
answer this question: I think we have to discriminate amortization and deprecia
tion. Thât means this: I strongly feel that the Toronto report is very wise— 
I think it is in the Montreal report also—to propose a long period of depreciation. 
The principle reason why rents, for instance, are so terribly high in the United 
States at the present time is that they have a depreciation period of only 20 to 
25 years; whereas in England and Germany they have a depreciation period 
ranging from 50 to 60 or 70 years.

By Mr. Heaps:
Q. What percentage of the value of the property do European mortgage 

companies give to a person going to build a home?—A. I will come to that, I 
think first I should explain the system. I have explained what they have to 
put up in regard to capital. No one should be allowed to establish a mortgage 
bank except by special permission of parliament. For instance, in Germany— 
and I think it is the same all over Europe—a mortgage bank has to have a 
special authorization. If it were not for this you would see mortgage banks 
all over the country and you have no control over them and would encounter all 
sorts of difficulties. In a country of 65,000,000 inhabitants, like Germany, we 
do not allow more than say 40 mortgage banks. France has only one.

By Mr. Ilowden:
Q. What is the difference between a mortgage bank and an ordinary loan 

company?—A. I am going to explain it. The difference is this: I think the 
danger in long term credit is this, that in ordinary loan companies—I am not 
familiar with your Canadian system—they base their credit on deposits as a 
1'ule; that being so, it is dangerous; whereas with the essentially mortgage bank 
the people who put up the money are not free to withdraw it because it is 
subscribed on a long term basis. In the other case the depositor has the right 
to ask for his money, and what happens then illustrates the difference between 
the English and continental systems. I do not know whether you know it or 
not, but in England they have what they call their building societies—that is just 
what you have in mind. Now the building society base their credits largely on 
their deposits. If the deposits are withdrawn then, of course, there are dangerous 
consequences. That is the reason why in conservative England a building society 
always has to hold a very high percentage of the assets in cash. This again 
means that the mortgage cost is much higher in England than it is on the 
continent. For argument’s sake, take the Mortgage Bank in France, they issue 
mortgage bonds on a 3 per cent basis; then, of course, they can give mortgages 
at 34 per cent—that half of one per cent is for their overhead expenses; for that 
Reason too they arc not facing the same risk of withdrawals.

I think, to answer the question you ask, the usual limit of advance is 60 per 
cent, based on a conservative assessment; but in times of speculation and high 
cost of building they do not go as far as that. For instance, right after the 
War the German mortgage banks did not give more than 40 per cent, because 
they figured values were too high and they were not prepared to run any risks.
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In normal times 60 per cent is the limit, based on a conservative estimate. Now, 
there is usually a gap that is very important between that 60 per cent and 100 per 
cent, or the equity. In low cost housing I think we have to discuss the different 
ways by which we can meet this difference. Who is going to put up the equity? 
It usually is pretty hard to put up more than 20 per cent. Experience all over 
the world shows, with a few exceptions, that one is very happy who can put up 
a 20 per cent equity, do you see. That makes it sometimes difficult when it 
comes to the matter of low cost housing.

Q. Has any way been found by which the gap between that 20 per cent 
equity and the 60 per cent advance can be filled?—A. Yes; and if you keep 
that in mind I will make a statement with regard to it later on. If you will ask 
me that question a little later on I think it may be possible for me to explain 
it successfully. I can give you the figures, for instance, that apply in Ger
many. Germany has put up 3,000,000 homes on this basis.

By Mr. Heaps:
Q. Who is putting up the equity?—A. May I suggest that you make a 

note of that. That is essential, but I think I should stay with the question. 
Even if somebody puts up the equity of 20 per cent you still have a gap of 20 
per cent. I am going to discuss that problem.

Q. With regard to these 3,000,000 homes in Germany, to which you have 
just referred ; were they built for rental?—A. Largely for rental—in that respect 
the Toronto report is not exact.

By Mr. McIntosh:
Q. Approximately, what would each home be worth?—A. Oh, without 

giving any detailed estimate, I would say about $2,500 ; but the cost of the 
average home is cheaper at the present time. But if you wish me to I think I 
should explain that financing. Even if they put up that equity—and you may 
have some doubt of that—they will still have a gap of 20 per cent. That has 
always, as you know, been the problem in housing; all over the world that is 
the problem of the second mortgage, which all over the world makes housing so 
terribly expensive. Now, there are different ways in which this can be done, and 
I feel that in this respect the United States seem to be in a very happy way. 
They have found an excellent solution to the problem; in fact, I think it is a 
marvelous solution to the housing problem in the United States, much better than 
in Europe. The United States has had the poorest mortgage system of the 
world up to now, but in this respect they have now what I think is a very fine 
idea. The new housing act of 1934 suggests the new mortgage at cost, based 
on the system which I have just described to you with this difference, they 
are entitled to give up to 80 per cent. The way they do it is this ; 60 per cent is 
considered a safe and sound mortgage and the last 20 per cent is supposed to 
be insured by specially established insurance companies which are guaranteed 
by the government. That I think is a splendid idea. It works this way; for 
instance, you have some housing scheme or you are building your own house ; 
you can go to that mortgage company—that house we will say is to cost $3,000; 
all you have to put up by way of equity is 20 per cent, or $600, and the mortgage 
bank is willing to give you $2,400. The way they do that is this: They run 
the risk on 60 per cent, or $1,800; and the other 20 per cent, or $600 while 
advanced by them is insured by this special insurance company established by 
the federal government. Of course, it costs a premium, that makes it a little 
more expensive ; but on the whole it is a splendid idea. That is one way in which 
you can start to overcome the problem of that gap. Then, of course, those bonds 
must be regulated as to price. Banks must always find a way to buy bonds if 
someone orders them. I think they should entitle a man who took the mortgage 
to repay his mortgage allowing for some profit in case the bond is below par and
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which, of course, is. the way to make it possible to have some natural demand 
for the mortgages. The distribution of those bonds was very limited and that 
made them very popular. I do not think I should go more into detail, but I feel 
that this continental mortgage fund which is now imitated by the United States, 
and I think it is imitated in a very good way, should provide a marvellous 
means of financing low cost housing for all those reasons. I fully realize that at 
the beginning the public have to become accustomed to this new kind of invest
ment. I am, however, absolutely sure that as soon as the public realizes it to be 
a good investment those bonds are bound to rise in price, and that, of course, gives 
the mortgage banks the possibility to convert them in due time to a lower 
standard. In that case the government is to a certain extent out of obligation 
because, let us say for argument sake, that the mortgage is 5 per cent; that is 
too high for low cost housing. Now, if we are able to convert those bonds to a 
3 or 3-^ per cent basis then they are in the position to charge a lower rate of 
interest to the house owner, and this again gives the government an opportunity 
to withdraw the subsidy. I think I should explain that. Take, for instance, 
for the sake of argument, that Canada is willing to build in one or two or three 
or four years, say, 100,000 homes to meet the lower class income and that each 
house requires, to follow your figures, say, a $2,000 mortgage. That figures out 
at $200,000,000. Now, this $200,000,000 requires, for some reason or another, an 
annual aid of 2 per cent, being the difference between 5 per cent and 3 per 
cent which, though, is not the limit which can be paid for all low cost houses. In 
some cases an aid of 1 per cent would be sufficient. But, for the sake of 
argument, take 2 per cent on $200,000,000; we would require $4,000,000. A 
mortgage bond sells on a 5 per cent basis. If, after say four years, which I ex
pect, they can convert that bond to 3 per cent then, of course, the government is, 
to a certain extent, out of obligation, and that is very important. I do not know 
whether that is clear. It is so important that I feel I should just wait—

The Chairman : I think this matter of the mortage banks is of exceptional 
importance, and I believe that many of the members could get it clear in their 
'leads by asking questions. Probably it might be a pretty good plan to talk 
°ver the subject of mortgage banks.

The Witness : Just a moment, Mr. Chairman please. I fully agree with 
you, and I feel it is one of the points where I ready can be of some use, but 

you do not mind I would like to give a few minor points on housing.
■ The Chairman : I think we ought to clear up the subject of the mortgage 
oank first.

Mr. McIntosh : Before you touch on the mortgage bank, can you tell us 
•me different kind of banks that have functioned in the United States, proceeding 
lr°m the whole to the part?

The Witness: I am quite willing to give any details on what they do in 
•he United States, but I rather feel that I should not do it, because one can 
Jearn very little indeed what they accomplished in the past in the United States. 
U'ere is a very excellent book on mortgage banks written by Mr. Joseph L. 
^°hen, an Englishman, who describes mortgage banks all over the world. The 
mortgage bank system in the United States, he explains, can just be described 
?s chaotic. I think it is so terrible that one really should not waste any time 
m describing the system as it exists at present.
. Mr. McIntosh : I did not ask you to describe the system; just give us an 
lc*ea of the different types of banks in existence across the border.
„ The Witness: In the United States mortgages are given by six institutions: 
•'mt, as in Canada, by the insurance companies; second, the commercial banks 

11 the United States—the national banks and state banks are entitled to give 
mortgages too which I think is one reason why so many banks failed in the 
mited States and which I think is one reason why banks in Canada did not— 
0 can always say “ look what Canada did. ” In the United States the
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commercial banks gave several billion dollars in mortgages, which I think is 
rotten. Third, they have building and loan associations which compare with 
the English building societies and are very important. I have not the figure 
at hand, but I think the amount runs up to seven billions. You find it more 
especially out west in California and also in Philadelphia and it is very expensive. 
There were the so-called mortgage banks like the Strause bank in New York 
and the Greenbaum bank in Chicago which just show what you should not 
do. The savings banks give a very high percentage of mortgages. So there 
are insurance companies, savings banks, building and loan associations, commer
cial banks, and private sources. I think that the mortgage business in the 
United States is more expensive than it is in Canada.

By Mr. Hanbury:
Q. Would you give us some idea of the rate of interest paid by governments 

in Europe for money, and also the rates of interest paid by these mortgage 
companies to investors, and the rates of interest that they charge?—A. Yes. 
The governments of Europe—the credit of governments, of course, is different 
all over Europe, being highest in the United Kingdom where I think it is 3 per 
cent at present. The credit of the local authorities, of the cities, is at present 
somewhere between 3 per cent and per cent. That, of course, is most favour
able. Take, for instance, Germany; it has a poor credit system. I think the 
government scarcely could get money below 5 or 6 per cent at the present time. 
Again in those smaller countries like Switzerland and Holland, which have an 
excellent credit system, they could do it on a similar basis to England.

Your second question is as to mortgage bonds. Usually in normal times 
those European mortgage banks were able to sell their bonds at between 3-^ per 
cent and 4A per cent, according to the situation in the money market; but 
again the condition is different in rich countries like Switzerland and Holland 
and in poor countries like Austria and Hungary, where the basis is much 
higher; but as a rule Europe issued their bonds between 3^ per cent and 4 per 
cent before the war.

Q. Is that the mortgage bank?—A. Yes. Your last question is as to how 
they give it to the householder. Usually the way was to make a margin of -5 
per cent for the overhead expenses, which I think is necessary if you are going 
into small mortgages ; and besides that they made a profit when they issued 
the mortgage. For instance, if they could sell their bond at, say, 98 they would 
give you 96, and that was their profit out of which they paid their dividends.

Q. They operate on a basis of -5 per cent, do they?—A. Yes.
Q. In servicing their mortgages?—A. That is the usual way.
Q. And do they attempt to make any profit out of the -5 per cent?—A. 1 

think they have to be as efficient as possible.
Q. In your opinion would -5 per cent serve for that purpose in Canada or the 

United States?—A. That depends upon the type of business it is. For instance, 
if you were going into low cost housing and building on a big scale.

Mr. Sullivan : That would be for large sums of money?
The Witness: The overhead expenses are high with small mortgages. Ag»>D 

the granting of those small ones might be in the interest of the country, but it lS 
pretty hard to cover it with -5 per cent. I know that from my own experience- 
I was chairman and member of the board of some of those mortgage banks, and 
I found that in some cases they lost money on small mortgages, but they were 
prepared to do it realizing the necessity for the country ; they made it good with 
big mortgages which did not require those high overhead charges.

Mr. Hanbury: It averaged out at -5 per cent as economical?
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The Witness : That seems to be economical. Those mortgage bonds are 
so popular in Europe that the insurance companies and savings banks invest 
part of their money in those bonds, as they are a quick asset ; they can loan on 
them; the central bank is prepared to advance some money on them; they are 
a good collateral.

By Mr. Heaps:
Q. I was going to ask you a question in reference to the 3 per cent that 

they gave in Great Britain for housing. Besides the 3 per cent, are there not 
some other subsidies and grants given to housing?—A. Certainly. It is undoubt
edly necessary for slum clearing. If I might mention that, that is one reason 
why I am rather reluctant to start low cost housing for slum clearing—it is so 
expensive. I think that is the experience in England especially. I would not 
start low cost housing for slum clearance because it is so expensive. You have 
to pay for the site and for the buildings, and a hundred other things.

Q. You would prefer to establish a completely new housing area?—A. To 
put it quite clearly, I think we should go back to the mortgage bank—to make 
it quite clear, low cost housing is at its best a problem of many many years. 
Take England for example. England really was very active, as you know, in 
the housing field, starting in 1920, fifteen years ago. They have only started 
now with systematic slum clearance. Now, I do not see why we should start 
with this most difficult problem ; I do not know whether it is wise to start it 
unless you have very strong legislation, as they have in England, to condemn 
slum property. It is a very difficult matter and it requires public opinion 
behind it. If this need is so critical, then I would not turn down too many 
houses.

The Chairman : Just a moment now, please. Let us keep to this mortgage 
plan ; we are getting away from it. I do not think Mr. McIntosh’s question 
was answered. You gave the number of banks, but you did not say whether 
there was a straight mortgage bank in the United States or not.

Mr. Sullivan : What is a mortgage bank?
The AVitness: My answer is this: up to now we had felt very strongly 

that this was one of the shortcomings in the situation in the United States, and 
that is why the Housing Act of 1934 was enacted, which suggests or empowers 
the government to establish those mortgage banks. As I said before, those 
mortgage banks are based on the experience in Europe, but from my personal 
knowledge they promise to be even better than European methods because they 
cover that gap of twenty per cent. A few weeks ago they started to establish 
one of those mortgage banks in the United States, which, by the way, is going 
to be a government bank, but there are negotiations going on between all sorts 
of people in regard to the establishment of those new banks. Lip to now one 
bank has been established, but of course it is not working yet, not organized 
yet. It is being established under the Reconstruction Finance Corporation and 
$5,000,000 is being used in its establishment.

Mr. McIntosh: Where is it located, New York?
The AVitness: Washington.
Mr. Heaps: In this country we have large numbers of mortgage companies ; 

'"'hat would be the difference between a mortgage company and a mortgage 
bank?

The Witness: If I am wrong, please correct me. As far as I know, those 
mortgage companies do not issue those bonds.

Mr. Hanbury: No; they accept deposits.
The AVitness: That is the difference.
Mr. Howard : They do both.
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The Witness: The German mortgage banks, or the continental mortgage 
banks are not entitled to accept deposits.

Mr. Hanbury: Where you have those mortgage banks in existence for a 
long period of years, are there any private mortgage or loan companies operating 
in competition with them?

The Witness: There is competition, and I think the competition is very 
sound in that field. They compete with insurance companies and with saving 
banks and they compete—which is very important—with social insurance, 
because in those countries where social insurance is established they feel very 
strongly that they should loan their money to low cost housing, chiefly because 
they feel if they have the money to use in the lower class—

Mr. Hanbury: Would not the establishment of those mortgage banks have 
the effect of, you might say, putting the loan companies in Canada out of 
existence?

The Witness : No, certainly not, if they are sound. In this respect the 
German experience seems to be very interesting. For instance, after the war, 
we established a system of building societies—what do you call building societies 
in Canada?

Mr. Hackett : That is right.
The Witness: We established English building societies after the war and 

there was fierce competition—

By Mr. Stanley:
Q. In the European mortgage bank, of which you have been speaking to us, 

are they limited to a certain standard of houses?—A. Yes. For instance, they 
are only entitled to give money on houses that are supposed to have a permanent 
value. That means that they are not entitled to loan money on factories and 
mills.

Q. I mean the higher class house. Do they interfere with private loans 
above a certain grade of house? Suppose you said $2,500 is the limit—A. No; 
theoretically they are entitled to loan on any house. What they have to do is 
this: They are subject to very, very strict supervision. They must go into the 
details of publicity. What is going to happen is this. If, for instance, one bank 
gives too much money on speculative buildings, on skyscrapers, it comes out in 
the report—

Q. What I am getting at is this: Suppose Mr. White comes along and wants 
a loan of $10,000 on a $50,000 house?—A. Yes.

Q. He is building a nice mansion—do they go into that?—A. Yes.
Q. But at a higher rate of interest?—A. No; but what they do is this: If 

they find that man is just a speculator, they would not do it. They always look 
at him. They would give $10,000 on a $50,000 house because there is practically 
no risk. But in a time of boom, if a man is a speculator and he is building those 
enormous houses for speculation and is not an established man, they would not 
give him the money.

Mr. Hanbury : It is based on security?
The Witness: Yes. They look at the type of building, look at the people 

to find out the reason for the loan; and again, one knows if the manager of the 
bank is too much inclined to loan money on that type of house or not; he might 
be, and that, of course, is a very important point.

Mr. Sullivan : What control is there over that? Is there any government 
control ?

The Witness : Yes, there must be. It is essential that there be very strict 
control, and out of the experience we have had, we found that we had no strict 
control until 1899, and since that time we have had two-fold supervision. First
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of all, no bank is supposed to issue any bond unless the trustee—I am going to tell 
you who the trustee really is—unless the trustee has a bond of at least the same 
amount in first class mortgages. It is very interesting to know that these trustees 
are mostly high judges.

By Mr. Heaps-.
Q. Your suggestion is that this country in some ways follow the European 

plan and establish mortgage banks?—A. Yes.
Q. Now in your experience as an expert in housing, have you gone into the 

question of fluctuation on this continent as compared with Europe?—A. Well, I 
think fluctuation in this country would not be greater than in Europe. You must 
remember this, that we were faced with a much more difficult problem than you 
Were. We had to build on top prices. When they started building all over 
Europe, as I explained, our building index was between 160 and 200 per cent, 
and that is why the banks gave only 40 per cent at that time. I would not be 
afraid of this as long as you kept your margin safe.

Q. You think 40 per cent in a time of inflated value is safe?—A. Now, for 
instance, take Canada. If you would start with a 60 per cent mortgage, and if 
there was a 20 per cent additional mortgage guaranteed by those insurance 
companies, I would not see much risk in it, especially as I feel that there is bound 
to be an enormous shortage of housing, especially in a country like Canada, 
where you still have an abnormally high young population and the number of 
families are increasing, and consequently there is a shortage in the number of 
houses.

By Mr. Stanley :
Q. You would not have the government come into the picture at all in 

connection with a flotation of those bonds?—A. No, I strongly feel that it is 
not necessary. I think it is a splendid investment and I feel that the govern
ment should not interfere unless it is willing to guarantee 20 per cent, which 
j*gain I would not do. I think it would be a much better system if they would 
have this 20 per cent guarantee—maybe the insurance company is in some 
way floated by the government.

Mr. Sullivan : We are talking about those mortgage banks. Mr. Heaps 
jisked you whether you would be in favour of the establishment of mortgage 
hanks, and you say there are two kinds, government and private mortgage 
banks.

The Witness : Yes.
Mr. Sullivan : Which would you favour?

, The Witness : Well, I think I am not dogmatic on that point; it depends. 
My point is this: if the public does not realize that this really is a marvellous 
^'ay of sound investing, then of course I would do it as a government measure ; 
but as long as I could find people who are willing to subscribe the capital and 
?re willing to go under my strict regulations, which are essential in this mortgage 
bank, then I would leave it to them. But it might happen that for some reason 
°r other they do not understand it, and want to boycott it, then I would go on 
vith my own scheme.

By Mr. Stanley :
n Q. May I follow that question through? You say, giving an illustration, 
bat a mortgage bank undertakes $200,000,000 in this country?—A. Yes.

Q. You assume that in order to sell the bonds it would be necessary to 
Uer them at 5 per cent?—A. For argument’s sake.

Q. I think you are quite right. Certainly you would not sell them for 
j Uch less. At the same time you would insist that no government guarantee 
b any form would be attached to it?—A. No. If that were the case, then of 
°Urse I am quite sure you can sell them cheaper.

96207-2
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Q. Your idea was that there should be a converting privilege attached to 
the bonds?—A. Yes and to the house owner.

Q. Now, if I understood you rightly, in the meantime when they start out 
they have to carry the full 5 per cent charge which is reflected back to the 
low wage earner?—A. In fact it would mean 5| per cent.

Q. For the actual cost?—A. Exactly, yes.
Q. We are right now at the point where probably that would put him out 

of the picture altogether?—A. Because you feel per cent is too high—?— 
Exactly.

Q. You just told us a little while ago that probably 2 to 3 per cent was 
about as high as he could carry it?—A. That is the point, exactly. May I try 
to explain it? I feel that I did not get my explanation over quite right. Take 
for instance a public utility, a limited dividend company or incorporated 
company. Their rent would be too high on a 5j per cent basis for a certain 
type of tenant. Then, one has to find out what they actually can pay. Let 
us take, for argument's sake,—it is a minor question—that the owner can base 
his rent on an interest rate of 3-j per cent. Then the government has to pay 
the 2 per cent. The way I feel the government could do it with very little 
money is this, because this 2 per cent has to be paid only as long as the 
house owner has to pay 5^- per cent to the mortgage bank; but if after three 
years, five years or six years, the market conditions permit the conversion of 
those mortgage bonds from 5 per cent to 3 per cent, then of course, the govern
ment can stop it. Again, what is more likely is this: after three or four years, 
those mortgage banks could convert them over on a 4 per cent basis—that is 
more likely—well, of course, the government says, “ Now, I have paid you two 
per cent and I am now going to pay you one per cent. ” That means, on my 
example of $200.000—

Mr. Sullivan : $200,000,000.
The Witness: Yes, $200,000,000; that after three years the common gov

ernment has not got to pay $4,000,000 but only $2,000,000; and after another 
three or four years I am pretty sure they can convert it to three per cent, because 
they feel it is a safe investment. Take these insurance companies who go into 
investment on a broad, safe basis at three per cent and which is a so-called 
quick asset. Then they may come out with a second conversion, with the result 
that on these broad lines they have not to pay anything. Of course, I put n 
very simply. There are all kinds of complications. For instance, I am quite 
sure that on this loan of $200,000,000, there are certain types of houses which 
could not even pay three per cent. However, it would not amount to very much- 
It might require an expense of $200,000 or $400,000. For instance, you find » 
you go into any one of the low cost housing schemes—I think you see it 1,1 
Europe—these asocial elements or families with many children. There is little 
doubt that if you want to place these people in decent buildings, they canno 
pay three per cent. The result is that there always will be, in the housing 
policy of any nation, a certain type—although a very limited type—of peop*e 
who must get very, very cheap rents. This cannot be done on a private basi?- 
But of course that does not cost very much. The cost to a country like Canada 
would be very low.

By Mr. Stanley:
Q. Coming to the banking proposal, your conclusion definitely is that goj' 

ernment assistance, if such is given, should be given in the way of a subsidy 
by rent or other credit rather than by guarantee of the original bonds?—A. *es’
I agree.

Q. You think it is better to allow the bonds to decrease their carry111- 
interest as time goes on by reason of their own merits?—A. Yes.

Q. Rather than give them that merit, to start with, by government gufll 
antee?—A. Yes.
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By Hon. Mr. Elliott:
Q. There is one question that I want to ask arising out of the statement 

that I understood the Doctor to make some time ago, that, in the European 
countries, the index of the cost of" construction was very high.—A. Right after 
the war.

Q. One hundred and sixty to two hundred per cent?—A. Yes.
Q. What year would that be when it was 160 to 200 per cent—shortly after 

the war?—A. Shortly after the war, and partly in consequence of building too 
quickly. That is one of the questions we have to consider. We have to spread 
that over as many years as possible, because otherwise you will start a dangerous 
boom. I tell you candidly I feel that this boom is coming. It would be for 
some time very nice, but after that time we will have a crisis. I feel if one does 
not start very quickly, and one does not find a way of spreading it over as many 
years as possible, you will have very high charges, very high cost of material; 
and that, of course, is dangerous. What happened in Europe is this, the building 
index went up to nearly 200 per cent, and in some countries like Switzerland, I 
think, over 200 per cent; and then it collapsed.

Q. What is it to-day there?—A. Of course, off-hand I am pretty sure it 
'vent up higher than 100-120 per cent in Germany. Anyway, it went down as 
tar as that. It is now going up again. Of course it is different in different 
countries. I have in mind Germany. It is different in England. I think I can 
give you the English figures.

Q. Does not that enter somewhat into the question of the rentals, the inter
est rate and everything?—A. There is no doubt about that. Of course, again 
'vhat we have in mind, as I mentioned before, is that in building it is very nice 
and good to build idealistic homes, but if it costs too much—take the case of 
jvhat happened in Europe. I think I should give you straight where Europe 
l°st. They did different things which have cost too much. It is too nice. It 
cost so much that rents are too high; the result is this, that we have found in 
Germany, and in a good many other countries, where the houses at the begin
ning were just for that class we had in mind, because everything was made per
fect, everybody has a single family house, everybody has his garden, central 
heating and I don’t know what, that it was much too expensive. There is 
especially one point which one has to keep in mind even in Canada, where the 
ojrth rate still is very high. One has to keep in mind that the number of 
children is going down very rapidly. It is very interesting that one of the lead
ing English economists, Sir Josiah Stamp, mentioned some months ago that 
hmgland lost huge capitals because they did not realize that the number of 
children was going down, and they were building too big units. That is going 
to be very important, even in Canada, especially in some parts of Canada.

By Mr. McIntosh:
Q. What year was your basis of reasoning when you took 100— —A. That is 

hre-war.
i Q. —as your index figure?-—A. It was the cost of building in 1913, pre-war 
h&sis.
o . Q. 1913?—A. Yes, 1913. It went up to 200 per cent in Germany and in 

witzerland still higher.
Q. Is that still your basis of reasoning now for your present index of con

duction?—A. Yes.
Q. The same year?—A. Yes.

By Mr. Dubuc:
6 Q. Referring back to the bank, there is another question I would like to 
hht to the doctor. When you favour a public loan for your bonds, expecting 
i hd hoping eventually it will come to your three or three and a half per cent 

a,Sls, no doubt until it comes to that by what you now propose to this committee 
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there would be a loss—at least, a national loss instead of a personal one. Would 
it not be just as well, or perhaps better, if those bonds would go in competition 
to the public, and until the debt is paid? The government then would buy them 
out instead of giving the bonus. It would be much better for the government. 
What would you say socially? You can only have social knowledge of that, and 
that is what I want to hear.—A. It is more my banking experience.

By Mr. Stanley :
Q. It is more what?—A. Banking experience with the public. I feel that I 

am supposai to be quite frank—

By Mr. Dubuc:
Q. That is what we want.—A. I feel that cannot guarantee anywhere in the 

world whether government credit is going to last for ever. I think that a country 
with such an enormous debt as Canada should be very reluctant to give too many 
more guarantees. I was very long in public business, and I always was very 
reluctant to give guarantees. I felt that in some way or another the public feels 
it. Furthermore, too many guarantees are a danger for a country’s credit. It 
is unnecessary to guarantee mortgage bonds—they are such a marvelous invest
ment.

Q. I want to get that question straightened out. Your contention is that 
because of the mentality of the public and the time that it would take to realize 
the value of the security of that loan, which I think is the best there is—they 
have experienced it in France and Germany.—A. Yes.

Q. The premium that the government would have to pay annually, which 
would be a loss to the government would be a comparatively small amount?—A. 
Yes.

Q. And a gradual loss, which would be better than to have to endorse 
$200,000,000?—A. Exactly. I am very sorry, and it was very stupid of me that 
I did not bring my figures along. But I have figured it out, and I think off-hand 
that the system costs scarcely 10 per cent of any other system.

By Mr. Hanbury :
Q. As I understand it, you are not advocating two per cent, three per cent 

or four per cent. All you are suggesting is that money will find its interest level? 
—A. Exactly.

By Mr. Dubuc:
Q. And it has to be no more than three and a half per cent to give a rent 

possible for a poor man to pay?—A. Yes. ,
Q. And until it gets there, we need the government’s help?—A. Yes. And 

again, what is going to happen? If it comes to details, it is up to the government 
to say, “Well, I will give you for such a type a subsidy of two per cent instead 
of one and a half per cent.” I understand what we did was this, if one company- 
one of these limited companies, was willing to take in so many families with many 
children, or as social elements, or whatever it was, then in those particular house3 
we give you a subsidy of say one per cent more as long as those people are wit*1 
you; and it is to be controlled in the way which I am going to describe. .

Q. Would you recommend for a country like Canada of 10,000,000 peopie 
and only the short distance of three thousand miles from one end to the othe 
one mortgage bank?—A. No. . ,

Q. Or one per province?—A. No, certainly not. If it comes to this p°in ’ 
there must be a certain amount of decentralization.

Q. Decentralization?—A. There must be a certain amount. If it comes 
this point, I think I can give you the German experience, because we had, 
Canada, federal and state governments ; there must be some amount of dece° 
tralization. This is no doubt about that. On the one side there must ü
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decentralization, and on the other side they must spread their risks in the mort
gage banks. For instance, to put it quite clearly, the authorization of a mortgage 
bank was up to the states, the provinces, in Germany; notwithstanding the 
mortgage banks in the state of Bavaria were entitled to give mortgages in the 
state of Prussia, and they found it wise because it spreads the risk. That again 
is one point which I forgot to mention. Most of these local mortgage banks, or 
whatever you call them over here, are local institutions ; and that is dangerous. 
Because if in one way or another there is a local crisis, these local banks always 
suffer. I am in favour very much of decentralization. However, there is no 
doubt about that, that they should be entitled to loan in neighboring places. 
They should do it to a certain extent.

Hon. Mr. R in fret: There has been a question in my mind ever since this 
discussion began, and it has a direct connection with the very interesting 
evidence we have just heard. The witness has just told us of a scheme of 
rehousing, and also of the banking facilities that they have in the States to 
carry it out. Would you consider that it is within the scope of our reference, 
if we recommend a certain plan of housing for Canada, national housing, to 
at the same time recommend certain changes in our banking system? If I put 
the question to the witness, I would say: Are the two things closely linked 
together, that is to say unless you have certain facilities you cannot carry out 
the plan?

The Witness : That is right.
Mr. R in fret: That is one question. The other question, of course, was 

to the Chairman, as to whether we should recommend new banking facilities in 
connection with the national housing scheme. Now, whoever speakes first—

The Chairman : I think we are supposed to consider a national housing 
scheme ; and I think that we should recommend anything that will contribute 
to that. I think it would be within our reference.

The Witness: May I give my reaction on this problem, Mr. Chairman? 
Of course I don’t know too much about your banking system. I studied it in 
former years ; but I feel that it would just be—and this is my suggestion—a 
kind of addition to the present system. In fact, I found that these mortgage 
banks—I myself was chairman of one, a co-operative one—I felt that the 
commercial banks were of some use, if I may tell you, because they sold my 
bonds. I mean to say, I would not recommend a hostile attitude towards 
existing institutions. What I would do is to encourage these people, induce 
fbem to help. For instance, according to my experience—and we found the 
*ame thing in Switzerland and France—the commercial banks sell these bonds, 
f Would not consider it a wise policy to have them as my opponents. In fact, 
f Want their co-operation to a certain extent. It might be that it turned out 
jd the beginning they may help me pay the equity in case I put it on a private 
basis. It is a kind of an additional system for credit. Anyhow, as far as I 
Understand it, the Canadian commercial banks did not fail. That compares 
^cry favourably with most other countries outside of England. They could 
be of some help.

By Mr. Stanley :
Q. I might point out that, under our Bank Act, banks and banking arc 

very definitely defined.—A. Yes.
Q. Their functions are set out in the act, which definitely prevents them 

r°m entering into any kind of permanent loan?—A. Do not your banks sell
securities?

Mr. Hanbury : Very little.
The Witness: Who sells them in this country?
Mr. Hanbury : We have companies especially organized for that purpose.
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The Witness : And they would not be entitled to do this?
Mr. Hanbury: They could be, but they do not make it a practice at any

rate.
The Witness: Of course, that is different.

By Mr. Hackett:
Q. Mr. Chairman, might I ask the witness a question: You have said, in 

answer to Mr. Dubuc I think, that many of the renters, labourers, could not 
pay the rentals if the loans were more than 3 per cent or 3-5 per cent?—A. Yes.

Q. Would not that depend largely on the rate of taxation?—A. Well, 1 
think if you take the Toronto report it gives you the answer; taxes are very 
important in housing, but they cannot be compared with the rate of interest.

Q. It cannot be compared with the rate of interest but last night we were 
told that the rate of taxation in Toronto was 4.—something; in a lot of the 
rural municipalities it is less than 1 per cent; that would make a big difference, 
would it not?—A. Well, you see, low cost housing is so difficult that when you 
really come down to it, to the practical point of building, you find that any 
item is important, do you see; and certainly taxation. You have to find how to 
keep down maintenance, depreciation, vacancies and so on; and so, certainly 
taxation is a very important consideration. I have studied- the Toronto figures, 
and may I just give you an answer: In Toronto the taxes amount to $55 on that 
new house costing $2,700; and on this point I think you are right, out of the 
rent it takes nearly 20 per cent in one case; this, of course, is very high; but, 
how can you avoid it. I do not know whether you saw the Toronto report; it 
touches that point, but I do not quite agree with that report if it comes to tax 
exemption. The suggestion there is, at least I think their idea is, that- low cost 
housing schemes should be granted certain tax exemption; that, of course, 1 
think is impossible. What you really can do is this—might I just give you the 
English figures—what you really could do is, if there are some minor taxes, 
which I will touch on—the principle taxes you have to raise, because otherwise 
you will be broke. What they did in New York city, for instance, was to make 
such schemes tax exempt for a certain period of years.

Q. The point I want to make is, your main interest figure is 3-5 per cent-" 
A. Let us compare the figures—I will tell you what it is, one per cent. I think 
I can explain it very easily, Mr. Hackett ; might I just explain it? One per cent 
in this individual case in Toronto means in terms of the yearly rent $29; if y°1’ 
succeed in lowering the rate of interest by one per cent you have a charge ol 
$29 less. Now, the taxes are $55—equal to nearly 2 per cent interest. I think 
you arc right, do you see—this $55 is nearer 2 per cent interest.

Q. Thank you very much?—A. By the way, you find that all over the 
world. In the United Kingdom the taxes are very high, even these municipa* 
housing developments pay the very high local taxes.

By Mr. Stanley:
Q. Now, Mr. Kahn, earlier in your evidence you made some comments 

with regard to housing in England. We understand that some of the lar£e 
municipalities there have gone in for construction of large blocks of housing 
for the benefit of the low wage earners on a very extensive scale on a rents 
basis?—A. Yes.

Q. You have not given us anything yet, I suppose you will, as to what 
success they are meeting, and what difficulties these municipalities are having-

The Chairman: Let us clear up this mortgage bank proposition first, 1 
anybody has any questions to ask on it. I have one.
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By Mr. Stanley:
Q. Yes, I suppose that would be better as that- is more directly related to 

the question of the securing of money and the basis on which it should be 
secured?—A. I am not sure whether I followed your question or not, would you 
mind repeating it.

Q. It relates to these municipalities in England which I understand do the 
building themselves?—A. Yes.

Q. I understand that they are built out of public money, and that they arc 
rented and carried on as a public undertaking?—A. Exactly, in a good many 
cases.

Q. Arc they turning out unsuccessfully?—A. No, they are up to now suc
cessful.

Q. Where did the money come from?—A. In some places there was no one 
prepared to undertake the housing of the poorer classes with the result that 
most of the local authorities, especially in some of the big industrial provincial 
places like Birmingham, Manchester and Liverpool, went into low cost housing 
by themselves. For instance the most marvelous development is in Birming
ham, a city as large as Toronto, where they were putting up 40,000 homes. The 
necessary means they secured by issuing city bonds.

By Mr. Sullivan:
Q. Is the city doing that?—A. Yes, the city; owned by the city, financed 

by the city on the basis of the excellent credit of these English cities—this high 
credit, you have to keep in mind as it is different from conditions over 
here. I think we should discuss this question of who is going to do it later on. 
I am personally absolutely against the system of managing low cost housing 
direct from city hall.

Some Hon. Members: Hear, hear.
The Witness: I am very much against the system, and I think most of 

my English friends are.
Mr. Sullivan : I am opposed to that too.
The Witness: They are against it too. I am going to explain it, but I do 

not feel that I should do it at this point.
Mr. Stanley : That is all right.
The Witness: I am sure if the central government in England had to do 

again they would do it differently.
Mr. Sullivan : I think, Mr. Chairman, you might clear up the mortgage 

bank question.
The Chairman : Yes. I have one question I want to ask.

By the Chairman:
Q. You say that where these mortgage banks have been in operation for 

s°toe years-------A. For over one hundred years.
Q.—their securities sell at a better price than those of the government 

ffself?—A. In a good many countries, yes.
Q. Then, in this country we could sell these securities, if we had a mortgage 

bank, on a basis equal to government bonds; are not the insurance companies 
and the mortgage companies going to protest; will they be able to compete 
against that?—A. What is that?

Q. Are the insurance companies and the mortgage companies going to be 
able to compete against sales on that basis by mortgage banks?—A. Compete 
against whom?

Q. Will they be able to compete against the mortgage banks ; that is, if a 
mortgage bank can borrow as cheaply as the government can they could borrow 
money for, say 3^ per cent?—A. Yes.
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Q. Then you could put up mortgage money for one half of one per cent 
over that, or 4 per cent through the mortgage banks, which is cheaper than 
what the mortgage companies or insurance companies could do. Why are we 
going to interfere with the mortgage companies and the insurance companies 
and perhaps put the mortgage companies out of business and certainly curtail 
the earnings of the insurance companies, if we have mortgage banks?—A. My 
answer is this: Theoretically speaking, I would not mind to hurt other institu
tions if they are unable or unwilling to serve low cost housing, the real problem 
being, is how to serve the public ; how to house the poorer classes ; how to avoid 
crime—and a lot of other things associated with that. This however is purely 
theoretical in practice, I positively cannot see any danger for old established 
institutions.

By Mr. Howden:
Q. It is a social question?—A. It is a social question, it is a political 

question, it is everything ; but I am not afraid. Take, for instance, the insurance 
companies, the insurance companies have always been established in a very 
good position because they could invest their money cheaper than they do it 
now in some cases. In some cases these insurance companies nowadays do not 
know how to invest their money.

By Mr. Stanley:
Q. They could use it to buy these bonds.
The Chairman : They could buy government bonds just as cheap.
The Witness : When it comes to investment, every investor is inclined 

to spread his risk; anyone who has money to invest is always unhappy if he has 
always to buy the same thing, he welcomes a new kind of investment—as long 
as it is safe—as a means by which he may spread his risk. That applies to 
insurance companies and to savings banks. However, that is a purely theoretical 
answer. In our practice you find all these systems, and it has turned out 
even in countries where these mortgage banks are so marvelously managed there 
are always times where insurance companies have money cheaper. The result 
of that is competition, and it is a healthy competition; but for one reason or 
another the insurance companies very often can offer money cheaper than the 
mortgage banks. However, this question is really theoretical, and not of great 
importance at the moment ; it is a question of values, of the need for service.

By the Chairman:
Q. Well then, if they could get money at 4 per cent and the mortgage coni' 

panics can’t, providing the government does not assist the mortgage companies 
in the same way, what it amounts to is that the mortgage bank would be a more 
efficient piece of machinery for the purpose than the mortgage company?—A- 
Yes.

Q. And could take the place of it, if it could do the work?—A. I am not 
in a position to pass judgment on Canadian conditions, as I have been here too 
short a time. To be quite frank I think it is amazing that the building and 
loan associations in the United States should be allowed to charge as high as J 
per cent interest on building loans. That is what really has brought the 
construction trade at a standstill, nobody can afford to build a house. Unto 
they have found a new system of dealing with it over there they are going 
be faced with a very serious social problem.

By Mr. Hanbury:
Q. Just to meet the doubt in the Chairman’s mind with reference to the 

competition mortgage banks would give to mortgage and insurance companies 
have you considered any basis whereby the government could subsidize thc
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interest rates of existing loan and mortgage companies in the same way as would 
be the case if mortgage banks were established. Have you any suggestions to 
offer on that?—A. I am absolutely positive that there should be no descriini- 
nation with respect to benefits; because that subsidy is really assistance given to 
the tenant individually, not to the insurance company or to the mortgage bank.

Q. That is it?—A. It is not a question of who gives the money ; the point is 
to give the tenant the benefit.

Q. I think that answers the problem in the Chairman’s mind ; I may say, it 
has been in my mind too. I think he and I are thinking somewhat alike on this 
particular problem?—A. That would be most unfair to existing companies. Your 
ideas are excellent.

By Mr. Stanley:
Q. As far as the earnings of insurance companies are concerned, I am sure 

that the dividends which are going to be paid to policy holders at least for 
some time to come are not going to be as large as they have been in the past, 
when interest rates were much higher than they are now?—A. I understand that 
insurance companies are being very conservative, that they are basing their cal
culations on a somewhat different rate of interest, and they are putting more into 
reserves.

By Mr. Hanbury:
Q. Could you give us some indication of the term of years over which this 

money is loaned in Éurope?—A. Yes. As a rule—again, we have to descriminate 
between depreciation and amortization—but as a rule the mortgage bank would 
not lend it for more than say 28 or 30 years. In the meantime, it has to be 
amortized ; but that does not mean that the calculation of depreciation is based 
on that short period; because, you only borrow part of your money ; so, there is 
the difference.

Q. There is a difference between the depreciation and amortization?—A.
Yes.

Q. And for what term of years would the amortization be based on, generally 
speaking?—A. Amortization with the mortgage company?

Q. Yes?—A. Say twenty-eight years.
Q. And what would be the period of years for the depreciation?—A. I think 

you could do it on a fifty year basis. Anyway, we went further than that, to be 
on the safe side—fifty years. It is very important to have a sufficient long period 
to avoid high rents.

By the Chairman:
Q. Now, for what length of time do they put out their security? What term 

of security?—A. Of course, they have to meet each other. As a rule you have 
to issue a very long term bond.

Q. What do you mean by a long term bond?—A. Thirty or forty years, 
something like that. The bank should be entitled to redeem the bonds after five 
years for conversion.

By Mr. II anbury:
Q. Have you been able to make any estimate whether the program that is 

pow proceeding in the United States is going to immediately increase construction 
in houses?—A. I am afraid I do not think they have any program at all. The 
situation in America is that they arc still fighting. There arc two departments in 
the Washington government—one under the Secretary of the Interior which wants 
to go into public housing on a broad basis, and another department, the Federal 
Housing Division, which proceeds more on the mortgage line.

Mr. Stanley : They have not reached the armistice yet.
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Mr. Han bury: There is no reason to believe that there will be any increase 
in house construction during this year?

The Witness : I hope they will realize their difficulties, but they are still 
fighting.

Mr. Sullivan : Did you say, Mr. Kahn, that you were not interested in 
slum clearance, but rather in favour of house construction?

The Witness: Yes.
Mr. Sullivan: Did you take into consideration the transportation ques

tion?
The Witness: Yes, I think that is a most important thing. If you do not 

mind I would like to discuss that problem at length.
The Chairman: We want to have a meeting this afternoon. While we 

have Mr. Kahn with us we want to discuss a good many problems. Personally, 
I think we should have a pretty thorough report on the financial situation in 
England. We have a very serious problem to deal with here if we want to go 
into housing because, according to Professor Nobbs, our houses cost over a 
thousand dollars apiece more than they do in Europe. As far as I can see, 
it is almost impossible to see how it is going to be financed.

Mr. Sullivan : You mean on account of weather conditions?
Mr. Stanley : And the question of repairs. We will have to deal with 

that too.
Mr. Howard : I may not be here this afternoon, so I would like to say a 

few words now. From the observations made this morning, you have established 
the fact that the first move in connection with this matter should be a home 
building proposition rather than slum clearing, as that has been the experience 
of other countries. Now, let me say while I am on this point that the principle 
trouble with past mortgages has been because they were practically individual 
mortgages, and that due to conditions both trust companies and insurance com
panies have entirely stopped taking any new mortgages whatsoever. If you 
could issue a bond security covering a blanket number of mortgages—just what 
a mortgage bank does—then you create a liquid security which is saleable and 
can be purchased by the insurance companies and held without having the 
individual stamp upon it. That is an ideal condition. Take our own local trust 
company, for instance: they have certain mortgages upon which they cannot 
collect their money ; the security is absolutely a frozen asset and will be for 
some length of time. Now, those mortgages were put on a 7 per cent interest 
basis. I had the experience only last week of accompanying fifty house owners 
who had built houses on a 7 per cent- intetest basis, and we asked the trust 
company to lower the interest rate to 5 per cent, which is even too high to-day^ 
Their immediate answer was: “ No, we are representing our shareholders. 
That is their interest. They have not any interest in the mortgaged fellow- 
They say: “We are representing the shareholders of this company. Now, n 
that mortgage had been covered by a blanket bond it becomes a saleable 
security, and the interest rate can vary according to money conditions in the 
country. That, to my mind, is an ideal way to handle your mortgage situation-

The Chairman : You are a bit over my head.
Mr. Howard : In other words, let us take the position of a trust company 

which has a mortgage to Jim Jones or John Black. Take it that the total of the 
individual mortgages amount to $200,000, then by a legitimate means the trust or 
mortgage company can issue a bond covering all those mortgages. They dcposi 
the mortgages against the bonds, which is 100 per cent covered provided yolU 
inspection is correct, and then the bond becomes a saleable asset and vancS 
in price according to the money market of the time.
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The Chairman : And with lower money you have a lower mortgage interest
rate.

Mr. Howard: Right. You have lower interest on your bonds. Your mort
gage rate goes down or up- That is for the refinancing or liquifying of the 
present mortgage system. Personally I am entirely in accord with the idea 
that our first move, if we make a move ; is to provide means to finance the very 
low cost houses—in other words, home building.

Mr. Sullivan : For the future.
Mr. Howard : Yes, for the future. The present situation is that we have 

trust companies who in their charters had the right to issue what they call mort
gage certificates. Now, they have sold those certificates to the public on a 
fixed rate, and therefore they cannot reduce the mortgage interest to the fellow 
who owns the mortgage because they have to pay on their certificates in the 
hands of the public. We therefore have another complication. That whole 
situation could be covered through some arrangement whereby bonds could be 
issued to cover existing mortgages, and then the bond becomes a saleable security 
that the insurance companies, the banks or anybody else will buy.

The Witness: Anybody will be happy to do that. The result is this: if I 
have a few thousand dollars I should be reluctant to give it out on a mortgage 
for two reasons: first of all, I do not want a man to come and say, “ I pay too 
high a rate”; secondly, I never can ask to get it back. But if I have occasion 
to buy those bonds I can sell them any day. Of course, it must be a broad 
market:

Mr. Howard : That, is exactly it; and the fellow who wants his money can
not get it, whereas if the mortgage was covered by a bond he can get out his 
bond and sell it. That is one of the things we are running into at the present 
time. Even our present institutions can handle that situation, provided the 
legislation is drafted properly to cover those conditions.

The Witness: That is possible.
Mr. Howard: You can go ahead with a new organization, but my proposi

tion gives you your distribution. Nearly every centre has a local trust company 
operating. I am just one of those fellows who am tough enough to think that 
the interest rate is out of line with conditions and if something is not done 
voluntarily to reduce the interest rate something is going to happen. I am not 
saying that politically. I am saying that as one who finds people coming in 
voluntarily willing to take lower interest rates ; but because you get into the 
hands of a certain trust company they will not reduce their interest rate because, 
as they say, they cannot. That much could be easily done and would make a real 
start toward making liquid securities rather than fixed securities and force the 
trust companies to reduce the interest rate.

Mr. Stanley: Of course, one of the mortgage companies, the Holland com
pany, borrowed $29,000,000 at 54 per cent and the interest they must meet is 
fixed on the bond at 54 per cent; another company borrowed $28,000,000 from 
Scotland at 54 per cent. They are long term bonds, and they are fixed. Those 
are situations which exist and those bonds will have to be met by those companies. 
I just want to point that out.

Mr. Howard : As to the matter of subsidy in preference to guaranteeing the 
securities, I agree with that. I am entirely opposed to the government going 
ahead with any more guarantees. This situation is getting tough enough and it 
has to stop somewhere. At the present time on the farm loan legislation this 
government here charges a rate of 5 per cent, Quebec pays i\ per cent of that 
interest so that it is reduced to the farmer in Quebec to 34 per cent; and if the 
federal government fixes its rate at 4 per cent to the Farm Loan Board the 
Quebec government would still pay 14 per cent, which will bring it down to 24 
Per cent. The subsidy principle has been accepted by the provinces.
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The Chairman : Of course, that really means that sometime the government 
might find itself in the real estate business.

Mr. Howard: Yes, but if guaranteeing were done I think it would be much 
better to cover only a proportion of it enough to make your bonds saleable. In 
my own scheme the guarantee was 20 per cent and the balance was not guaranteed.

The Committee adjourned to meet at 3.30 p.m.

AFTERNOON SITTING
The Committee resumed at 3.30 p.m.
The Chairman : I have asked Mr. Kahn if he would start in this afternoon 

with a little report on the English housing scheme, and give us some idea what 
the cost is and also what their policy is.

The Witness : Yes.
Mr. Sullivan : In comparison with what the cost of houses might be in 

Canada.
The Chairman : Give us something so that we may ask questions.
The Witness : Mr. Chairman and gentlemen, I do not think I am in a 

position to give exact figures on the housing cost in England. I have not the 
exact figures at hand, but I can give you an idea. As I explained this morning, 
they started at first with capital subsidies. In fact, that was practically the 
only capital expenditure that England had. They changed that system pretty 
soon because they found capital subsidies were not working right. They gave 
capital subsidies at that time because the building index in England was very 
very high. As a matter of fact England changed its housing schemes rather 
often, according to the political parties in power. The principal burden is very 
very high by that kind of annual system. This again is divided between the 
central government and the local authorities. Roughly speaking the central 
government pays two-thirds, and the local government one-third. It worked 
that way, but up to now the central government has been paying a certain yearly 
subsidy to each house, and the local authority gives an additional help accord
ing to the size of the family, etc. The size of the family, the number of the 
children, is a most difficult problem in housing.

Hon. Mr. Rinfret: May 1 ask this question : in regard to the proportionate 
contribution by the state, there is nothing of course in England which would 
correspond to our provinces?

The Witness: No, because they have not got it. In other European 
countries and America you have a similar system.

By Hon. Mr. Rinfret:
Q. So that two-thirds by the central government is practically the saine 

as has been proposed here?—A. Yes.
Q. One-third by the province and one-third by the state?—A. Yes.
Q. By the central government?—A. In other countries like United States 

and Germany we have your system of federal government, state government 
or provincial government and city. In England there is now a most important 
bill under discussion, which is called the housing bill, which for the first timc 
endeavours to solve the slum problem. This is very interesting because England; 
as other European countries, started their housing right after the war, 15 year® 
ago. It is interesting to note that they did not solve the problem, and did no 
try for the first 15 years. I think that is very important and it should be keP 
in mind in those countries like Canada which are now intending to go int^ 
housing. If you discuss the housing problem with people who are not famib91
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with it, and if you start with low cost housing you will be told that slum clearing 
is most urgent. Most of those people do not realize that slum clearing and low 
cost housing are certainly not the same problem, and as I just explained to 
you, they are only starting it now in England. Well, I do not doubt that slums 
have to be cleared; but I am rather doubtful whether this very important but 
very difficult problem should be the beginning, for the following reasons: if the 
statisticians are right—I discussed it this morning—we will face a very sharp 
shortage of housing before long. I wonder whether it is wise to turn out and 
demolish houses as long as this actual need is going to be present; whether 
it would not be better to do it later on. Again, slum clearing is very expensive. 
For instance, if you go through the Toronto report you will see how expensive 
this slum clearing is. It goes without saying you have to buy very expensive sites ; 
you have to buy old houses at high cost and the consequence is the new rents 
are very high or you have to build in a very enduring way. You have medium 
units or very small units or you have to pay very very high subsidies. That is 
somewhat easier in England where they have based on very strong public 
opinion model legislation to condemn slum districts. I do not think that it is 
possible in some other countries without agitation, without proper conduct for 
many years. Now the third reason why I would not start slum clearing unless 
there are very urgent cases—there might be cases—is this: housing has many 
difficulties, and one of the most difficult problems is that of management. Then, 
the choice of tenants for a new housing development is not easy. In fact it 
requires quite some experience. In the United States, for instance, they are 
just trying to start low cost housing ; they ere trying to start new schools for 
management. They fully realize it is a most difficult problem. That being 
the case one must realize that if one starts right away with this most difficult 
problem of slum clearing, of course one is bound to re-house those elements 
which are not always the easiest elements. You have to re-house them and 
you start with the most difficult element right at the beginning. I think that 
is dangerous. I am ratçjm inclined to start in a housing scheme with housing 
that class of people who belong to the low income group. But even that is a 
very difficult problem and the owners must realize that somebody has to pay 
the rent. If you start with those most difficult elements you are bound to fail 
right at the beginning; whereas if you start the houses somewhere by the out
skirts, say, without demolishing buildings, you can pick out certain elements 
of tenants who offer a certain guarantee that they will pay their rent. So I would 
not start with clum clearing. Of course, one of the gentlemen asked me this 
morning, and I think rightly so, whether I realized that it is very difficult in 
some cases to put houses on the outskirts because of the so-called indirect costs. 
And I think he is right.

Mr. Hanbury: Transportation?
The Witness: Transportation just covers one part of it. There are indirect 

costs. I fully realize that a certain percentage of the population has to be 
re-housed on the spot. Some of them do not want to move and some of them 
cannot move. Take, for instance, some railway stations. There are always 
any number of people who are bound to live there.

By Hon. Mr. Rinfret:
Q. There is another factor that you have not mentioned yet, which is the 

pompetition that you create with the present landlords by building new houses 
m stead of replacing the old ones?—A. I mentioned it this morning, but I 
am quite willing to discuss it now.

Q. If you mentioned it this morning, I will look it up; I wish you would 
lot stop now.—A. If we have time I think I should discuss it, just to sum
marize it. There must be some kind of compromise. I mentioned this morn-
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ing there must be some compromise between the old established real estate—I 
do not mean the speculator—and the new ones. If you do not meet that com
promise you have all kinds of unrest. That is a very important part of the 
problem, and there is some compromise possible.

Q. If you mentioned that I will look it up in the evidence—A. I have 
it in mind, but I think there are more urgent questions, and I think I should 
come back to indirect costs. There is established in England and elsewhere 
one school of thought—and we had it in Germany—who wanted to house 
everybody in garden suburbs, things like that. There is a limit to that—I fully 
realize it-—for this reason: there are indirect costs; there are both costs to 
the tenant and to the house owner, which very often is the city. Because if 
you house them too far away from the centre then the house owner or city 
has to pay for the water or electricity and for new roads and so on. In some 
cases that is very expensive.

Mr. Cauchon : What we call local improvements.
The Witness: Local improvements. That, of course, is different. Then 

again the tenant has to pay for transportation. There is one rule in housing 
which one should follow, and that is never be dogmatic. If you follow litera
ture you always find that everybody has a hobby. One is in favour of one 
thing and another in favour of something else. One is in favour of garden 
suburbs in the outskirts; another is in favour of single family houses ; another 
is in favour of apartments and so on.

Mr. IIanbury: We have had many of those witnesses here.
The Witness: From my experience in the practical field there is no com

mon rule you can follow. The population in Toronto is different from other 
parts of Canada and Germany. It is different in Toronto from other places, 
and it will be different in 1936 from what it is now and different in 1938 from 
what it is in 1936; there is no doubt about it. As a rule I would not start 
with the slum clearing; it is too expensive ; there again I won’t be dogmatic; 
in some cases it might be necessary. For instance, in Atlanta (Georgia) they 
are rightly starting slum clearing because it is necessary and very cheap. * 
think that is all I wanted to say about England, but I am not sure that I 
covered all your questions.

The Chairman : What is the present policy in England? They have a 
new act, the 1934 act, have they not?

The Witness: The 1934 act is not through yet. It is a new act and it 
is going to be put through.

Mr. Cauchon : It has had two readings.
The Witness: The point in this 1934-1935 act is this, That, I think, is 

one of the greatest events in the history of housing; that is the essential point- 
For the first time there is a legal definition of overcrowding, and anybody wh° 
is guilty of overcrowding is liable to punishment. That, it seems to me, is the 
most essential point in housing. If you read that report through, I think there 
are two points which are very interesting. For the first time they realize tha 
it is not possible, as they used to think, to solve the problem in big cities wit 
single family houses. They realized that for the first time.

By Mr. Cauchon:
Q. You mean single family detached houses?—A. Yes. You know th» 

in England nearly everybody believes in his so-called cottage. They rea*lZ® 
for the first time that it is impossible to do it, especially if it comes to sm 
clearance, especially if it comes to big cities where the land is so expensi • 
Then again, they realized for the first time, I think, that they should not ^ 
too dogmatic on that point. There was a very difficult fight going on betwe
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the different schools of thought. Then again I find some most interesting 
points which might be interesting for Canada. As one of the gentlemen men
tioned this morning, a good deal of the low cost housing in England is done 
by the cities. We mentioned, for instance, Birmingham, where 40,000 houses 
are managed from the city hall. I always felt that this system is not the right 
one.

By Mr. Hnnbury:
Q. It leads to radicalism, does it not?—A. Leave radicalism aside for the 

moment; it leads to other problems which I think are very dangerous, though 
less in England than in any other country in the world. I think there is always 
local interference if houses are owned by the city directly. There is always 
the danger that people do not pay the rents, and that the aldermen interfere, 
to put it lightly. That is why we in Germany, and in most countries outside 
of England, tried to find other systems, which I think I should explain; because 
I was asked who was going to put up the equity.

Mr. Gray: Before you go to Germany, are we going to have available copies 
of that English act, Mr. Chairman?

The Witness: May I suggest that you should get one. It gives you a 
national housing policy. It is mentioned in the Toronto report. It is very short, 
and it is excellent, I can assure you.

By Mr. Hanbury:
Q. Would you just read the title into the record?—A. I think you have it. 

It is, A National Housing Policy, Report of the National Housing Committee. 
May I just give it to you?

By Mr. Cauchon:
Q. It is issued in 1934?—A. Yes. It is the work of some of the leading 

English experts. It is an excellent report, I think.

By Mr. Hanbury:
Q. Does that report cover Germany?—A- England-
Q. Just England?—A. Yes, England. There is a very short report which 

I think you can get, if you have not got it, “ A National housing program in 
fhe United States.” You can have that. It is by the National Association of 
Housing Officials. They will gladly send it to you. Coming back to the question 
°f England, I am just discussing the new housing bill. I always realized that 
direct management through cities is dangerous. In England they have such a 
system; but if you read this report thoroughly, you will find that those English 
experts are not very happy about it, and they tried to change it and to put those 
Municipal houses into separate companies, for a very good reason.

Q. They have done that since?—A. No, they tried it. They proposed it 
in the report. But these cities, I think, are rather reluctant to give up some 
Privilege. If you read the new housing Act thoroughly, you will find that the 
government proposed that they should do it. They cannot force it. Now, I 
think this leads us to the question of who should go into housing, who is willing 
to put up the equity. This question came up this morning, as to who is going 
to put up the equity. You remember that, in giving you the idea of how housing 
should be financed ! mentioned that somebody puts up an equity of say 20 per 
cent and that some mortgage bank puts up 80 per cent, the 20 per cent guaranteed 
hy an insurance company; the question is not answered yet of who is going to 
Put up the equity. This question is very important, and is a very difficult one. 
You have asked this question because it is very difficult. I think here again 
'W have any amount of possibilities. In watching the position in Europe we 
h>Und that there were several possibilities. First of all, it might be that some 
city, some county or province finds that the need of housing is so urgent that
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they are willing to put up the 20 per cent, or anyhow a part of the 20 per cent. 
In some cases local manufacturers, who realize that they positively cannot find 
workmen, are willing to put up part of the equity, sometimes in co-operation 
with cities, sometimes in co-operation with some other group. There is quite 
a possibility that some real estate people are willing to offer their land as equity. 
Of course, in this case one has to be very careful that their price for the land 
is reasonable. This, for instance, might turn out to be very important in Canada 
where cities like Montreal and Toronto, as I understand, have very much land 
on hand. They, for instance, could find a way to put this land in as equity ; 
and as according to your law, as I understand it, they are not entitled to put 
it in below cost or below appraisal, they might be willing to do it on a one 
per cent basis.

In our country, in Germany—and not only Germany, but also in a good 
many of the Scandinavian and other European countries—we find, in some 
cases where the need of dwellings was very urgent, the tenant put up part of 
the equity or the whole of the equity. This again can be arranged. We find 
that in times of need the trade unions, sometimes together with the organization 
of the employers, put up the equity. Then we developed the system which I do 
not think is very popular in Canada. We found that the co-operative system 
turned out to be a marvellous success in German low cost housing. In those 
co-operatives they had as many as one million members in a country like 
Germany; and you find at least those figures in Switzerland and Holland which, 
by the way, has the most excellent system of all, I think, and Scandinavia- 
The co-operative system is where people join in a co-operative company and 
put up say $50 or $100 and become members ; and after a while they have the 
right to live there as tenants. They are not owners. They are not individual 
house owners. May I just give you some instances of who might put up the 
equity. There is no doubt that this is a rather difficult problem, but take the 
case where the city or province puts up the equity. I always look upon the 
management of these houses by a department at the city hall as being very 
dangerous. Put up a special company and make it as independent of political 
and local interference as is possible. This again leads to one of the most 
important points in housing, and that is the question of supervision, the question 
of inspection. The whole system will not work unless there is some agency or 
some institution which supervises the whole system. That is necessary from a 
federal government point of view, because the federal government puts money 
in in some way or another. Take for instance, as we discussed this morning, 
that they are willing to give some subsidy. Then this independent agency 
should supervise it. Right from the beginning one has to find out whether the 
scheme is a solid one, whether the calculation is correct and so forth. This 
should, right from the beginning, be subject to some agency. Whether it is 
centralized or decentralized, I will not discuss for the moment. I rather think 
it should be decentralized. We have this system in Germany, and I think they 
have a similar and still better system in Holland. Our system was this, that all 
those corporations, limited companies, co-operatives, had to be members of one 
of these accounting associations, building accounting associations. Those asso
ciations acted not only as police but also as advisers. They usually were men 
who had grown up in the movement and who were always open to ideas. At the 
same time they came in every year once or twice, went over the books, went 
over the management, advised you, discussed things with you and pointed out 
objections. If you could explain it to them they were satisfied. On those points 
on which they were not satisfied they reported not only to your own board but 
also to the government. Of course, if there were some point where they though* 
it was against the regulation as far as sound planning, sound social management 
was concerned, they reported to the government that the government should not 
give such subsidy any more. That, of course, gives the government a very strong 
hold, and gives the power to really enforce the regulations; whereas if you Me 
giving subsidies, you realize it is very hard to interfere.
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By Mr. Stanley:
Q. They were state officials?—A. No—it happened that they were not. I 

think you will have to do it through state officials in Canada. We did it 
through a form of semi-official agencies. It was a kind of co-operative associa
tion, you see. I think you can’t do it otherwise than by state agencies in this 
country.

By Mr. Howden:
Q. This morning you made a very definite recommendation as to how this 

work might be financed; would you be disposed to make any definite recom
mendation as to a scheme carried out through co-operative companies, or some
thing of that kind?—A. It would not be so very difficult with us. I understand 
that it is rather difficult in Canada to start that system because it seems to be—
I spoke to a gentleman who seemed to be very well posted on Canada and he 
warned me, he said co-operatives are not very popular with us.

Q. They are not popular, you say?—A. Yes.
Q. They are not popular?—-A. Yes; also, I fear this, they were not popular 

in our country either, they started out of the situation, you see. So, I do not 
know whether you can bring them over and attempt it with that system, or 
whether you should try the other system, what we call the limited dividend 
companies. I do not know what you call them here, but what we know as 
limited dividend companies are know in England as utility companies; that 
might be the better system for this country. Now, I want, to make it quite 
clear, I do not want to be misunderstood on that point; but I fully admit that 
it is quite possible, but it is not absolutely necessary to do that low cost housing 
by corporations, it might be that in some cases you could do it through individ
uals, through private ownership. In some cases that might be possible, you 
could give the individual the same facilities which would extend to one of these 
co-operatives.

Q. You mean, individuals would build on a large scale?—A. No.
Q. Or, they would build their own houses?—A. We did it, and that is what 

they did in England; gave it to the individual who promised to follow the regu
lations in building a one family house.

Q. I see?—A. I do not want to say that is absolutely wrong, although I 
am rather doubtful that it suggests the solution, for this reason ; I have found 
that in England it was much cheaper, especially as to cost of management. It is 
very interesting, there is what you might call a romantic idea all over the world, 
especially in the United States, that, everybody should have his own house; and 
I have found that this is a rather dangerous idea; because, especially when it 
comes to urban population, when it comes to the big cities, these people fre
quently have to move and then they lose their equitj'’. That is the way, of 
course, they started with housing in Britain. Again, as you go through the 
United States you are amazed that they have that system in a good many 
places; particularly in Philadelphia—you are amazed at the number of the 
single-family, privately-owned houses—they are in the most terrible condition 
that one could imagine, where the houses are not owned by one of these com
panies.

Q. Sure?—A. For this reason; first of all, they do not do it on a business 
basis, they did not put any money in year after year and it is very poor busi
ness. Further than that they are not subject to inspection, as by the accounting 
associations I mentioned. For instance, in my particular case, I naturally al
ways tried, because I thought it was much cheaper, to keep up the maintenance. 
But, for one reason or other one of my developments was not in very good shape, 
and when the inspector came to see it the inspector said immediately you must 
do something about it; he forced me to do it, you see. So, as a rule I am not 
Very much in favour of the development of individual housing, family houses;

96207—3
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in fact, there was a government committee in England which reported to the 
English government with proposals as to how they could buy these houses back.

Q. A very great many of these houses in England are owned by individuals, 
aren’t they?—A. Yes.

Q. About half, or more?—A. Yes.

By Mr. Stanley:
Q. Mr. Kahn, do you think there is much of virtue in the psychological 

effect, or any other merit in having a large group of citizens belonging to a 
co-operative?—A- Yes, there is no doubt about it; I will tell you why, because 
there is a kind of community life.

Q. That is the point?—A. There, of course, I do not want to cover all these 
points, I do not want to take too much of your time ; but it goes without saying 
that a co-operative as a rule develops more community life than individual 
houses managed by a city- Take, for instance, 200 or 300 people get together 
and start one of these co-operatives. They usually manage it Very very 
efficiently, and if you succeed in getting the right spirit you have practically no 
overhead expense because they all take care of that. We have had hundreds 
of them do that.

Q. What would be your argument against the whole community doing 
that; take, for instance, Birmingham, and turn the management over to what 
you suggested—a commission, or some organization apart from city hall?—A- 
Well, if I understand you correctly you mean you would do it, for instance, in 
Birmingham; put it under a special corporation. There would be no objection 
at all. In fact, I did it with a company I was responsible for which was as I 
mentioned a corporation of some 15,000 homes in one city. The shares belonged 
to the city but it was independently operated. We were absolutely indepen
dent from city hall. They had their people on the board, but the management 
was independent.

By the Chairman:
Q. But, the money was city money?—A. To the extent of 90 per cent of 

the stock capital. These companies originally were a kind of foundation- 
Later on the foundation companies handed most of their shares over so that 90 
per cent of the shares belonged to the city.

By Mr. Gray:
Q. But these managers would be paid a salary?—A- Exactly.

By Mr. Stanley:
Q. You would also emphasize that administration should be quite apart 

from the city administration?—A. Yes; but here again I believe—I do not wain 
to be dogmatic—for instance in my city of Frankfurt outside of these limited 
dividend companies we had quite a number of co-operatives. What I noticed 
was this, I formed a kind of local committee of all these corporations—we ha< 
15,000 houses, other groups had say 50 to 2,000 each, being altogether 25,000 1,1 
the hands of co-operatives or limited dividend companies. We always cam6 
together and discussed the problems of management as so forth and so on, d° 
you see. There are different ways of doing it, but these limited dividend co®' 
panies I think are very good-

By Mr. Hanbury:
Q. You have referred several times to limited dividend companies; 

is a limited dividend company?—A. A limited dividend company—how do v°u 
call it in Canada?
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Mr. Cauchon : That is what it is.
The Witness: A limited dividend company is a company which is not sup

posed to make a profit but is entitled to a limited return ; that means to say, 
first of all, such a company is not entitled to pay more than four or five per 
cent in dividends.

Mr. Cauchon : It is five per cent in England, I think.
The Witness: Six per cent I think is too much. Then, they are not sup

posed to sell their houses on speculation; that is, they have to follow certain 
lines which guarantee a kind of co-operative spirit.

By Mr. H anbury:
Q. Supposing they put their houses up for rent and got a greater return 

than the amount of their limited dividend, what would they do with the sur
plus?—A. They would put it into the reserve.

Q. What would they eventually do with the reserve?—A. Now, I am com
ing to a very interesting point. It happened that these companies for which I 
was responsible made very high profits, not because the rents were too high 
but they were not able to redeem certificates very long—they were able to 
reduce the rents and also to build up a high reserve. Now, come to your ques
tion : First of all, it is always wise to write down as much on your property 
as possible ; and if your profit is a real profit then you eventually have a high 
actual cash reserve with which to redeem your debt. Now, I am coming to the 
most important point: I claim that a good managed housing scheme is able to 
refinance the whole business after a certain while. In other words, we have 
-been operating only a comparatively short time we are already in a position 
to build new houses out of our reserves, do you see.

Q. Yes?—A. In other words, I claim that if it is a good scheme, carried out 
in a conservative way, you are able to rebuild houses out of your own reserve ; 
and in the same way to cut down your rents.

Q. That is the answer then as to what you would do with your reserves. It 
does result in reduced rents?—A. In reduced rents and new houses.

Q. That is the ultimate end, isn’t it?—A. Yes; of course, we must keep both 
ends meeting.

By Mr. McIntosh:
Q. Do you say that a real housing scheme would finance and could finance 

itself indefinitely?—A. Yes, most distinctly; because, I will tell you why; you 
calculate a lifetime of 50 years—if you like, if the management is good and if 
maintenance is kept up—-and many of those houses last much longer because 
of that; even in America you find houses that are older than that.

Q. Will you include in that housing scheme rural as well as urban sections? 
—A. Of course I would. Of course, the rural problem is different from the 
Urban problem; but I do not think I would have too much rural. We have that 
’’Ural problem in our regulations, but we handle- it through a special companies 
for each county.

Q. It is different, but it is just as important?—A. Oh, yes; specially for a 
country like Canada.

By Mr. Stanley:
Q. Mr. Kahn, let me put the case where you form a cooperative association? 

—A. Yes.
Q. Or a small limited dividend company, however you wish to call it?— 

A. Yes.
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Q. The subscribers to the stock raised will be public spirited citizens who 
make contributions from a community spirit?—A. Partly, yes.

Q. Yes; but the large subscriptions will be made by such people. They form 
a volunteer board of directors, or administration; they get together with a great 
deal of enthusiasm on the start of the scheme and are apparently greatly 
interested in it; as time goes by that naturally wears off and where it is a 
small scheme it is left entirely to one or two executive officers; then the experi
ence we have had in the success is not as great from then on. What has been 
your experience, and how have you overcome that difficulty?—A. My answer is 
this : I purposely did not mention public-spirited citizens; I mentioned real 
estate people, I mentioned cities, I mentioned trade unions, I mentioned em- , 
ployees, and I mentioned tenants; but I did not mention public-spirited citizens-

Mr. Howden : It is much safer that way.
The Witness: I did not mention public-spirited citizens, because I did not 

want to impress you as being too much out of the world; but, to be serious, 
it is most interesting that some of the most marvelous schemes of the world were 
carried out by public spirited citizens, and a good many of them turned out to 
the utmost surprise as a very great success. 1 know of some cases that are very 
interesting. Now, if you speak to anybody in the United States about housing 
schemes, you will find that they know very little about them. I have found in 
the United States, to my surprise, some excellent schemes which were started 
by public spirited citizens who at the time did not expect any return, and they 
turned out to be a tremendous success.

Mr. McIntosh : Would those contributions be gifts?
The Witness : Usually they start this way: one of my seniors started out 

about forty years. He went around and saw wealthy people and said to them, 
“ Listen, the housing scheme is so terrible that I think we should start a demon
stration, put up a few thousand marks, but I cannot give you more than 4 or o 
per cent”; and it turned out to be quite a success. What happened in America 
was this—I do not want to go into the details—but I found that some of those 
developments in Washington, Cincinnati and Pittsburgh, were such a success 
that they are refinancing out of reserves. There is one in Washington ^ fÇr 
negroes which I refer to especially; they are building their houses out of then 
reserves. But of course, it is different in some cases: at times people get tired ox 
it and at other times they are very enthusiastic about it. In fact, I have always 
found that in housing there is the danger that you get too enthusiastic. The 
Roman emperor Nero and people of his type always became too enthusiastic 
about their schemes with the result that they cost too much money. Housing 
makes people a little bit crazy. I might give you one instance which you mig” 
find quite interesting ; I refer to a foundation in Pittsburgh called the Putl 
foundation. They have something like a million dollars and they have a very 
intelligent manager of the foundation, and he felt that he would like t 
go into housing. He did not expect more than 6 or 7 per cent. He considéré ^ 
•it a safe investment, and at the same time he wanted it to appear as a demo' 
stration. I a in pretty sure that he makes too much money. He is feeling Ç 1 
depression now and I think his wealth is going down. This particular foundat'0 
is called Chatham Village, he told me that he is going to put another mill’0 
dollars in it because it has turned out to be quite a success.

By Mr. Hanbury: ^
Q. You referred to limited dividend companies. Now, do you advoc ^ 

limited or unlimited dividends?—A. Limited dividends. I will tell you vddf 
am in favour of them: I do not think that any government has the right to 
an enterprise which is unlimited in its profits. The people xvould never un 
stand it.
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Q. Have you enough knowledge of Canada to suggest what limitation 
should be placed on dividends in Canada?—A. I am rather reluctant about it, 
but I should say somewhere around 5 per cent.

Q. There are one or two other points I would like to have cleared up here. 
With regard to these general housing schemes, what provision is made to 
require the property to be properly maintained?—A. You mean what per
centage?

Q. No. I do not refer to percentage. I refer to the requirements. Does the 
tenant have to maintain his property or does the housing company do that? 
—A. I am going to give you the answer. I forgot one important point, and 
it is this: one has to realize that low cost housing is no field for strictly private 
enterprise. It is a field for something in between. But it never paid, and it 
cannot pay. The reason is that it is always difficult to house poor people. It 
is so difficult to know thirty or forty years beforehand what is going to happen 
in the future. I spoke to some economists who are ardent admirers of the 
capitalist system, and they have said that low cost housing is a special field. 
There is one point of compromise between real estate and low cost housing, 
and low cost housing should be left to those in some semi-official capacity, or 
limited dividend companies, because it is not a field for private enterprise. 
That is an old experience of many years standing.

Now, I will come back to your question with respect to repairs. That 
again is a question of calculations. There are two different systems. It is a 
question of tabulation. As a rule you do the repairing, but in some cases you 
leave some minor repairs up to a certain amount to the tenant. Again this is 
a question of management, and I should say that I would come to some system 
where I would induce the tenant to do as much as possible because, to a cer
tain extent, he does the work more cheaply, and gives him lower rent; but, 
of course, we must not go too far in that direction, otherwise he might spoil your 
whole building.

Q. There is one other point that is concerning me, and that is the basis for 
loaning money on account of the fluctuation and the cost of construction. You 
must have some stable basis for loaning money for houses because prices do vary 
------A. Exactly.

Q. Could you give us any explanation of that?—A. I think the best one is 
this, that one should avoid building in times of a boom. If you study the 
business cycles you will find that as soon as a boom gets started housing stops. 
I think it is wise, because in time of booms money is high, wages are high and 
materials are high ; and the most efficient way of handling the situation in a 
business cycle is this, that housing should start right in a depression and should 
continue to the end of the depression. That is a natural course of events. One 
reasbn why the United States collapsed in 1929 was the fact that they were 
going on with building throughout those times. That certainly was one reason.

Q. Do you suggest that through government assistance or by withdrawing 
government assistance to housing that you would handle the situation of money 
being invested in high values during boom periods?—A. If possible the govern
ment should regulate the market. And I am afraid that that need is so pressing 
that you cannot follow this through. That was the problem with us. We fully 
Realized that we were acting against that rule, especially on the continent ; we 
july realized that we were building in times of the boom, but looking backward 
t think that if we had been a little wiser our depression would not have been 
s° bad. It is difficult to build in high markets.

Q. With regard to housing construction programs, is the work usually 
boric bv building construction contractors?—A. Yes. As a rule there are two 
mays. Of course, if the company is a big one they can do it. As regards 
contractors, I have always looked at the matter in this way that if they can do 
die work it has turned out to be very good—I asked for a guarantee of three 
years.

96207—4
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Q. Stable prices for three years?—A. "No. I asked for a guarantee that 
they should be liable for any repairs during the first three years. Of course, I 
do not know how the standard of building is in this country. It is rather good 
in most of the continental countries ; it is not so good in America. Of course, 
that turned out to be an enormous success, because they are building in the 
proper way, and because repairs are one of the principal items in the calculation.

Q. The point I had in mind had to do with the regulation of profits to the 
contractor during the construction. Is there any attempt made to regulate the 
amount of profit that the contractor makes?—A. I will tell you how we did it- 
When we were building much depended upon whether there was competition, and 
we opened competition to all contractors. If we found that a ring existed in 
any of the cities we opened up the contracts to contractors outside of the city 
also. It might turn out that there is a great danger if there is a building boom 
and there are rings. In some places we went further—-we took an interest in 
some brickyards—we had our own brickyards to control the supplies, because 
we found that the ring was too dangerous.

Q. All you tried to do was to see that you had real competition?—A. Yes. 
On the other hand, I do not remember whether you were present when your 
Prime Minister spoke in Montreal, but I was present, and he thought that the 
contractors should make a certain profit. We found that out also, and if wr 
decided that the contractor positively could not make money—if we thought 
he would lose money—he did not get the contract because we saw it was 
dangerous for the contractor and for us also. We had our own calculations, 
and unless the contractor was a big one we did not give him the contract because 
we felt he could not handle it.

Q. Could you suggest an economical number of houses which could be 
built most cheaply in large numbers?

Mr. Cauchon : To get the benefit of mass production.
The Witness: Yes, to get the benefit of mass production. The rule is that 

if you have the advantage of all the new machinery you would not build less 
than two hundred. By the way, the management is better too. You can 
manage a bigger development easier than a small one. Your overhead expenses 
with the big administration arc much smaller than with a small one.

By Mr. Hanbury:
Q. What would be the smallest number of houses that a company could 

economically manage and look after?—A. Again it depends upon whether y°^ 
have the co-operative system or one of those limited dividend companies. * 
should say a limited dividend company should not have less than five hundred 
nor more; but, of course, at the beginning, as with a factory, you might^staj' 
with less because you have the problem of choosing your tenants. As a* rule 
I found out that there was an advantage in spreading the risks. Housing varied 
types of people is always very useful. We always thought it would not be 
good to have all the development in one place. Take, for instance, Ottawa- 
You would have north, south, east and west to the outskirts and have diffère^ 
types. In some places one type of people cannot afford to pay. Then again 
feel strongly—I think I mentioned it before but I will repeat it—-one shou 
realize that nowadays the size of a family is decreasing very rapidly. I thinv 
I mentioned this morning that neglect to realize this fact cost England billion^ 
they did not realize that the size of the families is so small. That is very 
important, because when you come to practical housing you will always nn 
this question which has to be answered : how can these people pay the re» • 
If your units are small those people need only a small unit and it costs *c 
money. Then again you have more money for those with children, and V 
might give them a cheap mortgage. It is very interesting, but it is very danger0 
to speak about average families, because there is nothing in the world like
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average. Average is a theory. If you have ten families, nine with one child 
and one with ten children, you have altogether 19 children and the average is 
1-9, which is nonsense. You have to build nine units for one child and one 
for ten. I mean to say that is very important, and one must realize and under
stand that. Your Canadian statistics are very good in that respect. One must 
realize we have to build more than the average there.

By Mr. Stanley:
Q. I am a little interested in those co-operatives.—A. I am very glad of

that.
Q. Suppose we have a small co-operative group in the community?—A.

Yes.
Q. That starts construction work. Now, Mr. Hanbury was speaking about 

real competition, and you take in a board of directors of publicly spirited men 
and real estate men and some of those others, are you sure you are not going 
to get too much of, “ You scratch my back, and I will scratch yours”?—A. No, 
I am not. That is the point. You have to discriminate between those co-opera
tive companies and limited dividend companies. I told you the members of 
the co-operative are future tenants, small people, you see. They are not 
business men. Now, for instance we never would have given a penny to a 
co-operative unless that co-operative was a member of one of those associations, 
an accounting association, and they know more about it—they can’t be fooled.

Q. Apply it to a limited dividend company.—A. If you have somebody in 
as a contractor—first of all, according to our law I do not think that any con
tractor could be a member of that board. That has to be kept in mind; any
how there are all kinds of possibilities and I think unless you have a very 
strong system of supervision you are bound to have any amount of monkey 
business ; there is no doubt about it.

Q. I presume your recommendation is that the incorporation of such 
limited dividend companies would have to incorporate in its charter such 
restrictions that would overcome those possibilities?—A. You have to try; 
there is no doubt about that. Take those countries who really have a fine 
record in housing, like Germany. There is no doubt about it that there will 
be in any of those countries all kinds of funny work. You must realize we 
are all human beings. What you have to do is to try to minimize it; keep 
it down as much as possible ; be realistic. You cannot expect, if you are really 
going to put up 80,000 new homes in Canada that you won’t be fooled in one 
way or another. There is no doubt about it. I can give you one story where 
for some time we gave a second mortgage—the mortgage was given by the 
government, and I asked a certain man, “How is it in your city; how much 
did you' give to that man, what per cent of your assessment?” His answer 
was, “ Up to 120 per cent if he is a cousin of the mayor.” Of course there is 
no doubt about the fact that you have to watch it; you have to keep it down, 
that is all.

Q. May I ask you this question : speaking of your co-operatives in Ger
many, I inferred that thev are composed of a very large group of small tenants? 
—A. Yes.

Q. The co-operative as a whole owns all the buildings?—A. Yes, exactly.
Q. And rents them?—A. Yes.
Q. Does a tenant necessarily have to be a member of the co-operative? 

—A. Yes.
Q. Before he can rent?—A. Yes; but as a rule those co-operatives turn 

out to be very successful. They are really run on a marvellous spirit.
Mr. Howden : It works pretty well. The Medical Arts building in Winni

peg is a co-operative building.
Mr. Stanley: Yes they do.

96207—4J
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By Mr. Stanley:
Q. I should like to ask you one other thing, if I am not taking too much 

time?—A. I have time.
Q. Mr. Kahn, in regard to the question of repairing good buildings-------

A. Yes?
Q. Buildings that are constructed to-day but which are rapidly depreciat

ing, deteriorating in value?—A. Yes.
Q. There should be something done to assist in putting them in better 

repair and overcoming a great deal of the difficulties which we have?—A. 
Yes.

Q. You have not dealt with that question?—A. No, I did not, but I have 
found that all over the world. A system has been found now of giving them 
cheap money. They do it now in America. I think you have a report here 
in your papers of how the federal housing administration does it.

The Chairman : It has not been filed.
The Witness: You will find it in this report. That is the way they do 

it, for instance, in Germany, because they realize they are losing national 
wealth if they allow those houses to run down, and in some countries—I do 
not know how it is in Canada—it is quite a danger, because all those houses 
have run down in consequence of the depression, and people cannot afford to 
pay for those repairs. The United States government is very efficient in this 
way. They encourage the people to take cheap mortgages, and in Germany 
they do it too, and it was quite a success.

The Chairman: The subject of repairs is quite important; it comes within 
our reference.

The Witness: Yes. I do not feel that I am an expert on the subject, but 
of course I have followed it. I think you have to deal with that subject.

By Mr. Stanley:
Q. In your co-operative organizations in Germany— —A. Yes?
Q. Or elsewhere, do they deal with that in any way?—A. Well, I will tell 

you this: in so far as the co-operative system is concerned, you have to dis
criminate. Those repairs apply more to the old real estate, the private enter
prise. This has to be dealt with separately ; but if it comes to repairs on our 
low cost houses, which I might call the post-war housing, the low cost housing 
which I mentioned this morning, then those co-operatives, those limited dividend 
companies, whoever wants to have cheap money, is bound to do it. He is con
trolled by those inspectors; unless he spends so much on his repairs he won’t 
enjoy the privileges of the government, you see. I mean to say, the inspector 
goes through their property and through their books and through their manage
ment. He looks at their houses, and says, “How can you pay dividend of 5 Per 
cent and your house in such a bad condition as this? If you do not get your 
house in good repair, then the government won’t give you any more subsidy-

Q. We have a large problem in the city of Montreal, with which 1 think 
you may be familiar. Mr. Rinfret can tell you better than I can about the 
small proprietors?—A. Yes.

Q. As far as I can see from the evidence that has been given, there is 
a real problem in what should be done to assist in bringing those houses back 
to standard. Their proprietors are not in a position financially to bring them 
up to standard?—A. Well, I think you should study the American Housing 
Act of 1934. I think they offer more cheap money to those individual house 
owners as you have in Montreal—by the way, I do hope that these people 
are going to be in a better position in a short time. If I should be right tha 
there is an actual need of housing then they will be able to collect their ren 
and be in a better financial position.
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Hon. Mr. Rinfret: I may say that was the question that I was rather 
interested in. We always have to consider in any recommendation that we 
make, if it is followed by practical action, the reaction on the public. In 
Montreal all these building schemes have been opposed by groups of small 
proprietors who are afraid that it would create competition for their property, 
and I think we have to take that into consideration. You have been rather 
advocating the building of houses in the outskirts, but we cannot overlook the 
fact that a strong opposition to any proposition might defeat it, even though it 
is a good one.

The Witness: May I give you an answer? You are undoubtedly right, 
and you are going to have lots of opposition from those services, and I think 
it is up to the responsible parties to see—the real estate people—that there is 
no actual danger, and I am quite sure about it on this basis, if I am right and I 
am sure I am right, I repeat what I said before, there is going to be such 
a need of housing that there won’t be any problem in so far as vacancies 
are concerned, the problem will be how to house hundreds of thousands of 
young couples. You can figure it out. I had a discussion with your statistician 
on it, and the number of families is going to increase so rapidly, in my opinion, 
that you are going to be faced in Montreal and in other places with such 
a shortage of houses that the problem is going to be where to put them. And 
these proprietaires, as you call them in Montreal, are going to rent their 
houses for many many years to come. But of course, a certain amount of 
competition is sound. They might be forced to put their houses in a proper 
condition. Those conditions are going to change the number of vacancies very 
soon. I have given the statistics on Montreal and, little as I know about it, 
if you compare the conditions in 1935 with 1934 you will find that the number 
of vacancies is very small, compared with last year.

Mr. Catjchon : About half.
Hon. Mr. Rinfret: That is due to overcrowding.
The Witness: That is due to overcrowding.
Hon. Mr. Rinfret: I say it has been due to overcrowding.
The Witness : Yes; but this overcrowding is going to be critical, because 

the number of families is increasing very quickly. This is a very interesting 
point. Very few people realize that the number of families increases at a 
much greater rate than the population, because each family is getting smaller. 
That is very evident in countries where the population is stationary. The 
number of families is increasing very rapidly, consequently the need of houses 
is very great. In a country like Canada where the population is increasing 
the number of families is increasing in a very very rapid way. You can follow 
that with the figures you have here. It is very interesting.

By Mr. Stanley:
Q. As you pointed out this morning, if normal times begin to come back, 

the marriages will increase?—A. In fact they increase before that. I will tell 
you why. The figures are not out yet for 1934. But in 1934, especially in the 
last months of 1934, the number of marriages increased very rapidly, because 
they don't want to wait any longer, after a certain time, even if conditions 
are not so good.

The Chairman : Does anyone wish to ask Mr. Kahn any questions?

By Mr. IIanbury:
Q. There is one question which is quite apart from our reference but upon 

which Mr. Kahn might perhaps give a little information. We are going to 
build homes for these people; at least, that is our purpose. Is there any place
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in Europe where the people are assisted in acquiring furniture after they have 
a home?—A. Now that, of course, is a most interesting and most dangerous 
problem. We, having been very radical on that point, started our own furniture 
department. We financed it through the city, to encourage the people to buy 
it and buy it cheap. First of all, that raises the opposition of the trade. It is 
very interesting. If you are coming out with the most modern and most effici
ent new homes, and still stick to the old fashioned large furniture, that of course 
spoils the whole business. In fact, what we did was this : In our rent department 
where were rent—what do you call it, rent department?

Mr. Cauchon : Yes.
The Witness: In our rent department, everybody who asks for a home or 

unit had to pass our advisory architect. But as a rule, people either buy too 
much or too little furniture. I think they would be much happier if they did not 
have as much.

Hon. Mr. Rinfret: Perhaps I did not understand the question properly. 
I do not think it is a question of where to put the furniture that these people 
have, but rather how to assist them to buy furniture.

Mr. Hanbury : That is it.
The Witness: Well, I will tell you, and I will give you an anecdote too. 

I had a young workman, a most intelligent young man come to me. He had been 
out of work for many years. I. took him in to our housing committee and he 
got a very nice little apartment. He said, “Now, Mr. Kahn, could you not 
lend me some money to buy furniture with?” I said first of all, “Well, I do not 
think it is a very good thing to borrow money ; but I am quite willing to give 
you some of my own furniture.” What happened was this, he got it from some 
friends. His apartment looked much better than any of the other ones, because 
he had very little furniture in it. I think that is much sounder.

By the Chairman:
Q. I would like to ask some questions. Can you tell me how many countries 

have a housing policy?—A. Well, practically speaking, at least all European 
countries, starting with England and Germany, and going down to Jugo-Slavia 
and all those countries; practically all of them. In fact, to repeat it, the situa
tion was so difficult that every country, whether it was bolshevistic or conserva
tive, had to start a housing policy. There is practically no country in Europe, 
without any exception, which has no housing policy.

By Mr. McIntosh:
Q. You would say that the sweep in housing policy is practically univer

sal?—A. It certainly is.

By the Chairman:
Q. Mexico certainly has one.—A. Mexico has. Mexico has very funny 

ideas on it. As I understand it, they have the very funny idea of advancing 
money without interest, which I think is going to turn out to be a failure.

Q. Have any of the South American countries a housing policy?—A. I 8111 
not quite sure, but I think so. I think Argentina has, but I am not quite sure

ty. I have another problem here. We have been working on this Bruce 
report, and on page 61 of this Bruce report, he figures the minimum house y°u 
can build for a family is $2,700.—A. Yes.

Q. He also figures, at page 56, that the rent they could poy is $10 to $1^' 
for a good many thousand families.—A. Yes.

Q. If we take for granted that $27 is the cheapest price for which you ca° 
build a house in Toronto—
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Mr. Cauchon : $2,700.
The Chairman: Yes, $2,700, I meant.
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By the Chairman:
Q. They figure that $2,700 is the cheapest price for which you can build 

a house in Toronto. That is more than a great many thousand families can 
afford to pay. On this, even with four per cent interest, they have to pay $238 
rent instead of $240?—A. Yes.

Q. And in fact, if you wipe out the total interest charge, it only gets down 
to about what they can pay. How can we finance, or how can houses of that 
kind be financed?—A. I am prepared for that question. He claimed that the 
limit is how much on page 56? What is the limit?

Q. $10 to $12.—A. If it is $10 to $12, that means $120 to $144?
Q. Yes.—A. Now if you will just look it up, there is $108; that will come 

to $130; and that of course would leave practically nothing for interest.
Q. Nothing for interest, no?—A. My answer is this: First of all, I think in 

housing it is very wise to doubt any figure ; that is, to start with. Would there 
not be a possiblity of building that house somewhat cheaper? That I do not 
know.

Q. In Professor Knobbs’ report he makes this statement, that it would cost 
$1,000 more to build a house in Canada, with equal facilities, than it does in 
England. In England it is about $1,700?—A. I am afraid he is right.

By Mr. Stanley:
Q. He emphasized the fact that houses in Canada must be of a different 

type?—A. They certainly must be. Even if you live in that mild English 
climate, it is no pleasure, to spend the winter in those cottages. It is horrid if 
you are not accustomed to it; and the structure is not always first-class. I am 
afraid that Mr. Knobbs is right. But of course I do not know, for instance, what 
he put in for land. I do not know the details. For instance, if they could, 
in a place like Montreal, put up that land at one per cent, that of course makes 
the problem different.

By Mr. Hanbury:
Q. You mean to amortize it on a one per cent basis?—A. I beg your pardon.
Q. Why did you say at one per cent?—A. Well, my idea is this: I wonder 

whether it would not be possible for a city like Montreal or Toronto, having in 
toind the land which they cannot use at all, to offer to these limited dividend 
companies the land, whatever it is, at cost price, and just ask for one per cent 
toterest on it. That might be an idea, because they cannot, according to 
the law, put it in below cost.

By Mr. Stanley:
Q. But Mr. Kahn, this calculation here is on the basis of constructing down 

town?—A. Yes.
Q. So that people may live down there, rather than its being done as you 

8Peak of.
The Chairman : He puts his price at $30 per foot; the size of his dwelling 

18 13-6 feet wide but he does not say how wide his land is.
Mr. Cauchon : I think he gives the figure of $175 for land.
Mr. White: He says that the land was 13-6 by 27 feet.
The Witness: I am not through yet. I wonder whether it would not be 

Possible to bring some of the other items down somewhat.
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By the Chairman:
Q. Take it that we cannot bring them down?—A. All right.
Q. Take those figures for granted ; how could we finance it?—A. Well, 1 

certainly will follow the Chairman’s advice, but as a matter of principle I would 
not accept anything. The second answer is this, that I find that if people get 
one of these nice new houses, they are willing to pay a higher percentage of their 
income than they would for old houses. This again is to a certain extent an 
answer to your question. I found—and I think you should bring it home to the 
real estate people, the proprietors and so on—that we practically have little 
competition between old houses and new ones; because in new ones they had to 
charge somewhat higher rents and the public was willing to pay them. That is 
to a°certain extent an answer to your question. The public—the individual 
tenant, the individual workman, had to make up his mind whether he would 
prefer a nice, modern shelter and spend less money for other items, or spend 
less money for his shelter and live in one of those old houses ; and practically 
speaking, where people have some choice, you always find both classes.

Q. I think he says in his report also that these houses that at present rent 
for $12 are not fit to live in—just quoting from memory. If they are not fit to 
live in, what are you going to do? You can’t let them go into those?—A. Well, 
here again I do not want to doubt the Toronto report, because I had not the 
privilege of seeing Toronto; but here again I do not accept everything that is m 
a report.

Q. But suppose that it is right?—A. Well, here again, that would be 
absolutely new for me, to find that everything people tell you about housing is 
true. As a rule, about 50 per cent is not. Of course, I am afraid that they have 
to go on with those houses for some time, anyhow. If I am right, and the need 
is so great as I expect, we have to wait for ten or twelve years before clearing 
those old houses. But anyhow, I am afraid that people are going to live in some 
places—if we really are going to face that amazing shortage of housing which 1 
expect, I am afraid that people are going to live in some other quarters. ln 
fact, what has always happened in a time of that amazing need is that they 
just build their own little shacks without any amenities, sanitary accommo
dation or anything like that.

Q. Under the new law in England, they will not allow them to live in place» 
of that kind?—A. Who is not going to allow them? In Canada people can’t live 
in the open air.

Q. In the report, the state is responsible for the housing of its people-y 
A. Exactly. But it would not be a practical policy. For instance, I think 
England is entitled to come out with this legislation which I think is going 
be legislation which all of us will aim at; but only in England did they do 1 
after fifteen years of most active building. I do not think that any country whic 
just starts with housing, as the United States or Canada, could come out wiW 
legislation saying that it is impossible to allow such and such houses. That i 
certainly the aim of everybody who wants to house the people in a proper way) 
but you cannot do it in Canada in 1935. You may do it in Canada in 1945. -
the English legislation you will find one or two paragraphs saying that in som 
cases they have to wait for a few years.

Q. But we cannot even get our start. How are we even going to start•'U 
A. My answer is this—I am not through yet—that it might be impossible th 
you have to house at the beginning, a somewhat different class of your popm^ 
tion; that means to say the skilled labourer or the white collar man and so 0° 
people who really can pay. Of course, going to page 61 and accepting tho 
figures—first of all, I think one can bring those figures down by reducing, 
instance, the rate of interest from six per cent to four per cent or three per ce 
That would be a difference of how much—$29. That would bring the ren
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$209. I do not doubt that in times of depression there is any amount of people 
of the lower-income class who can pay as much as that. Take for instance an 
allowance of 20 per cent. I think a good many people in Canada would be 
prepared to pay up to 20 per cent of their income for rent, That would not be 
too much.

Mr. Hanbury : That is a figure we have had given to us on more than one 
occasion.

The Witness : I am quite sure it would be possible. In some cases people 
would go as high as 25 per cent; but take 20 per cent, which is not outrageous ; 
that means an income of $1,000. Now, if you start with these people that would 
be a beginning, you see. And then again, now mind this, that of course would 
mean that some of these people are leaving their own homes, leaving their 
cheaper homes, leaving them for another class. So, I do not think it is wise 
to start with the lower classes. You can’t collect the rents and you put these 
people in a difficult position. So, if you would start, take the building of the 
house of the $2,000 type mentioned in the Toronto report. It would be cheaper 
in other places I imagine.

By the Chairman:
Q. Mr. Kahn, they could collect the rents from those who were on relief, 

because the government pays from $12 to $15 a month in most of the cities. 
Actually you have so many people on relief that you could collect rents, unless 
they change their whole system of relief?—A. My answer is this: First of all, 
I would not house any of these unemployed. I would not do it; and I feel very 
strongly on that, and I am not alone in that position. However, Miss Samuel 
who was my colleague and who had very great experience in England wants the 
Americans to start with the housing of the unemployed. I would not do it. But, 
you never can guarantee that your tenant will not be unemployed by to-morrow. 
Now, this again touches a point which I did not mention at all, and that is this; 
we all felt very strongly, both the English experts and myself, that it is very dan
gerous to go into low cost housing without having the social insurance problem 
settled ; because, we found that it is essential in avoiding heavy losses to come to 
some understanding between these limited dividend companies and the social 
insurance authority—in paying the dole very often they pay the rent direct to 
the company. In fact, what I want to say is that I am rather doubtful of its 
being possible to solve low cost housing without social insurance.

Q. The point I want to press is this: Mr. Nobbs in his report for the 
island of Montreal states that it was revealed that just one-third of the total 
population of the area under consideration in his report were wage earners 
whose annual incomes ranged from $1,250 to $550 in normal times—and that 
is not the present time. And of these a substantial majority earn below $750 
a year. How can we house these people?—A. My answer is this: I would 
start with those people between $1,250 and $1,000. If you take care of all 
earning from $1,000 up you may well be proud. As I put it before, you can’t 
house these people. Take, for instance, an income of $1,000; most of these 
people have $1,000 or more in normal times, and if they paid 20 per cent of 
their income—and they are willing to pay that much at least—they would 
be paying $200 in rent. Now, I do not think it is a very difficult question to 
bring that $238 about which we were speaking down to $200. You see, we 
have to realize that we have a problem to solve. You want to house these 
people with incomes of $700, $800, and $900. I would not do it right away ; 
because, you can’t do it—you can’t build so many houses within a year or 
two; if you were to try to you would have a most amazing rise in prices to 
start with. You might begin with the classes earning between $1,000 and 
$1,200 or $1,400; and later on you would come to the $700 a year group, who
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virtually don’t make anything, then you have to come to a special arrange
ment under which the government would give money perhaps without interest. 
In any case it is not very great, the percentage of the population involved 
is very small. In other words, I repeat what I said this morning, that after 
a certain amount of experience in housing if you develop an efficient mortgage 
bank system the bulk of the population can be housed without any govern
ment subsidy. There is always a certain percentage outside of that.

By Mr. McIntosh:
Q. What percentage would you say?—A. I should have to think it over, 

it would be very small.
Q. That would be the submerged part of the population, financially speak

ing?—A. Yes. I think you have to house them some way or other; otherwise, 
there is great danger in it; you would save also in not having to spend so much 
for police protection and so on, do you see. We have to house them some
where; but that is not a problem for 1935, that is a problem for 1942.

Q. Meanwhile, until we solve that problem, what about these people; 
they will have to live in hovels?—A. That reminds me of a little village near 
my home city. They came to one of these mortgage banks, or rather it was a 
co-operative mortgage bank, and asked for money because they wanted to 
build a water system, they were without one. The mortgage bank people 
asked them, how old is your village. The reply was, well it was built under 
Charles the Great in 800, about 1,100 years ago. They said, well don’t you 
think you could wait another two or three years?

Q. Time was an important element in the contract there?—A. Apparently. 
But don’t forget this, you can’t build any amount of homes in Canada in a 
year; that would be too dangerous, because it would create a very dangerous 
boom—it would mean 400,000 houses in 5 years—that is just a part of your 
housing and re-housing problem. I think, as is indicated in one of these reports, 
that housing is a problem of many many years. You can’t do it all at once; 
while you can’t say because you can’t handle the whole problem you can’t 
touch it at all. Rather, let us start with the most difficult part of the problem-

By the Chairman:
Q. I do not think we can ignore this: It says here (at page 33 of the 

evidence—Mr. Nobbs)—
4. The four sections that follow contain much information derived 

from statistical and expert sources and constitute what may be called 
a social survey of the problem. It is revealed that just one-third of the 
total population of the area under consideration are wage earners whose 
annual incomes range from $1,250 to $550 in normal times. Of this a 
substantial majority earn below $750 a year.

—A. How much?
Q. $750 a year. At least one-fifth of the people of Montreal are wage- 

earners with incomes of less than $750 a year. This is a very pressing problem 
in the city of Montreal—is it not, Mr. Rinfret?

Hon. Mr. Rinfret: That is right.

By the Chairman:
Q. It is a thing "that almost must be faced; how can we face it?—A- 

think we should discuss it in a few years.
Q. What are they going to do in the meantime?—A. Realizing that the1 

is no way of providing free housing, let us adopt these figures—it is out of to
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question to house one-third of the population, even if you got the money for 
nothing. You positively can’t do it; you haven’t got the material, you haven’t 
got the bricklayers, and so on. You have to do it slowly.

Q. Excuse me for interrupting you; what we want is a policy ; we have 
got to make a start, how are we going to make that start?—A. My answer is 
this: that there are too many people who belong to the poorer classes who are 
willing and able to pay $200 a year rent. Start housing these people. Start 
m housing these people, and come to the other problem later on. Besides that 
I doubt—I always wondered why so few people in the world died of starvation; 
1 find out that the reason is because statistics are wrong. I doubt most of the 
statistics, so far as these things are concerned. For instance, suppose Toronto 
starts in with one of these average $2,700 houses of four rooms; I imagine that 
a good percentage of the population in Montreal or Toronto would be happy to 
be housed in one or two rooms. One has to be very elastic about it. We have 
to learn from the European mistakes. We started like that, with an average 
sized family, which we found does not exist at all. I am quite sure we can 
house a very high percentage; there are any amount of widows, and young people 
without children, and people who have no children yet, or people who will have 
no more children or none at all; but, they have to be housed. They can be 
housed in very small units that don’t cost very much money. Then you can do 
something extra for these others. At the same time I know you have over here 
a comparatively high percentage of families with many children, you can do 
something extra for them.

By Mr. Stanley:
Q. Mr. Kahn, supposing we take a realistic view ; here is a working man 

who earns $60 a month and he can pay $12 a month for rent?—A. Yes.
Q. He is not unemployed, but that is all he is earning or is likely to earn?— 

A. Yes.
Q. He has a family which will require a house of four rooms?—A. Yes.
Q. And under one of the schemes such a house is provided at a cost or 

rental of $15 a month ; is that difference of $3 to be absorbed by the state in 
jtiiy way? This morning you spoke as being in favour of contributing that to 
him, for the time being, until the enterprise could finance itself?—A. Yes.

Q. Well, would it be too great a burden on the community to take up 
that spread as an obligation?—A. My answer is this: I think your case is so 
characteristic, I am afraid it is too favourable; because, as the Chairman put 
A, this particular house or apartment would cost him more than $15, do you 
®ec. Take the example given in this report, it would cost him $18. That would 
be a difference of $6; somebody has to bridge the gap. My answer is this : 
After a certain while you must find a way that this man can be housed ; but I 
think it is better to do that later on. If I had to write the report I would 
Mention it; I would say that that problem is coming up, do you see. But that 
should not be the most pressing problem we have ; we will have to deal with 
A later on. I think you are right, but you can not start in with that man now. 
f do not think all your cities are going to agree to any length of time. There 

going to be a time when your cities can contribute. There is going to be a 
time when the local authorities will be willing and able to contribute to this 
problem; but to start now is impossible.

Q. I see your argument. Your argument is that the problem is so big that 
(mly a portion of it can be undertaken ; that the state in its assistance of the 
Capital required will have all it can undertake?—A. Yes.

Q. Without doing these other things?—A. I am afraid that if you are too 
a,nbitious and if you want to carry through all the problems now you will not 
a.ccomplish anything. I fully agree with your chairman that you have to men- 
tlon that problem, but you should leave it to a later stage, otherwise you will 
b°t get the money for anything.
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Mr. McIntosh: Just a policy of wait or procrastination until the proper 
time comes.

The Witness: Yes.

By Mr. Hanbury:
Q. The interpretation I place upon your remarks is this : that we can only 

build economically and soundly a certain number of houses in a certain given 
period and that if in building those houses in that period you are going to create 
competition with our houses now occupied it is not impossible that the rents will 
be reduced to a point where these people can afford to pay them?—A. As I said, 
it is very important. If you develop an efficient system the advantage will 
accrue not only to new housing but also to the old houses, because there is no 
reason why those mortgage companies which I have in mind—which we have 
all over Europe—should not give cheap mortgages to the old real estate people.

Q. As long as the security is settled?—A. In fact, it is a matter of taste- 
We find that our mortgage banks always prefer old cases to a certain extent, 
and that was the reason why we established governmental mortgage banks ; we 
found that the ordinary mortgage banks preferred to give money to those old 
properties. You bring home to your real estate people that if the governme», 
is developing an efficient mortgage bank system it will be to the advantage ° 
the old house owners indirectly because they will be able to compete with the 
new ones.

Q. If they loan to the existing homes at a lower rate of interest than they 
are at present obtaining they can in turn reduce their rent to the man who ls 
able to pay the higher rent?—A. Yes, that is shown here.

The Chairman : Mr. Cauchon would like to make a statement.
Mr. Cauchon : I would like to submit to the committee that I prepared a 

tentative statement last night of the carrying charges on a house such as 
have been considering. The estimates ran from my own estimate of $2,500 
living in Ottawa, $2.700 in Toronto Report, to that of Mr. Nobbs of $3,500 f° 
Montreal. I will take $3,000 as the mythical average. The carrying charge 
on that amount would be:—

Taxes, 75 per cent of valuation at 24 per cent (i.e.
$2,250 at 24 per cent)........................................... $ 56 25

Insurance, 15 cents per 100 x 24.......................... " ‘ 3 60
Administration, 5 per cent of rental, $15 x 12

$180 x 5 per cent...................................... (± low) 9 00
Repairs, 10 per cent.......................................... (± low) 18 00
Vacancies, 5 per cent....................................... (± ]ow) 9 00
Amortization, 50 years................................................... 60 00

T, . , $155 85
fental......................................... $180 00
Less............................................. 155 85

$24 15 for interest
Now, we have been considering a maximum rental for the poor man, 
two lowest classes in Mr. Nobbs’ report, 188,000 people—$180.

Mr. Hanbury : What is the rate of interest?
Mr. Cauchon : I have not come to that yet. If I take these carrying 

of $155.85 it may be less. I took it on a $3,000 house.
The Witness: A $2,700 house.

for the

charge5
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Mr. Cauchon : My own estimate was $2,500: for living in Toronto $2,700, 
and for living unit in Montreal, according to the report of Mr. Nobbs, $3,500. 
I took between $2,500 and $3,500 and arrived at $3,000. You can reduce it 
more or less. If you take $155.85 from $180, the $15 a month rental, that leaves 
you $24.15 to meet interest. That would seem to bring us to the conclusion that 
the money itself has to be donated by the government for the low priced houses.

The Witness : That would be below 1 per cent interest. This low cost 
housing is difficult; you have to study each item. Take the items of rents and 
taxes, it may be that for two or three years some privilege might be given in 
Regard to taxes. They did that in Europe for some time. Of course, a calculation 
m housing is a most difficult thing to make.

Mr. Cauchon: It would not be met even by government money at 2\ 
Per cent.

The Witness: No, less than 1 per cent.
Mr. Cauchon: That is a difficulty we have to face—a subsidy from the 

government in the shape of a very low interest rate for these two classes. In 
the Montreal report we are below $12.50.

The Chairman: Mr. Kahn’s answer is to build the higher priced ones first.
The Witness: Yes.

By Mr. Howden:
Q. I think I gathered from the remarks of Mr. Hanbury and the witness 

that the erection of these houses would reduce present rents, and I think it is 
Pretty well known that rents to-day are only about 50 per cent of what they 
Were five years ago, and they are not paying the interest and taxes on the 
Properties, so that it is hardly to be desired that we should reduce rents any 
further than they are to-day?—A. You could do it if you were giving the house 
pwner cheaper money. If that individual householder could get a mortgage 
3 per cent cheaper it would pay.

Q. Yes, but these houses are built and renting now for very much less than 
What it cost to build them and to pay the taxes and repairs on them—hundreds 
and thousands of them.

Mr. Stanley: That cannot go on.

By Mr. Howden:
Q. That is the situation in every city in Canada?—A. You must calculate 

this way, that if it is an old house and it is partly amortized already the owner 
cannot base his calculation on the old price. If I have a house and it is old I 
Dust realize that I cannot expect to have the value returned.

Q. A lot of these houses are not very old. The depression has forced the 
°Wner to take what he can get, and this not only applies to houses but it applies 

residential blocks all over?—A. Yes, I see it all over.
: . Q. Suites that used to demand $75 and $100 are now renting for $40, so it 

18 quite a problem.
. Mr. Gray: I agree with Dr. Howden. I do not see how you can hope for 
°Wer rents; our only hope is that the taxes, which are the main burden, will 

c°rne down.
The Chairman: There is not much prospect of that.
Mr. Gray: No, there is not.
Hon. Mr. Rinfret: You do not provide for failure to collect.
Mr. Cauchon: Vacancies, 5 per cent.
Hon. Mr. Rinfret: That would comprise both. I thought you meant by 

fancies that some of the houses would be vacant.
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Mr. Cauchon : The tenant who does not pay his rent is pretty vacant. I 
was covering both.

Hon. Mr. Rinfret: I might say that the paying of rents by municipal 
authorities has made the collection of rents in the lower class houses very diffi' 
cult. I think you were very cautious in providing for that.

Mr. Cauchon: I was. I considered that case in a very favourable light as 
to cost, because I put maintenance low, and I put the collection of rents low, and 
the other matter was repairs.

The Witness: The idea was to show that you put everything favourable-
Mr. Cauchon: I put my administration low, my repairs low and nay 

vacancies low, which covered unrented houses, unpaying houses at 5 per cent-
Hon. Mr. Rinfret: I am afraid you put it too low if you include the matter 

of rents.
By Mr. IIanbury:

Q. There is one question I would like to ask the witness before 
conclude. We have considered only government assistance for the purpose ot 
housing. We have recognized the necessity of new construction in Canada, 'jc 
recognize that. Is it not possible in your mind to meet the situation through the 
existing channels of private capital?—A. No. I am afraid it will not be- 
Experience all over the world shows that low cost housing requires such a 
narrow calculation that there is no interest for private capital to go into low cos 
housing. The consequence was that nowhere in the world did private capita 
go into low cost housing. What happened is this, that the poorer classes alxvay 
had to live in old houses which was very impracticable and inefficient. i°. 
cannot show anywhere in the world that private capital has gone into low cos 
housing, and I think private capital was right. You have to include in tna 
what I might call a kind of managed housing scheme. Then it might give 
return. But it never pays. Look at any place in the world—where are the 1° 
class houses? That class of people in London is placed in houses which a 
absolutely inefficient for them. If you really want to house people in 
economical way you must have some kind of government interference. IeT 
sonally, I believe that this government interference should be as slight as possibl •

Q. Would you suggest it should be restricted only to the homes of the lojve 
paid workers?—A. Yes. I am not quite sure that I understand your question-

Q. Whether government assistance should be restricted for the provisi° ^ 
of homes only to the lower paid people?—A. My answer is this, that the govcin^ 
ment is not entitled to pay subsidies to people above a certain income. That, 
course, means that if one starts housing based on a proper mortgage ba»^ 
system the government is entitled to give a subsidy to a certain percentage 
the newly erected buildings. For instance, we gave a mortgage out of a spec* 
tax on a 1 per cent basis to the lower class, but if we were housing other class 
it was 5 per cent. In other words, I do not think you are entitled to pay a su^ 
sidy out of the pockets of the taxpayer to people who are just heavy enough 
go into new houses when those people who are paying the taxes still have th 
own houses.

By Mr. Stanley : . e
Q. I would like to ask a question—I think I know the answer. When ^ 

state is going to subsidize there is always some danger naturally. I think 1 
is more danger in giving that subsidy in weekly or monthly allowances 
connection with rentals than there is in giving a subsidy to the initial cons 
tion—capital?—A. You mean to ask whether I prefer— . . a

Q. —a subsidy to capital for construction?—A. I am strongly again ^ 
capital subsidy because I think that is one of the greatest dangers. It costs
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much money, because I do hope that this subsidy which I have in mind will not 
be necessary after a certain time.

Q. This morning you stated that it was necessary in low cost houses for 
the government to absorb the loss temporarily, at least?—A. Yes. Did I under
stand you correctly to ask whether I preferred capital subsidy?

Q. That is what I would call capital subsidizing.—A. Yes, capital subsidy. 
For instance, if a building cost $2,700 the government should give 30 per cent.

Q. I do not mean that. Go back to your evidence to this morning?—A. Yes.
Q. The proposition is taken on and the tenant is not able to take up the 

whole thing because the company has to borrow at 5 per cent and you say later 
it may come down to 34 per cent.—A. Yes.

Q. In the meantime you are going to subsidize the company?—A. Yes.
Q. To absorb-------A. Yes, 2 per cent.
Q. Is that much safer than putting the subsidy the other way, subsidizing 

the tenant by way of a monthly contribution?—A. Well, it is. First of all it 
is much more complicated; it costs much more. You need much more clerical 
work because you have to deal with thousands and thousands; whereas if you 
work through a company you have to give only one cheque, you see. There is 
the difference. Then of course you are dealing with a company. The company 
is comparatively strong; you can control the company but you cannot control 
the tenant. I certainly would deal with the company. You must have the 
company in your hand. They should manage everything correctly; they should 
not misuse the money and should not misuse the tenants. You have to deal 
with the company.

The Chairman: There are two things I should like to take up before we 
adjourn. They will take only a moment or two.. The first one is in regard to 
witnesses.

Mr. Hanbury: Mr. Chairman, I wish to compliment you and, Mr. Kahn 
on his evidence to-day. He has given us a great deal of light on the subject 
in the evidence he has presented to us to-day and I hope when you are dealing 
with the question of fees you will be very generous.

The Chairman: I think we have reached the point where we shall not 
require very many more witnesses. The only one that I have a definite sugges
tion on coming before the committee and the one with whom I have had some 
correspondence is Mr. John Appleton, secretary of the Dominion Mortgage and 
Investment Association. They can give us quite a lot of information. I had 
Mr. Leonard call on me yesterday and he is going to let me know to-morrow if 
his company would like to appear before us. Do you think it necessary for us 
to have any more witnesses?

Mr. Hanbury: Mr. Chairman, I suggest we should hear from the mortgage 
and loan companies before we conclude.

Hon. Mr. Rinfret: That will cover the point.
Mr. Gray: I was speaking to Mr. Leonard some time ago and I under

stand they have some very valuable information that will be of great assistance 
to us.

The Chairman : I have asked them to come if they can give us anything.
Mr. McIntosh: When have you asked them to come?
The Chairman: I said next Tuesday.
Mr. McIntosh: Tuesday will be all right.
The Chairman: While I have a lot of applications, I don’t know anyone 

who can add anything to what we have had, except possibly Mr. Howard, who 
has had some experience in housing. I think he knows as much about housing 
as anyone present.
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Mr. Stanley : I think Mr. Heaps wants to say something on the Winnipeg 
proposition that was so successful.

The Chairman: I have a letter in regard to the cost of health in Canada 
and I have looked up our present expense as near as I can get it on relief in 
Canada. I also should like to get the cost of crime, if I can, because it is tied 
up with the reference. This will be filed in the form of a letter. I do not think 
I shall call any other witnesses except the mortgage and loan associations, if 
they will come, and then we shall hear Mr. Howard and Mr. Heaps. I think 
following the evidence on Tuesday we will make a preliminary report, not our 
conclusions, but try to write out the results of what the witnesses have given us, 
the preliminary part of our report, which will be submitted to the committee.

Mr. Stanley: Before these witnesses are heard?
The Chairman: I am not going to attempt to draw up any conclusions until 

we have had a talk and set out in a condensed form what the witnesses have 
given us as far as we can,—a sort of preliminary report.

Mr. McIntosh: The essence of what has been given us.
The Chairman: Yes.

The committee adjourned, Thursday, March 28th, until Tuesday, April 2nd, 
1935.
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MINUTES OF PROCEEDINGS

House of Commons, Room 429,

April 2, 1935.

The Special Committee on Housing, in accordance with notice issued, met 
this day at 10.30 o’clock, a.m. Mr. Ganong, the Chairman, presided.

The following members were present: Messieurs:—Bourgeois, Dorion, 
Elliott, Ganong, Gray, Hanbury, Heaps, Howard, Howden, Morand, McIntosh, 
Peck, Plunkett, Rinfret, Stanley, Sullivan and White (London)—17.

The Chairman announced that he had been in communication with repre
sentatives of the mortgage companies and who wish to appear before the Com
mittee. It was decided to hear them Thursday afternoon or Friday morning.

Mr. Gordon M. West, Acting President of the National Construction Coun
cil, Toronto, was recalled, examined and retired.

Mr. James Henry Craig, Chairman of the Finance Committee on Housing 
of the National Construction Council, Toronto, was recalled, examined and 
retired.

Mr. W. L. Somerville, Chairman of the Housing Committee of the National 
Construction Council, Toronto, was recalled, examined and retired.

Mr. I. Markus, Secretary of the National Construction Council, Toronto, 
briefly addressed the Committee.

Mr. Gray moved, seconded by Mr. Stanley, that the above named repre
sentatives of the National Construction Council be tendered a vote of thanks 
for the splendid evidence submitted by them. Motion adopted unanimously.

At the request of the Committee, Mr. Craig agreed to submit a mem
orandum on the rehabilitation of houses in the United States.

The Chairman stated that the Legislature of New Brunswick had passed 
a Housing Act, and that he would have a synopsis of it prepared for incor
poration in the minutes of evidence.

On account of their personal experience and knowledge the following mem
bers of the Committee were asked to address the Committee at a subsequent 
meeting:—Mr. Howard, M.P., Mr. White, M.P. and Mr. Heaps, M.P.

The Committee adjourned at 12.40 p.m. to meet again at the call of the 
Chair.

J. P. DOYLE,
Clerk of the Committee.

96387—li





MINUTES OF EVIDENCE

House of Commons, Room 429,

April 2, 1935.

The Special Committee on Housing met in Room 429, Tuesday, April 2, 
1935, Mr. A. D. Ganong, Chairman, presiding.

The Chairman : Gentlemen, we will come to order. Mr. Markus of the 
National Construction Council called me up by long distance telephone and 
told me that, since they were here before, they had been working hard getting 
out a new report and that they had a good deal of information which would be 
of value to us. He asked me if they could appear here again, so I told him they 
could come down on Tuesday. I also have had a telegram from the mortgage 
association. They want to appear before us on Thursday. They are coming 
down here to appear before the Banking and Commerce Committee and asked 
us to make arrangements so that we could hear them on Thursday. I rather 
think that we shall have to have them on Thursday afternoon, as I do not think 
the Banking and Commerce Committee have permission to sit in the afternoon 
or while the House is sitting.

Mr. Heaps : Could we not make it Friday, Mr. Chairman?
Mr. Stanley: Yes, and let them stay over.
The Chairman: We will see what we can do.
Mr. Stanley: You will never get a very satisfactory attendance at a com

mittee in the afternoon.
Mr. Heaps : There may be a division in the House on Thursday.
The Chairman : Mr. Chaplin was not in the House last night, and I have 

not seen him.
Hon. Mr. Rinfret: They might prefer to be heard on the same day.
The Chairman : They would prefer to be heard in the afternoon, so as not 

to be kept over. I will see Mr. Chaplin and find out what arrangements can 
be made.

Mr. Stanley : Mr. Chairman, would it not be bet ter if we asked them to 
stay over till Friday morning, and call a meeting on that day?

The Chairman : I will see Mr. Chaplin, and find out what arrangements 
they have made, what time they are going to meet.

Mr. West is leading the delegation and will speak first. The gentlemen 
were introduced before, so it is not necessary to introduce them again.

Gordon M. West recalled.

The Chairman: You need not bother to stand, Mr. WTest. Just sit down, 
if you like.

The Witness: Before I read the summary with which I introduce the 
remarks of our principal delegates, Mr. Craig and Mr. Sommerville, I would just 
say that this is all submitted subject to the same arrangement as. that upon 
which we submitted our last brief. We have not been able, owing to lack of 
time,.to get it confirmed by constituent bodies; but we have sent the last report 
out and have had no reactions other than favourable ones.
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By Hon. Mr. Rinfret:
Q. May I make this point quite clear before we get started : It is not 

intended to correct anything.—A. No.
Q. But merely to add to what has already been submitted.—A. Yes, that 

is so.
■ This is addenda to the brief submitted by the National Construction 

Council of Canada on March 12, 1935.
Following the suggestion so kindly made by your Chairman, this Council 

nowT presents for your consideration—
Mr. Heaps : Are we going to go through this this morning? I do not think 

we should go through it. I think it should be condensed.
The Chairman: We should have time to finish it this morning.
The Witness: I think so.
Mr. Heaps: The whole thing?
The Chairman: Yes. We will see as we go along.
The Witness: —certain further proposals incidental to the establishment 

of a federal housing policy, which we believe should be initiated for a five-year 
term.

These proposals are addressed to two distinct phases of the subject:—
(а) Rehabilitation of improved properties and new housing for other 

than the lowest bracket of wage earner. (Referred to under Subject No. 
1 and No. 2 later.)

(б) Slum clearance and lowest cost housing schemes. (Referred to 
under Subject No. 3 later.)

Works to be assisted under (a) are regarded as being the field of private 
enterprise, and we propose assistance for this field through mortgage insurance 
in two groups mentioned below (more fully described under Subjects No. 1 and 
No. 2 later), and which will be presented by Mr. Craig.

(1) For rehabilitation of improved property ; by the insurance of 
commercial banks, trust and loan companies, mortgage companies, etc., 
against losses which they may sustain as the result of loans made for the 
purpose of financing alterations, repairs, and improvements up to a loan 
aggregate of $20.000,000.

By Mr. Heaps:
Q. I would like to have you explain that a little more, if you would.—A- 

That is explained in detail later. I am endeavouring at the moment to give you 
the picture, so that when you get the detail you will know where to fit it in. Mr- 
Craig will give the details of that scheme.

Q. Is that $20,000,000 to be private funds or government funds?—A. Private 
funds.

(2) For the assistance of new housing units for home owners—that 1» 
against alterations and repairs; this is for new housing units—we propose 
assistance in the form of mortgage insurance involving the guarantee 
of suitable mortgages up to a mortgage total of $100,000,000.

Both of these mortgage insurance schemes are submitted as methods whic 
could be initiated without delay and are therefore, in our opinion, best suited to 
meet the immediate emergency. We have felt the lack of co-operation fror1? 
mortgage lending institutions in the preparation of our proposals, and suggest tha 
for the purpose of a permanent policy relative to new mortgages covered . 
Subject No. 2, a scheme similar to the British Building Society methods nug.^ 
be worked out in consultation with loan interests as previously suggested
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Appendix II of our brief presented to yonr committee on March 12, 1935, but we 
wish, however, to emphasize that any such scheme should be discussed with the 
National Construction Council of Canada before being adopted.

Works to be assisted under (b) are regarded as the field which is non- 
profitable for private enterprise and the one in which the state is justified in 
taking some financial responsibility if it is desired to have proper housing of 
this type provided.

This Council accepts a figure of 40,000 housing units as the number which 
should be aimed at over five years and believes that for budgetting purposes 
these should be assumed as costing $3,000 each. This involves an amount over a 
period of five years of $120,000,000.

We propose that the housing bureau should be empowered to extend mort
gage loans (or to make the raising of such loans possible by guarantee), up 
to this amount for units to be erected upon a rental basis through public 
utility housing corporations, etc., as per our previous presentation. This is 
further elaborated under Subject No. 3 later.

As all the amounts above mentioned are for a five year program, the yearly 
appropriations should be directed as thought fit.

In addition to the above we herewith submit further detailed suggestions as 
to housing regulations and minimum standards which might well be followed. 
These require the detailed consideration of any housing authority which may be 
set up, and should be forwarded to it.

It should be quite obvious that conditions, climatic, structural, financial and 
social, vary so much that it is inadvisable to include these regulations in federal 
legislation.

The workable alternative to detailed legislation is to set up the housing 
bureau under a strong direction, with wide discretionary powers, and this 
council respectfully suggests:—

That the Dominion government create a national housing bureau to 
function under the Minister of Health, which should direct, regulate, 
control and promote the assisted financing of housing; also that there 
be retained for the direction of such a bureau, an outstanding indivi
dual, thoroughly conversant and experienced with the assisted financing 
of housing who shall organize and direct the national housing bureau and 
its regional officers, with authority to select such staff personnel as may be 
required, commensurate with the encouragement of private enterprise 
rather than competition with it.

It is the feeling of this council that quicker and more successful operation of 
assisted housing schemes would be achieved by this method than by any other.

It has been my purpose, gentlemen, simply to summarize and head up the 
brief, referring to the details of these proposals which will be presented by 
Mr. Craig and Mr. Sommerville. I would be happy to answer any questions, 
but I think, perhaps, most of them may be answered by other members, as 
they have done most of the work and are more familiar with it. While I am per
fectly willing to answer any questions, I would suggest that it might be quicker 
to let them do it.

The Witness retired.

The Chairman : Then we will call on the next member of the delegation. 
Aho is he?

The Witness : Mr. Craig.
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James Henry Craig, re-called. He said:
Mr. Chairman and gentlemen, I think I will stand, if I may. You will 

notice that the document commencing on page 3 is headed Recommendations for 
the Financing of

1. Rehabilitation, Rural and Urban;
2. Construction of New Housing;
3. Slum Clearance and Housing for Low Income Groups.

The following is an outline of the necessary legislation for promoting the 
above program together with recommendations relating to the method of 
financing. We gathered, Mr. Chairman, when we were here over two weeks ago, 
that you would like from this organization some specific recommendations ; one 
member of the committee laid particular stress on the need for recommendations 
relating to rehabilitation, as up to that time no very definite or specific recom
mendations had been made. I may say that the committees have been work
ing almost constantly since that time to try to gather together what information 
we had available, in order to make a more specific recommendation to your 
committee, in view of the feeling that we sensed. The recommendations are 
divided into three parts; the first deals with the subject of rehabilitation; 
the second with mutual mortgage insurance to make funds available for the con
struction of new houses by private enterprise, and the third with slum clearance 
and housing.

By Mr. Heaps:
Q. Are you opposed to the government themselves or the municipalities 

themselves undertaking a scheme of housing?—A. No.
Q. You here refer specifically to private enterprise only.—A. Well, we 

also refer, as we come to it, to public utility corporations. In fact, we make 
some specific recommendations relating to the government or the municipality 
taking responsibility.

Subject 1—Rehabilitation

Section 1—Preamble: Following the recent appearance of members of this 
council before your committee, at which time the need for rehabilitation 
existing properties was stressed, wre have arrived at the conclusion that rehabili
tation of existing properties presents the most urgent phase of the housing 
problem. It is a recognized fact that all classes of real property, residential, 
commercial and industrial, have over the past several years been steadily 
depreciating. Due to the rigidity of fixed carrying charges, as against falling 
income from rents, etc., owners generally have been unable to finance ordinary 
and normal repairs upkeep. It is further recognized that there is in conse
quence a vast amount of such work now requiring immediate attention in order 
to preserve not only the physical condition of the property but also the equity 
of the mortgage. ,

Of greater importance, the people who normally would have been employed 
in making the repairs and replacements, through no fault of their own, have been 
out of work, are losing their morale and many have become indigents and a charg6 
upon the taxpayer. It is now imperative that the work be proceeded with on a 
adequate scale in order that a greater number of those people may find profitai* 
employment. .

It is recognized that even the provision of money at a relatively low interes 
rate will not prove a sufficient inducement to many owners of property to pla°e 
them in good repair, and that in order to ensure an adequate rehabilitation 
program, the owner whose equity has almost vanished with falling prices mu?. 
be assured of some relief in his burden of carrying charges, if he is to borrow 1 
order to pay for needed replacements.
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Q. May I ask a question of the witness at this point. He talks about the 
burden of carrying charges on the property, costs of repairs and so on. Have 
you any idea of the value of the materials that go into that?—A. The volume of 
materials?

The Chairman : The value of materials.
Mr. Howard : Twenty per cent for materials.
The Witness : We discussed that when we were here a few weeks ago.

By Mr. Heaps:
Q. I am not speaking of the division of the cost of labour and the value of 

the materials. My understanding and impression is that there has been, in all 
these factors that go into repairs such as plumbing, lumber, etc., a general fixed 
price.—A. You mean a fixed price for materials?

Q. Yes, to the purchaser.—A. My study of the price index as published in 
the monthly Bureau of Statistics report of 1934, shows a wide diversity in prices. 
Some commodities stood up very well during 1934, as compared with 1926 prices.

Q. What commodities are those?—A. Others fell off.
Q. What commodities were those that stood up pretty well?—A. The two 

that I recall were cement and lime.
Q. Is it not possible that, as in the United States where there is a good deal 

of building construction going on, we may be faced with an increase in the cost 
of these commodities?—A. It is quite possible; and it is very desirable that 
some of these commodities should increase.

Q. Which commodities do you think ought to increase?—A. I would say 
the ones that are lowest.

Q. Which are those?—A. I am speaking generally, I have the index here, if 
you wish me to quote from it.

Q. If you have it handy, and can give the cost of certain materials in rela
tion to previous costs, it would be very interesting, because my previous under
standing of this question has been that the moment there has been any spurt in 
the building industry, up has gone the cost of materials.

Mr. Howard : If you can tell of any way to start that, I would like to know 
how it can be done. That is what we want, to get a little better price.

The Witness: Would you like me to deal with anything specific?
Mr. Heaps : Well, take plumbing fixtures.
Mr. Howard : That is a difficult one. Why don’t you take an easy one?
The Witness: Will you give me another one? I don’t seem to be able to 

find that one. I will give you one or two.

By Mr. Heaps:
Q. Take lumber, then.—A. Very well. Lumber and timber ; in January, 

1934, the index price of lumber and timber as compared with 1926, equalling one 
hundred, was 77.3. It increased up to 79.8 in July and fell off to 77.6 in Janu
ary of this year ; so that there was a rise of 0-3 from January to January.

By Mr. Howard:
Q. From 1926?—A. From 1926.
Mr. Heaps : That will be all right, thank you.
The Witness: The next section is Section II—

Recommenda fions :
(a) National rehabilitation program :
The National Construction Council therefore recommends that a national 

program for the rehabilitation of improved property be sponsored by the 
Dominion government, with the object of:
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(1) Protecting the mortgagee.
(2) Protecting the real property asset of the country.
(3) Providing employment and preserving the virility of the Canadian

people.
(b) Financing: It is recommended that the program be financed through 

the existing banking and financial institutions, which in turn shall be insured 
against loss on condition that such institutions agree to finance the necessary 
rehabilitation work in accord with the plan hereinafter described.

By Mr. Heaps:
Q. Who do you expect to insure them against loss?—A. The government. I 

would like to make a correction. I think Mr. West misunderstood the question 
which was asked him with reference to the $20,000,000 amount. The suggestion 
is that the governmenr insure these institutions up to an amount of $20,000,000 
maximum. We will come to that.

(c) Reduction of Mortgage Interest Rates on Rehabilitated Properties:
This recommendation we are coming to is most important, because it is

something new. It is something that has not been adopted in the United States. 
I mean, it is something new as related to housing. It has been adopted in other 
countries, but as related to housing it is new.

In order to insure an adequate program of rehabilitation, it is recommended 
that mortgage and mortgage bond interest rates be reduced to a minimum of 5°/c 
and by not less than 1%% where the minimum percentage does not apply, on all 
properties which are placed in a fit state of repair. Mortgagees should be willing 
to make this concession because of the removal of an element in the risk, and for 
other reasons as set forth in Appendix 1.

Is it your wish that we should deal with Appendix 1 as related to this point?
The Chairman: No. I think we will go on.
The Witness: Very well.

By Mr. Howard:
Q. Is the word “minimum”? Should it be “minimum” or “maximum” in 

there?—A. This is “minimum,” according to this recommendation.
Q. I cannot see any sense in putting the word “minimum” in there.
Hon. Mr. Rinfret: That is just what I was going to say.
Mr. Howard: They will charge 7 per cent, as they are doing now.
The Witness: Let me clear that up. A 6-i per cent mortgage reduced byli 

per cent would become a 5 per cent mortgage. A 6 per cent mortgage, under 
this proposal, would not be reduced below a 5 per cent mortgage. A 7 per cent 
mortgage would be reduced to per cent.

Mr. Howard: I think you should re-word your clause, if you are going to 
cover it that way.

The Witness: It is a little difficult to word. We found that.
By Mr. McIntosh:

Q If your interest is per cent in one case, the minimum cannot be 5 per 
, cent?—A. No, the minimum in any case is 5 per cent.

By Mr. Howard:
Q. If you start out with a 5 per cent mortgage now, there would be no 

change?—A. No change.
Mr. Sullivan : Should it be “Reduced to a minimum of 5 per cent” or a 

maximum?
Mr. Howard: It should be a maximum of 5 per cent, which is the limit under 

present conditions.
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The Witness : I would be in accord with that.
Hon. Mr. Rinfret: If you could secure money at less than 5 per cent, 

you should have the right to have it.
Mr. Howard: That is it.
The Witness: This is on existing mortgages. This applies only to exist

ing mortgages. I would like to make that clear.
Mr. Howard: I am in favour of putting it under 5 per cent.

By Hon. Mr. Rinfret:
Q. You mean in no case are they to be under 5 per cent?—A. No. There 

are existing mortgages possibly lower than 5 per cent; but we are asking for a 
reduction by reason of the fact that the property is to be placed in adequate 
repair. That is protecting the interest of the mortgagee, and the mortgagee 
should make some concession. We are not asking him, under this scheme, to 
reduce below 5 per cent. It may be desirable. You gentlemen may have evi
dence from other sources which shows a lower rate of interest to be more desir
able. It is quite possible. As a matter of fact, when we deal with the appendix, 
there may be argument there.
(d) Mortgage Adjustment Legislation:

It is recommended that either new legislation be enacted to provide Boards 
of Appeal or that the scope of the Farm Creditor Adjustment Act be widened 
to enable Boards established under this Act to consider appeals against mortgage 
interest rate reduction and against the failure of financial institutions to extend 
rehabilitation loans. Some people may feel that they have a grievance because 
they have not been able to get a loan. Well, it is just a court of appeal.

Sec. Ill—Insurance of Financial Institutions 
(a) Banks, etc., and Extent of Insurance

It is recommended that the Director of the National Housing Bureau (here
inafter referred to as the Director) be authorized and empowered upon such 
terms and conditions as are recommended herein, to insure Commercial Banks, 
Trust Companies, Building and Loan Associations, Personal Finance Companies, 
Mortgage Companies, Instalment Lending Company, and other such Financial 
Institutions which may be approved by him as eligible for credit insurance, 
against losses which they may sustain as a result of loans and advances of 
credit, and purchases of obligations respecting loans and advances of credit, 
made by them subsequent to the date of enactment of the necessary legislation, 
for the purpose of financing alterations, repairs, and improvements upon real 
property.

It is further recommended that the insurance granted by the Government 
Under this section, to any such Financial Institutions shall not in any case exceed 
20 per cent of the total amount of the loans, advances of credit, and purchases 
(Bade by such financial institutions for such purposes; and the total liability 
incurred by the Government for such insurance shall not exceed in the aggre
gate $20,000,000.

By Mr. Heaps:
Q. Just a minute there, if you don’t mind; I presume that in your estimation 

these mortgage companies and other organizations are very efficiently man
aged?—A. Well, I have had no experience with any of these institutions, to 
know how efficient they are.

Q. Why do you recommend them?—A. Well, they are existing institutions.
Mr. Howard: Sure.
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By Mr. Heaps:
Q. Yes?—A. And the purpose of this recommendation is to avoid disloca

tion as far as possible. I understand, Mr. Chairman—I have been trying to 
read it over briefly this morning—recommendations were made before your 
committee by Mr. Kahn a few days ago relating to the creation of mortgage 
banks, or mortgage institutions. You may find it desirable to provide for such 
institutions. Our experience in these matters is limited and we are willing to 
concede that there are other sources of information that are more worthy of 
your consideration than the source from which we prepared our brief.

Q. Why are you suggesting that the government become responsible to the 
extent of $20,000,000?—A. In order that $100,000,000 might be loaned for re
habilitation purposes, by the banks or diverse other institutions which have been 
enumerated.

By Mr. White (London) :
Q. Have you conferred with financial interests in regard to this?—A. I 

believe Mr. West has had some conference with them and he would perhaps be 
better able to answer that question than I am. The only financial institution 
that I have had a conference with, relating to this—time has been very shortly 
is one which is primarily concerned in financing construction work ; in fact, it 
is an institution that finances plumbers and steamfitters ; and the financial repre
sentative of that institution with whom I talked was very heartily in favour of 
this legislation ; he says it is working successfully in the States. In fact, he 
furnished me with a lot of data which I have available here and which I would 
be glad to refer to later.

By Mr. Heaps:
Q. If the government are to be guarantors they will have to pay the losses ; 

suppose any of the companies make a profit, will the government get anything 
out of the profits?—A. Well, your legislation possibly might ask for a share of 
these profits. We did not consider that.

By the Chairman:
Q. Go ahead, Mr. Craig.—A. Very good, Mr. Chairman.
(b) Terms and Conditions under which Regional Directors of the National

Housing Bureau may authorize loans.
We have mentioned a board of regional directors there, Mr. Chairman, 

it is possible that these loans might be placed in some other way by the director. 
We would not recommend tying down the organization too specifically under the 
Housing Act, because it might be found in practice that other methods would 
work out better.
Types of Buildings that may be financed:

(1) General: Loans may be advanced upon single-family and multipl®' 
family buildings, apartment buildings and farm buildings. Whereas other type* 
of buildings do not come within the terms of reference of your Committee, > 
might be advantageous to include them in any general program to be adopted^

I would point out, sir, that in the United States under the housing admin1*' 
tration loans are extended for the rehabiltation of many other types of building-- 
It was thought that as your reference had to do specifically with housing w 
should confine our remarks in that direction. But undoubtedly if the field wcr 
widened more loans would be extended. In fact, I notice that in the Unne 
States they are now contemplating extending the field so as to make it nWc 
wider in scope than was originally contemplated.

(2) Not to include Slums: Buildings must be basicly fit for use and not i 
a declining or slum neighbourhood. I think that is fairly obvious, Mr. Chai 
man.
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Mr. Howard : Sure.
The Witness: If any national move is made towards the eradication 

of slums the problem of eradication would only be augmented if some of the 
present slum buildings were to be rehabilitated under this program.

Mr. Howard: Yes.
The Witness:
(3) Work an integral part of the structure: Improvements for which loans 

will be guaranteed must add definitely to the value and become an integral part 
of the structure.

(4) Inspection: An architect or other inspector, responsible to the Regional 
Director, competent to certify that the money borrowed has been expended in 
full on the rehabilitation work, shall be retained and paid out of the amount bor
rowed.

In that regard, Mr. Chairman, I mentioned a moment ago that in the United 
States they are thinking of extending the amount to $50,000, to cover large build
ings; but that has not been definitely adopted.

By Mr. McIntosh:
Q. What about the term of years in the United States?—A. Three years, it 

is the same period.
Q. It is the same as this?—A. It is the same as this; as a matter of fact, 

we studied the American Act rather exhaustively; we had to get some basis, and 
that proved to be a more or less analogous basis.

By Mr. Gray:
Q. They thought they were going to be prosperous in three years when 

they started out didn’t they?—A. This is in no way tied up with the N.R.A., 
We are not suggesting anything of that kind being put into effect.

By Mr. Heaps:
Q. Don’t you think three years is a rather short period for loans of this 

kind?—A. You mean, for rehabilitation loans?
Mr. Heaps: Yes.
Mr. Howard: Make it five years.
The Witness: Well, it might be extended, it is a purely arbitrary figure 

and it might be deemed wise to extend it. I think, Mr. Chairman, the act 
should give very wide discretionary powers to the commission or the director, 
whoever is administering the act, in matters of that kind.

By Hon. Mr. Elliott:
Q. There is no discretionary provision in this as it stands, for extending 

the term beyond three years?—A. No. But there might be a clause in the act, 
tor instance, if there were a commission supervising this—I am not suggesting 
a commission necessarily, but there might be a director working under a com
mission—if, in the opinion of the commission, the term should be extended to 
five years, all well and good.

By Mr. Hanbury:
Q. You are not suggesting that this is necessarily final?—A. No, it is just 

a set up.

By Mr. Sullivan:
Q. It might be three years or five years?—A. Yes.
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(5) Demolition of Building or Portion of it:
Demolition of a building or portion of it may be paid for out of the amount 

borrowed when such a project has the approval of a Regional Director of the 
National Housing Bureau.
(c) Requirements for Loans:

(1) Any Owner: Any owner of improved real property of any descrip
tion whether mortgaged or not, may borrow (within the terms of your refer
ence) provided the type of work to be financed, and the requirements as set 
out herein, are complied with.

By Mr. Heaps:
Q. Might I interject this question : You are asking the government to 

become guarantors to the extent of $20,000,000?—A. Yes.
Q. What control are you giving the government over the action of these 

lending companies?—A. The control is set out in the terms, and it is that the 
only loans which may be granted are those which are approved by the director. 
The loans should be approved, and the purpose of the loan should be approved 
by the director through one of his agencies.

By Mr. Heaps:
Q. Approved by the housing commission, or the director of mortgage com

panies?—A. By the national director of housing. It must be a type of loan 
that he will approve ; and in order that these approvals may be given it pre
supposes regional districts under some sub-authority which would make recom
mendations.

Q. But the loans would be given through one of these institutions to which 
you have referred?—A. Yes.

By Hon. Mr. Morand:
Q. When you state that loans should be made to owners of homes; y°u 

mean private owners and not renters?—A. Yes.
Q. And not to companies owning land and houses, and that sort of thing-
Mr. Howard: Oh, yes.
The Witness: Well, it is primarily for the relief of the private owner- 

Consideration might be given to your point, sir; we have not studied it, w® 
have not had time to go into that yet.

By Mr. McIntosh:
Q. Referring to page 4, No. 2 “no past due obligations.” it states in the 

latter part of that paragraph: “past due payments of principal which are 
exempt by moratoria legislation should not prevent the extension of loans- 
Do you include interest with that?—A. No, past due payments of principe 
which are exempt by moratoria legislation.

Q. That means, principal that has not been paid in?—A. That mean8 
principal which has not been paid; it does not include interest. It is 
possible again, Mr. Chairman, that in actual practice it might be desirable t 
take care of the point mentioned by Mr. McIntosh ; but, as a set up, we worn 
suggest that where interest is in arrears that these loans be not granted. MY 
own feeling is this, Mr. Chairman, that a man who is in arrears on his intern^ 
would make a very strenuous effort to bring his interest up to date if he foun 
that by borrowing we will say $500 he would be able to save $200 to 
on his mortgage.

Mr. Howard: Sure.



HOUSING 299

The Witness: That is the point. I think it would be a very beneficial thing 
from the point of the mortgagee to get back interest paid up, and I think it would 
result in a lot of back interest being paid up.

By Mr. McIntosh:
Q. Yes. It is just as important that principal should be paid up too?—A. 

Of course, the difficulty is they are paying in money which has depreciated 
about 40 per cent in its purchasing power, and is that much harder to get.

Some Hon. Members: Go ahead.
The Witness : All right.
(2) No Past Due Obligations:
Loans should not be advanced on properties where there are past due 

obligations in the nature of interest, taxes or liens. Past due payments of 
principal which are exempt by moratoria legislation should not prevent the 
extension of loans.

(3) Annual Income of Owner:
The Owner should have an annual income of at least five times the annual 

payment assumed under the loan.
(d) Terms and Conditions of Loans:

(1) Amounts:
Amounts ranging from $100 to $2,000 may be loaned for any period not 

exceeding three years.
(2) Re-Payments:
Loans should be repaid in equal monthly instalments, except in the case of 

farmers who may make payments on crop income dates.
(3) Cost of Financing:
The cost of financing, whether in the form of interest, fees or other 

charges, may not exceed any total amount equal to $5 discount per $100 of the 
original face of the amount for any one year note deductable in advance. 
Monthly payment notes running for longer periods than one year and farmer’s 
notes for other than equal monthly payment should carry the same proportionate 
rate. Banks and other lenders, at their own option, may make a lower 
charge if they so desire and in any case, should quote exact charges of each 
transaction.

(4) Security:
The Owner should be required to sign a promisory note. No endorsers, 

co-makers or collateral will be required. No down payment by the borrower 
should be required.

(5) No direct loans:
No direct loans should be made by the Government for rehabilitation 

purposes.
(6) Lending Agencies and Financial Institutions:

Lending Agencies should be the final institutions for accepting or rejecting 
loans, subject to the requirements of the Director, provided however, that an 
owner refused a loan may have the right to appeal before a Board established in 
accord with the recommendation contained in Sec. II (d).

Subject 2.—Mutual Mortage Insurance

To make funds available for the construction of new houses by private 
enterprise.

This section more closely follows the American Act which provides for 
mutual mortgage insurance—Title 3, I think they call it in the American Act— 
that is one feature, however, that is entirely eliminated from this, and is not
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necessary, by reason of our recommendation for a reduction of interest rates. 
In the United States, as you know, Mr. Chairman, conditions were worse in this 
regard than they were here. We have eliminated that part altogether from these 
recommendations.
Sec 2-1 : Preamble:

In a previous Brief, presented before your Committee on March 12, 1935, it 
was pointed out that recovery from depressions is normally dependent upon 
the return of public confidence, loosening up of credits and the extending of 
building loans at rates of interest which will encourage revival in construction.

The necessary confidence cannot be restored upon an adequate scale, until 
unemployment is eliminated and wages are restored to a normal level. In order 
to restore confidence on the part of the lender and the borrower, which would 
result in the resumption of house building by private enterprise, we submit 
the following recommendation:
Sec. 2-2: Recommendation :

That the Government through the Director of the National Housing Bureau 
establish a Mutual Mortgage Insurance Fund.

(a) Definitions:
The term “ mortgage ” means a first mortgage on real estate in fee simple 

or on a leasehold (1) under a lease for not less than ninety-nine years which is 
renewable, or (2) under a lease having a period of not less than fifty years to run 
from the date the mortgage was or is to be executed, upon which there is to be 
located a dwelling for not more than one family (in the United States the Act 
reads, for not more than four families) which is used in whole or in part for 
residential purposes by the owner, irrespective of whether such dwelling has a 
party wall or is otherwise physically connected with another dwelling ; and the 
term “ first mortgage ” means such classes of first liens as are commonly given 
to secure advances on, or the unpaid purchase price of real estate, together with 
the credit instruments, if any, secured thereby.

The term “ mortgagee ” includes the original lender under a mortgage, and 
his successors and assigns approved by the Director, and the term “ mortgagor ” 
includes the original borrower under a mortgage and his successors and assigns-
Sec. 2-3. Mutual Mortgage Insurance Fund :

That there be created a Mutual Mortgage Insurance Fund (hereinafter 
referred to as the “ Fund ”), to be used by the Director as a revolving fund for 
carrying out the provisions of this title as hereinafter provided, and there should 
be located immediately to such fund the sum of $1,000,000 out of funds made 
available to the Director for the purposes of Mutual Mortgage Insurance.

The purpose of that is in order to get this whole housing act moving, that is 
the way that first fund is provided for.
Sec. 2-4: Insurance of Mortgages :

(a) That the Director be authorized, upon application by the mortgagee» 
to insure as hereinafter provided any mortgage offered to him within one yeftl 
from the date of its execution which is eligible for insurance as hereinafter pf0' 
vided, and, upon such terms as the Director may prescribe, to make commit' 
ments for the insuring of such mortgages prior to the date of their execution 01 
disbursement thereon. ,

The point being there, of course, that a man would probably go ahea 
with the project if he knew in advance that he could get his mortgage insure » 
and get his money under the terms set out in the act.

By Mr. Howden:
Q. Where is this fund to come from; is it to be subscribed, or is it to be i^ 

the form of a government grant?—A. It is a government fund; it might com



HOUSING 301

from either. You were not present, sir, when I was here before ; I suggested 
one source through which it might come would be the Central Bank, by borrow
ing from the Central Bank; or it might come through various other sources. 
The government has various ways of raising money.

Mr. Heaps : It might print the money.
The Witness : It might take the form of a note issue.
Mr. Howard: McGeer money.
Mr. Heaps: We had it last year in connection with the public works con

struction program.
The Chairman: Order, please; so Mr. Craig can get through.
The Witness: Provided that the insurance of mortgages on land and houses 

constructed after the establishment of the “ Fund ” shall be limited to $100,- 
000,000.

I might point out here, Mr. Chairman, there is a sum set up there of $100,- 
000,000. It is not proposed that the government advance that $100,000,000. It 
is merely proposed that mortgages be insured up to a total of $100,000,000. As 
we go on with the document you will see that the mortgagor pays the fee to cover 
the cost of insurance ; that is, it should be self-sustaining; there should be no 
cost to the government in this.

Mr. Howard : Sure.
The Witness: If the mortgage insurance rate is adequate it will cover the 

actual cost of the insurance.
(b) To be eligible for insurance under this section, a mortgage should :
(1) Be held by a mortgagee approved by the Director as responsible and 

able to service the mortgaged property.
(2) Involve a principal obligation (including such initial service charges 

and appraisal and other fees, as the Director shall approve) in an 
amount not to exceed $6,000, and not to exceed 80 per cent of the 
appraised value of the property as of the date the mortgage is executed.

(3) Have a maturity satisfactory to the Director, but not to exceed twenty, 
years.

14) Contain complete amortization satisfactory to the Director requiring 
periodic payments by the mortgagor not in excess of his reasonable 
ability to pay as determined by the Director.

(5) Bear interest (exclusive of premium charges for insurance) not to 
exceed 5 per cent per annum of the amount of the principal obligation 
outstanding at any time.

(6) Provide, in a manner satisfactory to the Director, for the application 
of the mortgagor’s periodic payments (exclusive of the amount allocated 
to interest and to the premium charge which is required for mortgage 
insurance as hereinafter provided) to amortization of the principal of 
the mortgage.

(7) Contain such terms and provisions with respect to insurance, repairs, 
alterations, payment of taxes, default reserves, delinquency charges, 
foreclosure proceedings, anticipation of maturity, additional and second
ary liens, and other matters as the Director may in his discretion 
prescribe.

(c) That the Director be authorized to fix a premium charge for the 
insurance of mortgages under this section (to be determined in accordance with 
the risk involved) which in no case should be less than one-half of one per cent, 
nor more than one per cent per annum of the original face value of the mortgage, 
and which should be payable annually in advance by the mortgagee. If the 
Director finds upon the presentation of a mortgage for insurance and the tender 
of the initial premium charge that the mortgage complies with the provisions
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of this section, such mortgage may be accepted for insurance by endorsement 
or otherwise as the Director may prescribe ; but no mortgage should be accepted 
for insurance under this section unless the Director finds that the project with 
respect to which the mortgage is executed is economically sound.

(d) That the Director be authorized and directed to make such rules and 
regulations as may be necessary to carry out the provisions of this section.

Mr. Heaps: Could we not dispense with the reading of this section?
Some hon. Members : Yes, certainly.

By Hon. Mr. Morand:
Q. .Just before you leave this section: In subsection (5) of this section you 

state: “ Bear interest (exclusive of premium charges for insurance) not to 
exceed five per cent per annum of the amount of the principal obligation out
standing at any time”; does that make it six per cent?—A. You would add 
one-half of one per cent, that is the maximum specified here.

Q. Then, I want to ask this question: Has this five per cent been arrived 
at by consultation with existing loan companies?—A. No, it has not; it is taken 
from the American Act.

Mr. Heaps: Mr. Chairman, I would suggest that we allow the following 
pages, up to page 11, to go into the record, and that we deal now with Slum 
Clearance and Housing.

Some hon. Members : Agreed.
The Witness: I think the suggestion is wise, because this is all technical 

material, more or less taken from the American Act.

Sec. 2-5. Payment of Insurance

This section should be drafted to provide for cases in which the mortgagee 
under an insured mortgage, having foreclosed and taken possession of the prop
erty, or who, with the consent of the Director may otherwise have acquired 
such property from the mortgagor after default. In such cases the mortgagee 
should be entitled upon prompt conveyance to the Director, of title to such 
property and the assignment to him of all claims of the mortgagee against the 
mortgagor arising out of the foreclosure proceedings, to receive the benefits of 
the insurance as hereinafter provided. Upon such conveyance, etc., the 
mortgagee should be released from obligation to pay further annual premium 
charges for insurance, and the Director should issue to the mortgagee debentures 
having a total face value equal to the value of the mortgage on the date of 
the delivery of the property to the Director.

The value of the mortgage should be determined by adding to the amount 
of the principal of the mortgage which is unpaid on the date of such delivery, 
the amount of all payments which have been made by the mortgagee for taxes 
and insurance on the property mortgaged, in accord with rules and regulations 
prescribed by the Director.

(b) The debentures issued by the Director under this section to any 
mortgagee should bear interest at a rate determined by the Director at the 
time the mortgage was offered for insurance, but not to exceed three per cent pel 
annum, payable semi-annually, and should mature three years following the 
maturity date of the mortgage in exchange for which the debentures were issued- 
In the event that the amount in the Fund is insufficient to pay upon demand, 
when due, the principal of or interest on any debentures so guaranteed, the Min
ister of Finance should pay to the holders the amount thereof to be appropriated 
out of the money in the Treasury not otherwise appropriated, and thereupon t(| 
the extent of the amount so paid the Minister of Finance should succeed to ah 
the rights of the holders of such debentures.
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(c) The certificate of claim issued by the Director to any mortgagee should 
be for an amount which the Director determines to be sufficient, when added to

L the face value of the debentures issued to the mortgagee, to equal the amount 
which the mortgagee would have received if, at the time of the conveyance to 
the Director of the property covered by the mortgage, the mortgagor had 
redeemed the porperty and paid in full all obligations under the mortgage and 
those arising out of the foreclosure proceedings. Each such certificate of claim 
should provide that there shall accrue to the holder of such certificate with 
respect to the face amount of such certificate, an increment at the rate of three 
per cent per annum. The amount to which the holder of any such certificate 

I shall be entitled should be determined as provided in subsection (d).
(d) If the net amount realized from any property conveyed to the Director 

under this section and the claims assigned therewith, after deducting all expenses 
incurred by the Director in handling, dealing with, and disposing of such property 
and in collecting such claims, exceeds the face amount of the debentures issued 
in exchange for the mortgage covering such property plus all interest paid on 
such debentures, such excess shall be divided as follows:

(1) If such excess is greater than the total amount payable under the 
certificate of claim issued in connection with such property, the Director should 
pay to the holder of such certificate the full amount so payable; and any excess 
remaining thereafter should be paid to the mortgagor of such property.

(2) If such excess is equal to or less than the total amount payable under 
such certificate of claim, the Director shall pay to the holder of such certificate 
the full amount of such excess.

(e) Notwithstanding any other provision relating to the acquisition, hand
ling, or disposal of real property by the Dominion of Canada, the Director should 
have power to deal with, rent, renovate, modernize, or sell for cash or credit, 
in his discretion, any properties conveyed to him in exchange for debentures and 
certificates of claim as provided in this section, and notwithstanding any other 
provision the Director should also have power to pursue to final collection, by 
way of compromise or otherwise, all claims against mortgagors assigned by mort
gagees to the Director as provided in this section.

(/) No mortgages or mortgagor should have, and no certificate of claim 
should be construed to give to any mortgagee or mortgagor any right or interest 
in any property conveyed to the Director or in any claim assigned to him; nor 
should the Director owe any duty to any mortgagee or mortgagor with respect 
to the handling or disposal of any such property or the collection of any such 
claim.

Sec. 2-6. Classification of Mortgages and Re-Insurance Fund

(a) Mortgages accepted for insurance under this title should be so classified 
into groups that the mortgages in any group shall involve substantially similar 
risk characteristics and have similar maturity dates. Premium charges received 
for the insurance of any mortgage, the receipts derived from the property covered 
by the mortgage and claims assigned to the Director in connection therewith, 
and all earnings on the assets of the group account, should be credited to the 
account of the group to which the mortgage is assigned. The principal of and 
interest paid and to be paid on debentures issued in exchange for any mortgage, 
payments made or to made to the mortgagee and the mortgagor as provided in 
section 2-5 and expenses incurred in the handling of the property covered by 
the mortgage and in the collection of claims assigned to the Director in connec
tion therewith, should be charged to the account of the group to-which such 
mortgage is assigned.

(b) 'The Director should also provide, in addition to the several group 
accounts, a general re-insurance account, the credit in which should be avail
able to cover charges against such group accounts where the amounts credited
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to such accounts are insufficient to cover such charges. General expenses of 
operation of the National Housing Bureau may be allocated in the discretion of' 
the Director among the several group accounts or charged to the general re-insur
ance account, and the amount allocated to the “ Fund ” under Sec. 2-3 shall be 
credited to the general re-insurance account.

(c) Whenever the credit balance in any group exceeds the remaining unpaid 
principal of the then outstanding mortgages assigned to such group by an amount 
equal to 10 per cent per annum of the total premium payments which have there
tofore been credited to such account, the Director should terminate the insurance 
as to that group of mortgages (1) by paying to each of the mortgagees holding 
an outstanding mortgage assigned to such group a sum sufficient, if such mort
gage is in good standing, to pay off such mortgage in full, the payment in each 
case being for the benefit and account of the mortgagor, and (2) by transferring 
the remainder of such credit balance to the general re-insurance account pro
vided for in subsection (b).

(d) If the credit balance in any group account fails to exceed, until the 
final year prior to the maturity date of the mortgages assigned to such group, 
the remaining unpaid principal of the then outstanding mortgages assigned to 
such group by an amount equal to 10 per cent of the total premium payments 
which have theretofore been credited to such account, the Director should ter
minate the insurance as to that group of mortgages (1) by transferring to the 
general re-insurance account provided for in subsection (b) an amount equal to 
10 per cent of the total premium charges theretofore credited to such group 
account, and (2) by distributing the remainder of such credit balance, if any. 
pro rata to the mortgagees for the benefit and account of the mortgagors of 
the mortgages assigned to such group.

(e) No mortgagor or mortgagee of any mortgage insured under this title 
should have any vested right in the credit balance in any such account, and the 
determination of the Director as to the amount to be paid by him to any 
mortgagee or mortgagor under this title should be final and conclusive.

(/) In the event that any mortgagee under an insured mortgage forecloses 
on the mortgaged property but does not convey such property to the Director 
in accordance with section 2-5, or in the event that the mortgagor pays the 
obligation under the mortgage in full prior to the maturity thereof, the obligation 
to pay the premium charge for insurance should, upon due notice to the Director, 
cease, and all rights of the mortgagee and the mortgagor under section 2-5 should 
likewise terminate. Thereupon the mortgagor should be entitled to receive a 
share of the credit balance of the group account of the group to which the 
mortgage has been assigned, in such amount as the Director should determine to 
be equitable and not inconsistent with the preservation of the solvency of the 
group account and of the “Fund”.

Sec. 2-7. Investment of Funds

Moneys in the “Fund” not needed for the current operation of the National 
Housing Bureau should be deposited in the Treasury of the Dominion of Canada 
to the credit of the “Fund”, or invested in bonds or other obligations of the 
Dominion of Canada. The Minister of Finance should be required to pay interest 
semi-annually on any amount deposited at a rate not greater than the prevailing 
rate on long-term Government bonds, such rate to be computed on the average 
amount of such bonds outstanding during any such semi-annual period. The 
Director may, with the approval of the Minister of Finance, purchase, at not to 
exceed par, in the open market, debentures issued under the provisions of Sec. 2-5- 
Debentures so purchased should be cancelled and not re-issued, and the several 
group accounts to which such debentures have been charged should be charged 
with the amounts used in making such purchases.

Slum Clearance comes next into the picture. Page 11, Subject 3:
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SUBJECT 3—SLUM CLEARANCE AND HOUSING 

Sec. 3-1. Preamble

(a) Extent of Program:
In the brief presented before your Committee on March 12, 1935, the need 

for slum clearance and housing of low income groups was dealt with at consid
erable length. Evidence to show that approximately $120,000,000 must be 
expended to eliminate the slums throughout the country was adduced as recorded 
on page 124 of the minutes of the Proceedings and Evidence.

The Dominion census of 1931 established the number of urban houses to be 
1,209,000 and the rural houses to number 1,008,000, making a total of 2,217,000 
houses in Canada. With 4,000 houses in Toronto, out of a total of 109,000, con
demned for slum clearance in the Bruce Report, a pro rata number for the urban 
centres alone throughout the country would give us over 40,000 houses, or the 
number previously estimated. When rural slums, the shack towns on the out
skirts of cities, are included it is probable that the 40,000 figure may be conser
vative, but this figure has been accepted by the National Construction Council 
as a reasonably accurate estimate based on available data.

(b) Cost of Various Types of Housings:
Information has been requested with reference to the construction costs of 

single houses, semi-detached houses, duplexes and apartments. The cost of single 
detached houses which would measure up to a minimum standard of health and 
decency would be prohibitive, and is unwarranted because many people who are 
entirely self-sustaining consider semi-detached or dwellings attached in a row to 
provide adequate housing. However, the cost is furnished below in comparison 
with that of houses in groups:

Of course, Mr. Chairman, that particularly applies to centrally located 
properties.

Mr. Cauchon : Might I ask Mr. Craig if he could give us the cubic cost on 
which he is figuring the cost of this class of house.

The Witness : You mean, cents per cubic foot?
Mr. Cauchon: Yes, the cubic foot cost.
The Witness : Well you see, it varies; when you have a detached house you 

have two outside walls, and when you have a semi-detached house you have elim
inated one of the outside walls insofar as the two houses are concerned.

Mr. Cauchon : Yes; and in rows—
The Witness: You have eliminated more. In answer to your question; it 

is somewhere in the neighbourhood of 20 or 21 cents, as I recall it. That is 
approximate.

Mr. Cauchon : For what we call houses in rows ; living units in rows.
The Witness : Yes.
Mr. Cauchon : Thank you.
The Witness : That is approximately it.
Mr. Cauchon : Just about it, thank you.
Mr. Howard : Then you could go over to recommendations, on page 13.
The Witness: You want to deal with these costs per house don’t you?
Mr. Hanbury: I think you could just put it on record.
The Witness : Very good.
Mr. Howard: Go over to, Recommendations, on page 13.
The Witness: Yes.
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(1) Attached Houses in Rows :
The Bruce Report (page 60) estimates the minimum cost of a single family 

dwelling on a ground area 13' 6" x 27' 0" and having two floors and a basement 
to be $2,700.00 including the cost of the land at $30.00 per foot frontage.

For a long term National Programme taking into consideration a probable 
rise in prices, it is our opinion that an allowance for estimating the appropriation 
to be made for housing under this title, should be $3,000 per house and lot, for 
five room houses built in rows of six or more. In some cases where slum clear
ance is involved, not all the houses in a block will be condemned, and purchase 
of houses and land will be involved, and the $3,000.00 figure should cover such 
contingencies.
(2) Detached Houses:

Would cost approximately $400 each in excess of houses in rows of six or 
eight and as more land frontage would be required an additional cost for land 
would be involved.
(3) Semi-Detached Houses:

Would cost approximately $200 each more than attached houses in rows of 
six or eight.
(4) Duplex Houses:

Containing four rooms and bath on each floor and with basement would cost 
approximately $5,300 without the land. If situated upon a 25 ft. lot costing $30 
per foot, the total cost would be $6,050 or $3,050 per flat.
(5) Apartments:

Can be constructed at a cost of approximately $531 per room including a 
bathroom in each suite. Thus a five room suite would cost $2,655 plus the cost 
of the land.

Note: The estimates given above are for buildings constructed with masonry 
walls and with wood joist and partition construction, except in the case of apart
ments which would be in fire resisting construction; and with minimum room 
areas. The cost would vary slightly in different parts of the country. Your 
Committee is counselled against recommending that housing activities be con
fined to the construction of one or other type of dwelling, as conditions of site, 
available land, location, playground and open space requirements, and man} 
other factors should be given study in relationship to each problem. The best 
results can be obtained only by employing the best technicians available, and 
this will prove true economy.

c) Permissive Legislation and Town Planning:
It is recognized that previous to the promotion of slum clearance on an 

extensive scale, some permissive legislation may be required. (See Appendix 
II). Surveys must be conducted to determine the extent of slum areas, local 
town planning commissions established and a degree of planning and zoning 
of municipalities carried out.
(d) Unprofitable to Private Enterprise:

As pointed out previously, our investigations of housing for the low income 
groups show that the provision of this class of housing cannot ultimately b 
profitable to private enterprise. The responsibility of housing these group®’ 
whether in decent living quarters in other types of institutions is then in In 
final analysis, the responsibility of the State.

Mr. Cauchon: In the Bruce Report, if you are familiar with it, they mem 
tion a house costing $2,700; they give it as a detached house of some 13 tc 
frontage; what width of lots are they using for those houses?

The Witness: I think they are very narrow, very undesirable in tyPe‘ 
As I recall it they are 13-5 feet in width.
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Mr. Cauchon: The width of the house is 13 feet 6 inches.
The Witness: That is the lot, Mr. Cauchon. They call it a detached 

house but that was an error ; I know, because I helped to prepare the figures.
Mr. Sullivan : The lots had a 13 foot frontage?
Mr. Cauchon : A frontage of 13 feet 6 inches.
The Witness: Personally I consider that to be a very undesirable type 

of house.
Mr. Howard : It would be going back to what we have already, the lots 

should be at least 17 feet.
The Witness: Yes, it should be at least 17 feet wide.
Mr. Cauchon : It should be 17 feet or 20 feet wide.
The Witness: Yes.
Mr. Cauchon: I just wanted to clear that up, it has been mentioned.
Mr. Howard: Here is page 13—Recommendations.
The Witness:

Sec. 3-2. Recommendations

(o) The adoption by the Federal Government of a definite policy which 
will recognize the provision of minimum health standards housing for the low 
wage earner as a public service and a national responsibility.
And, gentleman, if you report for anything less than that you are placing Can
ada in a position second to that adopted by the housing committee in Great 
Britain.

Mr. Sullivan: There is a difference, isn’t there between here and Great 
Britain; there is only one government in England.

The Chairman : If you bring out the word “ federal ” it would be all right.
The Witness: I want to make myself clear on that. What I mean to 

say is that in your recommendations relating to slum clearance and low cost 
housing if you do not recognize provision for a minimum health standard— 
if you do not recognize that housing for the low wage earner ,is a a public ser
vice and a national responsibility—then you would be taking a position sec
ondary, I would say, to that taken by the housing committee presided over by 
the Rt. Hon. Lord Allenby who made his report in July last year.

Mr. Heaps:
Q. Might I ask you a question there which I asked of previous witnesses 

also; my' question is this, if you are going to subsidize houses for low paid 
workers is not that in a way subsidizing industries which pay low wages?—A. 
Not necessarily; I don’t think it is, necessarily. As a matter of fact, that really 
is necessary, it is being done to some extent all the time.

By Mr. McIntosh:
Q. We have been doing it for sixty years, have we not?—A. We have. At 

the present time we are subsidizing slums in the city. We are paying rent for 
people out of work, and paying for hovels. We might just as well, or far better, 
I would say, subsidize decent living quarters, and save the expense of jails, 
reformatories and other things we have to pay for.

By Mr. White:
Q. And hospital accommodation may be put in the -ame category?—A. 

Quite.
By Hon. Mr. Rinfret:

Q. Of course, you would still have to pay rent even in the divided house, 
for those who do not work?—A. True.
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Mr. Cauchon : The municipalities-----
The Witness: Yes, the municipalities.
Mr. Cauchon : ----- and the government jointly.
The Witness: And the government jointly, yes. It is joint.

By Mr. Sullivan:
Q. With regard to that question of national responsibility, do you mean 

federal responsibility, or do you mean national?
The Chairman : He says federal—the adoption by the federal government 

of a definite policy.
Hon. Mr. Rinfret: That is a pointed question; because national responsi

bility may still be defined, when you analyze it, as municipal or provincial.
The Witness: Quite. If we are going to reduce slums in Canada, leader

ship must come from the federal government.
Mr. Sullivan : That is a very important point to discuss.
The Chairman: It is one of the most important ones that we are going to 

have to decide.
Mr. Sullivan : J think we should ask questions. I would like Mr. Heaps 

to answer, because he has very great knowledge on that subject. When you say 
national responsibility, is it federal, municipal, provincial or what is it?

Mr. Han bury: It depends upon the view you take. If you take the Prime 
Minister’s, it is purely a federal matter. If you take Mr. Taschereau’s, it is a 
provincial matter.

Mr. Heaps: In 1919, housing was purely under a federal act.
Mr. Sullivan : Yes. There is this point, though : We are going to adopt a 

report recommending something for the low wage earner as a public service and 
a national responsibility.

Mr. Howard.: Yoie don’t know whether we are going to adopt that report 
or not.

Hon. Mr. Rinfret: It says, “ Adopted by the federal government.”
Mr. Heaps: May I just read from a brief statement that has been handed 

to me, in regard to the question you have just asked the witness. It is just a 
few lines. It is in regard to the question of subsidizing low paid industry. This 
comes from an expert on housing. He says:—

I think there is a lot of error in the assumption that a subsidy goes 
to the occupant of a dwelling. Others say that it goes to the owner of a 
dwelling so that he may have a commercial return on his investment. 
The subsidy actually goes to the parasitic industry which does not pay 
a living wage. I think it is time for us to drive out of existence industries 
which will not pay a living wage, and this involves, here in the States, 
notably our textile industries, which have never paid a living wage 
although at times they have paid as high as fifty per cent dividends.”

The Chairman: I don’t think we will discuss that. We will let. Mr. Craig 
proceed.

Hon. Mr. Elliott: To get absolute unanimity, perhaps it might take a 
longer time than the committee would have at their disposal.

Mr. Gray: Why attack the textile industry when the textile industry lS 
not here?

The Chairman: We will allow Mr. Craig to proceed.
The Witness : I will make one final statement with regard to this specific 

clause. In practically all civilized countries governments are assuming respond
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bility for adequately housing low paid workers, and that has been accepted as 
a responsibility. I feel very strongly that the same responsibility must be 
accepted in Canada.

Mr. Heaps: I am not disagreeing with that view point at all. In fact, I 
quite agree with it.

Mr. Howard: He is just underlining the fact.

By Hon. Mr. Elliott:
Q. You do not agree with those who have been before the committee sug

gesting that it should be really fundamentally a municipal obligation?—A. No, 
I don’t. I think if any adequate program is to be accomplished, leadership must 
come from the federal government.

Mr. Stanley: Of course, Mr. Chairman, as a matter of fact the federal 
government, the provincial government and the municipal government all 
put together are only touching a small fringe of the whole problem ; and the 
function of this committee is to give leadership on the start. That is as far as we 
can go, to start them.

The Witness: Mr. Chairman, it is possible for you, in drafting your legis
lation, to provide for slum clearance and low cost housing, and to augment 
your plan as the need evolves ; but to take the initial steps, I think it most 
highly desirable at this time.

By Mr. McIntosh:
Q. You spoke of leadership of the national government or federal govern

ment. Do I understand that they would, by that leadership, secure the co-opera
tion of the municipalities and provinces of the Dominion?—A. Well, it is to 
be hoped that they would do that; and as one municipality accepted that 
leadership and followed it, others would naturally fall into line.

Q. The point is to find what should be done.—A. I would think so.
Mr. Stanley: Mr. McIntosh wants to emphasize that the federal govern

ment can only give leadership ; they must co-operate with the municipalities and 
the provinces by reason of the matter of jurisdiction.

The Witness: Quite.
The Chairman : Now, will you proceed, Mr. Craig?
Mr. Stanley: Mr. Howard wants me to emphasize that point.
The Witness: (fa) The director should extend mortgage loans for slum 

clearance and low cost housing to public utility housing corporations having 
his approval, and/or private limited dividend corporations formed for the 
purpose of providing housing for persons of low income which are regulated or 
restricted by law or by the director as to rents, charges, capital structure, rate 
of return and methods of operation.

By Mr. Sullivan:
Q. That is a very important point.—A. It is very important.
Q. I will allow you to read the whole clause.—A. Continuing: Such 

mortgages shall contain terms, conditions and provisions satisfactory to the 
director.

By Hon. Mr. Morand:
Q. Would you define low income for me?—A. Of course, it all depends, I 

suppose, on where we sit.
Mr. Stanley : It depends on a man’s estate.
The Witness: In thinking of the low income, I think of the income—
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Mr. Howard: Of the Deputy Speaker.
The Witness: Not entirely. I think of the income that allows a man 

to pay only $10 a month rent, we will say—$10 to $12.

By Hon, Mr. Morand:
Q. You have here the term “ low income.” It is most indefinite. Do you 

mean a $10 a week worker, a $15 a week worker or a $20 a week worker? 
I think there should be some definite sum stated.—A. I would say a man who does 
not make more than $600 or $700 a year income—you could put it under $1,000.

By Mr. Sullivan:
Q. Anything under $1,000?—A. Yes.
Hon. Mr. Rinfret: I don’t think you can arrive at anything definite.
Mr. West: If I may be permitted, there is an important point that is perhaps 

not referred to in our brief. We have arbitrarily set up, as a talking point, the 
low income group, and others. As a matter of fact, they merge and there is 
no line. That is one reason why we ask for wide powers for your housing 
bureau. As a matter of fact, there is no line, but in order to talk about the 
subject intelligently one must consider a line somewhere.

Mr. Cauchon : Might I make a short explanation or give a short definition 
of this technical matter of low income. When we refer to low income, that 
does not relate just to the man who gets these wages up to $1,000. What we 
mean is a workman whose income is not sufficient for say a fifth of it to provide 
him with decent living quarters, a man who cannot carry himself economically 
under these conditions. That condition runs through workers who get $500 a year, 
taking in lesser amounts and would run to $750, even up to $1,200. Below 
that you cannot provide, out qf a reasonable proportion of your income, 
decent living conditions on an economic basis. Therefore you have to have help- 
That is what has been recognized in the old country, the obligation of providing 
decent living conditions for their working people, and of providing for it- 
If you refer to the Moyne report, you will see that is one of the things that is 
imposed upon the municipality; but the general government or what repre
sents our federal government there recognized that they could not do that 
unaided, and they came across, with a condition according to the provisions of the 
law, that this should be better met. In this country all these municipalities 
claim that tax rates are high, and therefore it is suggested that the burden 
be placed on the federal government which has other sources of revenue than 
the municipality. That is the thing in a nutshell.

The Chairman : Gentlemen, we want to finish this morning, if we can. We 
have one more witness. Let us proceed, and let Mr. Craig finish.

By Mr. Sullivan:
Q. There is just one point I want to get clear. Mr. Craig says the direct»1 

should extend mortgage loans. There is an association that came here wit'1 
the Doucet plan. They are not asking for any mortgage loans. They are simply 
asking that the government guarantee up to a certain amount, each governmen > 
federal, provincial, and municipal. Would you be in favour of that or would >'0lj 
prefer a company getting a loan from the government direct?—A. Well, off-han 
I see no reason why a request of that kind should not be acceded to, provided a 
the requirements imposed upon limited dividend corporations be observed.

Q. Both would come in together?—A. Both would come in together. Lon 
tinuing:—

(c) That a fund be voted for the initiation and mantenance of slum clear 
ancc and low-cost housing and that a five-year program be adopted, provide ^ 
that the loans to be advanced over a period of five years shall not exceed $1- ’
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000,000, and that the net returns of principal from the loans so extended through
out the life of the loans shall constitute a revolving fund for the purpose of con
tinuing the program beyond the five-year period as additional properties housing 
low-wage earners become obsolete.

By .Hon. Mr. Rinfret:
Q. How do you arrive at that amount of $120,000,000?—A. That was 

covered in some of the discussion that was passed over. We assumed for the 
purpose of estimating the extent of the program that 40,000 houses would be 
required, and we took the sum of $3,000 per house, roughly, to cover the cost. 
That is $120,000,000. That $3,000 would cover the cost of the land. The dis
cussion covered some points there. In studying it, you will see some points that 
are raised with regard to the difficulties to be encountered in slum clearance, 
where one house in a district, or several houses, are too good to be condemned, 
and therefore will have to be purchased, if a whole block is to be included. So 
that raises the average cost per house.

By Mr. C auction:
Q. In other words, you do not want to provide for rehabilitation of houses in 

a district that is to be cleared out?—A. Absolutely no; most emphatically no. 
The whole district has to be cleared.

(d) That the program be financed so that funds may be provided at an 
interest rate which will enable all slum clearance and low-cost house projects to 
be entirely self-liquidating for a family which can pay only $10 to $15 per month 
rent. In practice the source of funds and interest rate should be determined by 
the national director of housing in collaboration with the Minister of Finance 
and the governor of the Bank of Canada. At least, that is the recommendation. 
If necessary, money should be provided at a rate as low as \\ per cent.

Mr. Heaps : I am in perfect accord with you there.
Mr. Sullivan : Do you accept that low rate of $10 or $15 a month rent?
Mr. Heaps : I beg your pardon?
Mr. Sullivan : Do you accept that, a man paying only $10 a month for rent?
Mr. Heaps: I would prefer that he have a bigger increase in his wages and 

pay a little more.
The Chairman : Proceed please, Mr. Craig.
The Witness: (e) That the term of amortization on housing of ordinary 

construction be forty years, and that the term on fire-resisting construction be 
fifty years.

Mr. Howard : That is a long time.
Hon. Mr. Rinfret: We will live that long.
Mr. Howard: But your houses in forty years will deteriorate.
The Witness: In order that houses may be good for that period, there must 

be a considerable amount spent in upkeep upon them, and they should be kept 
in proper repair. Otherwise they deteriorate into slums again.

By Mr. Heaps:
Q. It is also important, is it not, that the specifications for the construction 

of these houses should be very rigid?—A. Absolutely.
Q. So that, good houses may be built?—A. Absolutely; and should be rigidly 

enforced by proper inspection.
(/) That the director be empowered to initiate and carry out slum clearance 

and housing projects through regional directors on request of competent housing 
committees which are representative of various organizations in a community, 
when a zoning,plan relating to a definite area has been filed with the director 
and has his approval.
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Mr. Sullivan : That is a very good recommendation.
The Witness: This latter course, however, should be adopted only when 

the local government fails to act and when conditions require that action be 
taken.

Mr. Heaps: Should he perform an operation on the appendix, Mr. Chair
man, and cut it out?

The Chairman : I was going to ask Mr. Craig what the appendix contained.
The Witness: Appendix I deals with the importance of reducing interest 

rates, and we quote from the Imperial Economic Conference of 1932. There are 
excerpts there. The first is:—

A rise throughout the world in the general level of wholesale prices 
is in the highest degree desirable. The evil of falling prices must be 
attacked by government and individual action in all its causes whether 
political, economic, financial or monetary.

The following quotation is taken from paragraph (d) :—
In the monetary sphere the primary line of action towards a rise 

in prices should be the creation and maintenance, within the limits of 
sound finance, of such conditions as will assist in the revival of enter
prise and trade. Among these conditions are low rates of interest, etc.

By Mr. Sullivan:
Q. Low rates of interest all the way through?—A. All the way through- 

There is no point in reducing it in one class and leaving it alone in another 
class, because disequilibrium is still there.

Again, at the World Economic Conference in 1933, the same principles were 
enunciated and subscribed to by the representative of the Dominion. There is 
a little paragraph on the price index to show that the general purchasing power 
of the population to-day is equal to 140 in 1926 money. In other words, those 
who are paying interest on mortgages or other indebtedness incurred under 
contract in the 1924-29 era are paying a fortuitous gain of approximately 40 
per cent to the creditor.

Q. They are paying too much?—A. Well, it is one of the things that makes 
recovery impossible.

We point out also there that the recommendation contained in section II (c) * 
if adopted, would result in a reduction of approximately 20 per cent on a seven 
per cent interest rate, and would still leave the mortgagee with the fortuitous 
gain of approximately 20 per cent in general purchasing power over what he 
contracted for. That might be absorbed by rising prices, but the point is that 
there should be some adjustment if we are going to get back to a normal basis.

Mr. Heaps : We can cut out the other sections (e) and (/).
The Witness : There is a little account there of what happened in Australia* 

and the results. I am told even since this has been written there has been an 
increase of 10 cents in a bag of wool in the last month, and conditions are very 
materially improving again in Australia. Appendix II deals with the permissive 
legislation that may be required on the part of the provinces and municipalities* 
relating to low cost housing and slum clearance, and this should not be over
looked. I think that about covers it.

The Appendixes summarized by the witness are as follows:—

APPENDIX I
Sec. 1—Reduction of Mortgage Interest Rates

(a) Rigidities in Economic Structure:
Interest charges represent the most important of the fixed and gemi-i"1»1 

elements of our cost structure and as the entire depression is due to rigidité
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in the economic structure of this and other countries which, with falling prices, 
set up disequilibria, these rigidities must be given consideration if any ameliora
tive plan is to achieve an adequate degree of success.
(b) Imperial Economic Conference, 1932

In the resolution regarding the monetary and financial questions to be 
found on page 22 of the report of the Conference, the following occurs :—

A rise throughout the world in the general level of wholesale prices 
is in the highest degree desirable. The evil of falling prices must be 
attacked by Government and individual action in all its causes whether 
political, economic, financial or monetary.

The following quotation is taken from paragraph (d) :—
In the monetary sphere the primary line of action towards a rise in 

prices should be the creation and maintenance, within the limits of sound 
finance, of such conditions as will assist in the revival of enterprise and 
trade. Among these conditions are low rates of interest . . . ., etc.

(c) World Economic Conference:
Again, at the World Economic Conference in 1933, the same principles were 

enunciated and subscribed to by the representative of the Dominion.
id) Price Index:

The monthly review of Business Statistics shows an average of wholesale 
prices for 76 commodities of 71-6 as compared with 1926 equalling 100. This 
gives up 71-6 as equalling 100 for the year 1934. In other words, the purchas
ing power of the dollar in 1926 was equal to approximately 140 per cent of the 
purchasing power of the Canadian dollar in 1934. All debts incurred in the 
1926 era or previous to the crisis in 1929 have been appreciated by some 40 per 
cent. The recommendation contained in section II (c) if adopted, would result 
in a reduction of approximately 20 per cent on a 7 per cent interest rate and 
would still leave the mortgagee with a fortuitous gain of approximately 20 per 
cent in general purchasing power over what he contracted for.
(e) The Prime Minister’s Views

To quote from the statement of the Prime Minister at the Imperial Eco
nomic Conference, page 116:—

Interest charges represent the most important of fixed or semi-rigid 
elements of our cost structure. If prices remain on their present level, such 
charges will constitute an intolerable or almost intolerable burden in 
many cases. Even if it can be borne, the fortuitous gain to the creditor 
of 40 per cent to 48 per cent in general purchasing power above what he 
contracted for appears to be a grave injustice.

Moreover, such fixed charges, except as they are reduced by bank
ruptcy and re-organization, are not being adjusted by the normal cor
rective processes which falling prices are supposed to set in motion. 
Indeed it seems that new disequilibria are created almost as rapidly as old 
maladjustments arc corrected and the paralysis of business enterprise with 
profit margins uncertain or non-existent continues. Trade languishes and 
unemployment persists or tends to become aggravated.

if) The Premier’s Plan, Australia 1931.
The reduction of mortgage interest rates on a National Scale was carried 

out in Australia under the Premier’s Plan in 1931, when mortgage interest rates 
Were reduced by 15 per cent to 22 per cent. Under the Premier’s plan the States 
agreed together that they would pass legislation to reduce the rate of interest 
on existing mortgage debts. The legislation was not entirely uniform throughout 
the Commonwealth but in most States covered most types of mortgage indebt
edness including corporation bonds.
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On a definite data, throughout the country, the reduction of interest rates 
came into effect. Commissions were appointed to hear complaints against interest 
reduction where a hardship might result as in the case of widows and orphans 
dependent upon the return of mortgage interest.

Concurrent with this legislation the rate of interest on the internal 
indebtedness of the country was reduced from an average of 5^ per cent in 1930 
to 4-jV per cent, making a gross saving annually of £6,500,000 on an indebtedness 
of £556,000,000. Rates of interest on Bank deposits were reduced to 3 per cent on 
three year deposits and 2 per cent on three months deposits, and the gold reserve 
back of the National currency was reduced from 25 per cent to 15 per cent. The 
Provincial budget deficits were financed by loans through the Central Bank, 
thus re-establishing the credit of the Commonwealth. Also the income tax was 
increased. The result of the Premier’s plan was noted almost immediately and 
conditions improved until a fall in world prices for wool have recently caused 
a slight set back in the prosperity of the country.
[g) Conclusions.

While measures have been adopted to raise prices in Canada, through the 
expansion of the note issue, the individual debtor is still paying an increment of 
approximately 40 per cent in general purchasing power over and above that 
which he contracted to pay. The prosposal to adopt measures concurred in since 
1932 should receive the endorsement of this Committee when they are linked 
together with and made conditional upon the employment of men and materials 
in the rehabilitation of building throughout the country.

APPENDIX II
Excerpt from the Report of the Lieutenant-Governor's Committee on 

Housing Conditions in Toronto (Page 120)
That the city should seek the necessary co-operation of the Federal and 

Provincial governments in achieving these objectives:—
The Province must enact certain legislation if the program outlined above is 

to be fully effective.
First, it should extend and improve the existing town planning legislation 

in order to give full powers to cities to carry on broad, effective schemes of town 
planning. An amended Act, we think, should provide for a Provincial Bureau 
of Town Planning and Housing, which would promote the development, all 
over the Province, of adequate policies regarding planning and housing.

Secondly, the Provincial Health Act should be amended (or special hous
ing legislation should be passed) to set up standards of fit housing and to give 
full powers to municipal health officers to order the repair or the demoliti°n 
of dwellings that do not measure up to them.

Thirdly, new legislation is necessary in order that extensive properties f°r 
housing schemes may be purchased at fair prices. Three principles, new to the 
Provincial code, should be accepted in such legislation. First, following Briti^1 
precedent, no compensation should be payable for a building which has been 
condemned by the local Medical Officer of Health. Secondly, in any othe 
case, one of the main guides to compensation for expropriation should be tn ^ 
net rental of land and buildings during the past seven years, capitalized at t » 
prevailing rate of interest paid by private builders. Thirdly, the maxiinuD 
compensation payable should be 150 per cent of the local assessment of l&n 
and building.

The Chairman : Now, gentlemen, what questions do we want to ask ^r' 
Craig? Is there anything we would like to ask him? ,

Mr. Sullivan : I think he has given a very extensive and exhaustive rep° ’ 
a very good report.
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The Witness: I would like to point out, perhaps, Mr. Chairman, how the 
American act is working out. It has to do with low cost housing over there.
I have her the March number, the last number of the Architectural Record, 
which is right up to the minute. It shows that 8 limited dividend projects 
providing 3,452 living units costing $12,669,600 have been built under the 
housing legislation, whereas 32 draft federal projects, that is projects instituted 
and run by the federal government, have been carried out providing 24,500 
living units at a cost of $115,778,000. In addition there are 15 large federal 
projects under way or being prepared. So, in the United States they found that 
the federal projects were the ones that were possible to get under way, and that 
private projects or limited dividend projects did not make an appeal, were not 
attractive to private enterprise. Over there the need has proven to be for 
public initiation or national initiation of this project.

By Mr. Heaps:
Q. Are we not likely to have the same results here?—A. Very much the 

same.
Q. If we, for instance, should do as you recommend and provide funds 

at 1|, 2i or 3 per cent, no private company could loan funds at that rate?— 
A. No, they are not interested.

By Mr. McIntosh:
Q. On the first page of your brief on the recommendations for financing, 

you have got No. 1 as rehabilitation, rural and urban. Will you kindly explain the 
scope of that statement?—A. Well, the idea there is to guarantee loans for the 
repair of properties which are becoming rapidly obsolete through lack of the 
normal improvements that an owner makes to his property in normal times; 
and it applies not only to urban properties but also to rural properties, farm 
properties.

Q. To agricultural areas?—A. Agricultural areas, absolutely.
Q. That is the point I wanted to get clear.—A. Absolutely.
The Chairman : Are there any further questions?

By Mr. Heaps:
Q. Was it not your organization that sent out a statement referring to the 

railway situation?—A. No, that was the Canadian Construction Association, 
which is one of our component organizations. We are the National Construc
tion Council, and the Canadian Construction Association is one of the thirteen 
member organizations of this body.

By Mr. Hanbury:
Q. I would like to ask Mr. Craig one question. You refer to interest rates 

here, and low interest rates. You cite 1$, 2 and 3 per cent. Is it not right that 
interest rates, to be low, bear a certain relation to the cost of commodities and 
wages?—A. True.

Q. And that while 6 or 7 per cent might be high to-day, it is conceivable 
that in normal times that might be a fair rate of interest?—A. Well, I would 
not want to be committed on that, Mr. Chairman. I think that, in order to 
give a fair answer to that, one should consider interest rates that are preva
lent in normal times in other countries.

Q. No. My question was that: Are interest rates not relative to the costs 
of commodities and wages?—A. Oh, I think they are to some extent. I think 
there is a relationship.

Q. My point is that you have established here certain definite low rates 
of interest to be carried over a long period of time; conditions may change in 
Canada so that those rates are too low.—A. Well, my own view on that, Mr. 
Chairman, is that normal fixed interest charges are relatively too high as com-
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pared with other things. I was told by one of the leading lenders of money 
on real estate in the city of Toronto, a lawyer there, that the economic rate of 
interest on money invested in real estate was 2^ per cent; and that the differ
ence between that and 6, 6-t or 7 per cent or whatever they got, was to cover the 
risk. Now, he overlooked the fact that the excessive rate created the risk.

Mr. Howard : Hear, hear.
Mr. Sullivan : If, in the province of Quebec, according to our civil law 

the companies cannot lend more than 60 per cent or 30 per cent of the muni
cipal valuation of the property, there is no risk there.

Mr. Howard : It does not lessen the effect of the 7 per cent.
Mr. Sullivan : It is too high.
The Witness: Would you like to hear how, in four or five months, the 

rehabilitation program has been successful in the States?
The Chairman : Yes, I think we would.
The Witness: I have some actual figures as to the total face amount 

of loans reported ; this started in August of last year, and is to February 27. 
The total face amount of loans reported was $42,052,190, all loans from $100 
up to $2,000. There is a letter here from the President to the director of hous
ing, quoted from the Evening Telegram of March 14, and dated Washington, 
March 14, which reads as follows:—

President Roosevelt regards the federal housing program as a 
spearhead in the nation’s drive for prosperity, a letter to Administrator 
James A. M off et revealed to-day.

Commenting on a memorandum of Moffet’s setting forth progress of 
the housing campaign, Mr. Roosevelt observed that the Housing Act pro
vides a way back to better times with increased business and employment.

“I note that to date,” the President wrote, “calls have been made 
on over 6,000,000 properties.”

They have a campaign on foot in all the large cities, I may interject, of 
boards of trade, chambers of commerce, Kiwanis clubs and that sort of thing.

By Hon. Mr. Morand:
Q. And radio talks?—A. And radio talks, to stimulate the interest of the 

public in this rehabilitation program ; and up to date they have called on 
over 6,000,000 property owners.

By Mr. Peck:
Q. Is that just in the cities?—A. In cities and other parts, I imagine. The 

thing could be organized elsewhere, I imagine, but it is easier to do in the city' 
The radio broadcasts will go to the rural population. To go on with the 
letter—

“and that property owners have pledged 1,100,000 jobs for modernization 
and repair for a total value of $275,000,000, and that, in addition, you 
estimate there has already been spent since last August approximately 
$250,000,000 for modernization and repair.”

The point is this, that this program results not only in money being bor
rowed for rehabilitation purposes ; the money spent up to February, or loaned) 
was only $42,000,000, but it. has been estimated that $250,000,000 worth of 
repairs have been done. It stimulates the man who is needing to make repairs.

By Mr. Heaps:
Q. Was that all in small sums of between $100 and $2,000?—A Between 

$100 and $2,000.
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By Mr. McIntosh:
Q. You have not separated the loans of $100 up to $2,000, in urban and rural 

areas, you have just got the total, have you not?—A. I have not got it broken 
down into urban and rural areas, no.

Q. It should be broken down for the information of the committee, I wmuld 
imagine.—A. There are 12,836 qualified institutions to make these loans. There 
are reports in from 4,398. The number of loans reported are 99,612. That is at 
February 27; and the average face amount of the loans was $422; the average 
term of the notes in months was twenty-eight months, and the average amount 
of the maker’s income was $2,828. That is perhaps interesting information.

The Chairman : Nowr, gentlemen, if we are to hear Mr. Somerville I think 
we should proceed. I do not think we want to carry over to the afternoon.

Mr. Sullivan : I think we should thank Mr. Craig, I think he has given us 
a very fine report.

Some Hon. Members: Hear, hear.
Hon. Mr. Rinfret: We all join in that.
Mr. White: (London) : It wmuld almost appear that you have changed 

your ideas since you were here last.
The Witness: As far as change of ideas goes; I think I put over some good 

propaganda when I was here before.
Mr. Sullivan : What impressed me most was your recommendations with 

respect to low rates of interest; I am in favour of that.

The Witness retired.

W. L. Somerville, called :
The Chairman: Mr, Somerville, I don’t think you need to read all this, you 

might just go over it and tell us off hand what you consider the points of interest. 
We can read it afterwards, and study it.

Hon. Mr. Rinfret: As a matter of fact, I have been reading in advance this 
section of your report and it suggests that the final regulations should be drawn 
up by a national housing bureau, rather than to have them recommended ini 
detail by us.

The Witness: We submit the following:—

RECOMMENDATIONS FOR HOUSING REGULATIONS AND 
MINIMUM STANDARDS

The following regulations and standards are submitted not as complete 
documents, but as suggestions covering those points which in our opinion are 
most necessary to ensure satisfactory results from a National Housing Program 
such as hereinbefore recommended.

The final and complete regulations and standards should be drawn up by 
the National Housing Bureau assisted by technical advisors and Regional 
Directors in order that they may as far as possible be uniform throughout the 
country and at the same time permit of reasonable variation to meet local 
conditions.
Regulation I

minimum standards of health and- decency

The National Construction Council in the Brief presented to the Parlia
mentary Committee on Housing on March 12, stressed the need of including in 
any Housing Policy provision for the rehabilitation of both Rural and Urban 
substandard dwellings, as well as slum clearance (Pages 3 and 4).

06387-3
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In order to determine what existing dwellings should be considered sub
standard, the following minimum standards of health and decency have been 
prepared. (All houses falling below these standards should be condemned.) 
These standards are generally recognized by housing authorities both in Europe 
and the United States and are taken largely from “ Modern Housing ” by 
Catherine Bauer, published by Houghton and Mifflin Company:

Position : Must have free access of light and air to all rooms.
Foundations and Cellar: Good or moderate with cement cellar floor, but 

must be good there is a dirt floor or no cellar. Where there is no cellar there 
must be an air space of two feet under the house, this space to be drained and 
enclosed.

Rooms and Occupancy : No living quarters in cellar—unless in form of 
basement, in such floor shall not be more than 4 feet below grade.

One structural separate dwelling for each family or other natural unit.
Enough bedrooms for each family unit so that parents, boys, girls can sleep 

separately. In addition a living-room and a kitchen or a living-room-kitchen.
Maximum occupany per bedroom to be two persons.
Windows : All rooms must have windows opening on to the outer air and 

these windows must be movable. No windows shall be directly opposite or look
ing into those of another dwelling.

Lighting: It should not be necessary to use artificial lighting in any room 
on a normal day.

Ventilation: Direct ventilation. Flue to be provided from kitchen.
Dampness: The house must be free from serious dampness.
Vermin: The house must be in such condition that it is possible to keep it 

free from vermin. Where a row of houses is infested with vermin it would seem 
impossible for the individual to cope with the problem.

Purity of Air: No noxious industrial or other fumes near by.
Water Supply : Water must be provided inside the house, and in good 

working order: tap, sink, and drain—other w'ashing facilities, including bath 
and basin. In case of Rural houses, water need not be provided inside the house.

Toilet: Inside water closet, for the use of the household only, with entry 
from within the dwelling. There must be a wdndow in compartment opening 
directly to the outer air. In case of Rural houses inside toilet is not required.

Heating: A furnace or central heating is not necessarily required. The 
house must be weatherproof and capable of being heated so that rooms can be 
kept at a reasonable temperature in coldest wreather. Proper flues to be pro
vided for at least one stove or furnace in addition to flue for kitchen.
Regulation II

REGULATIONS FOR REHABILITATION OF HOUSING FOR LOWEST INCOME GROUPS

In order to benefit the lowest income groups and to prevent further over
crowding, it is necessary that the rehabilitation of existing substandard dwell
ings must be carried out under such regulations that will insure that such 
premises will be improved to at least comply with the previously quoted mini
mum standards for health and decency, and further that the rentals will not be 
increased as a result of the improvements to such an extent that they will not 
be available for the lowest income groups.

1. Property must be located:-—
(a) In municipalities in a zone approved by the Regional Housing 

Director established according to zoning regulations.
(b) In unorganized or Rural districts subject to approval of Regional 

Housing Director.
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2. Improvements must provide for and be sufficient to bring dwelling within 
Minimum Standards of Health and Decency.

3. No loan shall be given on property unless assessed value of building is 
twice the assessed value of the land.

4. Environment factors shall be considered in making loans and the fitness 
of property to its neighbourhood shall be a determining factor.

5. Property shall be so located as to offer security against physical hazards 
(floods, subsidence, etc.).

6. Property shall be accessible to suitable employment areas, market centres, 
schools, and transportation thereto at reasonable cost.

7. In cases where premises are to be occupied by tenants rental to be stipu
lated in agreement.
Regulation III

MINIMUM HOUSING STANDARDS FOR NEW HOUSING FOR LOWEST INCOME GROUPS
The following standards are the minimum requirements for single family 

houses or groups of single family attached units which could be built for a 
maximum permissible cost of $3,000 per family including land if built in quan
tities.

The size of rooms, etc., are slightly smaller than those required under the 
Housing Act of 1919 in Ontario, but are quite in accord with common practice 
for the best type of industrial housing of this class.

Land Utilization: It is recommended that in new land developments a 
maximum number of 20 families per gross acre in urban centres be allowed.

A space of 8 feet be allowed between detached houses or each group of 
houses.

Where size of lots is fixed or where existing buildings interfere, a passage 
at least 4 feet wide may be permitted provided there are no windows other than 
those from stairs, halls, or bathrooms.

Houses of frame construction, either in whole or in part, should have at 
least fifteen feet between them.

Houses to be not more than two rooms in depth, except corner or end 
houses of a group which shall, however, be planned so that all rooms are lit from 
windows opening onto street front or yard, except those for bathrooms, stairs or 
halls.

Buildings shall not occupy more than fifty per cent of lot area.
Outbuildings, other than a garage for occcupants own use shall not be per

mitted.
Space for garden is desirable, also play space for children unless community 

allotment gardens or playgrounds are provided.
Access to rear of all houses must be provided, and in case of group houses 

service lanes are desirable.
Minimum Size for Single Family Units: A separate room shall be provided 

for cooking, which may be also used as a living room providing it is at least 
150 sq. ft. in area and the narrowest dimension shall be at least 9 feet.

If it is desired to provide a separate kitchen and living room, the kitchen 
shall not be less than 80 sq. ft. in area and the narrowest dimension 8 feet. 
In such cases a separate living room shall also be provided with an area of at 
least 140 feet with the narrowest dimension at least 9 feet.
Minimum Size of Rooms:

Living room (if kitchen is provided), 140 sq. ft. least dimension 9 ft.
Living room and kitchen combined, 150 sq. ft. least dimension 9 ft.
Dining room, if any, 120 sq. ft., least dimension 9 ft.
Dining alcove off either living room or kitchen with opening at least 6 ft. 

wide, 20 sq. ft.
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Kitchen (separate room), 80 sq. ft. least dimension 8 ft.
Bedroom No. 1, 120 sq. ft. least dimension 9 ft.
Additional bedrooms, 80 sq. ft. least dimension 7 ft. 6 in.
Bathroom, 35 sq. ft. least dimension 4 ft. 6 in.
Clothes Closets: A number of clothes closets shall be provided equal to the 

number of bedrooms.
Ceiling Heights: Minimum ceiling height 8 feet clear except in cellar, and 

over an area of at least 50 per cent of floor area of each room where sloping 
ceilings occur. Minimum height of wall in any room 5 feet.

Stairs: Maximum riser shall be 8 inches with tread at least 8-1- inches. No 
more than two winders shall be used at a right angle turn. Stairs shall be at 
least 2 fet 6 inches wide and shall be arranged to permit of moving furniture.

Cellars: No bedrooms shall be permitted in basement or cellar. Other living 
rooms may be permitted under special conditions when slope of land will permit 
of basement floor being at least one foot above grade on at least one side of 
rooms so used. Such rooms to have full sized windows as required for similar 
rooms on other floors, and a minimum ceiling height of 8 feet clear. Walls to 
be plastered directly on masonry after being adequately damp-proofed.

Storage rooms or furnace space shall have at least one window opening 
directly to the outer air.

Cellars, except as otherwise provided shall have a clear height of 6 feet. 
6 inches.

Adequate provision shall be provided for damp-proofing and waterproofing 
as conditions may require.

Floors shall be of concrete with adequate drainage.
When cellars are omitted, foundation may consist of continuous masonry 

wall, or masonry piers. Space from finished grade to bottom of joists to be at 
least 18 inches. The space to be drained, enclosed and ventilated.

Light and Ventilation: Each room to have a window area of at least 12 
square feet with movable sash. Bathroom to have a minimum window area of 

J6 square feet.
Plumbing: Each family unit shall have the following: A bath tub with hot 

and cold water—A sink in room for cooking with hot and cold water—A water 
closet in bathroom, porcelain, syphon or syphon-jet type with flush tank.

Heating: Where furnaces are not used, chimneys to be located and flues 
provided so that stoves can be located to adequately heat all rooms.

Flue to be provided from kitchen.
Materials: Brick, hollow tile, stone or concrete preferable.
Wood frame with exterior walls covered with stucco, shingles, or clapboard 

acceptable, but cost of maintenance must be considered a factor in extending 
loans on such buildings.

Division walls in group houses to be of brick, hollow tile or concrete. 
Regulation IV
MINIMUM HOUSING STANDARDS FOR MULTI-FAMILY DWELLINGS FOR LOWEST INCOME

GROUPS

As such dwellings must be constructed only in the large cities having by-la"6 
covering such dwellings, it would be necessary for the National Housing Burea1' 
to study such by-laws and then draw up additional regulations as may be fount 
necessary. It is recommended that the utilization of land permit a maxim1111 
number of thirty families per gross acre for this type of building.

Generally speaking, the minimum housing standards for single-family house 
(Regulation III) would apply with additional requirements covering fire-escape®’ 
staircasete, public halls, garbage disposal, etc.
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Regulation V
MINIMUM HOUSING STANDARDS FOR SINGLE-FAMILY HOUSES COSTING MORE THAN 

$3,000 AND NOT MORE THAN $7,500, INCLUDING THE LAND
If the housing policy adopted embraces the financing of housing for other 

than the lowest income groups, the National Housing Bureau should, in our 
opinion, also prepare separate regulations covering such houses with a slightly 
higher standard than those required for the lowest income groups.
Regulation VI

RECOMMENDATIONS FOR ZONING REGULATIONS
1. Not advisable, or necessary, to withhold authorization for housing pro

jects until city-wide zoning becomes effective.
2. Possible for Housing Authority to impose provisions on each project,

which would fit in with later zoning ordinance.
3. Permissive legislation for Zoning Enabling Acts should be prepared, so

that municipalities could immediately proceed with comprehensive zon
ing. Zoning for a part of a city would not be supported in courts.

4. Studies should immediately be made of blighted downtown districts, with
a view to determining the best use of the land, basing the decision off 
existing uses in percentage of total city area co-related to composite 
figures of other larger cities.

5. Other planning measures must be followed as well, to protect the new
investment.

6. A ring should be drawn around the existing solidly built-up areas of cities,
and every effort made to bring about consolidation, as opposed to expan
sion, within this area, and to discourage suburban development. Such 
measures would be designed to attract people with regular incomes to 
rehabilitated area, and strengthen its investment possibilities.

CONCLUSIONS
All of the regulations herein suggested are for the purpose of illustrating the 

scope of regulations which a National Housing Bureau would be required to pre
pare under the authority given by a Housing Act, and should not be considered 
as entirely complete.

Mr. Chairman and gentlemen: The purpose of drawing up these housing 
regulations was simply to outline some of the main points that we recommend 
should be covered in whatever regulations are drawn up. I will just outline the 
regulations and give some of the reasons we had for placing them before you. 
The first regulation in regard to minimum standards of health and decency was 
in order to give a yardstick whereby applications for rehabilitation could he 
measured. In Mr. Craig’s recommendations it was mentioned that loans should 
not be granted unless it would bring such housing up to a minimum standard of 
health and decency. Now, I will not attempt to go into the standard we have 
drawn up but I would like to emphasize the one relating to “rooms and occu
pancy.” This was mentioned in our previous report ; that is, insist on some con
trol over occupancy. If we are eventually to raise the standard of housing that 
is one of the most difficult problems we have to face. The minimum standards of 
health and decency also cover both rural and urban dwellings. It is quite obvious 
that there is a difference; that is, an outside toilet might be erected on a farm, 
but it certainly could not be permitted in a congested area. The same applies 
to water and other facilities; so, our regulations arc drawn up to take care of both 
types.

Regulation No. 2, with regard to regulations for the rehabilitation of housing 
for the lowest income groups is comprehensive. The first item, with regard to 
where the property is located is necessarily covered by the zoning regulation^- 
I believe you had that under consideration—and we believe that is one of the 
most important things in our recommendations; provision for doing away with 
areas that are not suitable for housing.
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By Mr. White (London) :
Q. In your Regulation 1, you have a recommendation with regard to 

windows which it seems to me is almost impossible to carry out?—A. “ All 
rooms must have windows opening on to the outer air, and these windows must be 
movable. No windows shall be directly opposite or looking into those of 
another dwelling.”

Hon. Mr. Rinfret: That should be cleared up.
Mr. Sullivan: There should be no dark rooms.
Hon. Mr. Rinfret: It says also, “ they must not look into one another”; 

there would be a certain degree of closeness there though wouldn’t there?
The Witness : Oh, yes; the point there is that very often on these narrow 

lots the rooms are lit from the side areas ; and in order to secure some privacy 
such provision seems desirable.

Mr. Sullivan : In the province of Quebec the Civil Code provides for that.
Mr. Cauchon : Yes, there must be 15 feet between the windows facing each 

other.
The Witness: And this covers existing dwellings.
Mr. Sullivan : Make it subject to the civil laws of the province of Quebec.
The Witness: I think I have finished with Regulation 2, that is the 

regulation in regard to the rehabilitation of housing for the lowest income groups. 
Regulation III, minimum housing standards for new housing for lowest income 
groups ; now, this is a detailed housing standard which is the result of a study 
of a number of such standards and follows closely the one that was drawn up 
in Ontario under the 1919 Act; except that the areas of rooms and the require
ments for rooms are necessarily somewhat less rigid, due to the fact that these 
are supposed to cover housing for the lowest income groups. The question was 
raised during Mr. Craig’s presentation in regard to width of lot as suggested in 
the Bruce Report. I think possibly he is misunderstood there. Nearly all 
modern housing regulations provide that houses built in groups must not be 
more than two rooms deep; that, of course, puts the long side of your house 
toward the street and the garden, which necessarily takes care of the minimum 
dimension of the houses which were mentioned.

By Mr. Howden:
Q. They must not be more than two rooms deep?—A. Not more than two 

'rooms deep.
Mr. Cauchon: That is not legislation, is it?
The Witness: It is not legislation, but it is a standard that is pretty well 

observed by all modern housing authorities.
Mr. Howden : If you have it two rooms deep wdth a total frontage of 13 

feet you haven’t got very much room.
Mr. Cauchon: That is why 13 feet is inadequate.
The Witness: It would be the long dimension of the house rather than the 

narrow one which would determine the width of the lot.
Mr. Cauchon : Yes.
The Witness: That would be for minimum-size single family units.

By Mr. Stanley:
Q. Of course, that 3 feet—or whatever it is, was down in the slum areas 

where there is a slum clearing project; I think the Bruce Report does not rctc 
to such limits of size for new construction work on new land, does it?—A. T “a 
is utilizing the existing area. ,

Q. They were utilizing the down-town area and I am pointing out that tha 
is a different consideration?—A. It is in a different category altogether.
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Q. Yes?—A. In housing for the lowest income groups it has been found 
that most of these families prefer large kitchens, that is the type these people 
would prefer.

Mr. Heaps : Yes, the best part of the house is the kitchen.
Mr. Cauchon: It is really a kitchen-livingroom.
The Witness: It is a kitchen-livingroom, and that is what we have men

tioned in these regulations.

By Mr. Sullivan:
Q. “The building not to occupy more than 50 per cent of the lot area”; 

would that be in the cities also?—A. Yes.
Q. Would that be quite a lot?—A. No; I think there are very few houses, 

excepting in very congested areas—that of course involves utilization, and it is 
recommended in connection with developments of this kind that the maximum 
be of 20 families per acre.

By Mr. Heaps:
Q. How does that compare with the English housing scheme?—A. They 

have recently raised theirs, for many years they established the rule of 12 
families to the acre—that is more the garden city type of development.

Q. Where you have 20 families to the acre does that mean all duplex houses? 
—A. That works out pretty well on the urban development, when housed in 
groups, 20 families to the acre.

Q. What size lot would that give you?—A. I could not say—do you mean, 
width of lot?

Q. Yes; or, say, the area of the lot?—A. Well, it depends somewhat on the 
subdivision, but I think we took some examples according to the size of the 
blocks in Toronto in the areas covered by the Bruce Report and they work 
out according to their plans at 23 families to the acre.

Q. You could not give me the size of those lots?—A. I could not, off hand.
Mr. Craig : Might I point out, Mr. Chairman, that in addition to the lots 

for each house in all these slum clearance projects they provide an open play 
space for the children. That is always included in the area indicated.

Mr. Heaps : That would be included in any area indicated as adequate 
to serve a given number of families.

Mr. Craig : Yes.
Mr. Heaps: I was just wondering what size of lot would have to be 

considered in connection with any scheme that might be put into effect.
The Witness: I think that would depend somewhat on the nature of the 

development.
Mr. Heaps: Would it give a lot, say 25 feet by 100 feet?
Mr. Cauchon : No.
The Witness: It would not, it would be about 18 feet by 100 feet. It 

would depend on the amount allowed for playgrounds, for instance.
Mr. Heaps: It seems to me that 20 individual homes on one acre wrould 

not give them that amount of space.
The Witness : They would not be individual homes, some of them would 

be duplexes.
Mr. Cauchon : That, Mr. Heaps, would allow a lot of 21 feet 7 inches 

frontage.
Mr. Heaps : Of what depth?
Mr. Cauchon : If you put 21 houses to the acre that would give you 2,178 

square feet per house, whichever way you might dispose of it.
Mr. Heaps: What width of street does that allow for?
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Mr. Cauchon : I am not providing for streets in that, that is the gross area.

By Mr. Heaps :
Q. I would like to know the size of the lots?—A. It means a lot of about 

20 feet in width and 100 feet in depth. That is not a desirable form of lot, 
as Mr. Craig has mentioned ; you build these houses in groups, and even though 
the lots are narrow they make up for that in the general area which is devoted 
to public purposes.

Mr. Heaps : Then, Mr. Cauchon, we are to assume that this figure here 
of 20 families, or homes, to the acre would provide for groups of homes instead 
of individual homes.

The Witness: This is maximum density, Mr. Heaps.
Mr. Howard : If you provided lots of 50 by 100 feet you could only get 

12 families per acre, with a little over for street allowances.
The Witness: And where you are adjusting the population you require 

more space.
Mr. Cauchon : They are not so much given in England to a certain width 

and depth, they are more disposed toward the garden type of development, 
more of the community life idea than they are toward individual homes.

The Witness: Is there any further question on that? I think there was, 
in one of the reports of the evidence presented—I forget just which one it is— 
mention made of the ceiling of houses, very often families were found in attics 
with lowT ceilings. That is a thing which is usually covered by municipal 
regulation ; but just in case it might be overlooked in some localities we have 
indicated here that at least 50 per cent of the floor area should have a ceiling 
of at least 8 feet.

By Mr. Heaps:
Q. Is not 8 feet pretty low?—A. No, 8 feet is quite all right.
Q. I know of some building regulations which insist on a ceiling of 9 

feet?—A. Yes; well, that is where people are in coal-heated apartments and 
where you have a very dense population.

Q. No, that was not apartments?—A. Was it homes?
Q. Yes, nine feet.—A. Well, that is pretty stiff.
Mr. Cauchon : I think that is an overhang from the days when everybody 

used coal stoves. In England they are reducing the ceiling height because they 
are eliminating the coal grate and using central heating. As a result of the 
saving made possible in this way, they are putting better equipment into their 
apartments.

Mr. Heaps: What is the English regulation, eight feet?
Mr. Cauchon : Yes, eight feet.

By the Chairman:
Q. You are speaking here about $3,000 for a family, I am having difficulty 

in trying to figure out how a house can be built for that sum?—A. That includes 
the land. I might tell you, from my personal experience, that last year I com
pleted some industrial housing which was done for $2,000 per family.

By Mr. Howard:
Q. Is that per family?—A. Per family.

By Air. Sullivan:
Q. In the city?—A. No, that was in a town, they had to bring most of their 

material from Montreal. It was at Temiskaming.
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By Mr. Stanley:
Q. Was that just for the building?—A. Just for the building, $2,000.

By Mr. Howard:
Q. That is not so bad; just give us an idea of what you put into them ; how 

did you have that house arranged?—A. It had four or five rooms.
Q. How was it arranged ; did it have a living-room and kitchen downstairs? 

—A. They had a kitchen-living-room.
Q. Was it one room?—A. Yes; and there was just a small room on the 

ground floor—what you might call a place in which to receive visitors, or a 
sitting-room; but the kitchen was larger, and that included the family living- 
room. Upstairs we had three bedrooms and a bath.

Mr. Howard: That is a good house.
Mr. Cauchon : Were these grouped, or were they detatched?—A. They were 

group houses, three or four houses in a group.

By Mr. White (London):
Q. What kind of construction?—A. The excavation was rock.

By Mr. Sullivan:
Q. What were the dimensions?—A. If I remember correctly they were 16 

feet by 22 feet, something like that.

By Mr. White (London):
Q. What was the type of construction, was it brick or wood?—A. It was 

wood-framing with brick veneer and insulated with fibreboard, and asphalt slate.

By Mr. Sullivan:
Q. And 16 feet wide only; for that kind of house that is all right—did you 

have a concrete foundation?—A. No, we used the stone out of the excavation 
for that.

Q. A stone wall, 18 inches wide I suppose?—A. It was wider than that, 
about 22 inches.

Q. Then did you run your brick right up the full two stories?—A. No, it 
was brick on the main floor; then some of them were finished in clapboards.

By Mr. White (London):
Q. What type of heating did you use?—A. These are heated by stove. Of 

course, there is a cooking stove in the kitchen; there is a stove in the front 
room, and the stair is open from that room so that the heat goes upstairs.

By the Chairman:
Q. You did not supply the stoves for them?—A. No.
Q. What is the life of that building, if it is kept in repair, 60 years?—A. No. 

I doubt very much if a building like that would last 60 years ; I think probably 
30 years would be the maximum.

By Mr. Heaps:
Q. What kind of a foundation did you have; was it a surface or a full 

foundation?—A. It was a full foundation; and we had sewer and water.
Q. Would it be well to put in a little furnace to heat the building properly? 

—A. That could be done. They have tried out a number of ways, as a matter 
of fact they put in a pipeless furnace in some of them.

Q. That would cost about $75 extra?—A. Yes. I believe these people 
prefer to get around the hot stove so that they can get scorched.
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Mr. Howard : That depends on the people you are going to house.
The Chairman: Gentlemen, will you let Mr. Somerville go on.

By Mr. Plunkett:
Q. In your report, Regulation VI, recommendations for zoning regulations; 

could you just explain that, would you just elaborate on that a little bit more?— 
A. That is an expression which is used by townplanners. It simply means that 
to develop a city and preserve the income from taxes, building should not be 
allowed to spread too quickly; that is, the central area should be fully developed 
and paying its way before outlying districts are developed necessitating the 
extension of sewer and water services and increasing the tax rate.

Q. You mean then that in the centre of the city we should build up these 
areas before going to the outskirts, or outside the city?—A. Yes; areas that 
are suitable for housing, or industry, or whatever purpose they may be designed 
for; they should be developed before the city goes to the expense of extending 
services such as sewer, light and transportation. I think the German town- 
planners have a system which is very good. They limit their cities that way, 
and then the other property is put oh the market when they say it is all right; 
in other words, when the development of the city as a whole reaches the point 
where it is economic to develop the outer areas,.

Mr. Cauchon: There is no power at the present time in Canada that I 
know of which prevents a person from building anywhere he likes, in fact, the 
tendency has been toward the garden suburb idea. Now, we have a regulation 
in Ontario—it is a very late one—whereby the townplanning commission can 
refuse people the right to build upon certain land, but that land must be away 
down in a swamp that is undrainable or away up on a high hill where the city 
can’t furnish a water supply without extra cost. We unfortunately have no 
provision for preventing scattered development. What Mr. Somerville points 
out is that it would be very desirable to develop central areas in which all the 
essential services, such as sewer, water and so on are available instead of 
developing outside areas.

Mr. Howard: You can’t prevent their building outside of present services.
Mr. Cauchon: They don’t have to have the services now, they go ahead 

and build and then ask the city to extend the services.
Mr. Howard: Would not your health by-laws control that? Is there not 

some law which would control that?
Mr. Cauchon: There are lots of laws in existence, but I don’t think 

effective provision of that kind exists here.
Mr. Heaps: Mr. Cauchon, when a man goes to the inspector and applies 

for a permit don’t they have the right then and there, if they think the area 
should not be built in, to withhold his permit; could they not refuse him a 
permit until such time as these areas were adequately served?

Mr. Cauchon: I do not think they would refuse him these days. We have 
had a program here for the elimination of cesspools for many years. We are 
gradually getting away from them but we cannot force people to make a 
connection to the sewer. One reason for that is that many of them are i11 
one of these poor districts. So long as they have good water the other does 
not seem to be so important. The great danger to health here is from impure 
water.

Mr. Stanley: Our western cities have that beaten; all properties of that 
kind have reverted to the city for -arrears of taxes.

Mr. Cauchon: I remember the city of Calgary, where I lived at one time, 
and they had 36 square miles within the city area; most of it, as you migm 
say, has reverted to farming.

Mr. Howard: I have some lots myself, 12 miles outside of the city 
Winnipeg.
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Mr. Cauchon : Are you farming them?
Mr. Howard: No, I am paying the taxes.
Mr. McIntosh: I had some lots like that. I haven’t got them now.

By Mr. McIntosh:
Q. For the purpose of clearing up the point with regard to the type of 

house; do I understand the type of house to which you referred costs $2,000, 
and the land $1,000?—A. Well, the land didn’t enter into it in that instance; 
in the case I cited the company owned the land, it was industrial housing— 
company owned.

The Chairman: I do not think you have in mind what Mr. McIntosh is 
asking about.

Mr. McIntosh: It was with reference to the town-planning, and to the 
buildings to which reference has been made, what was the cost of the houses 
there?

Mr. Cauchon: What would you pay the $2,000 for; did that include the 
land?

Mr. McIntosh: That is the point.
The Witness: I imagine that if it was group housing the cost of the land 

would be, figuring 20 foot lots, from $700 to $800.
Mr. Heaps: Why would they cost $800?
Mr. McIntosh: That would be an exhorbitant figure, would it not?
The Witness: I am taking the figure that exists around Toronto. I do not 

know what it is in other districts.
Mr. McIntosh: In the towns I imagine you could get lots at $500.
The Witness: In the towns the cost of lots would be less than in the cities.
Mr. Stanley: The chief activity in such places is usually one neighbour 

spending his time in trying to get another neighbour to take it off his hands for 
nothing.

Mr. Howard: That is not the case if it happens to be a post office site.

By Mr. White (London) :
Q. Is sewer connection included in that?—A. They are connected with the 

main sewers, the existing sewers.
The Witness: There is one point I would like to explain in regard to that 

zoning. There is a tendency among municipalities at the present time to 
approve of any building scheme in order to provide labour, and I think that in 
the initiation of a scheme such as we are discussing now there should be some 
check on development; that some judgment should be exercised as to where it 
is going to go, that is something which would devolve upon the organization 
we have suggested.

I do not think there was anything else, unless there are some questions. 
We know, of course, but I think we should make it clear, that Mr. Craig in 
presenting the details in regard to regulations for loans, and these regulations 
in regard to housing standards; we are not suggesting them as part of the 
legislation or bill ; rather they must come in the regulations of the housing body, 
whatever it may be, in order to make it flexible; because, at present, we have a 
great variance in these throughout the country.

By lion. Mr. R inf ret:
Q. That is mentioned in your report?—A. Yes.
The Chairman: I w aid like to ask Mr. Craig a question. Someone was 

in the other day and spjke about it. The question was as to what amount of 
repairs, if any, is held up by taxation, that is increased taxation.
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Mr. Craig: I think it is a factor, but. I do not think it is a very big factor 
at the present time. I think the chief factor is that people have not got the 
money.

Mr. Howard : Well, lack of confidence.
The Chairman: Well, Mr. Somerville, we want to thank you for presenting

this.
Mr. Markus : If I may be permitted to interject, I want to say that the 

information that has been presented to you this morning has been prepared by 
the National Construction Council after giving the matter a great deal of con
sideration during the past three or four weeks. In fact, they have been working 
almost day and night in giving study to this matter, and sincerely hope that 
the evidence that has been presented to you this morning will prove of value 
to your committee. I would like to say further: “If you should require further 
information on any point, do not hesitate to call on us.” I can promise that 
the committee will be called together at a moment's notice and will gladly 
co-operate in any way possible.

The Chairman : There is one thing that I would like to just make a matter 
of record. The New Brunswick government has just brought in a housing bill, 
and if the money is all spent they will spent about $1,000,000. The question 
comes in as to whether it is a federal obligation or a national obligation. I 
think that is one of the problems that we are going to have to decide when we 
come to make our report.

Hon. Mr. Elliott : How did they deal with it in their bill, Mr. Chairman? 
Did they contemplate federal assistance?

The Chairman : No, they say nothing whatever about federal assistance. 
The total, if it was used, was about one million dollars. It was divided into 
districts.

Hon. Mr. Rinfret: Would it be possible to procure that bill?
The Chairman: Yes, I have a copy of the bill. It is quite lengthy.
Mr. Somerville : Is that in existence or only introduced in the legislature?
The Chairman : It is introduced, and the House expects to adjourn today. 

It is a government measure, and I imagine it would go through. I have not heard 
that it has been passed.

Mr. Sullivan : What is the amount?
The Chairman : If it is used, it would amount to about $1,000,000. It is 

divided into sections; in the province of New Brunswick there are 400,000 people. 
That would be on the same basis that has been mentioned.

Mr. Sullivan : They have divided the province into regional zones?
The Chairman: Yes; they have divided it on a par capita basis, $2.50 per 

person ; any advance up to that amount.
Mr. Gray: Mr. Chairman, I think you should, on behalf of the committee, • 

tender a special vote of thanks to the National Construction Council of Canada, 
who appeared here before and are here today at their own expense, I understand, 
for the care which they have taken in preparing this report. It has meant a 
great deal of work.

Mr. Stanley: I second that.
The Chairman: It is moved and seconded that a vote of thanks be extended 

to the National Construction Council for the work they have done and for their 
presentation. AVhat is your pleasure?

Carried.
Mr. West: All I can say is thank you. You have shown your appreciation. 

We do not always get that.
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The Chairman: I have quite a number of letters that I want to put on the 
record. They are very short. Quite a lot of good suggestions have come in. I 
have a letter from the Department of Health and also some from the Bureau 
of Statistics that we could put on record ; and I think we should have the record 
of the housing under the legislation of 1919 in Winnipeg from Mr. Heaps, 
because that is one place where it was successful. We might want to use that 
same system again. I think Mr. Howard has got a good deal of information 
he could give us, because we may have to direct our help along the lines of 
assisting this $12 a month rent man. Mr. Howard has some good information 
along that line. The only others that arc going to appear before us, so far as 
I know outside of that, are the mortgage corporations, and they want to appear 
some time on Thursday. I will have to see Mr. Chaplin to find out when he is 
planning on hearing them, in order to decide what date we can sit.

There are two things that I think we need very badly. We have not any 
very direct report on what the British government has done—we have a little 
in the Bruce report—and also just what they are doing in the United States.
I noted one particular thing in Mr. Bradley’s evidence which caught my eye. 
He states : “Some of us in studying this plan, of course, have given a considerable 
amount of study to the plan over there. Our opinion is that the plan over there— 
that is, the first stage of it, and which had to do primarily with rehabilitation— 
is gathering momentum, and is certainly working out very successfully, although 
possibly not to the extent that had been originally throught of.”

Mr. Gray: Is that Britain or the United States?
The Chairman : That is the United States. This rehabilitation is quite an 

important item in our reference. I don’t know just where we can get the 
information, but we quite possibly could get someone to give it so that we could 
have it put on the record.

Mr. Craig: I have some more data on that point, if you would like to have it.
The Chairman : If you could give it to me afterwards, we could put it in 

in the form of a letter ; as long as we could get it on our record so that we can 
use it, it will be all right.

Mr. Heaps: I think if Mr. Craig would submit that memorandum to you, 
Mr. Chairman, we might at a subsequent meeting have it put into the record.

The Chairman : Yes.
Mr. Craig: I could prepare it in the form of a memorandum.
Mr. Stanley: Would you suggest that Mr. Howard and Mr. Heaps should 

give evidence?
The Chairman : I think they should. It will not take a great deal of time.
Hon. Mr. Elliott: I would like to hear from Mr. White also about the 

London proposition. I think he has some further statement.
The Chairman : The London proposition was not a success, of which we 

have proof.
Mr. White: I have other information.
The Chairman : You could also present that.
Mr. Gray : That is the reason we want to hear it.
The Chairman: It would be. a good thing if we could get on the record 

one that was a success, particularly if we could find out why it was a success, 
because we might want to work along that line.

Hon. Mr. Elliott : I would like to have Mr. White explain why the London 
proposition was not a success.

Mr. White: In what form do you want this, just in the form of a letter?
The Chairman : No; in the form of a statement it would be all right, or 

you could put it in the form of a letter which we could put in our evidence. It 
would not be very long?
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Mr. White : No.
The Chairman: We might have a meeting Thursday morning to clear up 

these two points. I think we should close our evidence Friday. I do not think 
there is anyone else we need; just a few points to fill in, and then we can prepare 
our report.

Mr. White: Would it not be wise to have a synopsis of the New Brunswick 
Act for incorporation in the minutes?

The Chairman: We might do that. I have a copy of the act. I could 
have someone prepare that for us.

Hon. Mr. Elliott: How long an act is it?
The Chairman : It is quite a long one. It must be twelve or fifteen pages.
Mr. Howard : Why not take out your essential clauses, as to regulations?
Hon. Mr. Rinfret: That is what he was talking about, a synopsis.
The Chairman : I will get someone to make that up for us.
Hon. Mr. Riniret: Those recommendations and regulations that Mr. 

Sommerville gave a summary of are very comprehensive and carefully prepared. 
Are they going into the record? We have been discussing them for a full half- 
hour, alluding to this or that paragraph.

The Chairman : I think it is comparatively short when you get it set up, 
and that we had better put the whole thing in the record.

Hon. Mr. Rinfret: I think so.
Mr. Howard : I think that should all go in.
The Chairman : Yes. We will meet, then, at the call of the Chair.

The committee adjourned at 12.40 p.m. to meet again at the call of the Chair.
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MINUTES OF PROCEEDINGS

House of Commons, Room 429,
April 4, 1935.

The Special Committee on Housing, in accordance with notice issued, met 
this day at 3.30 o’clock, p.m. Mr. Ganong, the Chairman, presided.

The following members were present: Messieurs Bourgeois, Church, 
Dorion, Elliott, Ganong, Gray, Hanbury, Heaps, Howden, McIntosh, Peck, 
Plunkett, Rinfret, Stanley and White (London)—15.

Mr. Heaps made a statement regarding the experience of the city of Win
nipeg under the Housing Act of 1919.

Major T. D’Arcy Leonard, K.C., solicitor for the Dominion Mortgage and 
Investment Association; also for the Canada Permanent Mortgage Corporation, 
and Secretary of the Ontario Mortgage Association, Toronto, Ontario, was 
called, examined and retired.

Mr. T. H. Main, President of the Dominion Mortgage and Investment 
Association, London, Ontario, and

Mr. R. Henderson, General Manager, Canada Permanent Mortgage Cor
poration, Toronto, Ontario, were called on to answer many questions.

Dr. W. C. Clark, Deputy Minister of Finance, Ottawa, was called, examined 
and retired.

The names of the companies comprising the Dominion Mortgage and 
Investment Association will be submitted by Mr. Leonard and incorporated in 
the evidence.

The Chairman submitted a resume of “An Act for the Establishment of 
Housing Commissions in Municipalities in the Province of New Brunswick.” 
(See appendix D.)

Mr. White (London), submitted a Memorandum re Housing in London 
under the Housing Act of 1919. (See appendix E.)

The Committee adjourned at 6 p.m., to meet again .at the call of the Chair.

J. P. DOYLE,
Clerk of the Committee.
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MINUTES OF EVIDENCE

House of Commons, Room 429, April 4, 1935.

The Special Committee on Housing met in Room 429, Thursday, April 4, 
1935, at 3.30 p.m., Mr. A. D. Ganong, Chairman, presiding.

The Chairman : Gentlemen, the committee will now come to order. The 
clerk informs me we have a quorum. We have appearing before us this after
noon the officials of the Dominion Mortgage and Investment Corporation of 
Toronto. Mr. Leonard, who is the solicitor, will be the first witness.

Hon. Mr. Rinfret: May I inquire if this meeting will conclude our 
evidence?

The Chairman: Yes, I hope so.
Hon..Mr. Rinfret: These gentlemen are perfectly welcome, but I wanted 

to know, for my own information, whether this is likely to be the last day on 
which we will hear evidence.

The Chairman : Yes, except for one thing. I have a few letters which I 
expected to put in to-day, but so many people came to see me I did not get 
a chance to go through them. I should like to put them in the record but it will 
be just a formal matter.

Mr. Heaps : Before three o’clock you asked me, Mr. Chairman, if I would 
say a few words on the Winnipeg situation. I have another meeting at 4.30, 
as well as some other members of the committee—

The Chairman : How long will it take you?
Mr. Heaps: Not very long.
The Chairman : Then we will hear you.
Mr. Heaps: The Chairman asked me to say a few words in regard to the 

Winnipeg situation before three o’clock. The Winnipeg housing scheme was 
undertaken as a result of the act passed by parliament in the year 1919. In 
the fall of 1919 the Winnipeg city council appointed a housing commission under 
one of its city bylaws, and I shall now give the latest figures available in the 
manual of the city of Winnipeg for the year 1934, which is really the report 
of the Housing Commission of 1933. They made a total of 712 loans with an 
aggregate value of $2,761,651.51. At the end of 1933 the total amount outstand
ing was $1,124,731.07 ; payments made in excess of requirements to that date 
were $148,279.66 and the arrears at that time were $63,434. The administration 
expenses for the year 1933 were $3,930.19, a very low cost, as you will all 
observe. The net profit for 1933 after paying all interest and administration 
expenses, was $14,898.44. And then there is a contingent reserve and balance of 
profit and loss account of $219,264.57.

Now, it will be observed from this that what happened in Winnipeg was 
evidently quite different from wdiat took place in most of the other cities of the 
Dominion of Canada which took advantage of the act of 1919. When the act 
became effective as far as Winnipeg was concerned, they appointed a housing 
commission. The fact of their appointing a housing commission did not pre
sume that it was an outside body entirely independent of the city council. In 
fact, it wms the very reverse. They did incorporate quite a number of outside 
gentlemen on the body, but they had as many members of the council as they 
had outsiders. Of course, every member of the housing commission had the

331



332 SPECIAL COMMITTEE

right to vote on this body. The Chairman, I think, all through the years has 
been the treasurer of the city of Winnipeg, Mr. Thompson, who is a very able 
administrator. And in reality, so far as the financial side of it is concerned, it 
was administered through the city treasurer’s department of the city of Win
nipeg.

It appears to me, from my own little understanding and knowledge of 
housing administration that the whole success or failure of any scheme that is 
undertaken depends almost exclusively on its administration. Now it is quite 
possible, Mr. Chairman, that in other cities the same set up as you have in 
Winnipeg might not be applicable. All I can say is, so far as Winnipeg is 
concerned, we have found as a rule that the utilities which have been admin
istered through the city council almost exclusively or through commissions, 
as I have just enumerated have worked out fairly well. When the scheme 
was inaugurated it was inaugurated because the funds were low for hous
ing purposes. In the city of Winnipeg I would say around about 1919 to 
1920. loans for small homes say of anything from 5 to 7 or 8 rooms could 
not be obtained for less than 7-V or 8 per cent. Dominion funds were then 
available to the provincial governments at, 1 think, 5 per cent. And in 
granting these loans, the city of Winnipeg charged to the borrower 6 per 
cent, which made a vast saving to the person who was to build the house ; 
and there was nothing put up unless the applicant was there himself and pre
pared to proceed with building a home for his own occupancy. There was noth
ing in the way of speculation. I understand in some of the other schemes they 
put the homes up with the prospect of someone coming along and buying them. 
That was not done in the case of the city of Winnipeg.

Then there were some very strict regulations. The regulations were strict 
in this regard. They put up certain specifications for the construction of the 
homes, which in some respects were even more strict than the local by-laws ; 
so that any person who purchases what they call a commission house is actually 
obtaining a better constructed home, generally speaking, than what he would 
have, if he were purchasing a house that was built by some of the other interests. 
The amounts under those mortgages were amortized over a period of 20 years, 
and at that time it worked out say on a rental basis, perhaps somewhat lower 
than the rentals that were being charged for houses in Winnipeg, so there was 
quite a good deal of building went on. And when money was. available from 
private sources in 1923, the commission ceased to loan money because funds 
were then plentiful. They practically ceased operations except in so far as 
they administrated the houses under their care, and collected the funds that 
were due to the commission for the outstanding mortgages. But we have found 
the scheme, so far as the loaning of money is concerned, fairly successful there, 
and I think myself if a similar arrangement were again made, where money 
could be loaned at a much lower rate of interest than that now being charged, 
you would find by the same careful administration, success could again be 
attained by a housing commission such as was commenced and operated in 
Winnipeg during the years 1919 and 1920 to the years 1922 and 1923 inclusive- 
I cannot emphasize too strongly the question of administration. Of course I 
realize we cannot have the same type of administration in one city as we have 
in another. Some other type of administration may be more suitable in the 
cast than out in the west. In my opinion the whole scheme would have to be 
most carefully considered and administered, not merely from a civic standpoint, 
but from a provincial as well as a federal standpoint. After all, under the loan 
scheme in 1919 there was really no federal control at all; control was 'entirely 
vested in the provincial authorities; which again vested their authority in the 
municipalities. I should just like to say, in my humble opinion, if we commence- 
and I hope we will, some comprehensive scheme of a national character that n 
will be under strict control and regulation right from the very top down to the 
bottom. I think that is about all I can say.
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The Chairman: Has any member any questions he would like to ask of 
Mr. Heaps.

Mr. Peck : How much was borrowed from the federal government?
Mr. Heaps: The amount borrowed from the provincial government is 

equivalent to the amount of the total loan. That would be~$5^261,651.51.
Mr. Howden : What is the standing of the scheme now?
Mr. Heaps: It is extremely good for the obvious reason that the outstanding 

amount is only about 40 per cent to-day of what it was at that time—that is, 
the obligations of the city are that amount. And then there is also the reserve 
I referred to and the annual profits arising out of the 1 per cent. As the city 
charges more for the money than they themselves pay that sum amounts to 
about $14,000.

Mr. Gray : At that rate you would hardly amortize in the twenty years?
Mr. Heaps : Assuming that it is not amortized, the security there today 

is so good that I do not think there could be any question about the success 
of the scheme.

The Chairman : That would be a home building program?
Mr. Heaps : That is correct.
Mr. Church : How many houses were built?
Mr. Heaps: 712.
Mr. Church : All was done under the federal Act?
Mr. Heaps: Yes, under the federal Act.
Mr. White (London) : What were the lowest rentals charged for that class 

of house?
Mr. Heaps: There were no rentals at all. The person who -wanted a home 

would go down to the civic authorities and would place his application with the 
commission in charge of building. They would go over the plans and the 
specifications and see that they complied entirely with the specifications set up 
by the commission. Then that person would have to provide a certain amount 
of funds himself, and the' mortgage would be given for the balance by the 
housing commission.

Mr. White (London) : In your experience, and from the information you 
have were the numbers of people who built, say, half a dozen houses in order to 
rent some?

Mr. Heaps: Oh, no.
Hon. Mr. Elliott : About what percentage would you have to provide?
Mr. Heaps : In some cases people who had more funds would require less, 

but if the people had 50 per cent they were able to obtain the balance and build 
homes under this scheme.

Mr. Gray : In all cases the applicant was the owner of the land?
Mr. Heaps : Correct.
Mr. White (London) : This was not a scheme for housing the low paid 

worker?
Mr. Heaps : No.
Hon. Mr. Rinfret: Was there a special rate of taxation?
Mr. Heaps: No. The taxes were levied on these properties actually in the 

same way as they were levied on the homes. Now, Mr. Chairman, I have often 
thought that there was some discrimination against those houses—that they 
paid too much taxes—for the reason that they were built when prices were high 
and on account of our assessment being on the value of the building of a home 
at the time. In many cases the taxes on commission houses were really more 
than they were on ordinary houses.
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Mr. Howden : You did have some tax exemption schemes in Winnipeg, 
did you not?

Mr. Heaps : Not to my knowledge. There were some in St. Boniface.
Hon. Mr. Elliott: You heard the description of the Toronto scheme which, 

if I remember correctly, was based on putting up 15 per cent by that committee. 
They provided, I think, 15 per cent originally. Now, this worked out practically 
in a wray siimlar to other schemes except that the money wras advanced by the 
Dominion and guaranteed by the provinces.

Mr. Heaps: Yes. Well, of course, they built a completely different type of 
home in Toronto than in Winnipeg.

The Chairman: They also built to rent in Toronto, rather than for homes.
Mr. Heaps: The Winnipeg homes were invariably the single type dwelling 

built on an individual lot.
Mr. White (London) : What would be the percentage of value advanced 

from the government fund?
Mr. Heaps: There was no limit as far as the government w7as concerned; 

that was entirely in the hands of the body that was administering the Act in 
a local sense.

Mr. White (London) : What limit did they place on it?
Mr. Heaps: Roughly speaking, a person could get from 80 per cent to 85 per

cent.
Mr. White (London) : Of the building?
Mr. Heaps: Yes.
Mr. Hanbury: He had to own his own property?
Mr. Heaps: He had to have a clear title to his own lot.
The Chairman : We want to thank you, Mr. Heaps.

T. D’Arcy Leonard, called.
The Chairman: Mr. Leonard, would you tell the committee whom you 

represent?
The Witness: Mr. Chairman and members of the committee, perhaps I 

should introduce myself and tell you w'hom I represent. I am solicitor for the 
Dominion Mortgage and Investment Association, but I am here primarily 
because I have had experience as secretary of the Ontario branch of the Ontario 
Mortgage Companies’ Association, and therefore, I have had some practical 
knowledge, and it is rather in that capacity than in any legal capacity that I am 
here representing them. This body is comprised of loan companies, trust com
panies and life insurance companies, and they have always been very much 
interested in first mortgage lending. They have a considerable amount of money 
out nowr on first mortgages, and they have been probably the chief means of 
providing construction loans.

Mr. Gray: Could you give us an approximate amount that is outstanding 
on first mortgage loans?

The Witness: I have not got the figures, unfortunately, for the life insurance 
companies, but the amount would be quite large. I have it here for the loan 
companies and the trust companies, and it is about $260,000,000. That is the 
amount that is out on first mortgage loans.

Mr. Hanrvry: That is for houses?
The Witness: That will include farm loans also. The exact difference is not 

calculated. I think roughly one might strike a figure of 30 per cent farm loans 
and 70 per cent city loans.
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Mr. Gray: May I again interrupt to suggest that you give the committee 
some idea of the loan and trust companies that you represent and that your 
association represents; tell us how large the proportion is; give us a general 
idea.

The Witness: Well, it is a little difficult to say. We represent most of 
the mortgage companies in Canada, most of the trust companies, and prac
tically, I think, all of the life insurance companies—the Canadian Life Insurance 
companies.

Mr. Heaps: From the loaning standpoint what is the amount of paid-up 
capital you actually represent?

The Witness: The loan and trust companies have capital in reserve of ap
proximately $60,000,000. The life insurance companies—once again I haven’t 
got those figures; but they are available in the blue book of the report of 
the superintendent of insurance which, unfortunately, I have not with me.

As I say, we are interested in this and when Mr. Ganong asked us if we 
desired to be heard we were quite willing to come along and tell you anything 
there is about our knowledge of the mortgage loaning business and about our 
companies—any of the facts and what our present situation is. I think, per
haps, it might be of interest to you if I sketched the development of these com
panies and the part that they have played and why they are in their position 
as chief factors in mortgage lending in Canada. I will start with the loaning 
companies, the straight mortgage companies.

These institutions started about 80 years ago or 90 years ago in Canada, 
and they started originally as building societies. I think it might be of interest 
to you to see the development that we have gone through ; because, one does 
read of systems in other countries, whether they have building societies or 
whether they have some other form of mortgage lending institution. All our 
loan companies of to-day practically started as these building societies, formed 
on the English type; that is, we are inherently co-operative institu
tions. The money was raised from shareholders who generally were 
also borrowers. They put the money into a common pool and that 
formed a fund which was loaned out to those who needed the money. The 
difference between what was charged to borrower and the rate that was allowed 
the investor, the only spread, was the cost of management. As these companies 
developed they found difficulties. The system was not working to practical 
advantage, with the result that they acquired powers to take deposits, thereby 
making funds available at perhaps lower interest rates than would be the 
case through the medium of straight share capital, even on the building society 
scheme. Then, later on, in the seventies there were difficulties in connection 
with borrowing of deposits. Expenses were high, and deposit liabilities were 
demand liabilities and therefore a considerable proportion of them had to be 
kept in liquid securities; and these companies acquired the power in the seventies 
to issue debentures or bonds; that is, a long term fixed rate security. There 
was at that time no market in Canada for these debentures, but they went to 
England and just got it; by this system they did build up a considerable amount 
of capital and reserve and they acquired security, and also our country had 
developed and our bonds and debentures found favour in Scotland and England.

Now, up to that time mortgage interest rates were high, 8, 9 and 10 per 
cent and even higher. By reason of their ability to tap this English market, 
the ability to borrow at around 5 per cent on these debentures, they brought 
the interest rates down to 6 and 7 per cent. That situation it may interest 
you to know resulted in the passing of what was known as the Orpen Act, 
and which is to-day part of the Interest Act, which provides that after five 
years any mortgage can be paid up on three months notice or bonus. The
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reason for that was that the fact these companies had gone over to the Old 
Country market and brought money in here at lower interest rates affected 
the existing contracts, which were mostly on a long term—20 year or longer— 
amortized plan, and these mortgages were out on an 8, 9 and 10 per cent basis.

Now, we ran into a period somewhat like what we have now. Money was 
available at lower rates than these borrowers were obligated to pay on the old 
contracts. The result was that they passed this Orpcn Act which gives the mort
gagor the power to pay off on three months’ notice or bonus. From that time 
on instead of having so much of the long term amortized mortgages the con
tracts switched to the five year term mortgages because of this provision, and 
because of that debentures also became crystallized on a five-year period, so 
that the rate of interest was adjusted at the end of every five years. Otherwise 
a company might find itself tied up on a long term debenture contract at a 
high rate of interest which was invested in mortgages, and by the time the five 
years was up the interest rates were down and the mortgagor came along 
and paid it off, and the company was still tied up on its high rate of interest 
on its debentures.

Well, that is the situation that is carried on to the present day, in essence. 
I think our mortgage companies therefore arc very similar to what we here 
describe as mortgage banks in other countries. That is to say, we borrow money 
by our debentures, a fixed term contract at a fixed rate of interest, and we turn 
around and lend that again. Now, in addition, these loan companies have the 
power to take deposits. The deposits form a feeder for the debenture business. 
We borrow money by way of debentures both in the old country and here in 
Canada. The Canadian market has been built up largely in the last 30 or 35 
years, since 1900. Previous to that there was very little Canadian capital 
available for that type of security, and in fact for other securities. The difference 
in a way between these companies in borrowing by way of these debentures, 
and mortgage banks—as they have been explained to me, or as I have under
stood them—is that we sell these debentures at par; there is always an over- 
the-eounter market on them. We arc selling them day in and day out at par, 
at whatever the current rate of interest is. Then, over there as I understand it, 
they will have a fixed rate of interest and it will be sold in the market at 
whatever price the bond will bring. For example, the 4 per cent bond would 
be sold in the market at perhaps 98. And I understand the borrower then only 
gets credit for that price of 98, less a commission of perhaps 1 or 2 per cent— 
or whatever it may be—which the mortgage bank charges. So that on a $2,000 
loan instead of getting $2,000 he gets $1,920, less any other costs ; that is, he 
gets the net proceeds of the sale of the bond. That means in effect that the 
bonds while they bear a 4 per cent interest rate are actually yielding more 
than that, and the cost of the money is more than 4 per cent, and it is represented 
by a capital charge in the borrowing contract. Now, under our Interest Act, 
and under our practice, we lend 100 cents on the dollar, and the net interest rate 
is the true interest rate. If we were able to charge a discount such as these 
mortgage banks do, we might have a nominal rate in the contract of perhaps 
5 per cent whereas the true rate might be 6i- or 7 per cent, depending on the 
amount of discount that was deducted from the loan in the first place. That 
is the picture of the position of the mortgage companies.

You might be interested in some figures showing the amount of these borrow
ings. The best place to find it is in the report of the registrar of loan corpora
tions. There are, of course, companies incorporated in othei provinces, but I 
think that the Ontario situation represents a fairly accurate picture. There are 
some 19 loan companies registered in Ontario, and in the report of the registrar 
of loan corporations—the latest one is for the year 1934, which covers the busi
ness of 1933—is given the complete details of the business of loan companies.
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By the Chairman:
Q. That is in the Province of Ontario?—A. Those that are registered in 

Ontario, Mr. Chairman ; but their business covers the whole of Canada, from 
Halifax to Victoria.

By Mr. Church:
Q. Is this report just for Ontario companies, or does it include federal 

companies as well?—A. It includes federal companies as well. Any federal 
company that does business in Ontario must be registered under this Act, and 
file its statement, and it is reported here. Now. these nineteen companies have 
borrowed by way of debenture stock, which I might explain is a perpetual 
debenture and is not callable at any time, $1.000,000 which is a small amount. 
They have borrowed by way of debentures payable in Canada, $82,000,000. 
They have borrowed by way of debentures payable in Great Britain, $28,000,000.

Mr. Stanley : What corporation is this?
Mr. Gray : These are all of them.
Mr. Stanley : All the loan companies?
The Witness : This is a compilation of the nineteen companies. The total 

amount of these borrowings by way of fixed term charges is $111,980,000. I 
think I have the figures here giving the average amount of such debentures, to 
give you an idea of the fact that they are held by a great many people of small 
means. 1 think that the average is no more than $2,000. I am sorry, but I 
have not that figure right with me.

By Mr. Heaps:
Q. What do you mean by an average of $2,000 there?—A. Well, if we have 

a figure of $112,000.000, Mr. Heaps, it would represent 56,000 debenture holders.
Q. I wonder if you would work that out in percentages. I would like to 

know what percentage is in small blocks and what percentage is in large blocks.
Mr. McIntosh : What would you call a small block?
Mr. Heaps : Oh, say $200 or $300—not several million dollars held by one 

person.
The Witness: That is the average, that I have given.

By Mr. Heaps:
Q. It does not present probably the true picture of the situation; for 

instance, you might say that hundreds of thousands own part of the national 
debt, but a very small percentage own a very large quantity or large amount of 
the national debt. The same might apply in this case?—A. There are actually 
56,000 holders with an average holding of $2,000, even assuming that there might 
be 100 people who might hold a large block.

Q. Say 75 per cent?—A. Oh, no, I don’t imagine that there is a single 
individual holder with that amount.

Q. Say 100 people may own 75 per cent of the total amount?—A. I know 
that is not the case.

Q. Take half of the amount ; what percentage of that 56,000 would it be 
owned by?—A. If one of the men who are actually with the company, and who 
are here with me, were allowed to give it to me, they may have some actual 
information. The minimum amount issued is $100, Mr. Heaps ; I can get those 
figures for you, and I will be very glad to do so, because I know they will bear out 
what I say. We do know that in practice large holders are small in number, 
and the great bulk of the money represents small investments of individual 
people.

Q. 56,000 people, the majority of whom have small investments?—A. Yes.
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Q. What would you call a small investment?
Mr. McIntosh: About $2,000.
The Witness: $2,000, yes.

By Mr. Heaps:
Q. That is the average?—A. Yes, that is the average. I mean, that is all 

you can work it out to. It means, I think, does it not, that if you have a certain 
number in the higher group, there are just that many more in the lower group?

By Mr. Peck:
Q. $18,000,000 held in Canada, did you say?—A. $82,000,000.
Q. In Canada?—A. Yes.

By Hon. Mr. Elliott:
Q. Is it not the practice frequently,—and of course this applies, the smaller 

debentures are for people when they have a little money to buy a debenture,— 
that the one individual would have several debentures, in all probability bought 
from time to time?—A. Yes. That is quite right, sir. They pick them up in 
$100 lots, $200 or $500 lots.

By Mr. Heaps:
Q. Do you know what the largest holding is there?—A. I beg your pardon?
Q. Do you know what the largest individual holding is?—A. Of any of the 

companies?
Q. Yes?—A. No, 1 have not that information.

By Mr. McIntosh:
Q. Could you give a list of the mortgage and loan companies you are dealing 

with? Would it not be information that the committee should have?—A. Mr. 
McIntosh, these are all set out in the report of the registrar of loan corporations. 
I am just calling attention to the particular features; and if you would like the 
report left with you, it is quite all right.

The Chairman : If you would leave the report, I will have the clerk put it 
into our record.

The Witness: It contains pretty complete information of the operations of 
the loan companies and trust companies. Going on from that, I think you 
would be interested in knowing the rates of interest chargeable on these obli
gations ; and these companies, I think, have a pretty fine record with regard to 
their ability to borrow. They have always maintained a high credit standard. 
They have at times been able to borrow cheaper than the Dominion of Canada. 
That is, of course, an extraordinary situation. I mean, it is a temporary situ
ation which would rectify itself, because primarily Dominion of Canada bonds 
would be the prime security of Canada. But at times—for example, in Scotland 
we have been able to borrow cheaper than Dominion of Canada bonds were 
available in Canada.

By Mr. McIntosh:
Q. You have never done any repudiating?—A. No. Up to date we have 

kept a pretty clean record, Mr. McIntosh.
Q. I am glad to hear that.—A. In this same report for 1933 you will find 

the actual interest that we paid on these debenture obligations. The amount 
was $5,384,000, which works out at an average rate of interest paid on those 
debentures of 4-8 per cent. That was in the year 1933.
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By Mr. Heaps:
Q. Were most of those debentures held in this country?—A. $82,000,000 

are held in this country, $30,000,000 we have outstanding in Scotland and 
England, Mr. Heaps, and $1,000,000 debenture stock payable in London in 
1933. I have a table here which I think is probably correct. It was furnished 
to me by a bond dealer. I wanted to check up on how far we were above the 
Dominion of Canada bonds in our borrowings.' I took the 44 of 1958, which I 
thought was a fairly good bond to take to represent the yield price on Dominion 
of Canada bonds. The yield from January, 1933, to December 30, 1933, The 
lowest yield available was 4-48. They were as high as 4-80, the same rate that 
we were paying.

Dr. Clark: A 25 year bond against your five.
The Witness : Quite, Dr. Clark. I don’t know whether it would vary very 

much or not at that particular time; of course, at the present time we are in 
the situation where short terms are favourable. At that time I am not so sure 
that they were. But we do have to compete in a way with the prevailing rate 
of Dominion of Canada bonds. While ours are five-year bonds, their practice 
is to renew them from time to time, and it is only a matter of an adjustment 
of the interest rate in accordance with the current rate prevailing at the time 
the renewal takes place. I think that, broadly speaking, we can always deal 
or have been able to deal within about one-half of one per cent of Dominion 
of Canada bonds, sometimes a little less. Sometimes an extraordinary situation 
may put us a little higher, but generally speaking we are within one-half of 
one per cent. For-example, to-day, placing Dominion of Canada bonds around 
a 34 per cent basis, we are issuing our debentures at 4 per cent.

That is our cost of money, and the point I wish to make is that I think we 
borrow about as cheaply as any private organization can. There is a fairly 
ready market for these bonds. When times are normal we have no difficulty in 
issuing these bonds. The public have got to know them and recognize them, 
and we can get money in that way. Of course, we run into extraordinary 
times. For example, in 1931 Dominion of Canada bonds were selling around 
a 54 per cent basis, the same bonds, and we were forced to go up as high as 
54 and 6 per cent; and we still have those obligations outstanding on which we 
will be obligated to pay 5 per cent or whatever rate we had to pay in order to 
keep that money at that time until 1937 or 1938.

The next point I would like to make, sir, is in connection with the cost 
of doing a mortgage business. We have our cost of money to start with, in order 
to get some idea of the proper cost of mortgage lending. In 1933 the actual 
cash expenditures of these companies, for salaries, taxes and expenses of that 
kind, were 1 - 4 per cent of their total assets. That made a total cost there of 
4-8 for your borrowed money and 1 -4 for the cost of doing"business.

By Mr. Heaps:
Q. 1-4 per cent of the assets ; how would that work out on the actual amount 

of business done during the year?—A. You mean the actual amount of money 
loaned?

Q. Yes, during the year.—A. There might not, in that particular year, be 
very much money loaned at all.

Q. But your overhead would be there just the same?—A. Exactly. But you 
arc charging your overhead against all your assets.

Q. We found, in the city of Winnipeg where they loaned money, the annual 
expenditure for the collections on the amount, which was $2,000,000, and for 
looking after the property was about $4,000.—A. You mean the Winnipeg 
Housing Commission?

Q. Yes.—A. I think they should be congratulated.
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Q. That has nothing to do with me.—A. I am wondering what you will 
find when you come to analyse it; and I might analyse, to some extent, this 1-4 
per cent, to see how it is made up. We think we manage about as economically 
as we can. It is up to us to do so. We are in the business, and if we cannot 
get our costs down, we do not get the business. Of that 1-4 per cent, -25 per 
cent is annual licence fees and taxes, apart from taxes on real estate paid to 
Dominion, provincial and municipal governments for doing business.

Mr. Heaps : May I ask what is the average rate of the loans that are out?
Mr. Howden : We will come to that later on.
Mr. Heaps : The only reason I am asking that now is that both Mr. Gray 

and myself have a very important meeting downstairs.
The Witness: I will be very glad to give you that.
Mr. Heap: We hate to leave.
The Witness : In this same report, you will find on page 302, the average 

rate from mortgages to realty and loan companies was 6-54 per cent.

By Air. Heaps:
Q. And the cost was 4-8?—A. Plus 1-4 which gives 6-2.
Q. But you obtained money at what rate?—A. 4-8 was the cost that year.
Q. And the average amount of the interest rates to borrowers was what? 

—A. 6-54.
Q. That is a difference of 1-7?—A. That is right, 1-74.
Mr. Heaps: I am sorry, Mr. Chairman, but two of us have got to go.
The Witness: That figure of -25 for taxes does not include taxes on real 

estate for office buildings and so on, and while that is the interest put in the 
report I have had it checked by some of the companies and I believe that 
amounts to about another • 12 per cent; so that of your 1-40 cost there is -37 
that goes out in taxes as a charge for doing business. It is quite a considerable 
item in your overhead.

Now, the situation to-day with these companies is that we would like to 
be lending more money than we have been. I just made a conservative estimate, 
which I checked with a number of companies, and I think' we have at least 
825,000,000 among this group of companies which they would like to get out 
now on new construction throughout Canada.

Mr. Howden : They must have had a change of heart lately.
The Witness : I do not think that is quite correct. I made a check also, 

sir, last year and found that there were actually 28 lending institutions that 
made loans in Toronto last year; I also found that they had reduced interest 
rates, and interest rates were 5-5 per cent, and 6 per cent; and that is the rate of 
interest which to-day would be necessary on this basis if we are to get an 
economic rate on lending this money that we have borrowed.

By Hon. Mr. Elliott:
Q. Might I interrupt? Were they largely business places or homes?—A- 

The district that we surveyed, Mr. Elliott, in order to see what loans were being 
made, consisted of three or four residential districts in Toronto where we knew 
there was new construction going on, and we made the check just to have an 
idea of how much was being loaned on residences, and so forth.

Q. On the loans you made in Toronto, what percentage of them were for 
homes rather than for other business places?—A. All these would be house loans, 
sir.

Q. Yes. Could you tell us what percentage of your total loanings last 
year, of the new loans you made last year, were on farms?—A. Oh, I do not 
think there would be any farm loans made last year.
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Q. You are practically out of the farm loan business?—A. Yes, that is 
the situation.

Q. How long has that condition maintained?—A. I could not speak 
accurately as to that, it is the last several years.

Q. A few years anyway?—A. The last few years.
Q. And would you care to say to what you attribute that situation?—A. 

I appeared before the Senate Banking and Commerce Committee last week 
on that very question, Mr. Elliott, on the Farm Loan Act; and I attributed it 
myself to three factors. One was the existing legislation starting with the 
creation of prior liens, and also the moratoria legislation and debt adjustment 
provisions primarily directed for the benefit of farmers. That was one factor. 
The second factor was the coming into the field of governments to loan money 
on less than what we consider an economic rate; that is to say, a rate that is 
justified by the cost of money and the cost of doing business, and the profit 
or loss factor as the case may be. And the third factor in our having to 
drop out, or in our being forced out—whichever way you like to put it— 
was agricultural conditions, and economic conditions particularly effecting 
agriculture during the past year.

Q. You found they could not make enough money to pay interest?—A. 
That is right, a combination of the three factors.

By Mr. McIntosh:
Q. Is it your policy generally not to loan money on farms, or does that just 

apply to Ontario?—A. No, I think that is very general throughout Canada.
Q. Yes?—A. We have money out, for example, in Saskatchewan on seed 

and feed for our existing borrowers. That is good business and I think we have 
got to do that. We want to keep them there and we want to give them a chance. 
It is good business for the community, and it is good business for us.

Q. Yes, 1 think it is?—A. That is about the only kind of business we are 
doing there.

By Mr. Stanley:
Q. What was the policy followed by your company in selecting their loans? 

Have they marked certain areas in a city within the boundaries of which they 
make loans, and without the boundaries of which they refuse loans?—A. I do 
not want to dogmatize on that. Dr. Stanley. Each company carries on its own 
business according to its own judgment. They might prefer a certain district, 
they might like a certain district, and they may not like certain districts 
depending on the character of the district. I have seen cases of subdivisions 
growing up on the outskirts of the city—and I speak of Toronto because I am 
most familiar with that —and some companies might be a little dubious about 
that development while other companies are satisfied with it, and such companies 
will go in and grab the mortgage business in that particular district.

By Mr. Howden:
Q. No loans have been made at- all where moratoria legislation is in force, 

of course?—A. I think there are still loans being made, but moratoria have a 
certain effect in keeping monev out. and also in keeping the interest rate up. 
I have been particularly impressed by that fact. Then, there is a loss factor 
that is too high in our mortgage lending business. For example, in England 
they can get a mortgage interest rate there that is within one and a half per 
cent of the prime security of England. We should be able here to get it down 
around one and a half per cent of our prime security rate—Dominion of Canada 
bonds. I think there will always be that spread of about one and a half per cent 
because your Dominion of Canada bond is a fine security, and again those bonds 
are readily marketable, there is always a market for them ; further than that,
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there is no service expense in connection with them, all you have to do is clip 
your coupons and put them in the banks. On the other hand, with a mortgage 
you have the expense of going out and finding it in the first place, then you 
have the handling of it—watching the taxes, collecting the interest, and you 
have a loss factor. Now, if we could eliminate that loss factor and eliminate 
some of the charges that arc involved in the handling of our mortgage business 
we could get our spread down to what it is in England. In England, as I under
stand it, they have not had any moratoria law with respect to mortgages. Then, 
they have another advantage over there too in that the payment of local govern
ment taxes is the responsibility of the occupants of the properties; the tenant or 
occupant of the property is primarily liable and the owner of the property is not 
liable for taxes and the mortgagee is not; and therefore the hazard of increased 
taxes, or accumulated arrears of taxes, is removed from the mortgage investor 
and also from the house investor, that is a very great factor. If we could lend 
under such conditions here, that i< with all taxes borne by the occupant, it would 
make a considerable difference in the cost of lending. And in addition to that, 
of course, it keeps down the cost of local improvement; and we find that in some 
cases local improvement taxes in recent years have come close to confiscation. I 
have some examples here of what I think are fairly typical cases. In 1931 one 
of the loan companies, not a large one, paid taxes on behalf of his debtors as 
follows: realty taxes $25.000 (I am giving you the round figures) ; on properties 
which it owned or which it had acquired, $11,000; and business tax, corporation 
tax and Dominion government tax of another $2,300; making a total of taxes 
of $40,000. That amount of $40,000 was more than 50 per cent of the gross 
revenue of the company. The net revenue was so little that the company not 
only found itself unable to pay any dividend to its shareholders (all of whom 
were plain people) but they also found it necessary to perpetuate reductions in 
salaries and wages which the company’s officers and employees alike, and as 
cheerfully as possible, have submitted to at an earlier stage of the present 
depression in order to help the company to get by.

By Mr. Stanley :
Q. That is just one company, is it a small company?—A. That was a small 

company, would you like to have a larger one?
Q. Oh, you might as well?—A. .Here is a larger one: On behalf of debtors, 

$195,000 of realty taxes; on their own behalf realty taxes of $92,000; business 
tax and corporation tax $5,000; a total of $293,000 in 1934.

Q. Were the loans spread pretty well across the country, or were they just 
within one province; have you the name of the company?—A. This is infor
mation, sir, which can be verified, but it is given to me without the names of 
the companies. There are some things in which one does not obtain these 
names. Twenty-five per cent of the business of this company was in one city, 
and I think the balance of the business was in the same province.

By Mr. McIntosh:
Q, What about the percentage in each case, is it similar?-—A. Of the three 

companies that I have here the total taxes paid amount to approximately 40 
per cent of the gross revenue.

By Mr. Stanley:
Q. These are about the worst illustrations you could get, of course?—A. I 

think so, I don’t want you to think these are typical; but they do show the 
point I am trying to make about the problem of an investor in a property or a 
mortgage investor. It shows the difference between conditions which we have 
generally throughout Canada and the conditions that the investor faces in the 
old country in respect to mortgage lending, where the burden falls on the occupan 
very largely.
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Q. I might ask a question here which probably will not be so very far out of 
order; why do your companies add 2 per cent for good measure on loans made,

; for instance, in the city of Calgary as compared with loans made in the city 
of Ottawa?—A. I am not familiar with conditions in Calgary, but Mr. Hender
son is here, he knows conditions in the west and he has been loaning money 
right in Calgary.

Mr. Henderson: In that connection I might say that we loan as low as 
6 per cent. We have loaned at 7, 74, at 8 per cent. I think you will find the 
rate in Calgary is very similar to the rate in Edmonton. You have got to keep 
in mind in Calgary that the government took the covenant of the mortgages, 
which would differentiate as between Ottawa and out west.

By Mr. Howden:
Q. The government did what?—A. In Alberta they eliminated the company 

from the mortgages.
Dr. Stanley: You mean to state then that removing the covenant from 

the contract increases the rate. I think there is no question but that that type 
of legislation does tend to increase rates.

By Mr. McIntosh:
Q. I did not get exactly what the rate was in Calgary?—A. At any par

ticular time, Mr. McIntosh?
Q. No, just in a general way.
Mr. Henderson: We have loaned as low as 6 per cent, but the average 

rate I fancy would be 7 to 74 per cent.
Mr. McIntosh: What about Edmonton?
Mr. Henderson: It would be about the same there.
Mr. McIntosh: What about North Battleford, have you loaned any money 

there?
Mr. Henderson: We have had one or two loans there, but we do not loan in 

North Battleford.

By Mr. Stanley:
Q. Might I follow up the question?—A. Yes, Dr. Stanley.
Q. The statement was made to various applicants three or four years ago 

by quite a number of agents in the city of Calgary that they could not make 
loans on properties east of a certain line, say, Centre street. None of the com
panies loan east of Centre street. Now, it so happens that in our city some of 
the finest residential properties, out around North Hill, are east of Centre street; 
but they are out of luck because they are not in the loan areas?—A. Of course, 
Dr. Stanley, I am not familiar with that situation; but if the companies anxious 
to make loans come to me I will tip them off.

The Chairman: Perhaps Mr. Henderson could answer that, it will be quite 
all right for him to do so if he'cares to.

By Mr. Stanley:
Q. The point I would like to bring out is whether that is the policy of the 

association in that particular city?—A. Oh, no.
Q. Or whether it is just the preference of each individual company?— 

A. The association never interferes to the slightest extent with the running 
of the business of any company.

By Mr. White (London) :
Q. I believe the provincial loan association has had some experience in 

Alberta, insofar as these prior liens are concerned.
96575—2
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Mr. Henderson : I think they are very small, there are some 57 properties 
in Alberta, and something like that in Saskatchewan.

Mr. White (London) : How many have you in Saskatchewan?
Mr. Henderson : I would not like to say offhand.
Mr. McIntosh: What about the loan rate in Regina and Saskatoon?
Mr. Henderson : It is around 7 per cent.
Mr. McIntosh: What about Moose Jaw?
Mr. Henderson : You would not get a loan so freely in Mose Jaw as you 

would in either Regina or Saskatoon.
Mr. McIntosh: But the rate is about 7 per cent in Regina and Saskatoon?
Mr. Henderson : About 7 per cent.
Mr. McIntosh: And, do you loan in Prince Albert?
Mr. Henderson : Yes, we do. I am only speaking for the Canada Per

manent. As Mr. Leonard says, the association does not control the rate of 
interest at all. Every company is after business and they will cut each others 
throats where necessary to get the business. We made about ten or twelve 
loans in Prince Albert on the monthly instalment basis four or five years ago; 
but on a loan on a mortgage on the instalment plan with amortization at 
8 per cent is equal to 6 per cent straight interest.

Mr. Stanley: May I point this out, Mr. Chairman, because it is a serious 
business; if this committee makes a recommendation with regard to housing 
and a real construction program is started my conception is that the biggest 
benefit that is going to come from it will be other construction work and other 
repair work that will be done by private funds entirely ; if this is to be effected 
the private mortgage companies are going to be called upon to loan money for 
that purpose. Now, my point—as far as being a representative of the west is 
concerned—is this; on a perfectly good loan with proper appraisals made why 
should our cities be asked to pay a higher rate of interest on exactly the same 
securities as are offered by persons who wish to make a loan in a city like 
Ottawa or any city in the province of Ontario say. If they are national com
panies doing business on a national basis personally I cannot see why our western 
cities should be penalized.

The Witness: I do not think it is because of any desire on the part of 
the companies, sir. We have the money to loan and we are anxious to get it 
out, and if we can get the money back at 5^ per cent in Calgary it is just as good 
to us as per cent anywhere else. But if you look into the experience of loss 
factors you will find that they indicate that it costs more to do business say 
in a particular place or province, and that is bound to have an effect on the 
rate that would be charged there. And unquestionably there has been debt 
adjustment legislation, prior lien legislation, and such things as eliminating the 
personal covenant, which do unquestionably add to the cost of doing business.

Mr. Henderson : Mr. Chairman, I think I can answer this gentleman from 
Calgary. We had a loan down in the Elbow River district, and I do not know 
whether it was because of the debt adjustment act or what, but we were 
stopped for four solid years before we could move at all. This man was not 
able to pay anything at all, actually he paid less than we would have been 
able to get as rental, but they held us up for four solid years before they 
decided to cease their objection and we got title. When we finally got title 
we had to sell that property for considerably less than the total amount of the 
indebtedness.

The Chairman : Gentlemen, we have here also Mr. Main, who is president 
of the Mortgage Investment Association, and we might hear from him on 
this point.
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Hon. Mr. Elliott: I wonder if I might just ask the witness another ques
tion before you leave him?

The Chairman : He is not going to leave, he will be right here.
Hon. Mr. Elliott: I think he has a very good answer to Dr. Stanley’s 

question; if I understood him correctly it was that where the loan companies 
are carrying on business their experience of the past is their best guide as to 
the rate at which they can afford to loan money at in a particular district. Is 
that correct?

The Witness: That is correct, Mr. Elliott.

By Hon. Mr. Elliott:
Q. Now, there is just another question ; you spoke about the rate of interest 

being from 5i- to 6 per cent?—A. Yes.
Q. I did not take down, or I did not get just why that is possible?—A. That 

money would be available to-day anywhere where the security is all right.
Q. That is, of course, an urban loan?—A. That is an urban loan.
Q. Because, you are taking no rural loans now?—A. Yes; but, you are 

going to run up the cost or the expense of making a loan if you go into some 
district where you have no agent.

Q. You also mentioned that the money was available at about 4^ per 
cent?—A. We are borrowing money at less than that to-day.

Q. Well, less than that; how much less?—A. Four per cent is about the 
prevailing rate.

Q. You can borrow money at 4 per cent to-day?—A. Yes.
Q. And your cost of operations was I understand 1-4 per cent?—A. That 

was the average, Mr. Elliott.
Q. That is an annual cost, of course?—A. That is the average annual 

cost. We can do business in cities at less than that.
Q. So, that would bring it to about 5-4 per cent?—A. Five point four per 

cent on an average.
Q. You mentioned 5% to 6 per cent I believe?—A. Yes; some of the 

companies can loan at per cent, and some would have to have 6 per cent. 
There is no uniformity of rate, it depends on the company’s own costs and their 
own particular position.

Q. And the possibility of trouble with your borrower and the general 
appearance of the loan?—A. Quite- We have got to get our dividends from 
somewhere, around a half of one per cent, and I want to make it quite clear 
that my cost figure of 1-4 per cent covers all classes of business, farm and 
city. There is no question about it, you can do business at a much lower cost 
there than you can with farm loans, say, out in the Prairie Provinces.

By Mr. McIntosh:
Q. Then, that would be 4 per cent, plus 1^ per cent, plus whatever else it 

costs, to make your rural loan rate?—A. That other factor cannot be de
termined, but I would say that one ought to have at least a half of one per 
cent spread to take care of losses and profits. You might be interested to 
know how much the companies did make in profits last year.

The Chairman : Just a moment, gentlemen ; I think Mr. Main should be 
heard in regard to this Calgary and Edmonton situation.

Mr. Main: As mention has been made of the situation in Calgary and 
Edmonton I think I should point out that not a little of our difficulties there 
has been due to the administration of the debt legislation. My company, how
ever, has been loaning steadily.



346 SPECIAL COMMITTEE

Mr. McIntosh: Before we proceed, what company is that?
Mr. Main: The Ontario Loan Debenture Company. For the last two 

months we have been forced to cease making loans because of the administra
tion of the debt adjustment legislation, as a result of which our money is tied 
up- We are having difficulty with our collections, and as a result of the admin
istration of this legislation we are forced to carry the burden. We are not 
allowed to go in and realize on these properties because men are out of work.

Dr. Stanley spoke about Centre street. I know Calgary pretty well and 
I do not know that we cut off any district in the city. I do know that we have 
loans east of Centre street, and we will continue to place them as long as 
the property is situated in a desirable area. I must admit though that there 
are areas east of Centre street in which there are a good many foreigners with 
the result that the risk is not so attractive. While there are some difficult 
conditions there, as a whole we get along very well loaning our money.

Some mention was made about a 2 per cent spread. All well managed 
companies keep records you know of the different cities. My company loans 
money in every city in Canada, and that includes the west, and we know the 
cost of carrying the loan. The biggest cost in our business is in connection with 
the collection of money. We know what our arrears are every month, and xve 
know our percentage of arrears.

Mention was also made of the difference in the cost of loans in the west 
and in the east, and in this connection reference was made to the city of Ottawa. 
As you probably know Ottawa is the best city in the Dominion of Canada, 
according to my experience and the experience of the large companies, in which 
to make loans, on account of the steady employment and the steady incomes 
which prevail there.

Hon. Mr. Elliott: Except London.
Mr. Main : In my own experience I think Ottawa comes first, then London 

and then Toronto. Calgary and Edmonton are quite a bit behind, the situation 
in those cities is different.

Hon. Mr. Elliott: There is not steady employment to the same extent.
Mr. Main : No; and too they are farther away from the loaning centres 

with the result that we have to make inspections and arrange for collection. As 
a result, you can’t expect to get money as cheaply in Calgary as you would in 
London or Ottawa. In my own city, London, my company alone have $7,000,000 
in debentures and $2,000,000 in bonds, money that goes to Calgary for invest
ment and it comes from these eastern cities.

Mr. McIntosh: What is your idea with respect to the west building up 
its own loan association?

Mr. Main: Certainly, if they will.
Mr. McIntosh: By what you say now if they could do that they would 

get money at a lower rate of interest, that would be a more convenient source 
of supply.

Mr. Main : They certainly would, but they won’t do it even in Ontario, 
the city of Windsor would not have a building and loan association because it 
was too purely speculative, while here in the little city of London, Ontario, 
people have been able to invest their money and are sending it all over Canada. 
The right class of people save their money.

The Chairman : Now we will let Mr. Leonard finish his statement.
Mr. Cauchon: In view of the fact that mention has been made of it, that 

loans are based on a certain percentage of the appraisal, I would like to ask 
if it is not a fact that the only stabilized security is the earning power of the 
property. You do not base it on the intrinsic value of the property. In other
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words, if you loan money on a house you are not loaning it upon the actual 
cost of the house but on the possibility of renting or selling it.

The Witness: That is correct, I think.

By the Chairman:
Q. Have you anything you wish to add?—A. I think it just sums up to 

this, Mr. Chairman ; that is the picture of our company, we have this money. 
After all, it is really fiduciary money, it is money we have borrowed, and we 
have borrowed it as cheaply as we could. We have been in business for 80 
years. We are in a mortgage business and we run it as economically as we can. 
Our cost of management has increased very considerably, due largely to increases 
in taxes ; and the hazard of mortgage lending has been increased over a period 
of years.

By Mr. McIntosh:
Q. What year did you start in, might I ask; you stated that you have been 

in business for 80 years, when did you start business?—A. I think the first 
building society started in Mr. Gray’s county of Lambton about 1845. Others 
followed in the county of York around 1846 and 1847, and so on through Mid
dlesex and Huron and through Ontario these building associations sprang up.

By Mr. Stanley.
Q. Mr. Leonard, if I am not travelling too fast, may I ask if your association, 

your group of loan companies, has any concrete proposition which we might 
consider, as a housing committee, in connection with a policy of housing, recon
struction and repairing in Canada?—A. I do not think that it could be said 
that we have a concrete proposition. We can just put the facts before you, that 
we have this money.

By Mr. How den:
Q. How much,—$80,000,000, did you say?—A. I know that there is at 

least $25,000,000 available to-day for new construction loans. Our interest 
rate is governed by these economic factors, you might say. If we can get them 
down, we are by no means averse to lower interest rates. It makes our securities 
that much more secure. The whole question is the spread between the cost of 
your money to you and the cost you lend it at. As long as that spread is there 
sufficient to take care of your overhead and any such factor, it does not matter 
how low the interest rate goes. If the decision of the committee or of the govern
ment is that that rate is too high in order to provide minimum, housing or any 
other housing scheme for the people of Canada, we are not asking the govern
ment or do not suggest that the government should do anything to us. I suppose 
we would simply have to be out of the picture. If there is any way in which 
that money can be loaned or made available for a building scheme, we are only 
too glad to be able to co-operate. I might say this also, that under most of 
our legislation we are restricted to lending up to 60 per cent of the appraised 
value of the property. That is under the Dominion Loan Companies, Trust 
Companies and Insurance Companies Act. The problem to-day, as a matter of 
fact, is for us to get our money out. We arc looking for loans. We must cer
tainly recognize that in a great many places there is a surplus of houses on the 
market, a surplus of houses both on the renting market and on the selling market; 
and those who desire to build are to some extent held back. The tax problem 
is another problem which discourages building at this stage, because your taxes 
arc very high in proportion to the annual value, as Mr. Cauchon says—that is 
the renting value or earning value—of your property, which is your true appraise
ment. Then there is the absence of junior money, which is a very important
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point. We have first mortgage money, and it is there; but there are not so many 
people who can put up the difference between 60 per cent and 100 per cent.

By the Chairman:
Q. Suppose the government would give an undertaking to put up another 

20 per cent; would that increase the amount of building?—A. It undoubtedly 
would ; I am quite satisfied of that.

By Mr. Stanley :
Q. The proposition has been put to this committee at various times and 

in different ways that there might be some organization of private companies, 
including those who handle money such as your company, which would under
take to provide 20 per cent of the capital on their own responsibility, and with
out any guarantee whatever as far as the goverment is concerned ; and that the 
balance of it should be provided in some way by guarantee from various state 
governments, to assist in construction of a class of homes which is beyond the 
economic scope of your association. Are your companies prepared to enter into 
any consideration of proposals of that kind?—A. Well, we are limited by law, 
Dr. Stanley, to the 60 per cent. I think from our experience that we would not 
feel justified in lending more than 60 per cent on present conditions. By that 
I mean not present economic conditions, but it may very conceivably be that 
we would be willing to lend more than 60 per cent provided, you might say, you 
had a strong covenant, you had proper supervision, you had good construction, 
economic management, a monthly payment plan, provision for taxes, and the 
legislation was cleared up.

Q. That would all be in your own hands, Mr. Leonard. That is the proposi
tion.—A. We could not venture into the speculative field in so far as undertaking 
the responsibility of the construction or the hazard of any loss with respect to 
that. What I was thinking of was that we would do the financing on the strength 
of the covenant of somebody who would be responsible to us for the payment 
of our mortgage.

By Mr. Cauchon:
Q. Such as a construction company?—A. Such as a public utility housing 

company or construction company. There is no question about it, if you are 
lending to a private individual building his own home and with whom you have 
hot had experience, you normally are economically restricted to a 60 per cent 
loan. If you were dealing with a strong organization, well financed, well man
aged, and you were satisfied with the possibilities of the properties that they 
Were developing or putting on the market, you would be prepared to loan more 
on an ordinary economic basis.

By Mr. Howden:
Q. Your activities are largely prescribed by law, in other words?—-A. That 

is quite right. We are subject to Dominion government supervision and inspec
tion, complete reports ; we are also subject to provincial government supervision 
and inspection. Our borrowing powers are restricted by government legislation. 
We are limited, normally speaking, by the Dominion Government Act, to four 
times our capital structure, with power to increase it to six or eight times on 
notification to our creditors and giving them the opportunity to receive their 
money back. All these safeguards have been imposed and we have welcomed 
them, to the extent that they are nob an onerous burden, in the interests of the 
public of Canada and elsewhere, whose money we have. It is to protect them, 
and that is our primary function, to protect that money.
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By the Chairman:
Q. You do not know of any way in which the government could help, or 

could co-operate with you so that we could start up more building?—A. If the 
government can see any way towards the organization of companies which would 
be soundly managed, and arrange in some way for junior financing, certainly 
there is no question that we would, I think, be able to assist. I would qualify 
that by saying that we would always have to be satisfied that the erection of a 
certain number of new houses in any particular district was not going to intensify 
the trouble that we are in at the present time with respect to the surplus of houses, 
low rental values or low selling values. If we are, within any particular com
munity or the province, in a position where we are on the upgrade, where rents 
are increasing and properties can sell, and you can inject a certain amount of 
new construction into it, then, of course, that would be quite all right.

By Mr. Stanley:
Q. Yes, but it is quite obvious—at least it is quite obvious to me—that if 

there is to be an organization of housing associations or housing companies, with 
or without state aid, to undertake the housing work, they are going to depend 
upon your companies or association to a large extent, for the finances. Now, if 
these housing companies are to be organized and there is to be an aggressive 
attempt to organize such companies in Canada, in various parts of Canada, on 
a private basis, perhaps with some state assistance, it will have to be done not 
only with the assistance of your organization, but it will have to be done with 
the active co-operation, encouragement and actual organizing ability which you 
have. The government cannot start out and organize these companies?—A. If 
you are suggesting that we, as private citizens—

Q. No, as private corporations?—A. Well, as private corporations, I do not 
think we could be put in the position, we will say, of both being debtor and 
creditor. We must take our stand one way or the other.

Q. No, no. but as money corporations having money to lend; that is your 
business?—A. Yes, quite, and we would be prepared to loan it.

Q. How far are you prepared to go to assist in carrying out the idea of 
housing?—A. Well, as I say, we have the money and we are anxious to get it 
out. If there is any sound basis upon which we can get it out, and be sure of its 
being rteurned, with an economic rate of interest, then, there it is. We would 
be glad to assist.

By Mr. McIntosh:
Q. May I ask a question. You said, I think, that your company had 

approximately $25,000,000 to loan if you got the right security?—A. No; that is 
among the group of companies.

Q. The group?—A. Yes. I think that is a conservative estimate, that there 
is that amount of money available at the present time which they would be 
glad to loan out on new construction.

By Mr. Plunkett:
Q. Do you think that certain legislation passed by the provinces, such as 

moratoria or other legislation, has affected the business of the mortgage and 
guarantee companies? Do you think it has affected the building business and 
restricted it?—A. The answer, I think, is unquestionably yes.

Mr. Gray: We have assisted, from that point of view, with the Farmers’ 
Creditors Arrangement Act, to some extent. Moratoria and the Farmers’ Credi
tors Arrangement Act have had that effect, is that correct?

The Witness: Any form of debt adjustment legislation has.
96575—3}
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By Mr. McIntosh:
Q. I am not clear on that point, that the total would be $25,000,000 for all 

the mortgage and loan associations in Canada, or just for your group?—A. I 
would not like—I am just trying to suggest a figure to you. It might be very 
much more than that. All I did was to speak to four or five companies and say, 
“ What would you like to get out on new construction?” From the answers that 
they gave me, I knew that I was conservative in saying $25,000,000. It might 
be very considerably more than that.

Q. Yes, I would expect it would be a great deal more than that, but I do 
want to get at an approximate figure.—A. I thought it might be interesting 
to you to know that there was that amount there, and we are not at the present 
time able to get it out.

Dr. Clark : Does that include insurance companies?
The Witness: Yes, that includes the group of insurance companies. But 

it may be very much larger than that. It is an overhanging market, you might 
say. It is difficult to get that out to-day.

By the Chairman:
Q. If the government should go in for money for repairs, is there any way 

that we could work through your association? Suppose they were going to 
allow something like they do in the States, from $100 up to $2,000 for repair
ing dwellings?—A. Mr. Chairman, in your letter you asked us to speak on that, 
if we could. I have not had a chance to give any consideration to that, nor 
have the other companies. If some scheme can be worked out, I think there 
is no doubt about it that we will be glad to find a way to fit into the picture. 
It is a problem, and I think it is an important one; and I think also that it 
would be very helpful in helping the building industry to find some means of 
effecting rehabilitation. We do a certain amount ourselves, of course. But 
strictly speaking, under a mortgage contract, that is a new advance and there 
should be a new security. It is not done as a rule until the property gets into 
trouble as a result of it.

By Mr. Howden:
Q. You did not come here toput any specific proposition before us, did 

you?—A. No, Dr. Howden. I thought that all we could do was, as I say, to 
explain our situation to you; and if there is any way in which we can fit into 
the picture, and you think we could, we will be glad to consider it. The money 
is there. The cost is so much. The rate of interest is so much and the amount 
we can lend is so much.

Q. And the rate of interest would be about what?—A. At the present time 
there is quite a bit of money available at per cent, in some companies.

Q. 5| and 6 per cent?—A. And some companies at 6 per cent.

By Mr. Stanley:
Q. Let us consider another phase of it. Suppose some housing undertak

ing is arrived at which will undertake repair work. Any repairs placed upon 
properties upon which you hold mortgages, of course, improve your security 
and enhance your assets?—A. Yes.

Q. Have you any suggestions whereby you might co-operate with a hous
ing commission or with other private housing companies in effecting results 
of that kind?—A. As I say, Dr. Stanley, we have not had a chance to give it 
study. One thing I would be dogmatic on is that in no way should it create 
a prior lien to our mortgages ; because then we are back again in the same 
picture which has caused us our trouble in places where prior liens started. 
As I understand the rehabilitation scheme in the United States, it is on a
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personal loan to the man who owns the property. Our practice would be, sir, 
to look at the property, if we held the mortgage on it; and if the man desired 
a loan for repairs and the property seemed to justify it, we would make the 
loan and add it to the present mortgage account.

By Mr. Howden:
Q. Which is the only way you can do it?—A. Yes. There is no lack of 

funds for that, as far as we are concerned.

By Mr. Stanley:
Q. Yes, but you would object to any improvement on the property so as 

to make it a thoroughly approved standard of living and standard of amenities 
home—you would object to a prior claim being placed against your mortgage? 
—A. Yes, Dr. Stanley.

Q. Even under those conditions?—A. Yes, Dr. Stanley. I do not think 
you will find, so far as our institutions are concerned, that they have any 
loans— or perhaps if they have some, they are very few—on properties which 
■would require to be rehabilitated to bring them up to the minimum housing 
conditions or the amenities of life. That class of construction has not been 
a security for lending institutions.

By Mr. Cauction:
Q. I would like to ask Mr. Leonard a question, because I think that needs 

to be cleared up. It has been repeatedly stated here that the class of housing 
which this committee advisedly has in view, is housing for the low wage 
earners where they cannot pay an economic rent, and there is need of assist
ance in that class of housing ; does it or does it not interfere in any way with 
the class of housing to which loan companies make advances, 'say houses that 
rent at $15 a month rental, average—$10 or $15, perhaps as high as $18?—A. 
Well, we certainly could not loan on a house on a basis that would enable it 
to rent at $12 or $15 a month. Of course, the construction of a certain number 
of houses of that class, if they did not remove other houses where that rent 
is being paid and which are overcrowded or uninhabitable, really—

Q. Practically slums?—A. Practically slums—would have the effect of 
bringing down rental values on the next class of houses, you might say, above 
it; and thereby affect the rental values generally, and affect them on the class 
of security on which we would be lending, which would be a workman’s house 
where he was able to pay a rental based on the actual cost.

Q. Where would you say was the medium line as to cost?—A. I think that 
our class of construction, as I know it, particularly in Toronto, we started loan
ing on a house that cost about $3,500 up.

Q. All the houses submitted here arc under $3,500 ; away below that in 
some cases.—A. I was only making the point, Mr. Cauchon, that if you build 
that number of houses at a time when there was already a surplus of houses, 
without removing the other habitations, you would be just simply increasing 
the supply of rentable houses, and thereby bringing down your rental structure 
throughout the next several classes.

Q. You think it would affect it that far?—A. It seems to me that a man 
who was living in the class of structure that you want to get these people, 
seeing another man going into a nice new house at $15 a month, would unques
tionably endeavour to get his rental rate down ; and when you have a situation 
as it does exist, unfortunately, in I think a good many cities, where the landlords 
arc glad to take the relief rental of $15 a month on properties that normally 
would rent for twice that and more, one must be pretty careful about perpetu
ating or carrying that situation farther than it would originally go.
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Q. Of course, I think the view of the committee is, subject to correction, 
that this notion of eliminating the slums and putting a man into a decent 
dwelling, will affect the economic rent that the ordinary man can pay.—A. I 
think we are quite sympathetic. I do not think it would really affect it very 
much, outside what I have mentioned, the point if they do not remove the old 
houses but still live on there in some shape or form, so that there is a surplus 
of houses created ; that is the only point.

By Mr. Hoivden:
Q. May I ask this question, and then I shall not bother further: Let us 

assume that some of these companies have loans on houses here and there, and 
they are in a condition that requires repairs and overhauling. At the present 
time their loan is drawing interest, we will say, of seven or eight per cent. The 
point, I should think, we want to know is if they are prepared to go ahead and 
put fresh loans on the houses at or 6 per cent, which will permit of repairing 
and remodelling the houses, on properties that they already have loans on.— 
A. Well, I do not think I can answer in general terms to that, Dr. Howden. 
Each case would be dealt with. If a man comes in and wants a loan for repairs 
on an existing house, and the property seems to warrant it, the money would 
be advanced.

Q. It would likely be advanced at the old rate?—A. No, not the additional 
advance. We very often have provision for that.

By Mr. Stanley:
Q. But the position you take, Mr. Leonard, is this, in regard to Dr. Howdcn’s 

inquiry. We are interested in this in housing, primarily.—A. Yes.
Q. And secondarily, in encouraging the reconstruction industry ; and our 

reference definitely asks what can be done in regard to repairs. Now Dr. 
Howden puts the question to you ; suppose you go to a home on which a mort
gage is held by one of your companies, and that home is obviously within the 
class which this committee thinks justly belongs the repair class. The attitude 
your companies take is that if we say that that house can be repaired, and if 
we can make the loan or decide we will make the loan, then the repairs can go 
ahead. But, on the other hand, if we do not give the loan and we are not 
interested in the repair phase of it, then it simply cannot go ahead. So that 
you will see, from the standpoint of homes on which you hold mortgages, which 
arc obviously those that can give work for repairs, your company say, “ No, no 
repairs can be done unless we make the loan and unless we decide upon the 
repair work.”—A. I do not think that is quite, perhaps, the case, Dr. Stanley. 
I think I just take the position that the additional money that goes into that 
rehabilitation, if it does not come from us, should not impair the priority of the 
security that we hold.

Q. Yes, but you look at the home, and you look at your security, and you 
say, “ Well, as far as we are concerned, perhaps it needs repairs ; but our security 
is sufficient to hold us. We don’t want any repairs.” Is not that the attitude 
you take?—A. Well, I think we have to get back—we are anxious to keep our 
properties in good shape and good condition, and if the loan is justified, we will 
only be too glad to make it. I think the situation would be, in the majority of 
cases there, that we would not be justified in making the loan on any sound 
basis whereby we would be sure of getting it back; because while that does 
improve the property, it does not always altogether improve the selling value of 
the property. I think improvements of that kind of loan, where they cannot 
be made by us, particularly where you are dealing with the housing rehabilita
tion problem and the construction problem as a matter of national consideration, 
should be made as junior to the existing first mortgage. Otherwise, as I say, 
we are back again into the field—
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Q. Of course, I can see your point all right. But the difficulty is that if 
the state—the city or the municipality—is going to do anything, they will only 
do it, of course, upon a first lien on the property. They will not take any 
second consideration. They come to a property of yours on which you hold 
a mortgage of $3,000. The plumbing is out of shape and there are various 
other things which they can get along with; it will give considerable work, 
and it really belongs to our repair program. It will take $200 or $300 to do. 
Your company decides, “We are all right, we have got $3,000 worth of security. 
Why should we put in $300 more?” You say, “No, we will not put in $300, 
nor will we let the municipality put it in.”

Mr. Henderson : May I answer Dr. Stanley?
The Chairman : Yes.
Mr. Henderson : There are cases where we have done exactly what Dr. 

Stanley suggests, where we have helped a fellow to put in a new furnace, where 
we have helped him to paint the house, put on new shingles. But you have 
to look at it in this way: You have to figure, has the man got a position? Will 
he be able to pay you? Are his taxes two or three or four or five years in 
arrears? If we start repairs, what are we going to do about taxes? We have 
done that. I am only speaking for one company, but I think we are all working 
along the same line. We have capitalized interest. We have capitalized taxes. 
We have put money out for furnaces and all these other things ; and sometimes 
though the legal opinion might be that you have to take a new mortgage, when 
we know that there is no second or third mortgage we take a chance, and we 
have added that to our original claim. We have done that.

Mr. Stanley : I don’t say that I am finding fault with you. But there 
is this obvious conclusion, to my mind, and that is that as far as the repair 
program is concerned recommendations by this commitee to provide organiza
tions are out of the picture, as far as anything that we can recommend from 
this committee is concerned.

Mr. Catjchon : May I draw to the attention of the committee, for its 
information, that the American repair proposition that has been referred to is 
largely on personal note. They do not take any mortgage. They lend the 
money up to perhaps $1,500 on a personal note with interest guaranteed by an 
insurance system.

Mr. Gray: In other words, we should not affect in any way the security 
of the original loan of the company.

Mr. Cauchon : It does not take precedence of the mortgage.
Mr. Gray: I know that.
The Chairman : Gentlemen, we have Dr. Clark here, whom we want to 

hear this afternoon. Unless there is something else, I think we will release Mr. 
Leonard. Mr. Main, have you anything you would care to add?

Mr. Main : Dr. Clark is to speak.
The Chairman : We will hear Dr. Clark next, then, if the committee are 

willing.
The Witness retired.

Doctor W. C. Clark, Deputy Minister of Finance, called. He said:—
Mr. Chairman and members of the committee, I am not a housing expert, 

and I suppose I should apologize for being before you. I may explain that I 
have a threefold interest in the program that you are discussing. One is my 
interest in housing as a social and economic problem, looking at it from the long 
point of view. I have been interested in that general problem for a good many 
years, and I think I shall continue to be interested in it.
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Secondly, I have an interest in the short run problem of providing some 
stimulant to business recovery, and to seek to absorb unemployment. And my 
third interest arises out of my obligation to safeguard the public treasury and 
to protect it as much as it can be protected.

Now, I have not been able to give very much time to the problem, not as 
much as I would have liked, but in trying to think on what you could do to 
develop the immediate housing problem I have jotted a few notes down here, 
which I would like to give a run over for the benefit of the Committee.

I start with two general principles. One is that it would be wise to avoid 
any hasty commitments in regard to the most difficult and the most complicated 
aspects of housing; for instance, the problem of slum clearance, that problem 
seems to me is going to take a great deal of co-operation between provincial 
and municipal authorities, and Dominion authorities probably. It is going to 
involve a good deal of legal and other considerations. It is going to involve a 
lot of cost. I do not think it is a problem that we ought to jump into hastily. 
If we did I think we would quickly be saddled with a very heavy loss, so far as 
that long-run problem is concerned. I would suggest that you recommend 
further investigation, however, by some central housing body to be set up, or 
by some appropriate body. I would like to have a start made on the solution 
of that problem, but I would not jump too far into it over night.

Secondly, and this follows from the first paragraph, I think that we should 
concentrate essentially on the immediate emergency problem of using housing 
as a stimulant to business recovery and as an absorber of unemployment ; and 
I would sugest there that we should try to make the federal dollar go as far 
as possible in stimulating business recovery.

By Mr. Howden:
Q. Dr. Clark, might I interrupt ; what do you consider to be the immediate 

emergent problem?—A. I think it is to get some construction started that would 
help to absorb unemployment and that would stimulate business recovery, that 
is what I mean by that. And I would use my first suggestion there that we 
should try to make such federal money as we have to use go as far as possible; 
get as much of the stimulation as possible out of it. Secondly, try and keep 
our plan as flexible as possible and also provide adequate control, as much 
control as is possible over unwise and wasteful expenditures.

Now, just a few recommendations that I would make: (1) I would suggest 
I think the setting up of a national housing board here at Ottawa, a federal hous
ing board, to encourage the formation of local housing corporations to finance 
construction of houses and apartments on an ownership basis, or to construct 
houses for management on a rental basis. I am trying to introduce the element 
of flexibility there. I think it should make provision for both owned houses and 
for rented houses—rented houses under some such scheme as the Toronto Hous
ing Corporation. (2) The function of that central housing corporation should 
be to supervise the work of, and assist in financing such local housing corporations 
as apply for federal assistance, by formulating sound standards of construction, 
etc. ; by approving specific projects or schemes ; and thirdly by financing such 
corporations through the purchase of their preferred stock, thus providing on 
a low-cost basis the junior money which it is so difficult and so expensive to obtain 
for housing purposes. I will explain that a little bit more fully later. Another 
function of this national housing body should be to carry on investigations into 
our own situation and into what has been done in other countries, and to act as 
a clearing house for the dissemination of sound ideas in regard to housing and 
townplanning throughout the community. And, lastly, that body should try 
generally to stimulate nation-wide interest in housing and townplanning. The 
provision of a national federal housing body here with these functions, generally 
speaking.
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Secondly, I would suggest the formation of local housing corporations with 
a common stock equity I would say of about 15 per cent in the case of owner
ship propositions, where the houses are built to be owned by individuals; and 
say 20 per cent in the case of rental schemes. Such common stock to be pro
vided by the municipalities and/or provinces in while or in part, public spirited 
citizens, industrial corporations, co-operative groups, possibly building interests 
—general contractors and so on. I tried to keep it flexible there you see by 
allowing these groups to be formed either by the assistance of the municipality 
or the province, or by citizens alone, or by a co-operative group, or by an 
industrial concern; or if you like—although this might introduce a danger— 
by trading interests and contracting organizations, or building and supply inter
ests. I would say also that the dividends on the common stock should be limited 
to 6 per cent per annum, until at least the corporation fund and preferred stock 
had been retired; in other words, they would be limited dividend corporations.

Now, in the case of a corporation formed to finance owned building the 
corporation as I see it might operate as follows: first it would make first mort
gage loans up to 90 per cent of the appraised value of the property (including 
land) and not in any case in excess of, say, $5,000 (you could put any limit on 
that you like), to prospective home owners who are able to provide an equity 
equal to at least the cost of the land on which the home is to be built. I sup
pose in the normal case that would be around 10 per cent; a man who comes to 
have a house financed would have to put in at least the land free and clear ; 
he would have to have approximately a 10 per cent equity, let us say, in the 
proposition. The local housing corporation would loan up to 90 per cent; the 
interest rate not to exceed 5 (or 5^) per cent; and the term of the loan not to 
exceed 20 years.

By Mr. Howden:
Q. Excuse me, Dr. Clark ; didn’t you say that these people would be limited 

to pay 6 per cent on their debentures—you would have it 6 per cent?—A. No, 
I said on the common stock, 6 per cent on the common stock alone. I think 
that will be a little clearer when I summarize later. Then I would provide that 
the interest, taxes and amortization—an amortization sufficient to pay off 75 per 
cent of the loan in 20 years, should be paid by the mortgagor in equal monthly 
instalments.

Now, as an alternative proposition, instead of loaning up to 90 per cent 
on first mortage it would be possible to split that 90 per cent up into 60 per 
cent first mortgage and 30 per cent second mortgage. I think that would prob
ably be more suitable to the private lending institutions; but I run the two 
together into a single mortgage for the larger amount in order to reduce the 
legal and appraisal costs, to keep the costs down as much as possible.

By Mr. Stanley:
Q. Is amortization period uf 20 years not too short?—A. Well, I think 

you have to consider that in this country our conditions are much less stable 
than they are in older countries. You have city districts changing fairly rapidly, 
and I think it would be well to cover amortization of 75 per cent of the 90 per 
cent in a 20-year period, if it could be done. That is a matter of opinion per
haps, and it seems to me that 20 years is a very long period with conditions as 
we have them in this country.

Q. That increases the immediate obligation of the housed person?—A. Yes, 
that is quite true, it increases the immediate obligation to some extent.

In the second place, such local housing corporations would issue and sell 
their first mortgage debentures to insurance companies, loan and trust com
panies, etc., on an interest basis I would say of one-half per cent lower than the 
rate charged to the home-owner on the first mortgage (say 4-1- per cent or 5 per
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cent). If the rate charged to the home-owner had to be 54 per cent then these 
first mortgage debentures would have to be sold on a 5 per cent interest basis 
to the private lending institutions. Such debentures would be for a term of 20 
years and could be callable after 5 years. They would be limited in amount 
to 65 per cent of the total face value of the first- mortgages held by the corpora
tion, which would mean approximately 584 per cent of the appraised value of 
the property ; but underlying first mortgages should be held with the proper 
trusteeship.

In the third place these corporations would issue and sell their preferred 
stock through the national housing board on a dividend basis representing 
approximately the cost of long-term funds to the Dominion government, and an 
amount equal to 20 per cent of the total face value of the funds required by 
the corporation. In other words, your national housing board would be given 
an appropriation by parliament you see, and it would use that appropriation 
to buy the preferred stock of these local housing corporations; that is the 
way in which your government money would be made available to the construc
tion program ; by the purchase of preferred stock on say a 34 per cent basis, 
something approximately representing the cost of long-term money to the gov
ernment. I say that, I put the government money in at that point because, 
as Mr. Leonard told you, the most difficult thing to get is the junior money, 
the junior mortgage money; it is practically impossible to obtain it from private 
sources. It is usually impossible to get from individuals, and when you do 
obtain it from private sources it is available only at prohibitive cost. So it 
seems to me that the federal government could render most assistance by pro
viding for part of that junior money.

Now, as the result of the above—I think this may explain your question, 
Dr. Howden—the capital structure of a corporation with a total capital of, we 
will say, $1,000,000 (or a million dollar local housing corporation), would be as 
follows: They would have first mortgage debentures outstanding for $650,000 
—they would be sold to the loan and trust companies, and insurance companies: 
secondly, you would have preferred stock, $200,000 (held by the national hous
ing board, bought with government money) ; and then common stock, represent
ing the equity in the enterprise, $150,000- That gives you a total of $1,000,000. 
Such a corporation would own first mortgages with a total face value of $1,000,- 
000, secured by properties with an appraised value of approximately $1,100,000 
—that extra $100,000 would be represented by the owner’s equity in the land 
which he puts in free and clear.

Now, where you had a rental proposition I would vary the basis of the 
above structure by providing that the common stockholders should provide say 
20 per cent of the corporation’s total funds, instead of 15 per cent; and I 
would reduce the first mortgage debentures to 60 per cent of the total ; pre
ferred stock providing as before 20 per cent of the funds.

Now, the third point is an important one; how are you going to get' 
adequate control? That is a point that Mr. Leonard mentioned. We some
how or other have to provide for adequate control in order to insure that the 
building projects are soundly conceived, that the buildings arc soundly con
structed, that the costs are not inflated by undue contractors’ profits and that 
the enterprise as a whole is soundly managed. Such control, it seems to me, 
could be achieved in a very large way at least, by the following methods: 
(1) All local corporations would have to submit complete details as to their 
personnel, form of organization, method of operation and proposed program, 
to the national housing board before an application for the purchase of pre
ferred stock would be considered. (2) The national housing board would formu
late rigid standards to insure soundness of construction, proper requirements
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as to light and air, room dimensions and so forth. (3) And this is a matter 
which would require the co-operation of the insurance companies, and of the 
loan and trust companies, I think the work of making the appraisals, of inspect
ing the construction progress as the building went forward, and probably the 
actual payment out of construction funds as the building progressed, should be 
carried out by officials of the insurance company or other private lending agency 
which agreed to purchase first mortgage debentures of the local corporation. 
In other words, you take these "private organizations which now have their 
well established appraisal staffs, their inspection staffs and their accounting 
staffs and bring them in, in order to see that the appraisal put on a specific 
property is a sound appraisal, that the construction costs were not unduly 
padded, and that the money was paid out in accordance with usual schedules 
and practice. I think you would in that way safeguard the soundness of con
struction and the cost factor as well as in any way I can conceive of. Prob
ably the local housing corporation would have its own check, but would depend 
fundamentally on the work of the private lending agency, which after all is 
inspected. Then it would agree—on my assumption at least—to buy the first 
mortgages of the corporation.

Now, just to summarize, it seems to me that that kind of program has 
several distinctive merits :—

(1) It would not accept hasty commitments in regard to the most difficult 
and complicated phases of the housing problem on which other countries 
have been working (without too much success) for a generation or 
more. Nevertheless, it would provide machinery for taking the first 
steps towards a rational and permanent solution of the whole problem.

(2) It would make possible a substantial volume of construction which 
would provide a stimulant to business recovery and absorb a con
siderable number of the unemployed.

(3) It would make possible a large volume of construction without pressing 
with undue heaviness upon an already over-burdened public exchequer. 
For instance, a $10,000,000 appropriation by the Dominion govern
ment would make possible a $50,000,000 construction program.

(4) It would provide federal funds in the junior mortgage position where 
private funds are not obtainable at all, or if obtainable, only at pro
hibitive costs.

(5) It would make use of private lending agencies instead of driving 
them out of business, but it would provide for a financial set-up which 
by the pooling of individual mortgages and the maintenance of proper 
margins, would make possible the securing of all the funds required 
on a reasonable cost basis. In other words, the individual mortgage 
would be liquefied and made a readily marketable credit instrument.

(6) It would provide for control in such a way as to assure the carrying 
out of the program on a sound and business-like basis.

That is all I have jotted down here, but I might make this one additional 
suggestion. It is possible that instead of the federal government coming in 
there on a central housing board to buy the preferred stock of these local 
housing corporations, you might provide for the setting up of an insurance 
corporation to guarantee the last 20 per cent of an 80 per cent mortgage. In 
that case the ordinary insurance company or the loan and trust company 
would go ahead and make an 80 per cent first mortgage loan. That would, 
of course, involve an amendment to the laws governing these companies. If 
you could amend those laws and allow these private lending agencies to increase 
their lending from 60 per cent as it is now to 80 per cent, and then provide 
this national insurance corporation which would guarantee that last 20 per cent, 
then you would have a scheme which would, in effect, give you the same results
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as the plan I originally outlined, but possibly a little simpler. It might be a 
little bit simpler. Possibly it would appeal a little bit more to the loan and 
trust company representatives whom you have here this afternoon. But I 
think either one of those two possibilities is a reasonable one, and should be 
open for consideration. I think that is all I have to say, Mr. Chairman.

The Chairman : Now, gentlemen, we wanted a recapitulation or summary 
of the New Brunswick Housing Act. I have this, and I will just put it on our 
record as if read.

I would like to say to Mr. Leonard that we did not give him the time we 
would like to have given him, and if he would like to say anything further, 
if he would send it either in the form of a brief or a letter, we would be 
very glad to take it in as part of our evidence. After hearing Doctor Clark, 
you might like to add something to what you have already said, Mr. Leonard. 
If you would care to do that, we would be very pleased to have it and we will 
put it on our record.

Mr. Leonard: When might I receive a copy of Doctor Clark’s suggestions?
Doctor Clark : I can give you a copy to-night or to-morrow.
Mr. White (London) : Are they not in the minutes?
The Chairman : Yes, but it will be a day or two before we get them.
We want to thank you, Mr. Leonard and gentlemen for appearing before us. 

You have given us a good idea of just what the standing of the mortgage 
association is.

Mr. Leonard : Thank you, Mr. Chairman, Doctor Stanley, and gentlemen.
The Chairman : My intention was that we should let this close the evidence 

that we would hear, unless someone has somebody else in mind. I have several 
letters. One or two are personal ones to Doctor Stanley, which I would like 
very much to put on the record, but I want to get his permission first. We 
will keep the record open until our meeting next Tuesday, so that we may put 
in the record anything of that kind which we may desire.

Mr. Howden : I understood we had two members of our committee who 
had something to give us-

The Chairman: Mr. Heaps gave us the information he had, and we were 
going to have Mr. Howard. I tried to get Mr. Howard two or three different 
times on the telephone but was unable to do so. I imagine he is not in town.

Mr. Howden : Mr. White has something.
The Chairman: Oh, yes.
Mr. White: I have mine typed, Mr. Chairman.
The Chairman: Could you place yours with us?
Mr. White: Yes. It refers to the London situation.
The Chairman: Would you have to read it, or could you place it on 

record?
Mr- White: I would not necessarily have to read it.
The Chairman : We will put it on our record verbatim as part of our pro

ceedings.
Mr. White: All right.
The Chairman: Now, if the members think we should take another day for 

hearing evidence, I am quite agreeable, but I do not consider it necessary.
The committee adjourned at 5.55 p.m. to meet at the call of the Chair.
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APPENDIX D
Resume of: An Act to Provide for the Establishment of Housing 

Commissions in Municipalities in the Province of New Brunswick

The Governor-in-Council may by proclamation establish a Housing Com
mission for the purpose of carrying out the provisions of the Act in any Muni
cipality, which by resolution of its Council makes application for same.

The Commission shall be representative of the Municipal Council, the 
Trades and Labour interests and the interests of the real estate owners in the 
Municipality.

The Commission shall be a corporate body and may sue and be sued in its 
corporate name.

The Commission shall be financed annually by the Governor-in-Council 
and the Municipality equally, in which connection the Municipality is authorized 
to borrow annually a sum not in excess of $2.5U per capita of population, and 
the Governor-in-Council an equal sum- To secure the monies so borrowed, 
authority is given to issue bonds limited to a term of five years at a maximum 
of four per cent, payable semi-annually. The Governor-in-Council is authorized 
to guarantee the principal and interest on such bonds issued by the Muni
cipality, and such moneys which may be payable under such guarantee are 
recoverable from the Municipality at the suit of the Provincial Secretary. The 
proceeds of the sale of bonds issued by the Municipality shall be paid in to the 
Comptroller-General, who shall, through the Governor-in-Council, pay over to 
the Commission such sums therefrom as are requisitioned by the Commission 
from time to time.
Powers of Commission

To fix minimum standards for habitable houses.
To require repair or rehabilitation of houses.
To require the closing or demolition of houses, which are incapable of being 

repaired or rehabilitated.
To loan money at its discretion for the construction, repair or rehabilita

tion of houses.
To fix and determine the rate of interest to be charged on money loaned or 

expended by the Commission.
To exercise supervision over building or repairs executed with Commission 

funds.
To collect rents and manage premises upon which Commission funds have 

been expended where conditions warrant such action.
To insure premises upon which Commission funds have been expended.
To formulate amortization schemes for the repayment of loans and expendi

tures.
To control the source and quality of materials and labour involved in 

premises upon which Commission funds are being expended.
To engage accountancy and technical assistance relative to the Commissions 

undertakings and to provide for the payment of such services.
To buy, sell, mortgage and deal in lands, buildings and premises and execute 

deeds, agreements, transfers, etc., relative to same.
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To fix and determine rents for houses upon which Commission funds have 
been expended-

To make regulations relative to:—
(a) Wages and building costs ;
(b) Construction and class of buildings;
(c) The number of persons who may occupy rented premises.
(d) Sanitary plumbing, drainage, cleanliness, ventilation and light 

of buildings.
The members of the Commission are granted powers of a Commissioner 

appointed under the Enquiries Act of New Brunswick.
The Commission may prescribe penalties for violation of the Act and its 

regulations.

Rehabilitation of Houses
If the owner of a house fails to maintain it in a habitable condition, the 

Commission may demand its repair or, failing response to such demand, execute 
such repairs or close down the premises. Loans may be made to owners under 
such conditions to facilitate the execution of the required work, and such loans 
with incidental costs may be made a first charge on the premises.

No loan shall exceed 80 per cent of the value of the house.
Except where a mortgage is executed to the Commission’s satisfaction, all 

monies involved in loans may, subject only to taxes and water rates, constitute 
a first charge on the property, upon the filing of a certificate of details in the 
County Registry Office.

The Commission, for the realizing of the security provided by this Act, and 
for the recovery of loans and incidentals thereto, shall have the same powers as 
a Mortgagee under the Property Act.

Where an owner fails to act upon any order of the Commission relative 
to repairs or rehabilitations, parallel request may be made of the mortgagee, 
who is authorized to add such costs as are entailed to the principle of his 
mortgage.

Closing and Demolition of Houses
The Commission can order the closing or demolition of a house the condi

tion of which is beyond economic repair, and may acquire the land for purposes 
of reconstruction or sale. The owner has right of appeal to a Judge against 
such order but his disregard of such involves a fine not exceeding $100 plus $25 per 
day for each day of occupancy of the premises after receipt of the closing order.

Loaned by the Commission
Loans against proposed houses can be made to 80 per cent of the value 

based on plans prepared and submitted, but such loans are limited to struc
tures divided into not more than three separate flats or apartments and to an 
amount not in excess of $6,000. Such loans are payable in instalments as repairs, 
alterations, additions or construction progresses and must be secured by first 
mortgage prescribing terms of amortization, interest, etc.

Management and Control
Where the Commission under the Act assumes management and collection 

of rents in respect to any house, it may reimburse itself for expenses incidental 
thereto and for monies loaned or advanced from such collections, but shall 
keep an accounting of same.
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Review or Appeal
Any owner, tenant or occupier has the right of appeal if dissatisfied with 

the decision of the Commission through a Judge.

General
Remuneration to Members of Commissions:—

(a) Chairman; $15 for each day’s sitting.
(5) Members; $10 for each day’s sitting.
(c) Judge; Such allowance as the Commission may determine.

APPENDIX E.

Memorandum re Housing in London, Ontario

I have the following report, dated March 11, 1935, signed by the Mayor of 
London :—

“ Under the Provincial Act of 1919, a housing commission was organized 
in the City of London, and made loans to assist individuals building houses to 
the number of 112. They also built houses to the number of 57. In all, the total 
expenditure, which was covered by an issue of debentures, was $700,000, being 
an average expenditure per house of $4,140. This building program was carried 
on when prices for materials and labour were at their peak. The project was not 
an unqualified success. The estimated loss to the City of London, through the 
housing commission, to January 1, 1935, is $150,000.

There were two plans adopted by the Commission:—
1. Money was loaned to individuals who had some investment in a lot to 

assist them in building. The contract for the building work was made by the 
individual with his contractor. On these loans there has been comparatively 
little loss.

2. The commission bought land and built houses under its supervision, 
holding the houses for sale. The contractors for the construction in this case 
were between the commission and the contractors. It is on the latter scheme that 
most of the loss has been sustained. The loan policy rather than the speculative 
building plan would appear to be the safer for public bodies because where the 
construction contract is between the individual “ and the contractor, there is a 
spread between the amount of the loan and the total value which allows for 
depreciation without imperilling the loan. There is the further fact that the 
individual has his own money involved, which causes him to exercise strict 
supervision over the construction work and, as far as he is able, he sees that 
full value is received.”

The Mayor further states in a letter, “ If the housing scheme had all been 
carried out along the lines of the intentions of those who originated it; that 
the city should advance money to build houses for owners of lots and such houses 
to be of a value in keeping with the location and in keeping with the individual’s 
ability to pay, the chances are we would have had practically no loss. The 
commission appointed at the time of construction started rather recklessly on 
a speculative building program, and it would appear that the city lost a great deal 
on the prices that were paid for the houses built on this speculative program. 
This situation could have been prevented if a proper scheme had been inaugurated 
in the government regulations as well as government supervision. I might also 
say that we have on hand 38 unsold houses, most of which are at the present time 
rented.”
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The housing commission of five has been appointed from year to year by the 
city council. Sometimes the council is represented among the membership but 
not always.

Recently a survey was made by the assessment commissioner and the build
ing inspector, with a view to securing information on the demolition of old houses 
in various parts of the city. This survey has not been carried out throughout 
the whole city, but instances of four different blocks are recorded with particulars 
as below :—

Size of Present Number Land Building Total Variation in
Block Block Population of Houses Assessm’t Assessment Assessment Assessment

1 550' x 396' .... 312 56 $28,380 $78,770 $107,150 $300—$3,000
2 305' x 394' . . .. 214 45 35,565 57,405 92,970 300— 3,600
3 550' x 396' . .. . 174 44 20,635 58,805 79,440 300— 3,000
4 550' x 396' . ... 141 34 15,450 46,300 61.750 400— 4,300

The statement is made that the complete report of the city will show 300 
old houses which should be torn down and replaced. In the city blocks which 
have been reported on, there are some few houses that possibly could be moved 
in the case of block construction ; there is a further report from the assessment 
commissioner of London in regard to residences needing repairs, as follows:—

I have made a survey of residences needing repairs and am submit
ting a list of 3,103, which shows the owner, the street, the frontage and 
depth of lot, the assessed value of land and buildings separately, and total 
assessment. The rental values are based on 10 per cent of the assessed 
value. Where we could ascertain rentals, they generally are more than 10 
per cent.

The repairs or improvements needed are listed as follows:—
“ V ” means no verandah 
“ P ” means no plumbing
“ PP ” means part plumbing, such as toilet or bath or sink.
“ B ” means no basement or very small one.

We have also listed that the house is built on posts ; and other remarks 
based on assessors’ reports, as to painting, roof repairs, etc.

A great number of these houses would need other minor repairs such 
as eavestroughs, chimneys fixed, verandahs jacked up, etc.

Those listed as poor need quite a lot of repairing and those very poor 
and old in most cases should be torn down as a considerable sum of 
money would have to be spent on them to modernize or put them in good 
shape to live in.

I have listed the properties by streets and it will be noted that in 
some sections in some streets nearly every house in that neighbourhood 
needs a lot of attention.

A conservative average estimate of $500 could be spent on each 
property, which would take over a million and a half dollars to modernize 
or repair them.

There are numbers of other houses not on this list that need minor 
repairs, such as painting, eavestroughs, cement and brick repairs, hard
wood floors, storm windows, electric wiring, new roof, enlarging basement, 
etc., which would run into a lot of money.

In the list submitted we have only given the residences that need at 
least three major additions and also the condition of repair.

The matter of housing in the city of London is one of great interest, the 
subject being under consideration by the local Chamber of Commerce, the 
Engineering Institute, and the London Branch of the Canadian Construction 
Association as well as by the civic authorities.
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MINUTES OF PROCEEDINGS

House of Commons, Room 429,
April 15, 1935.

The Special Committee on Housing, in accordance with notices issued, met 
on the following dates (in camera) for consideration of its final report, Mr. 
Ganong, the Chairman, presided.

Thursday, April 11th at 3.30 p.m.
Friday, April 12th at 10.30 a.m., 5.00 p.m. and 8.15 p.m.
Monday, April 15th, at 11.00 a.m. and 9.00 p.m.

Before going into camera at the last meeting the Chairman filed briefs 
letters from,—

(Briefs)

and

J. Grove Smith, Dominion Fire Commissioner, Ottawa, Ont.
J. M. Kitchen, Zoning Engineer and Supervising Architect, Ottawa, Ont.
L. S. Kelly, Maintenance and Management Official, Royal Trust Company, 

Montreal, P.Q.
W. H. Yates, President, Canadian Construction Council, Hamilton, Ont. 
The Armstrong Plan, by James Armstrong, Cornwall, Ont.
F. J. Engholm, A. S. Thomas and W. F. Evans, Toronto, Ont.
F. W. Nichols, Hamilton, Ont.
A. V. Hall, Harries, Hall & Kruse, Toronto, Ont.
James H. Maher, Montreal, P.Q.
The Ontario Retail Lumber Dealers Association, Toronto, Ont.
W. H. Wood, Manager, London Chamber of Commerce, London, Ont.
G. Frank Beer, Toronto, Ont.
Séraphin Ouimet, Montreal, P.Q.
Annual Report, Winnipeg Housing Commission.

(Letters)
Department of Pensions and National Health, Ottawa, Ont.
Dominion Bureau of Statistics, Ottawa, Ont.
J. H. Craig, Toronto, Ont.
Department of Justice, Ottawa, Ont.
Toronto Housing Company, Ltd., Toronto, Ont.
Fred G. Michan, Toronto, Ont.
Homer B. Brubaker, Kitchener, Ont.
E. J. Moore, Toronto, Ont.
Fred J. Bateman, Dalhousie, N.B.
F. W. McDougall Construction Company, Calgary, Alta.
J. L. Kingston, Ottawa, Ont.
Landlord and Home Owners’ Protective Association, Calgary, Alta.
Frank Holloway, Calgary, Alta.
Federation of English Speaking Citizens of Greater Montreal, Montreal, P.Q. 
Clipping from “The Monthly Labour Review.”
Housing Renovation and Modernization. United States Act.
Concrete and Quarry—W. M. Goodwin, Montreal, P.Q.
Western Retail Lumbermen’s Association, Winnipeg, Man.
Herbert Sleaco, Consulting Architect, 108 Union Bank Bldg., Ottawa, Ont.

97602—1}



IV

Rickson A. Outhet, 87 Ballantyne Ave., Montreal, P.Q.
Ligue des Proprietaires de Québec-Ouest Inc.
Parksite Homes—H. G. Holman, Toronto, Ont.
W. T. Rodden, 485 McGill St., Montreal, P.Q.
Sessional Paper No. 53—1919—Orders in Council authorizing payments to 

provinces for housing.
The Committee (in camera) further considered the report.
Mr. Morand moved, seconded by Mr. Gray, that the draft report as amended 

be adopted as the Third and Final Report of the Committee. Motion earned 
unanimously.

The Committee adjourned.
J. P. DOYLE,

Clerk of the Committee.



THIRD AND FINAL REPORT

Tuesday, 16th April, 1935.
The Special Committee appointed to consider and report upon the inaugura

tion of a national policy of house building to include the construction, recon
struction and repair of urban and rural dwelling houses, and to recommend the 
manner in which such work should be proceeded with, begs leave to present the 
following as a

Third and Final Report

Your Committee has held eighteen sittings, examined twenty-two witnesses, 
and from evidence adduced desires to present the following conclusions and 
recommendations :—

Introduction

In considering the reference we could find very little definite data covering 
the situation generally throughout Canada. There is an excellent report on 
housing conditions in Toronto, the Bruce Report, and a report just out from the 
Board of Trade and Civic Improvement League of Montreal, by P. N. Nobbs 
and Guy Tombs, a survey of Halifax and a partial survey of the City of Win
nipeg, and evidence from the Dominion Bureau of Statistics, and witnesses as 
follows:—

Mr. Noulan Cauchon, A.M.E.I.C., P.P.T.P.I.C., Hon. M.R.A.I.C., Consult
ing Engineer and Town Planning Expert, Ottawa.

Mr. P. E. Nobbs, M.A. (Edin., Scotland), R.C.A., F.R.I.B.A., P.P.R.A.I.C., 
P.P.T.P.I.C.

Mr. G. P. Gordon, Finance Commissioner, City of Ottawa, Ontario.
Mr. J. Clark Reilly, Manager Canadian Construction Association, Ottawa.
Mr. I. Markus, Secretary National Construction Council, Toronto.
Mr. Gordon N. West, F.R.A.I.C., F.R.I.B.A., P.P.R.A.I.C., Acting President 

National Construction Council, Toronto.
Mr. W. L. Somerville, F.R.A.I.C., F.R.I.B.A., A.M.N.C.A., P.P.O.A.A., 

Chairman Housing Committee, National Construction Council.
Mr. James Henry Craig, B.Sc., M.R.A.I.C., P.P.O.A.A., Chairman Finance 

Committee on Housing of National Construction Council.
Mr. J. A. Bradley, Member National Construction Council, Toronto.
Mr. J. Y. McCarter, P.P.A.I.B.C., of McCarter and Nairn, Architects and 

Consulting Engineers of Vancouver, Vice-President Vancouver Board 
of Trade.

Professor E. J. Urwick, Professor of Social Science and Economics, Univer
sity of Toronto.

Mr. S. A. Cudmore, Chief Statistical Branch, Dominion Bureau of Stat
istics.

Mr. Alexander Officer, Chief Sanitary Inspector, Health Department, City 
of Winnipeg.

Mr. A. M. Ivey, President and Manager of the Toronto Housing Company, 
Toronto.

Mr. Armand Dupuis, representing Le Comité du Logement Salubre, Mont
real.

Mr. J. C. Rancourt, President Federation des Ouvriers du Canada, Montreal.
Mr. Séraphin Ouimet, Consulting Engineer, Montreal.
Mr. Ernest Kahn, National Housing Expert, New York.
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Major T. D’Arcy Leonard, K.C., Solicitor, Dominion Mortgage and Invest
ment Association, Toronto.

Mr. T. H. Main, President, Dominion Mortgage Investment Association, 
London, Ontario.

Mr. R. Henderson, General Manager, Canada Permanent Mortgage Asso
ciation, Toronto.

Dr. W. C. Clark, Deputy Minister, Department of Finance, Ottawa.
Comprehensive housing and town planning rests upon a biological basis. 

The problem of town planning, which includes housing, is to create a condition 
of environment in which human life can thrive. Anything short of that gives 
deterioration and degradation of the human element and all the social and 
political ills that generally follow and accompany these processes. It is a prob
lem having to do with the maintenance of human life and its enhancement, by 
providing proper physical environment.

A definition of town .planning by the Town Planning Institute of Canada 
is: “Town Planning is the scientific and orderly disposition of land and build
ings in use and development, with a view to obviating congestion and securing 
economic and social efficiency, health and well-being in urban and rural com
munities.”

The crux of the problem of housing and town planning is congestion; con
gestion of traffic which affects the time-space or time-distance of accessibility 
to homes, congestion of houses, too many houses on the land; and congestion 
of occupancy, the overcrowding of houses. Thus we have three factors—traffic, 
the house itself and its occupants—coming into the problem for consideration.

Your Committee has heard evidence from many individuals and groups 
upon the sociological and economic principles involved and representatives of 
municipalities, Boards of Trade, public organizations, expert opinions and 
special interests. These presentations comprise exhaustive data and study 
relative to the existing conditions, basic requirements and recommended methods 
of alleviation of problems involved in and interrelated to the subject under 
investigation.

The “ white collar ” wage earners, with incomes at about $1,250 can, in 
general, afford one-tliird of their incomes for rental but the semi-skilled factory 
worker and the unskilled labourer with incomes from $550 to $750 cannot, as a 
matter of social economics, afford to pay more than one-fifth of their incomes 
for rent.

Many people own houses for renting but do not wish to rent them at such 
figures, and, as a result, there is difficulty in finding proper accommodation. 
The trouble is that there never was accommodation designed objectively for the 
low wage earner.

The prevailing opinion would seem to be that the community as a whole 
has some responsibility for the housing of its people.

There will always be a large number of people who cannot afford to pur
chase a home, and it becomes the business of some agency, municipal, provin
cial or federal, to see to it that a sufficient number of suitable and sanitary 
dwellings are available for rent.

The situation is well illustrated by Mr. Officer, Chief Sanitary Inspector, 
Winnipeg, who, in referring to overcrowding before the Committee, said: “I have 
not the soul or the conscience to throw these people out, because there is no 
place for them to go; but as soon as our expectations are fulfilled, and the 
Dominion Government helps us out with cheap money and we can build places, 
we will apply pressure and get them out. But there is no use applying pressure 
now. There is no place for the people to go.” And also by Professor Nobbs, 
who said: “As far as Montreal is concerned, a Government aided program of 
housing is long overdue.”



HOUSING 365

Amelioration of social conditions, of which housing is a salient feature, is 
followed sooner or later by the normal and intellectual advance of the 
individual.

A National Policy of Housing

The deliberations of the Committee have naturally led to its consideration 
of national housing policies in other countries.

The new British Housing Act is a vastly comprehensive and complicated 
measure covering rural as well as urban problems. It contains two basic prin
ciples, namely, the prohibiting of overcrowding by law and the providing of an 
ample supply of houses for lower wage earners involving Government subsidies, 
where necessary.

In Great Britain there have been 212 different reports and Bills on housing 
since the year 1838. In England the obligation of local authorities or municipal
ities to provide adequate housing accommodation is statutory. The Housing 
Act 1930, Section 25 (1), sets forth: “It shall be the duty of every local author
ity to consider the housing conditions in their area and the need of the area 
with respect to the provisions of further housing accommodation for the working 
class . . . and as often as occasion arises ... to prepare and submit to the 
Ministry proposals for the provisions of new houses for the working classes.”

Legislation embodied in the Housing Act, England, 1934, makes over
crowding a stautory offence, and prescribes the minimum adequate standards 
of accommodation permissible in England and Wales.

The number of houses built in England and Wales since 1919 is 2,335,122. 
Of these, 1,184,600 were built with subsidy. The National and Local Govern
ments have contributed in subsidies £178.270,000 ($891,350,000). In addition 
to this they are pledged to £16,000,000 ($80,000,000) per year for many years 
to come. They have also invested in Recoverable Loans £337,000,000 ($1,685,- 
000,000).

In the United States the recommendation of the National Association of 
Housing Officials is: (a) the responsibility of securing provisions of adequate 
housing accommodation for those income groups of citizens in the United States 
whose housing needs are not taken care of adequately by ordinary commercial 
enterprise should be recognized as a Government one and its discharge should 
be entrusted to appropriate public authorities and government controlled agen
cies, (t>) that the public credit and powers should be used to secure the needed 
standard of dwellings and of rents low enough to be paid by as many as pos
sible of those now living in sub-standard housing without involving any charge 
on the taxpayer and that as regards those unable to pay even such low rents 
the minimum standard of housing should be recognized as a necessary part of 
subsistence and that considerable provision by some appropriate form of public 
subsidy or assistance should be made available for as long as may be necessary.

The following is a translation of a decree recently enacted in Mexico : “ The 
Department of the (Federal) District, considering that on initiating for the 
first time in the Republic the solution of the problem of the workmen’s house 
in urban centres the utmost facilities should be given and a sincere confidence 
among the classes which are to be benefited created, has seen to it that the houses 
of the workers should be at a cost within the means of the economic conditions 
of the persons acquiring them ; lowering the property tax on them, abolishing 
the interest on the capital invested in their construction ; creating a life insur
ance to cover the event of the death of the interested, person ; granting liberal 
periods of stay in partial payments in cases of suspension or loss of work ; giving 
facilities for the acquisition of these houses by means of the intervention of 
institutions of credit and of the office of pensions ; and, finally, giving facilities 
to the industrial or commercial enterprises of the Federal District to acquire 
blocks or houses for their workers.”
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Every country in Europe, the United States and Mexico either has a hous
ing policy or has initiated one.

In Canada, under the War Measures Act, in the Order in Council appro
priating $25,000,000 for home building it is stated : (Sessional Papers 53, P.C. 
3067, 1918), “The Minister observes that in view of the national importance 
of adequate and suitable housing accommodation, which affects vitally the 
health, morals and general well-being of the entire, community, it is desirable 
that the financial assistance thus provided should be utilized at the earliest 
possible date in the provision of the housing accommodation, contemplated by 
the said Order in Council.”

At a National Industrial Conference at Ottawa, 1919, composed of repre
sentatives of Federal and Provincial Governments and representative employers 
and labour men, the following resolution was unanimously carried: “That this 
Conference commends the attention of the Dominion and Provincial Govern
ments in their united efforts to improve housing conditions and to provide 
facilities for the proper and satisfactory housing of our people and recommends 
increased co-operation of, and investigation by, the Dominion and Provincial 
Governments to find a satisfactory solution of the problem.”

The Toronto Housing Company Limited, 1912, was formed by a joint com
mittee representing the municipality, the Board of Trade, the Manufacturers 
Association and the Civic Guild of the City of Toronto for the purpose of pro
viding workingmen with suitable dwellings at moderate rentals.

A brief from the National Construction Council of Canada sets forth: 
“Domestic building touches the lives of our people daily. There is almost 
prima facie evidence that housing is entitled to some guidance from the State. 
There is a demand that something be done in regard to raising housing standards 
particularly for groups of wage earners who receive the least for their service.”

In the report on housing and slum clearance for Montreal, made by a joint 
committee of the Montreal Board of Trade and the Civic Improvement League, 
under the joint chairmanship of Professor Percy E. Nobbs and Mr. Guy Tombs, 
it is stated: “As far as Montreal is concerned a government aided program of 
housing is long overdue ; and that this is a matter fundamentally independent of 
the depression though aggravated by it.”

In a report on housing conditions in Toronto made by a committee under 
the chairmanship of Lieutenant Governor Bruce, it is st ated : “It should be 
urged on the Dominion Government particularly that no public works grants 
are so urgently needed as those for the rehousing of the poorest members of the 
community.”

Your committee is of the opinion that the foregoing authorative opinions 
are expressive of views which should guide the formulation of a housing policy 
for Canada.

Construction (New Houses)
From the evidence submitted it appears that the basic housing shortage lies 

in the needs of the low wage earner for whom the minimum of health and amenity 
should be provided on a basis of rental within his capacity to pay.

To meet this requirement, such housing must provide protection from the 
weather, adequate lighting and ventilation, be capable of being properly heated ; 
be equipped with sanitary conveniences and drainage and be furnished with 
such facilities as make the amenities of family life sufficient, convenient and 
hygienic.

The minimum accommodation possible to meet such normal family require
ments involves dwelling units having three bedrooms, livingroom-kitchen and 
bathroom, which accommodation meets the basic requirements of parents, and 
children of both sexes. Lesser accommodation would, of course, be ample where 
the family does not involve children.
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Evidence has been submitted that Government aided house building can 
only be provided economically by mass production, that is, by building a great 
many houses at one time, that, in order to obtain low unit cost, they should be 
built in accordance with established sound town planning theories governing 
their accessibility, accommodation, site disposition, their number to the acre, 
selective occupancy and the zoning of housing areas to effect stabilization of 
the beneficial conditions obtained and the values invested.

The provision of houses, whether involving individual ownership or group 
dwellings for rent, if to be considered under any form of Government assistance, 
positively demands the necessity of their construction and maintenance under 
strict control and in keeping with definitely prescribed minimum standards of 
construction, accommodation and amenities.

Reconstruction (Slum Clearance)

A slum or a slum house is an insanitary house.
A sanitary house if overcrowded becomes insanitary and a slum.
A slum district is an area in which the substantial majority of the houses 

are in slum condition.
Slum clearance is almost altogether reconstruction which may be said to 

consist of undertakings involving large areas of one or more city blocks of high 
priced central land.

The Minister of Health in Great Britain, Sir E. Hilton Young, has spoken 
of the slums as representing a problem of “ ridding our social organism of 
radiating centres of depravity and disease ”. In these words he has echoed the 
conviction of all thoughtful people.

Slums are a heavy indirect charge on the community. It is estimated by 
the Bureau of Statistics that crime costs us in Canada $60,000,000 per year, 
taking into consideration the lost time of those in our criminal institutions. The 
Department of Health estimates that Public Health costs us, including all phases 
such as medical fees, hospitalization, etc., $20,000,000 per year. These figures 
would be substantially reduced by the elimination of overcrowding and bad 
housing.

The Medical Health Officer, Glasgow, Scotland, reported mortality rates 
in houses as follows:—

Death Rate
One-roomed houses.......................................... 25-9 per 1,000
Two-roomed houses........................................ 16-5 “ “
Three-roomed houses ..................................... 11-5 “ “
Four-roomed houses........................................  10-8 “ “

That is to say, the death rate in one-roomed houses was three times as great 
as in three-roomed houses.

The following figures are an indication of the effect of re-housing on the 
same sites in Liverpool, England.

Deaths from Deaths from Infant
all causes, tuberculosis Mortality
per 1.000 per 1.000 per 1.000

population population births
Before reconstruction ........... ............. 37-0 4-0 259
After reconstruction ............. ............. 26-6 1-9 162
Entire City ............................. ............. 18-0 1-7 119

The infant mortality rate of a community is controlled by many factors, 
and one of these, not least important, is housing. Infant mortality statistics 
furnished by the Department of Public Health, in Toronto, demonstrate this 
quite clearly. The infant mortality rate is the death rate for infants under one 
year computed per thousand living births. For Toronto as a whole, in 1933, 
this was 63-4. For the seven areas of bad housing it was 72-6 and for the four
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areas of good housing 58-3. In Ward 2, Subdivision 2 (Moss Park) the rate 
was 121-2, which is almost double the rate of all Toronto; and in Ward 3, Sub
division 6 (the Ward) it was 83-3.

It has already been pointed out that juvenile delinquency in Toronto is 
more serious in areas where poor housing is prevalent. That the same relation
ship holds for certain crimes committed by adults is shown in the statistics of 
residence of convicted criminals supplied to the Committee by the Chief Con
stable. For example, in one district of which an intensive survey was made by 
the committee, in a total of 547 houses inspected, 315 were reported as below 
the committee’s minimum standard of health and decency. The data supplied 
by the police show that among these houses one hundred were “ convicted ” in 
the year 1933 as betting, gambling or bawdy houses, or for violations of the 
liquor laws. Some of these houses were convicted as many as ten times although 
in practically every case the tenant had moved, after conviction, to some new 
location. This repeated conviction of certain houses with different tenants sug
gests even more forcibly than the high total of convictions that crime and poor 
environment are intimately related. The police summarize their conclusions in 
a comment accompanying the statistics by saying that “ the environment created, 
(by bad housing conditions) through its encouragement of drinking, gambling, 
sexual laxity and petty crimes, makes a breeding ground for crime and is the 
cause of a great deal of juvenile delinquency and subsequent participation in 
major crimes.

According to an intensive survey made in Cleveland of a slum district 
where two and one-half per cent of the population lived, 22 per cent of the 
murders were committed, 6-8 per cent of boy delinquency, and 12£ per cent of 
the tuberculosis deaths occurred in this area. Although the per capita cost of 
fire protection in the City of Cleveland is only $3.12 the cost in the slum area 
is $18.72. Although the total tax income of this area is only $225,000 the total 
municipal expenses are $1,356,000, leaving a deficit of $1,131,000, which must 
be made up by the rest of the community. If you add the contribution of the 
various unofficial agencies, such as Visiting Nurses Association, Maternity Hos
pitals, etc., we add $615,000, so the total deficiency is $1,740,000.

Evidence was given to show that the slum areas in Montreal, Toronto and 
Winnipeg are not yet so much a menace in themselves as they are to the potential 
areas of deterioration surrounding them. This creeping slum deterioration does 
great harm to adjoining real estate values. To clear up the slum areas in Canada 
requires the work of some central agency. The houses unfit for human habita
tion may be condemned but in order to clear up the area and to rebuild, compen
sation for buildings in good or partial repair must be provided for as the values 
of these buildings is, of course, lost when torn down.

No rehabilitation (repairs) should be done in areas distinctly held in view 
for subsequent slum clearance.

No figures can be given for slum clearance in general. Each case must be 
estimated on its own merits. It is estimated that to eradicate the slum areas 
and rehabilitate them would cost $14,000,000 in Montreal and $12,000,000 in 
Toronto, that is exclusive of accruing land equities involved.

The clearance of slum areas must await changes in Provincial and civic 
laws, which at present hamper speedy and economic action.

Rehabilitation (Repair)

Property generally has depreciated because of the fact that during the last 
three or four years money has not been available to owners with which to take 
care of ordinary repairs and maintenance and this has accumulated and is 
accelerating.
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Many houses are to-day not up to standard simply for lack of repairs. More 
living units could be obtained more rapidly by repairing existing houses up to 
reasonable standards than by any other means. By such expenditure there 
would be kept intact funds already invested.

This was'the first Government housing method undertaken in the United 
States and had the merit of making available a large mass of work, general in 
nature, and more or less equitably distributed throughout the country.

Provision should be made for that class of people to help them rehabilitate 
their homes but it is a complex problem.

There are no sources of statistics available but the need for repair is evidently 
general throughout the country.

Due to the depression, dwellings of all classes are in varying states of 
“ deferred ” repair.

If a dwelling, not too far gone, can be repaired and made “ standard ” at 
a cost commensurate with the results obtainable, then practically a new 
“ standard ” dwelling unit and accommodation is provided for at less cost than 
the new construction. Funds made available will provide a larger number of 
standard living units than if confined to new construction alone.

The difficulty is to determine the most feasible method of accomplishing 
this. Existing dwellings usually have mortgages as first liens and there may 
be arrears of taxes and of interest, all of which together often equal or exceed 
the existing equity in the more or less dilapidated premises.

Urban and Rural Dwelling Houses

We have already dealt with the question of “ urban ” dwelling houses.
In regard to “ rural ” housing there is a definite lack of statistical and other 

information as to conditions or requirements as municipalities do not keep such 
records.

There is also the question as to whether the standards and inadequacies of 
rural housing might not properly be considered a duty and obligation of the 
Farm Loan Board.

Evidence has been submitted to the effect that there are worse living condi
tions in rural sections than exist in many of our cities but that there is no 
organization in rural districts to which the query can be addressed, “ What are 
the conditions in your district”.

Data of the Dominion Bureau of Statistics show that in 1921 there were 
21,116 one family households of owners and 7,261 one family households of 
tenants, consisting of two or more persons and occupying one room only. There 
were also in rural Canada in 1931, taking owners and tenants together, 753 
households of two or more families occupying one room only. Again, in urban 
Canada, there were in 1931, taking owners and tenants together, 11,975 house
holders of one family of two or more persons living in a single room and 94 
households where two or more families live in a single room.

In Order to Provide Employment (Relief)

The Dominion Statistician, Dr. Coats, states: “It would appear that at 
the present time the grand total expenditure of all government authorities for 
relief must be in the neighbourhood of $100,000,000 in the twelve months ending 
March 31, 1935.”

“ The census of occupation, taken as at June 1, 1931, shows a total of 
127,364 wage earners normally occupied in the building construction industry 
on that date. On June 1, 1934, it would appear that the grand total number 
of persons employed in the building construction industry in Canada on that date 
was approximately 34,500 out of the 127,364 as being wage earners in this
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industry in 1931, leaving the number unemployed as of June 1, 1934, at approxi
mately 93,000.”

After a period of slump and depression when the spending of public funds 
becomes a policy for the purpose of finding employment and setting the wheels 
of industry and commerce revolving again, house construction presents certain 
very clearly defined advantages over many other classes of work.

It distributes the full capital cost in the form of purchasing power. Prac
tically the whole expenditure is spread over a wide range of trades, labour and 
materials Even the cost of the latter is mainly represented by wages to 
different classes of labour engaged in home industries.

Mr. J. Clark Reilly, giving evidence for the Canadian Constructive Associa
tion, said that his information showed that in 1920 the trade unions reported 
only three to seven per cent out of work, and in 1926, seven to eight per cent. 
In 1933 the figure of unemployed in their ranks rose to seventy-one per cent 
of skilled men.

The Bank of Nova Scotia’s Review quotes a total for eleven years of 
$1,143,800,000 spent upon residential construction down to 1931. They give us 
the annual average as $104,000,000 and to show how this has dropped they state 
that in 1932 it was $28,900,000, in 1933 $23,900,000 and in 1934. $30,600,000 in 
residential construction.

Mr. Reilly adds, that from the best survey that the Construction Associa
tion has been able to make it would appear that from eighty to eighty-two per 
cent is the total amount of the value of labour involved in a house but it varies 
with the type of houses.

The representation from the Canadian Construction Council submitted that, 
according to data they had obtained, sixty per cent of the unemployed are 
workers normally dependent upon construction for employment.

Reference was also made to a statement originating with the Cleveland 
Trust Company that, last June the unemployed in the durable and building 
goods industries in the United States totalled 4,700,000; and that there were 
unemployed in consumable goods 500,000 and in services 3,900,000 or a total of 
4,400,000. Therefore it was fairly obvious that were the 4,700,000 unemployed 
in the building and durable goods industries re-employed; the spending of their 
earnings would employ the 4,400,000 in the consumable goods and services indus
tries. This was given as an illustration of how re-employment in the durable 
goods industries is essential to general recovery.

Mr. Armand Dupuis stated in his evidence: “ There has been no construc
tion in the past three or four years in Montreal, whereas in the twenty years 
which preceded them construction was the main industry in Montreal.”

And further he said: “ It would be the means of putting into circulation 
eighty per cent of the cost of the work in the form of wages. That eighty per 
cent is not a fancy figure, it has been given to us by a number of reliable 
contractors as being the amount of money in connection with the construction of 
small houses, and incidentally, it is the form of expenditure through which money 
gets back into circulation the faster.”

Mr. J. Rancourt says: “ It is admitted at the present time that the construc
tion of dwellings in Montreal during the last five years has been very little. It 
will be necessary if we are to keep up with the increase of population to have 
somewhere around 25,000 to 35,000 flats built.”

He also stated: “You must also remember that in a city like Montreal 
one-eighth of the population of workers is employed in the construction trades 
and at the present time with no construction going on, we have about 46,000 
heads of families on direct relief. These 46,000 heads of families represent about 
200,000 people who are being supported in Montreal at the present time.”
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“ If we base our situation at the present time on the facts as we know them 
rent would be limited to from $10.00 to $15.00 per month but I believe if these 
people were working a rent of $20.00 to $25.00 would easily be paid in Montreal.”

Evidence as to the cost of relief in Ottawa, per annum, of the maintenance 
of a family of five was given by Mr. Cauchon. It comes to over $627 per 
family, per annum, exclusive of the cost of education.

The English report on A National Housing Policy states: “In the building 
of houses, owing to the large amount of labour in their erection and in the 
making of materials and fittings used, the saving in maintenance which must 
be forthcoming for the men, if left unemployed, is especially great. In England 
this maintenance is provided through definite insurance or public unemployed 
allowances, and the amount is known. In Canada public assistance and private 
charity co-operate and the actual cost is indeterminate. In England it is estim
ated that for every dwelling not built, about $375 has to be paid for the main
tenance of labour fhat would have been employed in providing a house costing 
$1,500. It would appear, therefore, to be an actual extravagance to maintain 
operatives in idleness by not erecting dwellings when these are urgently needed.”

From “A Housing Program for the United States” by the National Associa
tion of Housing Officials we extract the following: “In time of industrial depres
sion and consequent unemployment, low-cost housing provides one of the most 
effective and least costly types of relief works because:—

(a) It does not displace work which would otherwise be undertaken by 
private enterprise.

(b) It expends the capital cost mainly in labour widely distributed among 
the branches of the building industry and others which manufacture 
the materials, equipment and furnishings.

(c) It transforms what are at such times idle credits into revenue-earning 
and self-liquidating assets, which may be regarded, therefore, as invest
ments rather than as debts, and are likely over a long period to prove 
good investments.

(d) Owing to the large proportion of labour involved, each dwelling built 
saves a very substantial sum which might otherwise be spent in the 
maintenance of the unemployed.

(e) The provision of good housing and slum clearance produces probably 
the greatest amount of social amelioration of any comparable kinds of 
relief work.

Finally, the reference indicates that one of the main objects of the Gov
ernment is “In order to provide employment” and in such manner as will be 
most conducive to national recuperation of business—production and industry— 
through a national policy of house building.

For social and economic recuperation and advance through the relief of 
unemployment, the fostering of “housing” for the low wage earners now living 
in undesirable and unhealthy slum conditions is the most promising as distinct 
from higher class houses for those who can be financed through usual financial 
methods and agencies.

Evidence has shown that the median line above which financial institutions 
can reasonably begin to assist is the $3,500 capital cost line.

Below the $3,500 capital cost line the necessary financial set-up is admitted 
to be non-self-liquidating at commercial rates of interest, i.e., without extrane
ous aid it cannot approach an equitable human standard of health and amenity.

Low interest assistance for houses above the $3,500 median line will seem
ingly seriously affect the existing mortgage investments as contracted for and 
will deter further extension of private funds into the higher classes of residential 
buildings.
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Even with the admitted $3,500 median line restriction on aided “housing” 
the mortgage companies claim there would still be a sympathetic drop in rentals 
above the median line. Yet a broad policy of this “ housing ” will provide one 
of the best distribution of wages on an investment basis to replace a consider
able proportional amount of the present unemployment costs.

To Provide Such Dwellings as May be Necessary, Upon Such Terms and 
Conditions as May be Best Adapted to the Needs and 

Requirements of the People

The first consideration is to establish the shortage of dwellings existing in 
Canada, particularly in respect to adequate shelter for the low wage groups.

From the evidence adduced there appears to be a very substantial shortage 
due to:—

1. The ever existing normal shortage of such houses by reason that there
has never been a purposeful design or construction to meet such require
ments by private initiative; and to lack of economic return from this 
class of building;

2. The “lag” in general dwelling construction since the depression and the
concurrent forced neglect and deterioration of the existing dwellings.

The program of assisted housing which the Montreal Committee recom
mends as necessary for Montreal is:—

1. To liquidate existing slums.
2. To prevent slums on a far greater scale from developing all over the

metropolitan area in the future (which is the really important thing).
3. In due time to provide a substantial amount of low rent housing, with

out aggravating the difficulties of the small proprietors. The proposal 
is to provide under corporate ownership and collective management 
4,000 dwellings per annum for twenty years.

Survey by the Assessment Department in Toronto showed between 7,500 
and 10,000 families doubled up.

In Ottawa, during the past four years of financial depressions 5,842 persons 
were added to our population by natural increase (excess of births over deaths) 
and at the s^me time 4,917 more people moved into the city than left, making 
a total increase in population of 10,759.

At the beginning of this period there was no surplus of low rental houses 
and during these three years building of that class of houses has been practically 
at a standstill with the result that many houses which formerly accommodated 
one family in a satisfactory and sanitary manner are now occupied by two or 
more families for which they are not adequate.

The Bruce Committee came to the definite conclusion that in the City of 
Toronto there are at this moment at least 2,000 houses unfit for human habita
tion and in all probability 3,000 or over. It will take $12,000,000, assuming 
that they propose to rebuild between three and four thousand houses.

The Dominion Bureau of Statistics sets forth that in the good years up to 
1929 the value of residential building undertaken in the reporting cities was 
approximately $50,000,000 to $60,000,000 per year, which would compare closely 
with the Bank of Nova Scotia figures of $100,000,000 for all Canada, since the 
increase in the population of these sixty cities equals about one-half of the 
increase in the population of Canada as a whole. But instead of there being 
$50,000,000 to $60,000,000 of new residential buildings'in these reporting cities 
during 1933 there was only about seven and a quarter millions of such build
ings, and in 1934 this amount was increased somewhat to $8,600,000.
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The Chief Sanitary Inspector of Winnipeg states : “ We need a large number, 
probably no less than 1,500 at least, probably quite as many again, of say four 
rooms.”

“ One thing that we found in the four districts surveyed was that of the 
total of 1,890 houses surveyed in the four districts, we found 1,300 rooms used 
for both cooking and sleeping—families living in rooms that they had to both 
cook and sleep in to the number of 1,300 rooms.”

“ During the last five years some 1,466 dwellings have been demolished, of 
which approximately fifty per cent were demolished on order from the depart
ment. The remainder were voluntarily torn down by the owners, but in many 
cases as a result of a warning from the department. In addition, many dwell
ings were condemned and closed. Few, if any, new houses have been built to 
replace these. We have the officers and we have the by-law to take care of 
sub-standard houses, but we have not the houses to put these tenants in if they 
are vacated.”

Twenty-five thousand dwellings are classed by the Board of Health of the 
City of Montreal as insanitary.

Mr. J. C. Rancourt states: “ Many of our labourers are out of work in the 
Province of Quebec, and in Montreal in particular there are many workers in 
the different trades in the construction line, helpers and tradesmen. After four 
years of this direct relief regime the misery suffered by the workers is at present 
considerable. A great many of them have been obliged to sell their furniture 
and to dispose of their insurance policies and to live under deplorable conditions. 
In many cases two and three families are living in the same flat, and very often 
some families live in one room. The morale of the people is gradually dis
appearing The inspectors of social service have found very serious cases which 
demonstrate that the morale is decreasing gradually among the working classes.”

The Montreal Report shows that nearly 80,000 householders are paying 
disproportionate rentals. The shortage of low rent dwellings in Montreal is 
seen to be very great. For a long time there has been a marked shortage in low 
rent dwellings quite apart from standards of accommodation. The prevailing 
type of dwelling under the present system of ownership and management fails 
to provide accommodation for the lower wage earners, at rents they can afford 
to pay. An acute actual shortage of dwellings is now in sight.

According to the Montreal Report, the approximate incomes and rents pay
able, by low wage earning groups, are:—

Approximate Incomes and Rents Payable by Wage Earning Groups

Economic Group
1. White collar workers, etc....
2. Artisans, skilled wage earners
3. Semi-skilled intermediate ...
4. Unskilled, low wage groups .

Proportion Rent

Income Range Average
Available 
for Rent

per
Month

$1,000-1,500 $1,250 4 $34 70
850-1,025 - 940 i 19 60
650- 850 750 12 50
450- 650 550 i 9 20

According to the census June, 1931, there were 16,502 individuals in Toronto 
who earned in aggregate, during the preceding 12 months, $10,112,200; an average 
wage of $613.

To the question of what constitutes a minimum standard of decent housing 
accommodation, the answer of expert opinion is: “ The three bedroom and living- 
room-kitchen house, which can be let within the means of the lower paid wage- 
earners. A family cannot be adequately accommodated in less than three bed
rooms if parents and boys and girls are to be accommodated in different rooms. 
Quite apart from this problem of “ family ” accommodation, suitable accom
modation will have to be made for those families without children and others 
whose needs are on a lesser scale, for example, aged people and pensioners.
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The dwellings most needed are units “ to rent ” at a fixed minimum and 
not those “ for sale The evidence encouraging those with assured employ
ment and good pay to purchase their homes outright does not apply to the lower 
paid, or migratory, workers. A worker with a low wage may limit his future 
prospects of employment if he is tied to a locality, as irregularity in employment 
may prevent his keeping up instalment payments. No such financial obligation 
should deprive him of freedom to follow up opportunities of finding work else
where. Further, if he is in financial difficulties he is unable to keep his property 
in repair, and is probably forced to sub-let or take in lodgers, thus providing 
the nucleus of a new slum. Workers should not be obliged to buy their own 
houses through the absence of the alternative of houses to rent.

Evidence relative to family budgets of low paid workers made by competent 
investigators, indicates clearly that householders having dependents and whose 
incomes average between $500 and $750 per year cannot rightly afford more 
than $10 to $i5 per month for rent. Since the monthly earnings of a very 
large proportion of the workers in this country probably do not exceed $60 
the problem is to provide houses to rent at $10 to $15 per month. This scale 
of rent must cover interest and amortization, insurance, repairs, maintenance, 
management, taxes, etc., or failing such coverage the shortage must be provided 
for from some source other than rentals.

The provision of low rental housing means a reduction in the problems of 
under nourishment, tuberculosis, hospitalization and health, with their attendant 
social costs ; apart altogether from the fact that it also releases a steadier volume 
of working class purchasing power for the other necessities, comforts, and con
veniences of life.

It may also be said that housing at such rents cannot be economically pro
vided—that these minimum rents will not cover the costs. But this again is the 
very essence of the Housing Problem. There is a point at which private enter
prise working on ordinary commercial lines cannot provide for certain groups of 
the community. The figures quoted above suggest clearly that the unskilled and 
lowest paid wage earners and at least some proportion of the intermediate and 
skilled workers are within these groups—approximately 140,000 wage earners, 
or 80,000 households in the area to which the Montreal Report has reference are 
included -in such groups.

Whether it be as a matter of principle, or as a problem of finance, the public 
interest is involved in the solution of the housing problem for this part of the 
population. Granted certain minimum standards of accommodation and amenity, 
such standards can be secured only by regarding their provision as a public 
responsibility.

The Bureau of Statistics states: “The Natural increase in the population 
of Canada in the last three years for which we have a record, 1931-1933, is at 
the average rate of 130,000 per annum, which, at the average rate of 4-68 per 
household, would mean an addition of over 27,500 new households per annum.”

“ The number of permits issued for sixty Canadian cities for the construc
tion of dwellings and for repairs and improvements have dropped from 14,556 
in 1929 to 2,609 in 1934.”

“ The total number of residential contracts awarded in Canada, according 
to McLean Building Reports, was 25,275 in 1929 and 10,135 in 1934. It would 
appear from this figure, as it appears from the Bank of Nova Scotia study, that 
the residential accommodation provided in the last three years has not been 
much more than one-third of that which is required for the proper housing of the 
increasing population of the Dominion. It is not an unfair assumption where 
the average contract is only $3,000, the total residential construction for 1932- 
1933-1934 would provide homes for some 27,500 households, while the equivalent 
of some 82,000 households have been added to the population of the Dominion 
in three years. On this basis some 35,000 additional houses or apartments are
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needed at this moment to supply the past deficiency and a further 27,500 houses 
or apartments are needed this season to take care of the increase in the present 
year.”

“ To-day we have only nine thousand unoccupied dwellings in Montreal and 
in the meantime the population keeps on increasing at a rate which requires 
about six thousand new dwellings per annum, of which fully four thousand 
would be for the low wage earning groups.”

The Hygienic Housing League delegate states : “ Twenty-five thousand 
dwellings are classed by the Board of Health of the City of Montreal as insani
tary.”

The Bruce Report, Toronto, states: “If reasonably full employment were 
to return and marriages delayed by the depression were to take place, it is possible 
that a shortage of some 25,000 dwelling units would become apparent.”

The Department of Health, Winnipeg, states: “We need a large number, 
probably no less than 1,500 to 2,000 or more, houses for the low paid working
man.”

Summary of evidence of the condition of “ housing ” shortage is as follows:—

Yearly Cumulative
Requirements Shortage
.. 27,500 55,000

27,500

82,000

.. 4,000 25,000

. .4,000-6,000
80,000

For Canada—
The Dominion Bureau of Statistics.......... 27,500

required for 1935.......................

Total.................................
For Toronto—

The Bruce Report (for the city of
Toronto) ............................................ 4,000

Montreal Board of Trade—
The Nobbs Report .......................

required for 20 years ...........
Winnipeg ............................................................ 1,500 to 2,000
Witnesses were of the opinion that because of existing industrial conditions 

many marriages had been deferred, that the young people had tired of waiting; 
that there is a much larger increase in the number of families than there is in 
population for two reasons—the increased number of marriages and the decreas
ing average size of the family.

For this reason we believe the Bureau of Statistics estimate of the annual 
increase in the number of families, based on increase of population, under
estimates and that in place of the increase of 25,000 families per year it is nearer 
thirty thousand.

The Bureau of Statistics estimates that there is at present a shortage of 
55,000 houses in Canada. This estimate is based on the amount of new building 
and does not take into consideration houses condemned or that should be 
condemned as unfit for human habitation. The needs must be much greater 
than this.

The Cost of Such a Policy and the Burden to be Imposed Upon the
Treasury of Canada

Evidence adduces that the average cost of a “ three bedroom, livingroom- 
kitchen unit type of housing,” i.e., a normal standard of family accommodation 
providing separate sleeping accommodation for parents, boys and girls, is as set

07603—2



376 SPECIAL COMMITTEE

forth below. The lesser requirements of those without families and of old people 
would be relatively less.

Cost per 
Living Unit

Cauchon Evidence (two storey type, in groups)..! 2,500 00
Bruce Report (Toronto)............................................  2,700 00
Nobbs Report (Montreal, including slum clearance). 3,500 00

It has also been adduced in evidence that the normal average of monthly 
rent possible of payment by low wage earners ($500 to $1,250 yearly) is $10 to 
$15 per month. The following statement is based on an average of $12.50 per 
month on an all-inclusive capital expenditure of $2,700 as submitted by the 
Bruce Report and confirmed by the National Construction Council.

Taxes (land and buildings).. . . •■$ 55 00 $ 55 00
Management............................... . .. 15 00 15 00
Insurance.................................... 4 00 4 00 '
Maintenance............................... . .. 40 00 40 00
Amortization in 50 years.. .. .. 16 95 16 95
Interest on $2,700 at 6 per cent.. 162 00 at 4% 108 00

$ 292 95 $ 238 95
Less yearly rental at $12.50 per

month.................................... .. 150 00 150 00

$ 142 95 $ 88 95
It is to be observed that at a yearly rental of $150 ($12.50 per month), there 

is an annual deficit of $142.95 with interest rate of six per cent and of $88.95 
with interest rate of four per cent. Such revenue returns mean that the 
capital would have to be furnished without interest return, but at the end of 
the amortization period the capital would have been returned and there would 
have accrued the equity of land and buildings, which, in view of the adequate 
provisions allowed against management and maintenance, should be in good 
physical condition. It is to be noted that the foregoing has been based on a four- 
roomed dwelling unit, and that, in view of smaller sized units being largely in 
demand at a uniform rental, the actual showing would be correspondingly 
enhanced.

There is a close and vital relationship between the rate of interest and the 
price at which houses can be rented. With provision of funds at low rates of 
interest there is brought into the line of possible achievement the provision 
of dwellings of higher grades and accommodations to a degree varying with the 
relative price of money available. This has been demonstrated in actual 
experience, as for instance, in the housing undertakings of the Toronto Housing 
Company, which, with funds guaranteed at five per cent by the City of Toronto 
to the extent of eighty-five per cent and with capital stock to the extent of fifteen 
per cent, limited in its earnings to six per cent per annum, provided housing in 
Toronto during high material cost conditions, on a commercial basis at rents 
suited to the incomes of tradesmen and white collared classes. There is reason 
to believe that private capital is available now and in considerable amounts for 
utilization in a parallel way by organized limited dividend companies under 
conditions which would allow of the utilization of funds at similar interest rates.

If the Government would advance eighty-five per cent of the necessary 
funds at five per cent or less, leaving the balance of fifteen per cent to be pro
vided by housing companies or if, as stated by its solicitor in evidence, the 
Dominion Mortgage and Investment Association’s members would furnish money 
to the extent of sixty per cent of the equity involved at five and a half per cent,
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and the Government advanced twenty-five per cent of the funds at three and a 
half per cent, this would average a little under five per cent for eighty-fivé per 
cent of the equity and leave the balance to be provided by private enterprise, 
our information is that such a policy would start a large house building program.

The National Construction Council in evidence states that sixty-four per 
cent of the all-in cost of housing represents labour costs. Therefore, of every 
$1,000,000 expended on housing $640,000 would be spent in wages. Again, it is 
estimated that twenty-five per cent of the moneys involved in housing costs in 
England represents moneys which would otherwise have to be spent in main
tenance of unemployed tradesmen if the houses were not built. If this com
parison be applicable to Canada, it would mean that of each $1,000,000 expended 
on house construction $250,000 thereof would be withdrawn from funds now 
devoted to relief.

If we start from the principle that the provision of a minimum standard 
house for every family in the country should be adopted as a national responsi
bility and such principle be adopted, the question would be: “How can such 
policy be most cheaply and advantageously financed?" It is submitted that 
this question must be answered: “ By the issue of national funds fully guaranteed, 
administered in a manner and to the extent deemed necessary and to be 
determined, and enabling a national housing program to be carried out at the 
lowest possible rates of interest, with minimum building costs, and with the 
least possible assistance in the form of subsidy.

Such funds, raised under guaranteee at minimum rates, would have the effect 
of widening the range of houses which could be rented at an economic rent without 
the assistance of subsidy. This would take place to such an extent that it 
would reduce the need of subsidy in all but those special cases where taxes are 
high or land expensive or where the minimum economic rent possible in relation 
to the capital expenditure involved is beyond the worker’s capacity to pay.

If a national housing scheme is to achieve the building of working class 
houses at an economic rent, due advantage must be taken of such low rates of 
interest as may be possible or may be arranged.

The lower the rent, the less the risk of loss or default, and less the need for 
a subsidy. Therefore, to minimize the risk and the need for a subsidy, it is 
important to keep rents as low as possible, and there is nothing which can do 
more to keep down costs than a low rate of interest. The lower the rent the 
larger the number who can afford to pay it, and the smaller the number of those 
who must be assisted directly or indirectly from public funds to do so.

It is believed that with low interest rates, and control over excessive building 
costs and excessive prices for land, a very large proportion of the needed houses 
can be built without the aid of any subsidy. When this is impossible, as for 
example, where it is essential to build houses on expensive sites, or in cases where 
incomes of low wage earning groups are such as preclude payment of economic 
rents, a subsidy of some kind will be unavoidable. One of the important tasks 
is to provide for the securing of full data respecting the extension of subsidies 
and the conditions and restrictions which should apply to such grants. In prin
ciple, it is undesirable that people should be housed on needlessly expensive sites 
in the middle of towns since the land, if worth the high price asked, must be in 
demand and could be used more appropriately for other purposes.

There is no justification for allowing those who can afford economic rents 
to be housed at less cost to themselves in subsidized houses at the expense of 
the public purse. Selective tenancy, based on the ability to pay, is essential.

Experience shows, and evidence submitted confirms, that the lowest paid 
sections of the community cannot afford to pay a rent much less a price, for the 
standard of accommodation which society must from time to time fix in its own 
interest as a minimum needful to maintain health and social welfare. Such
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accommodation can not be provided on the basis of rates of interest and profits 
as would enable the speculative house builder to undertake the work. The 
difference in rents which may be based on six to eight per cent rates in the 
one case and in much lower interest rates in the other is vital to the lower paid 
sections if they are to be benefited by any housing project. The British 
MacMillan Report claims that in reference to British conditions “ a fall from six 
per cent to four and a half per cent in the rate of interest on loans against houses 
is nearly as good as a fall of twenty-five per cent in the cost of production, when 
it comes to calculating the minimum level of rent which will prove profitable. 
Consequently, unless these houses are built by some public or semi-public 
organization, which seeks no return beyond the lowest interest possible for well 
secured capital, thq dwellings are not provided at all. These people must 
depend on occupying houses which their more fortunate neighbours have vacated, 
overcrowding the same, turning each room into a dwelling, and ultimately 
creating the slum condition with which all are but too familiar.”

The building of dwellings for the lowest income sections of the community 
is in less danger of competing with any work that private enterprise could or 
would undertake than any other kind of public works.

Your Committee desires to acknowledge its appreciation of the assistance 
derived from the British Report of the National Housing Committee, “A Housing 
Program for the United States,” the Toronto (Bruce) Report and the Montreal 
Board of Trade and Civic Improvement League (Nobbs and Tombs) Report; 
also from the many experts and other individuals who gave valuable evidence 
voluntarily and at considerable sacrifice to themselves.

Your Committee also desires to express its appreciation to Mr. Noulan 
Cauchon for his untiring interest and valuable professional advice and guidance 
voluntarily extended to the Committee and its Chairman during the entire period 
of its sessions.

Mr. J. M. Kitchen also contributed liberally and voluntarily of his time and 
services.

A complete copy of the proceedings and evidence taken before the Com
mittee is tabled herewith.

THE EVIDENCE SUBMITTED HAS EMPHASIZED THE FOLLOWING
1. The term “housing” should be considered to include construction, recon

struction, repairs (rehabilitation), demolition of houses and slum clearance.
2. Housing is primarily the direct responsibility of the individual co-operat

ing with the local authority.
3. A national emergency will soon develop unless the building of dwellings 

be greatly increased.
4. The formulation, institution and pursuit of a policy of adequate housing 

should be accepted as a social responsibility.
5. There is no apparent prospect of the low rental housing need being met 

through unaided private enterprise, building for profit.
6. The magnitude of the task involved in any program designed to elim

inate in its entirety the housing problem in Canada is fully realized and appre
ciated; that such a program would involve intensive, continuous application and 
effort over a period of years is manifest; but that the initiation of such is imper
ative is obvious from even the necessarily limited inquiry into prevailing hous
ing conditions in which it has been your Committee’s privilege to engage.

7. The accurate determination of the number of houses required to meet 
the needs of the people, annual and accumulative, and to overtake existing
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shortage, must necessarily be the subject of intensive direct and statistical in
vestigation. At least the provision of dwelling units to the number of 25,000 
should be initiated immediately throughout Canada.

8. Selective tenancy of Government aided housing should be based on total 
family income and ability to pay economic rent.

9. The acuteness of the housing problem lessens to the degree that the wage 
scales of low wage earners is improved.

10. Provision should be made for long term mortgages, in view of the long 
term amortization generally associated with housing.

11. A major item in the financing of housing is interest charges. There is, 
therefore, a close and vital relationship between interest charges and economic 
rents.

12. That the principle and institution of mortgage banks, as established in 
other countries, be investigated with a view to their effect upon the lowering 
of housing costs.

13. That s«m areas have been shown to cast very heavy expenses on many 
branches of public administration such as health, welfare, fire prevention, admin-. 
istration of justice, etc., may justify public assistance, which is likely to prove 
as sound financially as it is certainly desirable socially.

14. Against public liabilities may be set certain very real, if in some cases, 
immeasurable, assets. Good housing means less expenditure on prevention of 
disease, less crime, greater benefits for education, less unemployability as 
opposed to unemployment. The elimination of bad conditions has a cash value 
as well as a moral value to the nation. Further, there are wider economic 
aspects to consider. Bold and constructive housing projects will increase em
ployment both directly and indirectly through the activity generated. To miti
gate any liabilities on the national finances the cost of unemployment would 
be directly reduced, tangible and needed assets will be created, the yield of 
sales and income taxes will be increased by the profits of those in building and 
industry as well as those who benefit from the increased spending power of wage 
earners employed through the undertaking.

15. Reference made in this report to the low monthly rental possible of 
payment by low wage earners should not be accepted in any way as indicative 
of the setting of any wage scale. Government assisted housing should not be 
taken advantage of to reduce the standard of living.

16. That the initiation of a policy of new construction and particularly of 
repairs (rehabilitation) will appreciably stimulate private owners to do like
wise, will also proportionately release for demolition slum buildings presently 
retained for want of other accommodation.

17. The construction industry lends itself most effectively to the alleviation 
of unemployment and consequently to a reduction of those relief charges now 
being borne by federal, provincial and municipal taxpayers.

YOUR COMMITTEE THEREFORE RECOMMENDS
1. That a Housing Authority be established with power to initiate, direct, 

approve and control projects and policies, and to allocate such moneys, as in 
the opinion of Parliament, may be necessary for the purpose of assisting a 
program of urban and rural housing.

2. That said Authority be authorized to negotiate agreements with any 
province, municipality, society, corporation or individual with a view to pro
moting construction, reconstruction and repair of such dwellings as may be
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necessary, and the extension of financial assistance at such favourable rates of 
interest, periods of amortization and other terms, as shall encourage housing.

3. That as its first consideration the said Authority be urged to take action 
in respect to repairs (rehabilitation), presently needed.

4. That such national housing policy be so framed, with respect to pro
vision for employment, as to endeavour to co-relate and co-ordinate the efforts 
of provincial, municipal and other public authorities, and private agencies in 
relation thereto.

All of which is respectfully submitted.
A. D. GANONG,

Chairman.
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