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I - INTRODUCTION AND SUMMARY

The dramatic contraction in the construction industry which has
extended over six years has inevitably caused a shortage of housing accommo-
dation, with resultant overcrowding in existing houges. This situation, if
allowed to continue, will undoubtedly have unfavourable results which will be-
come cumulative. The shortage of dwelling places, coupled with the fact that
any stimulation of the construction industry will undoubtedly have the effect
of improving the unemployment situation, caused the Montreal Council of Social
Agencies in April 1935 to appoint a committee "to study the relationship of
housing to the prevention and alleviation of social problems and to establish,
in general terms, minimum standards of housing."

The Committee had the advantage of studying two recent Canadian
reports, one of the Lieutenant-Governor's Committee on Housing Conditions in
Toronto,and the other the report of a Joint Committee appointed by the Montreal
Board of Trade and City Improvement League. These reports are quite thorough
and exhaustive and it did not seem desirable for the Committee to cover again
ell the ground which had been satisfactorily considered in these two reports.
There were, however, certain aspects of the question with which it was thought
the social agencies were in a favourable position to deal, and it was decided
that in addition to dealing with general principles of housing certein special
studies should be undertaken. The results of these studies are summarized here,
and the full studies are attached.

Social welfere organizations continue increasingly to emphasize
the preventive side of their work. In the field of health it is very evident
that prevention is practical, economical and desirable; in the less tangible
field of social morality it is believed that a great deal can be accomplished
in the way of preventing social failures and misfits, and it is for these rea-
sons that social sgencies consider proper housing to be of fundamental importance.

Relationghip of Housing to Health

The close association of poverty and disease has been established
as a fact beyond argument. In the decennial studies of occupational mortality
in Fngland and Wales, the Registrar General has constantly found a most striking
association. In the report covering the years 1921 - 1923 the Registrar General
hag divided occupied and retired males of England and Wales in five social clas-
ses, according to their economic status. The lowest economic group has a general
mortality over 50% higher than the highest economic group and in the case of cer-
tain diseases the difference is much greater. Tuberculosis mortality of the low-
est economic group is nearly three times and pneumonia mortality twice that of
the highest economic group.

In the United States figures from the 1930 Census, published by
the National Tuberculosis Association, show an even more marked difference. For
example, the death rate of unskilled workers is nearly double that of pro-
fessional people and the death rate from tuberculosis among unskilled is more
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than six times that of professional workers. These figures are as correct
as they can be made and can hardly be disputed. Their interpretation,
however, may be open to some argument.

It ig commonly believed that the concomitants of poverty-
malmutrition, inadequate clothing, lack of education and improper housing -
are the contributing factors in the unfavourable health record of the poor
but just what part each of these four factors pley is difficult to say. Sir
George Newman, perhaps the most distinguished sanitarian of the day, has this
to say with respect to housing. '"There is no subject in the whole range of
Preventive Medicine in which the evidence is so general and incontrovertible
as in regard to the ill effects of bad housing upon the human organism." He
cites three evils of bad housing -

(1) Diminished personal cleanliness and physique
leading to debility. fatigue, unfitness and
reduced powers of resistance;

(2) High sickness rates, perticularly from com-
municable diseases;

(3) High death rates and lower life expectancies.

Dr. J.G. Fitzgerald in the "Practice of Preventive Medicine"
quotes the following figures: '

Death Rate, etc., in Different Areas of Birmingham, England
(5 _year Period)  (Robertson)

Bad Area . Fair Area
Population 154,662 133,623
Area (in acres) 1,921 2,998
Death Rate 21.1 12.3
Birth Rate 32.8 2.0
Infant Mortality Rate 171 89
Pulmonary Tuberculosis Death Rate 193 111

"It is of course necessary," Dr. Fitzgerald states, "to appre-
ciate the fact that bad housing is the result in the case of the majority of
persons of an unfavourable economic condition. This may be due to any one or
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more of a great variety of causes. So that housing alone is not responsible
for sickness and death. What it may reasonably be held accountable for,

among poor persons, often ignorant and struggling against most unfavourable
circumstances, is intense exposure to infections, mal-nourishment and the

evil consequences of unfavourable enviromnmental conditions. All these favour
digease development and increase misery and suffering and destitution.
Therefore, improvements in housing and in surroundings will inevitably exer-
cise a favourable influence on the health and well-being of those whose status
is thus raised."

The figures given by FPitzgerald can be supported by innumerable
studies in England and on the continent. TFor recent studies the reader is
referred to an article by Dr. F.C. Bradbury (Causal Factors in Tuberculosis;
National Association for the Prevention of Tuberculosis, London 1933) and
Percy Stocks (The Association between Morality and Density of Housing; Pro-
ceedings of the Royal Society of Medicine, Volume 27, pagesll2] and 1146, 1934).

The association between bad housing and bad health is so close
as to leave no room for doubt that an improvement in housing would result in
an improvement in the health of the people, provided the re-~housed population
is not called upon to pay higher rents. PFurthermore it must be emphasized

that a population can be badly housed in good houses if overcrowding is per-
mitted.

Relationship of Housing to Social Morality

As in the case of health, so in the case of delinquency, poverty
appears to play e most importent role. The factors which enter into the pro-
duction of a delinquent or anti-social individual can hardly be as precisely
stated as in the case of sickness. A recent study made in Cleveland (an
Analysis of a Slum Area of Cleveland; Cleveland Metropolitan Housing Author-
ity, 1934) presents very suggestive evidence of the relationship between slum
conditions and social morality. A slum area of Cleveland was intensively
studied. It contained only 2.5% of the total population of Cleveland but it
contributed 21% of the murders, 10.4% of the illegitimate births, 12.5% of the
tuberculosis deaths and 6.8% of the boys in the Juvenile Court. 26.3% of the
houses of prostitution were located in the neighbourhood. Of interest was
the fact that although the area cost the public authorities $1,356,988.00 in
1932 for various services, the revenue amounted to only $225,035.00.

Thig study is just one of a number of studies which indicate
close association between bad housing and delinquency. Mere association, how-
ever, does not imply causation and, as a matter of fact, a similar association
can be shown between delinquency and other envirormmental conditions. The
Committee on Housing and the Community, appointed by the President's Conference
on Home Building and Home Ownership ( gsee report issued in 1932) have analysed
the literature verythoroughly. To quote from their report, "The conclusion
from the preceding survey of the relation between delinquency and housing is
that delinguency is concentrated in the areas of bad housing and is associated
with a complex of conditions of which bad housing is only one, There is no
sufficient reason for believing that an appreciable reduction in delinquency
rates will result from improvement of individual houses if other things remain
unchanged. The conclusion, on the contrary, is that a reduction in delinquency
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rates is most likely to result from a program which combines improvements in
housing with modifications in other elements in the complex. This combin-
ation means, at the least, the development of improved housing in neighbour-
hood unitseMe . ccoevciccarescncctcncnannens

"The principal recommendation of the Group on Housing and Delin-
quency is. that any large-scale plan for the development of housing should be
related to a plan for the construction of neighbourhood units in which commun-
ity organization can be more readily developed and in which the problems of
gsocial life, including delinguency problems, can be more readily brought under
the control of the local group."

It is probably true to say that no real proof exists that housing
per se is responsible for the development of socially inadequate individuals.
On the other hand, there is every reason to believe that it plays a most im-
portant role. The individual is the product of his or her environment and
gsince the house and its neighbourhood contributes such a large part of the
individual's environment, particularly in the young formative years, it would
be foolish to doubt that there is a strong causative relationship between
housing and social morality. It must be emphasized that the house itself is
equally a part of the picture. The neighbourhood in which the house is located
is of the greatest importance. The Committee wishes to stress, therefore,
its belief that a housing programme, to achieve the best results, must provide
certain neighbourhood amenities, such as playgrounds, recreation rooms, etc.,
which are set down in detail in one of the sttached studies.

Social welfare organizations are interested in proper housing,
first because it is reasonable to believe that it would result in an improve-
ment in health, and secondly, it is thought that unquestionably a reduction
in delinquency would occur. There are additional reasons, however, which make
proper housing a matter of economic interest. These may be cited as follows:-

(1) Proper housing should result in reduction in the
cost to the State of caring for the sick.

(2) The cost of police protection should be less.
(3) The cost of fire protection should be less.

(4) A housging programme should csuse a substantial
reduction in unemployment relief costs.

Thege four reasons in themselves may be considered a justifica-
tion for State participation in the housing venture, even at a loss. Exper—-
ience has shown that social experiments which have proved successful in the
older countries are eventually undertaken on this side of the water and it
is true to say that most of the European Goverrments have been very active
in housing reform. The experience of these governments should be of great
value to Canada if it were to interest itself in the problem.

Standards of Housing

To establish the fact that housing in any area is unsatisfactory
it is necessary to have certain criteria by which satisfactory housing may be
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judged. The Committee has prepared two sets of standards (1) Standards of
Physical Accommodation (2) Standards of Neighbourhood Requirements. These
standards are set down in some detail and are attached but for the purpose
of this report they are summarized as follows:

(1) Health Standards — The principal (health) evils associated with bad
housing are overcrowding and lack of fresh air and sunshine. The standard
for overcrowding recommended is that laid down in the British Housing Bill
of 1934, which in general terms states that not more than two persons to
one room should be allowed and at least 70 feet of floor space per person
should be provided. Land overcrowding is condemned, also dark rooms and
alcove rooms. Porches and stairs should be constructed so as not to shut
out light and free circulation of air. The minimum sanitary appliances in
each house should be, water closet, sink, wash basin and bath. Outside
privieg should be prohibited where there are sewage disposal systems. Ade-~
quate cooking facilities and food storage space are essential.

(2) Neighbourhood Standards - While it is recognized that undesirable hous-
ing conditions are associated with unsatisfactory health conditions, it is
equally true that a bad enviromment produces unsatisfactory social results.
There are two essential requirements for the development of adequate mental
health and social adjustment in any neighbourhood - (1) the creation
of opportunities for individual self-expression through some activity, and
(2) the development of opportunities for participation in group activities.

Separate playgrounds for smaller and larger children are con-
sidered essential to meet these requirements and indoor comunity hall
facilities are recommended. 'To secure the full advantage of these facili-
ties a trained supervisor is needed whose duty it is tr supervise the main-
tenance of the facilities and to direct the programme of activities.
Specifications are given in some detail of the various playgrounds suggested.

It would be impossible, without considerable expense, to state
Just how many houses in Montreal fall below these standards; but the tes-
timony of social workers is unanimous that a large proportion of the low
wage earning population is by these standards improperly housed. It should
be borne in mind that the quality of the house is one thing and the extent
of its occupancy another, and the character of the neighbourhood still another.
A house may in itself be satisfactory but it may be badly overcrowded or
situated in a neighbourhood which is entirely unsuitable from the standpoint
of the proper development socially, of the population.

C rivate Enterprige Fill the Need?

The answer to this question is briefly that if private enter-
prise could fill the need it would have done so and the reason why it has
failed is not far to seek. To build a dwelling, whether a house, flat or
apartment, conforming to the standards laid down and conforming to municipal
building regulations now obtaining, would cost, on the average, at least
$3,000 and probably $3,500. Such a dwelling, in order to provide the private
enterprise a profit would have to yield an annual rental of $300.00 or $360.00
a year ($25.00 = $30.00 monthly). This rental is naturally too high for many
wage earners. The average annual income of male wage earners in Montreal
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in the age group 25 - 49 years, according to the Dominion Bureau of Statistics,
was in 1934, $1,235. This is an average but not necessarily the most typicel
figure. Some people get a great deal more than this and others a great deal
less. There were some 24,701 labourers in Montreal in this age group earning
an aversge annual income of only $571. Obviously, with wages of this order it
is unreasonable to expect rentals at $300 a year. Socially it is difficult to
justify any expenditure for rental from such a meagre income, since for a family
of five the annual food bill should be in the neighbourhood of $400 and certainly
such a group should not be called upon to pay more than $180 a year rental. The
figure of $571, the average income of labourers in 1931, applies to the age
group which normally has family responsibilities, but it is possible that it
does not represent the true aversge income of families in that group since the
wife or children might be earning.

In order to determine family incomes as distinct from annual in-
comes a study was made of a group of Y00 families known to the Child Welfare
Association. These femilies might be considered representative of a low wage
earning but relatively independent part of the population. None of them were
on relief. The modal or most typical family income in this group was about
$75 a month with a secondary mode at $55 a month. An examination of the report
( see below) will show that actually 19% of the families were living on incomes
of less than $50 a month., It should be noted that these figures are monthly
figwes and in many instances could not be multiplied by 12 to secure annual in-
comes because of periods of unemployment or gicknesgs.

It is to be expected that family income figures would be higher
than the income of the chief family wage earner but both sets of figures indi-
cate very clearly that there is a substantial number of the population living
at very low wege levels. Indeed it has always been an enigma to the student of
social welfare problems how so many families live on incomes far below any mini-
mum that can be get by any system of budgeting. Of interest in this connection
is a composite statement of 250 families as to what they consider a minimum wage
for a family of five, what type of house they expect and what rent they consider
reagonable. The reader will be impressed with the singularly modest demands of
this statement.

The Ggp Between High Rents and Low Wages

The foregoing statement of facts brings us to the heart of the
housing problem in Montreal and indeed in any modern city. This problem may
be enunciated briefly: TUnder existing building regulations, dwellings con-
forming to reasonable standards of health and decency cannot be leased by any
private enterprise for less than $25 - $30 a month. A large section of the pop-
ulation cennot pay more than $10 - $16 a month. The problem is,how can this
gap be bridged? Four possible ways are suggested.

(1) state subsidy.

(2) Relaxation of building regulations to permit
the erection of cheaper houses.

(3) Contribution of the labour of the househglder
himself to defray part of the cost of construct-
1l0n.
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(4) Payment of sufficient wages to enable an
economic rent to be paid.

(1) State Subsidy - The report of the Board of Trade and City Improvement
League recommends the method of State subsidy as the only practical solu-
tion, and the Committee is inclined to agree that for the housing of people
in so-called interior and middle areas, therc is no alternative method to
suggest. It should be pointed out here again, however, that a subsidy should
not necessarily be considered as entirely & drain on the public purse, since
certain savings in expenditure could confidently be expected, such as hos-
pitalization costs, fire and police protection costs. TFurthermore a housing
programme would undoubtedly provide socially useful work and reduce the cost
of unemployment relief.

The manner in which the gubsidy is given is worthy of careful
study. The English experience appears to be that houses should be built
and rented at an economical rental, and that those who are unable to pay the
stated rent should be assisted by the local authority so long as necessary.
This method has the advantage (1) of individuslizing each case (2) of charg-
ing the costs to the authority which would reap the most benefit. The chief
disadvantege of such a method lies in the difficulty of persuading municipal-
ities to co-operate. Under the system the central authority is put to no
expense at all, the whole cost of the subsidy being borne by the local author-
ity.

(2) Relaxation of Building Standards - The Committee is of the opinion that
in certain outlying areas of the city, building standards could safely be
relaxed to permit the construction of wooden houses. Plans have been prepared
of houses conforming to proper health and neighbourhood standards which can be
constructed to rent at from $14.00 - $17.00 per month. These plans which pro-
vide not only a house but considerable land for a garden are attached. It is
recognized, of course, that the erection of dwellings of this type would not
be desirable for the more crowded arecas and certainly any multiple dwelling
buildings of wooden construction would be out of the question. The plans
presented, therefore, if acceptable, would only solve part of the housing
problem since many lower wage earners do not wish to live on the edge of the
City and are not interested in gardens.

(3) Participation of Prospective Householder in the Erection of his Own
Dwellingz - This procedure has been adopted in Stockholm, apparently with great
success. In the construction of a house there are many acts which require the
hand of a skilled craftsman, on the other hand there are many acts which re-
quire little skill. The Stockholm system provides for the small down payment
of $80.00 and the prospective house owner contributes about $270.00 through
his own labour in the erection of the house which is valued at from $2,500.
t0$3,000. The success of this scheme has depended on the intelligent parti-
cipation of the city authorities. Instruction is furnished, supplies purchased
and certain savings have been effected through standardization. The cost of
the government participation is reckoned at from $125. — $150. per house and
is paid for by the householder so that the plan has not actually cost the tax-
peyer anything. The Stockholm plan appears to merit careful study and would
quite possibly prove practical in Montreal. It is difficult to see, however,
how such a scheme could be epplied to multiple dwelling units.
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(4) pPayment of Sufficient Wages to Enable an Economic Rent to be Paid - Ungues-
tionably this would be the ideal solution, but until industry in general fur--
nishes all wage earners with adequate incomes, recourse to the other expedients
referred to above is inevitable.

Home Ownership or Tenancy

The Committee is inclined to believe that many of the reasons
which were given in the past in favour of home ownership do not now apply
and that better results would be achieved if houses built under a Govermment
sponsored plan were leased and not owned. The following points are cited
in favour of this proposition:

(1) stability of employment does not exist now as
formerly. A degree of mobility is of advan-
tage to the wage earner; such mobility is les-
rened if the worker owns his own dwelling.

(2) The increasing tendency'to live in flats and
apartments must be recognized as a fact, whether
desirable or not.

(3) The advantages to be derived from good housing
come as much from the enviromment of the house
ag from the house itself. TUnder a system of home
ownership both the conditions of occupancy of the
dwelling and the enviromnment of the dwelling are
difficult to control. Home ownership in the case
of low wage earners favours the recurrence of slum
conditions.

Supervision

The Committee believes that if the results anticipated from
improved housing are to be realized a type of supervision must be provided
which is different from that now available. A housing project to be pro-
perly supervised should be under the direction of an individual or indi-
viduals who are not merely rent collectors and real estate agents, but
individuals appreciative of the controlling part which enviromment plays
in the development of mind and tody. Supervisors of this type are being
developed in the older countries and are needed in Canada if housing pro-
jects are undertaken.

Town Planning

The Committee is in agreement with practically all housing
authorities that housing projects on any scale must be preceded and protected
by adequate town planning legislation. Such legislation has been proposed by
the City Improvement League and a model act has been prepared which would
serve as a very useful basis for legislation.

Orgenization

Since it is apparent that private enterprise cannot adequately
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house the low wage earning population, it appears necessary for the Govermment
to enter the field if any improvement is to result. The Committee is of the
opinion that the Federal Government should take the initiative in this matter
in order, first, to produce a reasonable degree of uniformity throughout the
country and secondly, tc make available its borrowing powers to secure money
at low rates of interest. The question as to what form of centrel organiza-~
tion should be created seems to be a matter of practice rather than principle
and the Committee is therefore not expressing an opinion on the matter.

Conclusion

(1) Evidence has been produced to show the close relationship between proper
housing and the proper physical and social development of the population.

(2) On an economic basis an average dwelling conforming to proper standards
must produce a rental of $25. — $30. & month, which is almost twice the capa-
city of low wage earners to pay-:

(3) The gap between high rents and low wages is the crux of the housing pro-
blem. This can only be filled by one of four methods which are discussed.

(4) with regard to the question of home ownership or tenancy it is considered
that for the low wage earner tenancy should be favoured.

(5) A housing project to produce the best results must be under the super-
vision of one who has an appreciation of the social value of good housing.

(6) A housing scheme must be protected by adequate town planning legislation.

(7) The participation of the Federal Government is recommended to secure
reasonable uniformity throughout the country and to make available its borrow-
ing powers to secure money at low rates of interest.

(8) Five special studies are atiached as follows :-

#. Health Standards. ;

b, Neighbourhood Standards

C. Ability of the Wage Earner to Pay Rent

d. What May a Femily of Five Expect from e Community?
e. Plans for Cheap Wooden Housgesg.
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II - MINIMUM HEALTH STANDARDS

The health of a community is unquestionably associated with housing con-
ditions. Where these are faulty, the health of the people suffers. Where good
housing exists, there will be found the healthiest, happniest, wealthiest and most
progressive people. Sir George Newman says:-

"The slum is, beyond a2ll question, body destroying and soul deadening;

it breeds disease, and it encoursges vice; and it is particularly mis-
chievous and dysgenic to child life. The evidence of the centuries is
indisputable. Infections and mortel disease has in the slum its supreme
occasion, and therec it both sows and reaps. Until we can abolish the
slum dwelling and the slum dweller, we cannot hope to establish secure-
ly the national credit of good health.®

What are the results of bad housing? 8ir George Newman says:-

"There is no subject in the whole range of Preventive Medicine in which
the evidence is so general and incontrovertible as in regard to the ill
effects of bad housing upon the human organism."

The principal (health) evils associated with bad housing are overcrowding,
and lack of fresh air and sunshine.

There are three things necessary in order to oﬁt&in good housing, and
these are in order of importance:- (1) Education of the public in house hygiene;
(2) Legislation; (3) Law Enforcement.

A healthy house should be built under a town planning scheme and have:-

(1) A good neighbourhood

The objections to lanes and streets filthy with accumulations of garbage
and manure are that they furnish breeding-places for flies, and so favour summer
diarrhoes in children. Also, they develop dusts which are irritating to the eyes,
nose and throat.

Offensive smells are not, in themselves, dangerous, but in some persons
they may produce mervous symptoms, mental discomfort, nausea and even vomiting.
They cause people to close their windows.

It is the experience of most people that disagreeable and unnecessary
noises arc not conducive to sleep, and interfere with the comfort of life.

The zoning of a city into home and work districts would lessen the smoke
nuisance.

(2) A dry site; a good aspect: it should be weather-proof and demp-proof; it
should be free from vermin and insects of all kinds.

There seems to be some evidence that dampness mey indirectly affect health
by lowering the resistance and predisposing to respiretory infections.
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(3) DNo room overcrowding; no overcrowding by other houses

The most serious and important single factor in the whole problem of
housing is overcrowding; room overcrowding, bed overcrowding, land overcrowding,
and traffic overcrowding which affects accessibility to home.

A method of determining overcrowding that has been practically applied for
many years is that of the Registrar-General of England - a house is overcrowded if
it contains more than two persons per room, excluding kitchen, bathroom, cellar and
pantries.

In the British Housing Bill, 1934, there is set up, for the first time, a
legel standard of overcrowding. This is based upon the number of persons allowed
in each house (not more than two per living room), and upon the amount of floor space
occupied by each person, as seen in the following tables:

TABLE A
Number of Rooms Permitted No. of Porsons
1 2
2 5
s
5 5
5 or more 10 with an additional two
for each room in excess
of five.,
TABLE B
Floor Aree of Room Permitted No. of Persons

110 sq. ft. or more

90 sq. ft. or more but less than 110
70 sq. ft. or more but less than 90
h0 sq. ft. or more but legs than 7O 5
Under 50 Q. ft. nil.

In applying this standard, the two tables will be used together, and the
one giving the lowest figure will determine the number to occupy the house; children
under the age of ten will be counted as half persons, and under one year, will not
be included.

= = o
-

The way to prevent land overcrowding is to limit the area built upon, the
height of the buildings, and to provide for an adequate space between 211 buildings.

Housing conditions are bad if there is no provision for open spaces around
or convenient to the home. In addition to the necessity for these, from the point of
view of adequate ventiletion, they are also required as a playground for the children
in which to exercise, and there the older pcople may also have space to indulge in
some form of exercise.

(4) ZEvery room of an adequate size, properly lighted and ventilated, with at least

one window opening direct on a permenent open space, large enough to admit
light and ventilation.

The most serious housing evils are associated with lack of fresgh air and
sunlight, which are two of the greatest factors in the promotion of health and pre-
vention of digease.

From their very construction, dark rooms, alcove rooms, rooms without
cross ventilation, and rooms lighted by narrow asir-shafts cannot be adequately
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ventilated.
Every room should be susceptible to cross ventilation.

One - and two-family houses should have at least a minimum clearance of 20
feet all around. The rear garden should have & depth of at least 10 feet. If groups
of dwellings are built in short rows, there should be a provision for a space of
about 24 feet between the end houses.

Every room should have at least one window opening direct upon the street,
or upon a yard or court of proper dimensions, and the combined glass area of such
window should never be less than 1/10 of the floor space.

(5) No outside porches, stairs, or sheds to diminish light and ventilation

Every house should have a proper balcony, but no porch, stairs or shed
should be so constructed as to shut out light and air.

(6) Proper sanitary appliances; water-closet, sink, wash-basins and bath, with
hot-water connection, and no cross connections.

In cities and townswith sewage disposal systems, outside privies should
be prohibited.

(.7) Proper hesting end lighting facilities

The combination of hot water or steam and open fireplaces offers a very
satisfactory method of heating dwelling~-houses, and also greatly contributes to ef-
ficient ventilation.

Insufficient lighting may have a bad effect upon the eyes and eyesight.
Safety and efficiency are secured through a sufficient number of electric lights which
add no injurious products to the air, and exert no deleterious action on the eyes
when properly placed and shaded.

(8) Separate kitchen with a properly ventilated atove. and facilities for cooking
and safelv storing food.

Every house requires a cool, well-ventilated safe, where food may be kept
clean and free from flies, mice, rats or insects, and from dusts

There is considerable danger of poisoning from the unventilated gas-stoves
used almost exclusively in modern apartments and flats.

Proper meals will not be prepared where there are inadequate cooking facil-
ities, where people live, eat and sleep as well as cook in one room. There must be
a separate kitchen in every home.

(9) Proper water supply and satisfactory laundry convenience.

Every dwelling should have water laid on, a water-closet, a bath and sink,
and provision for hot water.

Sir James Paget has stated that "fatigue has a larger share in the promo-~
tion or permission of disease than any other single casual condition." How much sick-
ness, weariness and discomfort are produced by the carrying of water!)

Cleanliness and health are to be found together.
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I1I - MINIMUM NEIGHBOURHOOD STANDARDS

There are two essential requirements for the development of adequate mental
health and social adjustment in any neighbourhood setting:

1. The creation of opportunities for individual self-cxpression through some
activity.
2. The development of opportunities for participation in group activities.

A Housing Scheme for the low wage-earning groups should take into consideration
the immediate and projected development in town planning in the area where the hous-
ing project would be set up. If therc is no reasonable hope of town planning in the
area within the first ten years, the housing project should include certain recrea-
tional 2nd educational facilities, such as playgrounds for small children, larger
playgrounds for the older teen-age groups and adults, and indoor community hall fa-
cilities, either in small units or in one large hall, suitably equipped, with adjoin-
ing kitchen facilities for meals or refreshments, as well as nursery schools, and
roof and basement space for handicraft activities.

Congsideration should also be given to the possibility of using neighbourhood
school equipment and facilities for the promotion of a programme of recreational and
educational activities.

A statement is appended regarding space requirements for playgrounds, which is
the accepted standard of the North American continent, and should be used as a guide
for planning recreation facilities.

Provision should be made for a social director or superintendent, who would com-
bine the duties of administration and the vlanning of social activities for the ten-
ents.

The duties of the director or superintendent should include organization work
in which the tenants themselves would play 2 prominent part, such as the organization
of educational groups, men's and women's clubs, and handicraft classes for girls, boys
and adults.

The tenants should be induced as far as possible to contribute a proportion of
the finances necessary for the conducting of recreational and educational programmes.
This would include the employment of part-time leaders for the children's playgrounds,
etc.

The superintendent, in addition to his responsibility for the administration
and meintenance of the building, would exercise certain tactful control over any ab-
normal behaviour of the tenants and their families, thig in the interests of & har-
monious community life.

Juvenile Delinquency - It is recognized that the lack of normal outlets and expres-
sion of play and the creative life of the children and the older teen-age groups is
largely responsible for delinquencys.

Statistics gathered by the Nationael Recreation Association of America indicate
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that delinouency has been reduced 25 to 75 per cent in districts* where play facil-
ities have been provided.

A large group of children, especially adolescent boys, living in a housing
development could become very destructive to property and a nuisance to tenants un-
less constructive recreation is offered them. From this angle alone it is conceded
that a well rounded community programme of recreation and education is not only consis-
tent with, but essential to, sound business management.

"Juvenile Delinguency end Pleygrounds," an extract from "A Survey of Recreational

Facilities in Rochester, N.Y." #

"A study of juvenilc court records covering a period of five or ten years, in
our larger cities, would show that juvenile delinquency and major juvenile problems
usually centre in communitics where there ig housing congestion, poor homes, and
large families of smell financiesl means.

Purther investigation would show that home neglect, insufficient parental care
or guardianship, and improper use of leisure time were among the chief causes con-
tributing to juvenile delinquency.

"There is little question but what this problem of child delinrquency is mainly
a product of home neglect. Even in the best of homes, where ample financial means
mekeg possible those things which are essential in '"bringing up children', such as
yard space, play equiyment, pets and the like, there are frequent cases of juvenile
delinquency. Usually, however, the "black spots" are in the poorer congested sec-
tions of the city, where the struggle for existence leaves little, if any, time for
the better things in life. I% is under such conditions as exist in these sections
that juvenile delinquency has every opportunity to thrive.

"The leisure or play time problem of the child has a very direct bearing on
delinquency. Children very seldom get into serious trouble at home, in school, or
while at work.

The significant point is not that the child does not play, for the child must
and will play, but where, what and how he plays, and under what leadership. "Play'
plays & most important part in the growth and development of the child. A city which
does not provide proper and adequate playgrounds and places of recreation for its

L N L R O I

*To refer to three -
. 1. Anelysis of & neighbourhood in Philadelphia by District Attorney Fox who
covered the district for five years before and a like period after the es-

tablishment of playgrounds, showed a 50% decrease in juvenile delinquency
in the latter period.

2. A study made in St. Louis, Mo. by the Dept. of Public Welfare showed a 50%
decrease in the numbor of juvenile delinquents in the effective areaof play-
grounds in the City in 1921 compared with delinquents in 1917 in the same area.

3. "After the opening of supervised playgrounds in the public park area in the
summer of 1924, juvenile delinquency decreased. During the first 6 months
of 1925 it was 70% less than for the same period in 1924." E.J. Marks, Judge
of the Juvenile Dept., Orange County Court, Anaheim, California.

# Survey conducted by Charles B. Raitt, for the Rochester Bureau of Municipal
Research in 1929.
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children and youths is bound to pay a severe penalty in loss of life, child delin-
quency, jobless men, grafters, criminality, and a general lowering of the quality
of citizenship."

EXTRACT .... from "A Survey of Recreational Facilities in Rochester,
Wew York," by Charles B. Raitt, for the Rochester Bureau of Municipal
Research, Inc. - 1929

"A well planned park end recreation system should provide: A rindergerten
playgrounds for small children under six or seven years of age: Playgrounds for
children seven to sixteen years of ago:Crecreation parks for persons over fifteen
years of age: D Large parks for city wide use for all ages.

"One of the outstending problems confronting our large cities is to provide
safe and adequate pley space for the pre-school child. The most satisfactory solu-
tion to this problem would be for each dwelling to have its own individual back yard
playground or possibly combine two or three yards into one. Play and recreation
leaders over the country, are emphasizing more and more the need and value of the
home yard playground. Continued educational propaganda may materially aid this move-
ment, but it is doubbtful if it will ever mekc much headwey in the poor and congested
sections of our large built—-up cities.

A. Kindergarten Playgrounds - "The kindergarten playground is planned for children
under seven years.

"One such area may be located in the centre of a block immediately surrounded
by eight other blocks. Such a plot is approximately 70' x 300' and extends thru
middle of block from street to street. :

"Its radius of influence is one to two blocks, or about 1/6 of a mile.

"The allotment of play space is 100 sq. ft. per child.

"A total area 70! x 300! with 10' planted border leaves 14,000 sq. ft. of play
space.

"Allowing 100 sq. ft. per child, this space would accommodate, at one time 140
children, or serve a community with 280 children under | years of age. Thig would
mean about 32 children per block in a 9 block gection,

"The area can be increased according to number of children under seven years
of age in the nine blocks.

"The entire border should be planted to grass shrubs and shade trees. An in-
ner fence will be required to protect the planting.

"The playground must be properly sub-drained, graded, surfaced, equipped,
lighted and fenced and should be available during all seasons. It could well be
used for winter skating.

"EBquipment should include small service buildings, sandboxes, slides, swings,
teeter boards, wading pool, playhouse, drinking fountain and benches, all suitably
arranged for best service.

"Beautification of block playgrounds is a most important factor and should be
given emphatic and due consideration.

"In locating such playgrounds tho priority need is in congested areas where
back yards are scarce, home conditions are cramped and residents are financially-bhan-
dicapped.
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B. Playgrounds for Children Under Sixteen Years of Age: - "A Playground for any
group of children to be of greatest service to the largest numbers, must be adequate
in size, properly planned, suitably equipped and efficiently managed.

"In providing play spaces of different types there are certain minimum areas
which are necessary, particularly when certain active team gemes arc played. The
unit area of space per child as a standard of measurement is only applicable above
this certain minimum.

"The standard allotment of desirable pley space per child for children six or
seven years to fifteen or sixteen years of age is estimated at 200 sq. ft. Thus,
if there were 1,000 children in a section % mile square it would require a playground
of 4.5 acres adequately to meet its needs.

"Ags all the children will not use the playground at any one time, it is quite
possible to extend the radius of influence beyond the & mile 1imit, depending on
child population density.

"When a playground of this type is placed in a community it should also provide
for small children under seven years of asge. In this case it will be necessary to
provide additional area according to the number of children under seven years. Assun-
ing, as shown by govermment census figures, that the number of children under seven
years of age is practically the same as those seven to fifteen children inclusive,
it will be necessary to make additional provision for one thousand small children,
the standard allotment being 100 sq. ft. per child, or 2.3 acres.

"Such a playground, properly to meet the needs of the different sex and age
groups, should be divided into four major divisions, one for children nine years of
age and under; one for girls ten years and over; one for boys ten years and over and
one for general use of all groups.

C. Recreation Parks for Persons over Fifteen Years of Age - "Recreation parks in re-

ality are playgrounds for grown ups. The word "recreation" however, carries more
dignity and/more fitting as applied to adult recreational activity than is the word
" n

play.

"Although recreation parks are intended more perticularly for adults, there is
no good reason, unless it is lack of space, for excluding children's playgrounds from
such parkse In fact, in planning any community or neighbourhood park the children's
playground unit should be included wherever possible.

"To be adequate, a recreational park should contain approximately forty-five
acres of land. However, it may vary from thirty to sixty acres and yet serve its pur-
pose. In locating such parks, a proper distribution over the city would be one for
every l% mile square area, or one for every twelve or fifteen thousand inhabitants.

D. Large Parks for City Wide Use - "Planting, landscaping and beautification are
major considerations in planning and developing large parks.

"The old idea of parks being mere beauty spots vanished many years ago. The
modern idea is to retain and extend the beautified area to provide for active recre-
ation and to encourage the extensive use of all facilities by the largest possible
numbers.
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IV ~ INCOMES AND ABILITY TO PAY RENT

SCOPE AND PURPOSE:

The purpose of this enquiry was to obtain some actual measurements of the in-
comes of working class families whose earnsrs are employed, and of the rents that
these families are at present paying. Obviously these facts have a direct bearing on
a fundamental question in the present housing situation and in possible future housing
schemes - what rents are within the capacity of working-class families to pay?

The information rclating to the 400 familics covered by the following tables was
sgcured through the co-operation of the Child Welfare Association. Questionnaires
were Tilled only for those families whose head was cmployed at the time of the survey
(July 1935), and single persons, families whoss main wage-earner was unemployed, and
families on relief were excluded. The number of questionnaires collected from the var-
ious branches of the Association was kept approximately in proportion to the number of
cases normally handled by each branch. They have been grouped in Tables I and IIT in-
to four main city regions® and the results may bc taken as representative samples of
the agency's clientele in these areas.

The working rule of the clinics is that they deal only with families whose chief
earner's income is not more then $100 a month; and as shown by their occupations
(Table III) about 80 per cent. of the total are of manual-worker status, with about
onc-half of these unskilled. These are sulficient irdications for the results to be
taken as fairly representative of (English-speaking) working-class groups. One gqual-
ification is that the size of these families contacted through the Child Welfare Asso-
ciation (which deels particularly with families with children not yet grown up) is pro-
bably somewhat smaller than is ¢ommon. The average number of persons per house for
the 400 families surveyed is 4.87: the average for 120 familics included in a recent
small housing survey conducted by the V.0.N. was 5.9.%

* The cases secured through the Westoern Division of the Montreal General Hospital
were not distributed by area of rcsidence as they appeared to belong to a lower
income group than the average.

1. The average number of persons per household for Montreal City in 1931 (Census
figures) was also 4.8, but this is an average derived from all families in the
city: it is reasonably to be assumed that the figure for working-class families
only is higher.

2, All tho figures cited include lodgors.
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RESULTS

The general distribution of both incomes and rents is shown in Table II. 1In
this table as in Table I, the rents covered are those for ordinary unfurnished houses
or flats, all rents which involved special charges (for heating, furnished rooms,
etc.) and all cases of families living rent-free (mostly janitors' families) being
excluded. Similarly, rececipts from roomers and boarders, wherever stated were in-
cluded in the total of the family incomo.

It is svident from the figﬁras that therc is a wide range. At the lowest end
of the scalec there arc femilies (more than 10 per cent. of the total) paying $10 rent
or less, i.¢., practically the samc as families on relief; while the poorest 10 per
cent of the total familics record incomes of $40 a month or loss. The modal or most
typical income, however, is about $75 (with & secondary modec at about $55) and the
most typical rent is about 516.

It would appear from the regionel figures (Table I) that the Rosemount - Mais-
onneuve area is the most typical region within the ¢ity, in respect to these aspects
of working class housing (the median income and median rent here being $75 and {16
exactly); while conditions are measurably inferior in the south-western working class
districts and somewhat superior in the north-westcern areas. The families in the Park
Extoension area arc only a littlc better off in incomc and, as a whole, would appear
to be getting somewhat better accommodation only at the pricec of dovoting a larger
proportion of their income to rent.

If the rclation botween the number of rooms (including kitchen, living room
and bedrooms) and the¢ number in the family (reduced to "egquivalent adult units") is
taken as a rough measure of the adequacy of accommodation, there is little immediate
evidence of overcrowding.l It is clear, however, from Table IVb below (Column 3)
that many of these households are overcrowded if the family is a grown-up one, or if
there are lodgers or any "doubling up".

THE CAPACITY TO PAY RENT

The common working rule among those who know worklng—class budgets (and accep-
ted by the authors of the Montreal Joint Housing Report ) is that no more than one
fourth of the income of the artisan'sorskilled wage-earner's family should have to be
devoted to rent, and no more than one~Tifth in the case of the lowest wage-earning
groups. The figures disclosed by the present survey accord fairly well with these
proportions, if it can be assumed that the employment of the workers concerned is re-
gular and continuous throughout the year. It is evident, however, that the loss of
even one month's work in many cases may be sufficient to raise the problem of either
falling behind with the rent or economising on food and fuel, ctc. The one month
only ‘o which the incomc figurcs of this enquiry relate, it is is important to remem-
ber, happoens %0 be a fairly good month for most cmployments. And the figures for the
Western Hospital group show how large a strain on the budget a relatively low rent of
w14 may be if the family's total income is only around the $50 a month mark.

(1 Except for the Western Hospital group
(2 Page 13.
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One of the facts brought out by this lowest-income group (also referred to
above in the section on Results) is the absence of any distinct line between the em-
ployed and the unemployed families (on relief). Workers who are poorly paid or ir-
regularly employed are little if at all better off, in relation to some relief
scales. For comparison the figures are given below of the budget allowances, includ-
ing rent, as followed by the Montreal Unemployment Roclief Commission (average of sum-
mer and winter scales), and as accepted by the Protestant Feamily Welfare Association,
for families of five. Whereas the former is a fixed minimum subsistence allowance,
it must be noted that the Family Welfare scale is intended to be applied under the
discretion of the case worker and to families in whose case it is believed a relative-
ly high rental is worth paying as an aid to their health and morale.

Montreal Unemployment Relief Commission

Average monthly allowance ( 2 adults - 3 children)

Food $ 21.90
Fuel (a) 4,55
Clothing 3.25
Rent 8,50

Total 38,20

Family Welfare Association

Average monthly allowance (2 adults - 3 children)

Food (incl. tea, cleaning § 21.35
materials, ste.)
Fuel (b) 3.45
Light and Gas 2.75
Clothing (incl. replacements 10.90
and sundries)
Rent 18.00

Total 56.45

It is clear from these sample measurements that low rents and low incomes are
parts of the same problem. The working-class housing problem, that is to say, may be
met (1) through an increase in wages, or (8) through houses provided at specially low
rents, or a combination of both. If the latter route is to be followed, however, it
would seem t0 be a plain implication that only a considerable direct subsidy or the

(a Extra fuel allowances are made to landlords where heating is provided by them.

(b Assumed to be paid for 6 months in the year only.
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provision of money at very low rates of interest will make a housing scheme which
is to be effective for low income families really possible. For it is clear also
from the figures here reviewed that the low rents which are being paid in many
areas - not merely by families on relief but by employed families as well - are
insufficient to enable or give any incentive to the landlords to maintain their
properties in satisfactory and durable condition.

TABLE T

Occupational Status of the Heads of
Families in the Sumple of 400 Families

Porcentagoe Distribution*

. i 1
é _ | l
3 A B t © i D i
District : Whito | Skilled | Semi- | Un- Not | Tdal
Coller | Manual | Skilled i Skilled Stated|
| !
i i |
I. Cote des Neiges 31.0 31.0 4.7 33.3 - { 100
Notre Dame de Grace 1
Mount Royal : {
3 - |
II. Park Extonsion ! 29.0 20.3 20.3 | 24.6 5.8 , 100
1 :
{111, Rosemount g 26.2 40,5 9.5 | 22.6 1.2 | 100
' : | |
! | '
IV. Pt. St. Charles i 13.2 14.4 19.5 | 5l.7 | 1.2 ] 100
Ste. ‘Anne j _ i | '
Cote St. Paul ; ! ’ ! | 1
i Coursol : E l | | |
] | 1 i ? |
V. Montreal Genoral 12.9 | 16.1 | 19.4 . 5l.6 | = . 100
Hospital (Western | % i |
Division) : ! j
_ E | | '
| i f i
TOTAL | 20.4 | 22.8  16.0 ' 39.0 1.8 100
| i ;
*

The actual numbers may be ascertained if required by multiplying the per-
centage by 4.



Incomos ard Rents ef Montreal
Working Class Families (Month of June,

TABLE IT

22.

1935.)
| |
Rent (a ‘Over
-6 -§8 820 | -§12 | -$14 | -Ble |-318 |-$20 |-$25(426 [Totml
Income i !
|
Less than |
430 1 2 3 5 1 2 14
31 - 40 1 | 1 7 7 3 Vi 1 27
41 - 50 1 2 6 9 10 2 3 2 35
|
51 - 60 b2 Vi 9 12 12 15 5 1 63
61 - 70 4 5 10 15 7 e 3 1 |53
71 - 80 1 X 11 8 15 15 18 4 2 |74
I
|
81 - 90 : 1 4 3 15 10 2 10 2 | a7
i
91 - 100 { 2 10 5 9 15 2 |43
i
101 - 110 | 2 1 4 5 5 2 |16
|
;
111 and over E 1 22 2 5 4 11 3 |28
i |
TOTAL |3 5 25 50 | 50 89 | 63 52 51 |12 | 400
‘ ] it !
$ i ] i %

( 2 Does not include femilies living in furnished apartments, or janitors

living rent free.
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TABLE

Average and Median Rents Paid
by Working Class Families in
Montreal, in Relation to Income

23,

(a) (v)
District Rent Monthly Income Monthly Proportion of
Average Median  Average Median f Income.
I. Cote des Neiges
Notre Deme de Grace:
Mount Royal $19.45 $20 $78.55 | $80 , 24..1%
II. Park Extension 18,10 $19 $79.95 |$75 L 2279
III. Rosemount $16.25  $16 $77.30 75 21.0%
Maisonneuve i
IV. Pt. St. Charles
Ste. Anne
Cote St. Paul
Coursol $15.60 $15 $70.25 {566 22.2%
Ve DMontreal General
Hospital (Western
Division) . $14.40  $13 $53.55 |4l 26.9%
TOTAL " $16.55  $16 $73.05 1§70 22.6%
¥

(a) Rents. Families in furnished rooms, rents including special
charge for heating, and free rents (janitors, femilies living
with relatives, ete. ) excluded.

(b) Income includes receipts from roomers and boarders.
to one month (July, 1935) only.

Relates
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TABLES IVA and IVB

Number of Rooms in Relation to Size of Family

. Number in Femily (a) ' Number of Rooms (b)
Region . Average | Median . Average Median
!
' I. N.W. Area | ;o § 28 3 4.6 4.5
' II. Park Extension ! 3.1 | 2 ? 4.8 5
III. Rosemount - i ; |
i Maisonneuve | 2.9 | 2% ! 4,0 4
; ; | |
| IV. S.W. Area i 3.3 : 3 , 4.3 4
! ¥ | 1
| V. Western Hospital | 2.8 | 2% | . B 3
| , | f
f TOTAL 3.1 | 2% 4.4 | 4

(2) Number in Family shown in terms of "equivalent adult units", i.e., standard-
ized according to following scale: Adults 1; Children aged 15 - 18, 4; chil-
dren aged 5 - 14,%, children under 5, 4. Roomers are included.

(p) Rooms exclude bathroom and halls.

’ E Average Number in Family

; Area ? Average Number Equivalent ! Actual
| - of Bedrooms (c) Adults { Persons
i , !

I 3:- N.W- AI‘G& 306 | 3.1 ' 4.6

! IT. ©Park Extension 3.8 D.1 | 4.7

‘III. Rosemount -

: Maisonneuve 3.0 2.9 i 4.4
| IV. S.W. Area | 3.3 3.3 bl
V. Western Hospital 2l 2.8 | 4.2
) | E
! l ;
TOTAL . 3.4 }

.1 : 4.8

'(¢) Taken as total number of rooms (excluding bathroom) minus one.
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APPENDIX A.

Additional Data Secured in the Survey

Lodgers, Boarders:

Out of the 400 families covered by the preceding figures, 40
families had boarders or lodgers, and the total number of lodgers was 57 (i.e.,
an average of l.4 persons per family with lodgers.)

Heated Houses:

Houses whose rents were stated to include heat and which were
apparently above the average for this reason ars excluded from Tables I and I1T.
The total number thus excluded was 10 and the rents compare as below:

Table I, II
Average $26.80 $16.60
Median $25.50 +16.00

Janitors:

Questionnaires were sccurcd relating to nine families whose
hecads werec janitors: these were excluded from Tables I, II and III. The aver-
age monthly income of these janitors was ;35.00



V - WHAT MAY A FAMILY OF FIVE EXPECT FROM A COMMUNITY? 2.

In an endeavour to add something to the present report which is not
usually considered in most housing studies, namely, the views of working-
class families themselves, some of the most relevant questions were put to
six of the parent groups organized by the Child Welfare Association. Thesge
are groups of parents, who attend educational classes conducted by the Child
Welfare staff, and whose childyen are under the health supervision of the
Association. The area coveredzghe enquiry compriged the Maisonneuve, Found-
ling Hospital, Mt. Royal (St. Hubert Street above Mount Royal), Coursol,
Pointe St. Charles, and Cote St. Paul districts. The answers, representing
the views of 250 families, all of whose incomes are at present low, are summar-
ized below.

1. What constitutes a reasonable wage for a family of five in order to be
self-sustaining?
Eightyper cent of the answers in all districts stated $25 a week. The
highest figures, from Maisonneuve and liount Royal, placed the average at $30;
the lowest estimates were $20, from Coursol, Pointe St. Charles, and Cote St.
Paul. Only one parent (from Pointe St. Charles) put the minimum at $35 a week.
All but the group who set the lowest figure ($20 a week) as the mini-
mum income felt that $25 - $30 a week for a family of five would cover all ex-
penses, including insurance and saving, but would not allow payment for adequate
medical and dental care unless secured under a scheme of health insurance.
Nearly all expressed their willingness to contribute to an insurance-scheme for
medical care, even if they did not happen to have sickness in the family, because
of the feeling of security they would have that such care would be available when
required. Those with family incomes of $25 - $30 a week stated that the hospitals
were definitely antagonistic to giving free medical attention to them, yet that
they simply cannot pay for it.

2. What type of house and amenities ghould there be?

All districts insisted on the need for five rooms - three bedrooms, a
living room and a kitchen - as a minimum. A number of mothers in Maisonneuve
and a few fathers in Pointe St. Charles and Mount Royal stated six rooms, the
extra room they had in mind being a dining room. ZEven those at present living
in one or two roomsstressed the need for three bedrooms - one for the parents,
one for boys and one for girls.

A window in every room, adequate clothes cupboards, a pantry in the
kitchen, laundry tubs if possible, were the most-mentioned amenities. A three-
piece bathroom (bath, wash-basin, W.C.), not off the kitchen, was a general
request .

Ninety per cent of the answers preferred a coal stove for cooking, and
were willing to use it for heating. But a gas or oil stove was much more con—
venient in the summer. All asked for electric light.

Very few of the families had had any experience of a self-contained
houge. Most of them had always lived in flats, and were not able to give a
reasoned preference. At least three-quarters stated they were willing to move
outside the central area in order to have a garden; and a great many expressed
desire for a verandah.

Distance from the centre of the city was a factor to be considered
not only because of the cost of fares in transportation to work, but as involv-
ing the eligibility for hospital care, relief, etc. The locetion of & building
scheme should be planned with these in mind.



3. What constitutes a reasonable rent?

The rents specified varied from $17 to $30 a month, but the genersal
opinion seemed to be that not more than one week's wage should be applied to
rent.

Rents of from $17 to $20 a month were set by those within the group
who regarded $80 a month as a minimum income for a family of five. Those who
put the latter figure at $100 without exception set $25 a month as a reasonable
rent payment. The rents suggested by those who put the minimum income Higher
($120 a month) varied from $25 to $30 a month.

4, What allowances should be made for distance?

The ellowances made for time for the husband to get to work varied
fromone-half to three-quarters of an hour. though a few stated one hour. Opin-
jong were mostly based on work beginning as early as 7 o'clock. It was felt
that if the wife got up at five o'clock, with a coal stove, breakfast could be
ready by six and finished by 6.15 a.m.

The distance from school should not be more than ten or fifteen
minutes' walk away. The typical division of time, based on g lunch interval
of 12.00 - 1.15, was approximately 30 minutes for walking to and from school,
15 minutes allowance for time teken at school for dismigsal, etc., and 30 min-
utes for lunch.

Only those who set $30 a week as the minimum income and some in the
$25 group expressed the view that high scheool facilities should be available
within a reasonable distance.

5. What are the most important community facilities required?

Ten or fifteen minvtes' walk was considered the maximum which should
be necessary to get to a shopping district for daily mnecessities; but families were
willing to go long distances for clothing and similar items. The possibility
of visits to the "bargain Desements" of departmental stores was a factor of con-
siderable weight.

Nearly all groups asked fer a community hall, for meetings, societies,
library, etc. The view was generally expressed that patronage of only the-com-
mercialized forms of esmusement, and lack of other recreation facilities, was un-
gsatisfactory and undesiragble, particularly for adolescents.

Child health clinicg, movie theatres, and churches were mentioned as
other desirable facilities. It was notable that the need for playgrounds was
stated by only three groups, the families from Maisonneuve, Cote St. Paul, and
Pointe St. Charles.
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VI - BUILDING COSTS AND FINANCE

The Sub-Committee on Building Costs and Finance has studied the dwellings

recommended in the joint report of the Board of Trade and City Improvement League,
and has found them adequate and efficient. It can offer no suggestion for reducing
the construction costs for these building types. The gap between the rent which
would have to be charged, based on construction costs and the amount which the aver-
age low-wage earncr can pay, was a considorable one which would have to be met by
statec subsidy. Rocognizing that State assistance might not be fortheoming, the
Sub-Committee decided to find out what could be built which would rent near thec de-
sired figure of $10.00 - $12.50 per month. The results of thesc studies are three
types of house, varying in construction and accommodation but having the following

features in common.

Houses to be built on both sides of a wood sidewalk which leads from a
paved street. These sidewalks, which pass the front door of each house, would be
1lit by a simple form of street light supplied by the City. There would be eight
houses in a single development, each with a plot of ground 50' x 100'. The houses
would be about 25' apart; the plot of land being fenced in for the protection of

garden.

Needless to say, this development would have to be placed on the out-
skirts of the City, yot within a reasonable walking distance of the tramways,
schools, and provision shops. The Sub-Committec believes that such land is avail-
able at the present time, and could be rented from the City. In the estimates of
cost, however, the land is carried as a cash expenditure of $100.00 per house.

In the study submitted here, the accommodation given is a living room
and kitchen (combined or separate) & bathroom, and two and thres bedrooms. Provis-
ion is made for the storage of clothes,-food utensils, fuel and garden tools. The
room sizes are in accord with the British standard for minimum health requirements.
No bascments are provided but a trap~-door to the cellar is suggested. The equip-
ment includes plumbing, (4 fixtures) and electric wiring with porcelain sockets.
Heating is by stove, but the cost of the stove has not been included in the estimates.

Two types of construction have been investigated, balloon frame insulated
with sawdust, and solid plank prefabricated construction.

Although at the present time the City of Montreal rermits building of
this kind, these houses do not comply with the City By-laws in that they are not
faced with brick and are only one storey high. No bascment is provided, as is con-
sidered necessary in the Board of Trade and City Improvement League rcport, and the
room g8izes are below those advocated in that report. They are, however, within min-
imum health standards. Concrete sidewalks, central heating, growing of flowers by
the administrators, etc. havc becn eliminated.

Tho development would be built on land rented from the City, on which
taxes would be paid. There is every reason to belisve that the City would consider
such a scheme because at thc present time they are obtaining no revenue and no taxes
from land of this sort. If at the termination of, say, a fifteen year lease the
City wanted to use the land for a more intensive development, they would have the
option of doing so. If they did not, the buildings would be sufficiently good to
last for another fifteen ycars without sorious deterioration.



ANALYSIS OF ACCOMMODATION AND RENTAL COSTS

Type "A" House, for four persons: (House and Land - $1,450.)

Accommodation Monthly Rental Monthly Rental
Interest at 5% Interest at 3%
Living-Dining Rm, $ 16.40 $14.00

Two bedrooms, bathroom,
tool shed, fuel shed,
kitchen sink

Type "B" House, for six persons: (House and Land - $1,700.)

Living-Dining rm. $ 19.20 $16.40
Three bedrooms, bathroom,

kitchen sink, tool shed,

fuel shed.

Type "C" House, for four or five persons - Two-=torey Cottage
(House and Land - $2,016 without basement
- 2,261 with basement)

Living-Dining BRm., kitchen,
two bedrooms, and bathroom

or $22.85 - $25.65 $19.50 - $21.25

Living-Dining-Kitchen com-
bined, three bedrooms and
bathroom

BASIS OF CALCULATION ~ ( 8 units crected as one operation)

Exemple Type "B" - £1,700.00

Carrying Charges:

Taxes 2% - $34,00
Interest 3% - 51.00
Amortisation 3% - 51.00
Maintenance - Repairs,

Ins. etc., 3.6% - 81.00
Yearly rental 197.00
Monthly rental 16.40

Note: At 3% interest it is our opinion that type "B" at ,16.40 per month would
be a very cconomical and practical house.
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