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ABSTRACT

VTP‘\e t.empor'al and spatial aspects of the gonversion of single family
dwellings into muitiple units in the City of Ottawa from 1961 onwa;rd is\-
the topic of this thesis,l and has as prjeced'ent‘s the studigs completed by.
Morrison (1977) in Toronto and by McCann (1975) in Edm?_nton. The
metlhbdology was developed by taking particular account of the concerns
expressed by Morrison in 1978 after his study of the housing market in
Toronte. It was-orig:;ir;aﬂy thought that it ‘would be bdssible to predict
the spatia[.imp;ct of‘ conver;_io’ni in the Ci.ty ‘of Ottawa by examining
past conversions arr-1d' the fac’to’r‘s‘_ w'hich were thought to }fwave been in-

volved.
¥

The only available _rné"chod o.f."s'a.ampling addresses \;vh_ich have un-.’
dergone conversion is thro_ughr the combinéd usage of City of Ottawa
Building Permits, Assessment .R_ollé and the Kﬂultiple Listing Service a.s
opef'alted by the\ Ottawa-Carleton Rea.lr Estate Board.

What was achieved .by the. p_reséht study, to a degree far in ex-
cess of original expect‘ations,.r‘was' the'pf‘eparat‘ion of a usable data
base, comprising close to GOO-indi\lfidual addresses. This product should )
be a wvaluable source 4of informatiét;s for researchers examining other
aspects of the "houdthg problem’ in. the City of Ottawa. In - particular,
thé“ collgcted dat'ell could be util_ize‘d for .suc.l; research topics as iltegal
. . . _

conversioﬁs, the physical aspects of converted dwellings, and neighb-

ourhood impact studies. : L

-Vi_
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»'_data‘l-'. First, a factor analys‘is was undertaken utilizing variables with

Two main statistical procedures were utilized to examine pollecte'

hypothesized outcomes. vis-a-vis conversions. Based on the variables

identified by the factor analysis, it could be determined whether or not

. areas highly loaded on that factor would be susceptible to the conver-

sion process. Factor scores for each census tract (1961, 1971 and

- 1981) were obtained and. mapped. Rates of conversion were obtained

from the sample addresses for each census tract and for each. census-®

year examined.

Then, a multiple regression analysis was undertaken utilizing the

~ derived rates of conversion and the various factor scores. .

" The. f‘eéul_ts of the sta:tistical procedures were, in large part, not
s.ignificant. The ornly supportable conclusior;' that ‘can be drawn‘ from the.
variablesr utilized is that there is a linear r‘elationship'betweeh 'the rate *
of comversion and the incidence of dwellings constructed prior to 1945,

and particularly those dwellings in need of major and/or minor repairs.

-However, the research-objective of predicting the spatial impact of con-

versions in the City of Ottawa was not realized in a fully satifactory

statistical manner.

- Vil -
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Chapter |

A STATEMENlT OF PROBLEM

Inspiration for this thesis topic arose from three main sources. Since
7

the late 1970's, the City of Ottawa has been suffering from a severe

1 -

- shortage of housing, units for persons and’' families of low to moderate

~

income, with single-parent and peﬁsioner-households in the greatest and

most acute need. Obviously, a solution is 'requi%ed in the very near fu-
- e . : l . LS
ture to alleviate the stress caused by this situation which is increasing-
ly regarded as being of major and criticgl proportions.

It is unfortunate that, up to the time of writing, there appears to
have been very little accomplished towards this epd. That is, neither
the private nor the public sector appears to have come to grips with
the problem. This is not to say that possible solutions have not been

- 4

advanced from time to time, but rather that s;uggestions ‘put forth b'y'
both the’;:urivate and publlic: planning sectors havé, in the past, been
subject"‘to rejection largely for political reasons.

indeed, it appears tHat ‘fe’der‘él and ﬁrovinéial governments ‘are
attempting to delegate more responsibility ‘to municipal govern-n';ents. If
solutions to thé problems have to be pr‘.o‘duced within the boundaries of
local government jurisdictions, t};en-it is appropriaté that research be
conducted‘ within that. sphere as part of the solﬁtion process, This
sfudy represents an attempt, therefore, to contribute to a city-based

approach to dealing with the housing évail_ability problem.
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The second factor involved in the selectson “of this thesis toplc

l

was a passage written in The Future of Rent;;nl Housing by Geor‘ger

~ Sternlieb and James Hughes in 1981. These twor American researchers

v e

suggest that a policy optiqn for cities, towns and 'villages with- a short-
age of low to moderate income hou.sing units is to:

facilitate conversion of one family homes intc two or more
‘units. This is a process which is already taking place. It
provides perhaps the least expensive and most expandable
provision of rental facilities. It entirely complements the
plight of the elderly homeowner faced with household chores
and fiscal requirements that make homeownership more and
more onerous. The process is presently at workk ... e
would recommend its advocacy and broadening through fe‘g—
eral and conversion pathmakmg (Sternlieb and Hughes,
1981, p. 14) ' '

The above quotation _raise;:i sev.erai c%uestions in regard to ,tﬁe .-‘Cit.y.‘ ofn
Ottawa. For example, what ri.was been the nature of the conQer_sio_n of
single-family dwellings into multiéle units in. this city? What areas 'h'ave;—'
been most affected and f‘or; what reasons? What ‘common"faétorﬁ:s applli,ed?

What have been the imbacts on the heighbour‘hoods.niost .affected by

this process'? Is it pOSSlble to 'predict which ‘areas may be subjected to
the conversion process in the future? What are the poss:ble future im-

pacts?

(Y

To determine the ans\’-.fers to the above—meﬁtioned ‘questions raised
by the Sternlieb and. H'ughes -quotation, thE'fbHéwing (primary)  working

-hypothes:s for this study was developed

-~

* That 1t is possible to predict where . smgle family housmg
conversions will take place in:'the future by examining, in
combination, where they have taken place in the past and
the reasons for the conversions. '

A third source of inspiration for a study of this nature arose

from a statement in ‘Larry S. Bourne's’.Ihe G»eégraphy “of Housing.

1
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(1981).'.Bourhe states ‘that the Iack of comparatwe studles to date

however makes it d:fflcult to generalize very far about the Iocatlon of
convers:on actlwty in the exnstlng stock it s mte_nded in the above' .

regard, that this re;earch ,prOJect -add to -_the collective . bo’dy of' knowl—

~ edge on the conversion progess, and"to the data base neceséary‘foh an

Cinter-cHy comparatwe study Thls as’ part of the resear‘ch effort ‘l:e; .

spects the scientific perspecttva of mqmr‘y, as stated by Ackoff (‘1953)

the objectlve of smence. e lis not only to increase knowledge but to

increase our Chancesyof contihumg to increase knowledge. "?

Since no usable data base far this topic was readily  available, one:
 of the main tasks of the study has been to ass‘embie'addresses where
"the conversion process has occurred in Ottawa. The provision-of these.’

data is an important contribution in two respects which extend beyond .

the particular intents of this thesis: that is, persons" who -want to

appreciate the magnitude and nature of the conversion pr_oc:es_s'nqw'

have the means (data) for doing so, and other researchers have a,

sound data base for conducting studies.which incorporate the data com-

pilea for this study.

Larry S. 'Bol.irne, The Geography of Heusing. London: Edward Ar-
nold, 1981. p. 115. : o

[}

Russell Ackoff, The Design of Social ‘Research. . Chicago: University
‘of Chicago Press, 1953, p.21. ' .

\



Chapter Il

“RESEARCH DOMAIN AND STHUDY AREA

In"The“Geography of Housing (1981), Larry S. Bourne differentiateﬁ
bet‘ween houging concerns which dominated the.industrial era as opposed:

_ to those of }he post |ndustria| period.

. . tenure and ownership
[ 1) increase 'in homepwnership ‘j) -increased retirement
| rates and recreation housing
| !
1

‘/ r".

R B AR LI RE S I
|

: “TABLE 1 |

. . ) IS 1

Industrial vs Post-Industrial Housing Concerns E

! : ' ' - |

S w5 : - |

i " Industrial - Post-Industrial |

| - f o |

! a) production and a) conservation and 1

: new construction _ rehabilitation |

b) overall housing shortage b) overall housing |

| v . . surplus |

i ¢) minimum quality .building ¢) aesthetic standards I

standards ' |

+d)} housing as shelter d) d|verse preference |

i dominant <

| e) limited hotising forms e) housing as status |

i~ f) high rise vs low rise ~ f) diverse housing forn;#s_ |

i g) declining densities g) m:xed high and low- |

{ ; © rise |

‘ h) distinct types of tenure h) tncreasing densities |

" 1. . and ownership i) alternate types of |

' i

1

|

|

|

Source: Larry S. Bourne, The Geography of Housing.
Edward Arnold, 1981. p. 258.




Some of the categories listed in"- Table 1 aré.ihtérch'angee;bie, as will' be
shown subsequently in the thesis. | | ‘

Iri_ a research topic of t-his hature; it |s éxtremely'_impdrtantltg
have a healthy mix of theory with .statistical procédurés.-- in _thisr‘sense.
the overall philosophy of this thesis is Kantian in" outiook. A Ka‘”r'wtiah :
system of inquiry, as defined by Mitroff and Turoff (1973}, is: one in..
which; o - |

theory:or- general proﬁosit‘nons are built up from data 'and;

“in this-sense theories are dependent on data, but data can-

not be collected without the prior assumption of some theary

of data collection, .... in this sense data depends on theo-"

ry. (Mritr‘off and Turoff, 1973, p. 66) ;o :
Keeping this ‘in rnind,_b/:[,t becomes apparent that a ‘compr‘ehelnsi;.\fe reﬁéw |
of the pertinen‘F Iiteréfure on the subject of conversiori"; of ‘singie-far‘hily:
:jwell'iqgs to multiple units and related topics is nl.e"ées_,sar‘\./. | |

-Resear‘ch on the topic of dwelling colnversioﬁs appears to have
been sparse, especially in geographic Iiteratufe. F‘urt"her", much of‘_what :
has been written on the subject in Canada. is-‘nov-»r either outdated or.
obsolete. This dces not mean that the topic ha.s ‘been ignored - only
thaf_'it has not been examined in depth. o

By way of i.‘i'llust_ration, a recent repoft completed by Damas &
Smith Limited,-as part of a CMHC external research éfaﬁt, contlﬁibﬁtéd'
little useful information on the subject of _hou;ing conversions. ' The re-
port, entitled Residential .Conversions in Ca’nada. (1980), came to the
conclus-ic;n thr;:c for the City of Ottawa, "it is not ‘pbssible tc.) make a re-
| liable estimat-e of 'th_e rate of conversions or .of the rp'otential ofi renting.-

conversion dwellings™.’

- P

.2 Damas and Smith Ltd. Residential Conversions in Canada. - Ottawa:
CMHC Policy Development Division,. 1980, p. 37.
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| Thls statement- appears to have arisen as a r;esul’t of the‘extreme
dn‘flcu!ty of assessmg the rather sketchy records kept in* this regard

by the various governmental bodles . However, the fact that suitable

. data are not readily available did- not preclude the collectlon of - sample

data for the research undertaken herein.

' Fu'r‘ther. and ‘even more important, alithough the aforeme!n\;tioned
‘autho.rj_.;s admitted‘fhat su'li:lwstantiating data did not exist, the report made
_ S;Wéeping éenera“z_ations. One of their assumptions was that 50% of all
housing: units in rpetropolitan e.a‘r;eas are either singie#amily, row or
' semi;aetachgd dwelling._s.- While the title of thé report may bfa relevant,

the contents were. found to be of'iit.tle use in this, study of housing

. conversions.

Thére are a number of sub-topics involved in the Wwider subject of
~housing conversions. Some of the more important ones/are outlined in
Figure 1 .

A

ré
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2.1 CANADIAN PLANNING LITERATURE.

”»

In the early 197Q's many studies on various aspects of housing, ‘includ-
ing conversions, were undertaken by local governments in Canada. En-
suring the ' hlghest and best use" of property was and still is of para-

mount importance in cities such as WVancouver. It is thus none too
. : ¥

_surprising to discover that that city was among the first to undertake

4

studies on higher density land and residential uses. While it may be-
" true that” Vancouver is in a unique position in terms of Ia}ﬁd develop- ‘
ment vis-a-vis its availability, many cities are now facing sjimila@r_ prob-

lems. The City of Ottawa has been 'con‘s‘ider_'ing, for some years, the

idea of allowing housung on, pr‘lme conservation land west of the cuty

“In 1973, the Department of Planning and Civic Development for,

B

the City of Vancouver completed a study of the -economi_c feaS|b|l|ty of

conversion housing in that city. The study came to three important
. - v" ’ ’
conclusions, summarized as follows:-

1.  conversion housing is a major source of low-cost rental accom-

modation in the city and thereby constitutes an important seg-

ment of the housing supply,

g

districty where the process has been most .active have been
close to the Central Business District (CBD},

and finally that:

3. it would appear that the preservatlon of conversion dis-
tricts, and incentives to encourage maintenance and repair
can be justified on conventional economic grounds. Although
sale for high density .apartment sites may bring greater
cash return, ‘the retention of land in conversion housing 1is
an economic alternative ..... although perhaps not as lu-
crative a one for the individual owner. The public. need not

4 The Ottawa Citizen. "Housing -proposed. for former Conservation
Land,” May 10th, 1984. p.27.



recognfze such higher expectations. . (City of Vancduv_er,
1973, p. 20.). - '

Other reports prepared within the same time interval were not as

. convincing that cénversions were totall‘ly acceptable housing alternatives.

‘One such study undertaken by the District of North Vancouver in 1975

s

claimed that "the impact on the community level of conversions. would be

minimal given an improvement in the rental accommodations."® However, -

the impact of conversions without improvement in rental accommodations

was not discusséd.

The Planning Departn;en{ for the City of Vancouver attempted‘to
solicit residents’ opinions on aIIo'wing.éecond suites in single-family
zoned areas. The results of the research were that;

8.2 % of the homeowners sampled 'stéteci that they did want:

suites to be allowed in their houses, 58.3% stated. that they

did not..... 10% of the total single .family homeowners said

that they would move if sdites were allowed in their area.

(City of Vancouver, 1875, p.i.)

“In response to the strongly negative at_‘titu.deks on the part of tf'we
local residents, Vancouver planners were faced vyith three policy op-
tions. First, there was a "do-nothi'ng" position which would a“O\-’v' home-
owners to’continue to‘illegaliy create extra units within areas zoned for
singi-e-family- dwellings. Second, it was fhou‘ght that the answer might
lie in simple site zoning which would allow ckertain’ffﬁro.per’ty owners té;
conve;rt their homes. A third policy option was the possible creation of
c_onversion distmes.. Ultimately, a policy of individual site zoning,

which would allow the conversion of single-family housing into multiple

units, was designed, based upon physical and neighbourhood stan-

5

Distri:::t- of North Vancouver. The Study of Second Suites. Planning
and Property Dept., 1975, p. ii.

it
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dards

The concluswns of the Vancouver report are: partlcularly germane

to the current sntuatlon regardlng housmg in the C‘lty of Ottawa The

authors of the report state

A policy regardlng sultes m' “single . family houses should
thus attempt to recogmze the desires’ of the' people of Van-
couver, but alsse remain cognlzant of the-acute rental hous-
ing shortage. (Clty of Vancouver 1975 p.51.)

" These pollcy optlons evolved from a gradual bmld up of knowl-

edge about the nature of conversion housmg in the City of Vancouver

over a number of years. Before such policy development can be .under-
taken in the Clty of Ottawa, it will be_,necessary to collect b__asic---data
-on the temporal an'd spati.al aspects of past conversions in this city.
'-The purpose of thlS the5|s is to. provude at least part‘of that body of

information.

In concluding this section, two™-other examples are presented to

13

illustrate the range of cities which have been interested in conversion

-

housing in Canada.

In 1881, the City of Thunder -Bay, Ontario, u_'n'dertook"'a compre-

hensive policy study on residential conversions. The report produced

by the study-provides a ‘deep and ‘éxtremely'We!l—expressed explanation
of the conversion process as it- has occurred in that cuty

It should be pomted out that- Thunder‘ Bay (approx 38,600 dwell-

ing units)..is a far smaller city than Ottawa\ (approx__. 258,000 dwelling

units) and its, records on conversions are much more complete and-_aCcu—
.rate than those malntamed by the City of Ottawa
 Of p0551bly even greater consequence for- the fleld and for this

‘*-study, however, was the decision of the CAItY of Toronto to _aIIow second

L~

v
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The Lukermann study is unquestionably the most - comprehensive
piece of documentation, in terms of a casey study and policy options,

~

dealing with this topic. The report came to nume;-ous".cém:clllusions of

which some of the more relevant are summarized in Table 2 .  Any fur-

- t

ther research on this topic should certainly include that report as a
[ - . .

piece of background reading of major importance.

. : : ' . \I
sibility of Accessory Apartments in Minnesofa. St. Paul: Minnesota
Housing Finance Agency, 1982, p. 26. '



TABLE 2

Summary of The Study on the Market and Economic Feasibility of
' ' Accessory Apartments in Minnesota

; 1. Statistical evidence points to a significant
' under-utilization of the existing housing
stock in all parts of the state.

2. Pressures to make more efficient use of the
existing housing stock came from two sources:
demographic shifts and an inability to provide
affordable housing. '

3. The elderly home owner is part of the future
market rather than core to the existing market.

. .4. ~The character of the existing converted stock
- demonstrates that virtually any size or
architectural style of home can be converted, ¢

5. The markgt potential is currently constrained
by local land use and other regulations.

6.° Four types of space have been identified as
"prototypical” for conversion. These include
unfinished attic space, conversion of finished
space on a second floor, split entry and ‘walk-
out basements. . .

7, The accessory apartment unit can produce

' additional rental units with significantly
less capital per unit as compared to new
apartment coonstruction.

8. No significant adverse economic impacts for the
homeowner or adjacent properties have been
identified if the conversion is accomplished
in the same manner described in the study.

Source: Barbara Lukermann et al. Analysis of the Market and Economic
Feasibility of Accessory Apartments in Minnesota. St. Paul: MHFA,
18982, p. '5-9. .

~

B PO
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2.3 NEIGHBOURHQOD CHANGE

Many Canadian planners and politicians are caught'i_n the dilemma of at-

tempting to provide adequate housing for the ‘economically disadvan--

"taged, while trying to maintain neighbourhood- stability. There is no
‘easy solution. The provision of more and more public housing units, in
addition to being expensive, has serious social and economic side-effects

as Bourne (1981), pointed out. |If a policy of more public housing is

!

f0-||OWed, the problems of location become paramount, Wo‘uld homeowners
in Ottawa's Alta Vista or M.;mor Park areas prefer low-income, high-rise
housing in the ‘heart of their communities rather than allowing an eldér-
ty neighbour ta'tu:;n his garage or basement into an accessory apart-
ment or other dwelling gnit?

Some experts on the subject feel that the latter option is more
‘Iikely to be used in the future, and to be more conducive to better
nejgﬁbourhood maintenance, In an article entitled "Rethinking Single-
Family Zoning: - Growing Old in American Neighbor‘hoods,‘" Patrick Hare
(1981), argues that restrictive single-family "only! zoning is prohibitir{g
the use of "untapped housing resources."® As Hare‘noted, "tinkering
with single-family zoning is tinkering with the underpinni.ngs of the
'good life' that many have worked so hard to achieve."® In other
words, while many communities have outgrown the need for large dwell-
~ings, many residents may object to changing the zo.ning policies which
leads Hare to siJggest that an extensive educatior;al program be ‘estab-

o

Patrick Hare, "Rethi'nking Single-Family Zoning: Growing Oid in
American Neighbourhoods,” in: New England Journal of Human Ser-
vices. Vol. 1, Issue 3, 1981, p. 33.

* ibid. p. 33.



lished.

Jacqueline Vischer, of the consulting firm ‘of Vischer- Skaburskis-
Planners,_‘,e'gr;rned the broad concept of .the changi]‘ng suburb in a 1982
planning report prepa;redl. for CMHC. The study entitled The Changing
Canadian Suburb: A Case Study o{ Burnaby BC__, attempted to answer
several questions, of which the fqliowing are cgnsidéred to be most rel-

evant to this inquiry:

1. - What do residents actually mean by the concept of
"density” and what elements of higher density de-
velopment are-particularly threatening to them?

‘.' 2. Do ‘residents anticipate staying in their present
single-family homes throughout the empty-nester
and. senior citizen stage in the life cycle?

3. Are residents actually opposed to or simply naive
regarding the redevelopment potential of their
property either through conversion to two units or
through gentrification and up- grading of detached
dwellings?  (Vischer-Skaburskis Planners, 1982,

© p.26.)

S?me of the findings of her study are directly applicable to this
research. For example, she discovered that many residents would like
to rent as their next form of tenure. Vischer found this sur‘pris‘ing
- giﬁen the r‘esidents""expr‘essed resistance to various forms of neighb-
ourhood redE\:’elopment to want to move into higher density dwellings
(that are cu-rrentiy unavailable) in order to stay in the same neighbour-
-hood."!" Cne of Vischer's more ilmporta‘nt findings, in ter’msldf her res-

-

ident questionnaires, was: '

10 Vischer-Skaburskis Planners, The Changing Canadian Suburb: A
Case Study of Burnaby B.C. -Ottawa: CMHC - Planning Division,
1982, p. 31. '

Y
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Respoedents appear concerned not so much at the increase

in density implied by the conversions, but at the fact that

those who are non-conforming are "getting away with it"

and households who tried to get planning permission for a

duplex were refused. (Vlscher Skaburs_kts 1982, p 55.) - >

The classic body of literature on’ housing, as it pertains to
nei_;;hbourhood change, was written in 1964 by Bernard Frieden and .is
entitled The Future of Old Neighborhoods~ Rebmldlng for a Changtng
Population. Frieden explored the soc:al and morpho]oglcal processes in—
volved in nelghbourhood change in and about New York Clty, Los An-
geles and Hartford, Connectlcut.

‘It was discovered that, within‘the"American .context, there was a’
"striking physicaI\‘adaptation of old housing to meet the changing needs"
of the cities.”*! Except for the City of New York, the dominant process
of the\'rQSO_'-s was merger of dwellings rather than conversien. Merger\
means the return of a multiple unit dv.‘relli'ng into a single-family resi-
dence. It must also be remembered that, as a.result of lthe 1949 Arheri-
can Housing Act, there was an “easing,of housing shortages and over-.
'_ (:row'ding."12 Therefore, during the —llat’eer parf ~of * the 1950's ‘t_he'
provision of extra dwelling units was not- ef primary ‘c‘oncern, at least
in the opinion of‘ some researchers.

The so-called "bapk-to~the~city"" merrnen;c .hes ‘greated supstantiél
changes in the nelghbourhood as it prewously existed. Gentrlflcatlon
or the invasion of trad1tt0nally workmg -class. nelghbourhoods by middie

to upper income households has, in many cases, resulted in the dis-

placement of IowenLuncome residents. This trend is currently at work in

~ -~

' Bernard Frieden, The Future of Old Neighborhoods: Rebuilding for
a Changing Population. Cambridge: MIT Press, 1964, p. 23.

12 ibid. p.23.
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f " . .
Dalhousie Ward |n the Clty of Ottawa Strickland and Judd (1982),

,.questlbn the potentual for the ' back to thé-city” movement s future rele-

vancy. They state that "a’large pogl of unhappy, disgrun.tlgd suburba-
nites: ripe for 'back-to-thﬁ'\_q_ppea[s "‘simply does not exist."!?

~ Wentz aﬁd Irwin (1981) offei‘ the following'. poli(;y option’ to al-

Jeviate some of the above- menttoned problems

Accessory dwelling'urit ordinances could also be used’ as a
tool to assist in pr‘eventmg d:splacement in. some areas
which are undergoing both Block Grant and private market
rewtailzatlon.,...a special permit process which allowed ac-
cessory apartments could create opportunities for some of
these families (low-income), particularly smalier households
to remain in their nelghborhoods (Wentz and "irwin, 1981,
p. 28.) ' : I

Further reading on this topic includes Gale (1979) Gober (1981);
McCann . (1972, 1975); Mor‘r‘is'c;n' (1877); and Sumka and Blackburn
(1982), which. pr‘esent‘ pOéitiOF:IS and findings similar to those" noted

above regarding neighbourhood cf‘lang)e.

i

2.4 .HOUSING ADAPTABILITY

The topic of under-utilization in:the current "housing stock, as well as '

potential flexibility, is an important sub-topic of single-family dwelling

conversions. A major study on the topic of Eousing flexiwfity was com-

' ° : P
pleted by Reid Levenson in 1978. The' report distusses the need for

Canada's housing to be moré flexible to the chlangi‘n'g needs of a_house-

hold's life cycle. After eRamining a '-number of factors, pr‘jmar‘ilyl .demo-
g'raphics and the existing"housir;g stock, it was c_oncluded that:

¥

' Donald E. Strickland and Dennis R. Judd, "Capital :Investment in
Neighborhoods: Theories which inform National Urban Policy in the
United States,” in: "Population Research and .Policy Review. 1982,
p. 73. ' C ‘ ,
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the need perceived will be for smaller dwelling units to fit
smaller households and more adaptations of existing stock
through renovation and conversion to respond to this new .
demand. (Levenson, 1979, p. 12)

.

The whole concept of housing fle><|blllty was first examined semously in

T

' Europe in the early 1970's_ prmc:pally by architects Andrew Rabeneck,
David Sheppard anleeter Town (1973, 1974). While the r‘ea;.sons for
toneern were some'..«.r.hat' di.ffer'eut during that pépiod than in the current
one, it is apparent -that E'urc:;.p.ean ilntere'stu‘ in this‘tc_)pic arose from the
fact that "pr‘e’ssur‘ecnr buildi.n_g ‘costs and pol‘itical production nor‘*m's re-

(LI

sulted in a severe drop in space standards. The I'crugic‘al_ response’ to.

this pr‘essure' was :that o
not only would it be valuable for the fam‘lly staymg in one
house for most of its fife: it would "allow ‘much easier and
'perhaps more satisfactory adaptatlon to the changing gener-
al needs (Rabeneck et al., 1974, p. 699.) .

The toplc of housmg flemblllty also mcorporates the subject of._
smgle famlly house expansuon This prc;ces;, accordlng to spokesmen
" for the Councll of Renovators for the Ottawa- Carleton Reglon is preva-
lent in many older suburban areas of Ottawa. S:ngle‘famlly house ex-
pansion was studied i_n 1983 in the City of V'ancouve.r'i. That study con-
sidered 100 residences which were expanded in ‘\;ears just :prior‘ to
completion of the study. IE was found that a 1arge.nurnlg‘er‘ of empty-
uesters were expanding their hbomes. It was discovered that those who
were expanding living space already odw‘:'hed homes of 1,800 or more
square feet. It is apparent that mainly economically secure households

were involved in this process and that, in all 'Iikelihood,\they were do-

ing so to increase the investment they have in their homes. The pro-

L

Andrew Rabeneck et al., "Housing Flexibility,” in:  Architectural
Digest. Vol. 11, 1974, p. 698. ’
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cess of smgle family dweilmg expansion, in the Vancouver casel-at
Lleast seems to be aggravating the problem of hous.lng under- utlllzatlon
by creéting more space per person than existed at _the time of expan-
sion.

’

In Ontaric, the subject of hotsing 'und'ér-utilization ‘has become a

major concern of the Ministry of Mu'n‘icipal Affairs and Housing. In

198_, the Ministry completed a llterature revuew entntied Making' Better

use of the Existing Housing Stock. The following year the Ministry, in

“conjunction with the Association of Municipalities' of Ontario, commis-

sioned Klein and\- ars and a number of other consultlng groups’to un-
dertake a study Jon the topic o esidential intensification and rental
housing'cor)servatlon.

The result was an eleven-volume report, of which Part 1 (the
summary) is of most importance to this research. Much of the r‘epbrt is
"of use to this study |n a macro Ontario picture. Despite the fact that
there were several pages missing from the-report, it appears that these
E groups of consultants did a.'thoropéh job~ in examining the problem.
Since the sQ}nmary of the report. covers over 90 pages, it would be a

gf‘eat injusiice to attempt to further summarize the report in the limited

context of this thesis.. Other researchers examining this topic are ad-

vised to refer to the full set of findings contained in the summary of )

that study.
Wellar (1975) stresses that within the whole aspect of housing

adaptability is the guestion of eq.uity, that is, the financial situation of

a homeowner versus the right to housing. For example an. empty-nester

household might be occupyinlg more space than needed, while a Ig;s af- -
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larger hoUsehold is in cramped quarters. This is a central ques-

tion m the housmg equutablllty debate

1nst|tute of Urban and Reglonal Development

In 1983, Martin Gellen completed a worklng paper for the (U S )

entitled Underutﬂ lzatlon

in American Housing:Residential Space 'Standards and Social Change.

Gellen

states that:

not only are conversions cheaper than conventional new

. apartment construction. Insofar as conveérsions are a form

of infill, they require. . no addition to the infrastructure’.

Conversions also involve lower social costs in that they
cause no displacement in contrast to demolition and develop-

- ment to higher densities... our housing stock was built for
or adapted to meet the needs of .a population with larger

and more stable householids than we now have or will have
in the future. This mismatch between housing’'need and
housing supply cannot be corrected by an increasing rate
of rep‘[acement (Gellen, 1982, p. 256.)

The bulk of Gellen's work has been key background reading for this

thesis.

(1980);

2.5

Soen (1979) and Hare (1981).

DEMOGRAPHICS o

‘Other works on the topic of under-utilization would include Baer

According to Divic (1981),'demographics play an extremely importa'nt

and signifi:ﬁr:: role in determining housing demand. The term demo- :
graphics means
ture.”

the way they were in the not-too-distant past.

"population dynamics and its evolving form and struc-

'* What is clear is the fact that demographics are changing from

dealing with housing and demographics include Fallis (1983);

(1981);

15

ba

George Sternlieb et al.
Planning and Markets in the 80's.

n Policy Research. 1981, p. xiii.

Key pieces of literature

Divic

Bloom (1982); Teras (1981.); Morrison (1977);“Fisher and Gra-

Demographlc Trends and Economic Reality:
New Brunswick: Center for Ur-

-

e~
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ham (1974).' 'Brc;wh' (1951.); Doling (1976); Steele t1979); Kristof (1968); ‘
Gober (lgi) and Sternlieb et'al (1983). | o

- Two compr‘ehenswe studies on: the subject of housing and the
smaller household 'were- com;aleted by Miron (1983) and Miro'h and Sc‘,_}_\iff':
(1981). The fi'r'slt fepor.t '(;it‘es that trends of decli‘ning fer:tility, increase
" in It_)ne-parent familie_s, rising ag;e_ of marriage, a desire for more priva- -
cy, deﬁlining mortality‘anf.i i_ncreasing"affluence- have played vit'al roie's
in not only the decline of tJhe'la.rge family but in the fundamental
changes_.in Can-adién societ;/. Mirdn. (1983), hesitatesD to -dr‘aw policy "im-
plications in his work and simpliy suggests five areas of conce..rn-. .AThese_

can be summarized as follows: °

=
1} encourage thé. movement of young famllses into the
’ inner core of metropolitap areas. .
2.  encourage empty-nesters to downsizée their housing.
'
3. analyse the change in type of accommodations indi-
cated by ‘the decline in average househo[d size.
4. encourage the construction, renovatl_on or ‘conver-
. sion of the existing housing stock to .better meet
these emerging housing demands.
5. encourage better housing designs. (Miron, 1983,

P11

[

It is clear that the decline in the size of the average household has and

will continue to play a key role in future h'oursing research. It is, how-

PR

ever, questionable whether empty-nesfe_rs need to ;'déwnsize" by moving
from the dwelling which they occupy. Miron states that, by doing so,
empty- nesters woqu ee up larger hou"sing units for the. "baby béom- '

ers”. This is |ncon5|stent with another portion of his report in which

L

he foresees a rapid increase in smaller households, and from which it

would follow that the need for larger hduses will decline.
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"

Miron _and Schiff (1981)" profiled empty:nesters in Canada and .

their potential impact on housing. Among their conclusions they state

'that:_

it is. recommended that innovative housing forms be devel-
oped for empty nesters. This should include renovation of .
‘existing stock, zero lot line development and infilling. (Mi-
~ron and Schiff, 1981, p. ii.)

An a seminar arranged by Statistics Canada,'® Aaron Spector and
Fran Klodawéky sfressed the need for better housing for the in'cr'e:asing

number of single-parent households in Canada. Tﬁey,p_gint to the ever-

i_ncreasing divorce rates as a major cause in the rise of this type of

-

household in recent years. It is cIe‘ar that lone-parent families will play

a fundamental role in shaping future housing. demands. The question

remains as how and when do we prévide housing for these people?

It is clear that all aspects of the demographic transition must bé

considered when attempting to develop a pdficy concerning the conver-
(‘

sion of single-family dwellings to multiple units in the City of Ottawa.

-

2.6" - RESEARCH METHODOLOGY LITERATURE

Y

L_ite_nétuﬁé concerning research methodologies employed in the study of

- o~

housing change was examined. Much of "this _literature is American in

‘origin and thus not completely pertinent to‘fCa.nadié_n research. Fer ex-

amp!e,,-U.SI_féderaII government agencies, most notably the Department
of Housinhg and Urban Develbpment (HUD}, conduct annual housing sur-
vefs-whfch'are very comprehensive in scope. There is currently noth-

ing gomparable in the Canadian sphere of research.

[N

1¢ Statistics Canada Seminar, "The Housing Needs of Single Parent

Households," Ottawa, Feb. 15th, 1985,

L
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Bradbury ¢1977), develop d a sophisticated econometric model

wwhich attemgts to accurately predict a given number of single-family,

multi-family and apartment units that have the potential for conversion,
[ ]

- Bradbury's formula, as it pertains to single-family dwelling conversions,

‘is outlined in Appendix J.

Much of the methodological procedures used in this thesis follow

WY

the concerns and aspects raised b\) Morrison (1978). Future researchers
~of Canadian housing should consult this key source. Other ‘sources

which were wvaluable in the completion of this thesis include Apgar

(1977); Becker (1972) and McGough {1983).
Most of the literature on convérsion of single-family dwellings to
multible units stresses that neighbourhood change, housing under-utili-

zation and flexibility, and demographics are indications that the poten-

+*

tial for single-family dwelling conversions is unlimited.

The subject of housing conversions does not fall entirely within

the the scope of either of Bourne's subject lists ‘mentioned at the begin-

~

ning of this ¢hapter. The topic covers a wide spectrum, especially for

[P T ow

the City of Ottawa. '

2.7 STUDY "AREA DESCRIPTION

In recent years the local print medium has contained expressions of

concern about the City of Ottawa's shortage of low to moderate-income

‘ Bousing. Of . particular note have been articles dealing with efforts ‘of
. b . .
consuiting firms and special task forces. The general public has also

been consulted on possible solutions to the problerﬁ. The latest attempt

involves a task force under the direction of William Teron. a local de-
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veloper. ThQS‘far, Mr. Teron has come to the conclusion that the pri-
vate develop.er must play a vital role in solving housing probléms - not
too surprising a conclusion given the source. Previous to the establish-
- ment of the task force, the Toronto-based firm of Barnard and Associ:
ates was contracted to examine and propose solutions to the housing
situation. The result of that research was disappointing since.it only
reworked old data and came to.no clear solutions regarding the housing
problem. o
This thesis makes no pretensions, therefore, about solving the
'housing.problem in Ottawa, a complex subject wéll bevond the scopé of
a Master’'s thesis. It is hoped, however, ;chat it will contribute substan-
" tially, first, to a compr‘ell‘uénsic_)n of the conversion process as it has oc-
curred in Ottawa and, second, to assessments. as to whether or not
con'ver:s'ions have had a 'favour‘able impact on Ottawa's communities” In
bartic.ular,l in this latter r_eglard, is conversion as suitabie an alternative
as the literature seems to imply? 7

The "housing problem"‘ in the City of Ottawa has been part of .the
larger "urban problem” currently plaguing many Canadian cities.*? The
issues listed bel'bw are worthy of elaborat'ion, if only briefly. For the
past few years the main housing concerns in the City of Ottawa can be
identified as follows:

1. the high cost of housing;
2. continui{jg fow vacancy rat;es;

3.-  whitepainting and dwelling mergers;

'7 The Ottawa Citizen.  "Cities need $12 Billion to Fight Urban Rot:
Report,” Jan. 18th, 1985, p. 7. '



4. problems concerning future housing construction;
3. .the politics of- housihg, t'h\ét- is, dssagreements among the dif-
_ferent levels-of. government as to whlch Ievel has the authorlty/

responsibility of resolvmg the housing probiem.

6. a lack of housirg for low to .’-‘T‘..Ode'r'a.té‘-incorhé households

: 2._7."1_' Thé"H"i'gh Cost of Housing ) |
o _ The Real Estate Board. of Ottawa- Carieton stated that th& average
. :-cost of a dwellmg was $102,084 for "the year 1984. Thls made "Ottawa's
‘hou_se_prlces among the highest in Canada,"!® due"in part to, the short-.
age of dwellings in general, according to Board .offi;:ia!s;" This state-
ment, however): diverged cénsiderably from (;_MHC'S';?cIaim that Ottawa
was the "bright spot in the dismal housing plcture 1"

Associated wnth the hlgh cost of housmg is the matter of high
rents . Indeesﬂ, some of the units provided by Clty Living (‘th,e City of .
Ottawa,'s” Non - Profit Housing Corporation) are renting at prices beyond
what m‘.any:f'amy‘i,es can';affor_d,,and-r-_ther'efor'e, they have little Vo‘ption but
to r_emain- tenant‘s‘." It’w-as discovered that, cﬁu_e to_\ strict leligibility
guidelinxes‘-r,- a "lfémily would have to earn betQéeh 526,()00and-’§.31,—‘()00‘ to
move i.nto‘.‘oﬁé'of;.the City Living l.mlts,:*D Thé l‘o_weri'ng-.of rents ,.w.fas'
not a policy option cor{sidered.- Rental ;'u"n.its av.ail'able'z in the ‘p".rivate
market at the present time-eit.her‘ r.:,ommand much higher rent, or a‘re not

up to the standard of those provided by Cfity Living.

18 The Ottawa Citizen. Jan. 24th, 1985, p. C9.- . o )
1" The Ottawa Citizen. July 11th, 1984, p. 47.

2° The Ottawa Citizen. Dec. 2nd, 1983, p. 19: e
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2.7.2 Continuing Low Vacancy Rates

For the past two years, the "(‘Zity of Ottawa has had a vacancy

rate of around 0.3%, wher'é.as a vaéapéy ra.;cga of 3.0% is ;:I)nsidéried to"bg
normal by most housing ana_l\,/.sts."1 CMHé personnel are "not' -f;r‘ecast—
|ng a substantial .improvement in ‘the near future."?? Devélopers argue
that the only way to increase the humibers;qf‘:rénta'l‘ accommod;ltiqdn"'-'-is f-o-;
© remove prox'rincial rent control legislation. fhe -the'm;y is'that:.[f land-
‘lords are permitted to charge profitable rents, more and more develc’ip—-
ers would be interested in constructing rental units.?’ Tlhe other side -
of the érgument stresses that, without controls, rents wi‘ll be so exor-

bitant that a substantial increase.in the number of homeless could oc-

cur. 2"

2.7.3 .Whitepainting and Dwelling Merger;c,

Another reason for the shortage of low rert dwelling units is th_g.
trend toward whitepainting and the merger of for'mer\[y con;ferted- (l‘:i‘v\‘féll,\-
ing.s. This process is purrently taking p/lzu:e in the Da‘[housie and -Hiq—
tonburg areas of Ottawa. Renovations in these neighb&ﬁrhoodﬁ are dié;—
placing the former lower-income residents. The newer residents tend “to
bring with them differe‘nf lifestyles. One renovétpr in thé Dalhous:'ie

community said of her neighbours "but it's blue collar people.... it's so

unfortunate we have nothing.to share. Their life is so di‘fferent froh

From conversations with Mr’ Dan .Gurrette, Housing Analyst with
Canada Mortgage and Housing, (Ottawa Office) . .

%

NS

s

*? The Ottawa Citizen. May 19th, 1984, p. 1.
*’ The Globe and Mail. Febuary 28th, 1983. p.7. .

I* The Ottawa Sunday Herald. October 28th, 1984, p. 37.



mine."*%

The gentrification process is also adversely affecting the housing
situation for students in the Ottawa area. "The whitepainting of tradi-
;ti_ona! ‘'student ghettos’ such as Centretown and the Glebe by young ur-
ban professiopals has |eft few options for students sear_'chinlg for afford-

26

able. housing.” Conversion of rooming houses into single-family

residences or bed-and-breakfast establishments is a further partial

.cause of the housing” shortage. One policy option to help halt this

- trend is to simply not permit it to occur, which is the objective of a

-~

amendment proposal burrent[y before the Ontario Municipal’ Board. This
amendment, if passed, would not permit row housing to be deconverted.
While this might maintain some low-income housing units, it would not
create any additional ones.

in 1980, city pldanners firstA proposed a policy of not allowing.
rental property to be converted back into owner-occupation. City coun-
cil, being divided on the issue, would not allow the Official Plan to be
amended. A current problem in.  Ottawa's Overbrook neighbourhood
(Figure 7)"<indicates that city planners wére correct in foreseeing that
a problem V\yas Iik.ely to occur. . —
The ‘issue :i-n Overbrook revolves around the question of whether

or not the owners of several rental units should be allowed to return

their properties to owner-occupation in such a tight housing market.

As of late 1985, the answer to this question lies with the Ontario Mu-
" nicipal Board (OMB). Since the Official Plan és/ulever amended, the

.

— . -

25 The Ottawa Citizen. July 28th, 1984, p. 79.

z6

The Fulcrum. OQctober 25th, 1984, p. 14.
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case for the landowners is very strong, according to Stan Wilder (Plan-

ner for the City of Ottawa).

2.7.4 Problems Concerning Future Housing Construction

The solution to the housing problem, as perCeii;ed ‘by many pri-

vate developers, is to éonstruct more housing on the periphery of the
city. One such plan would see prime conservation land used for hous-
ing.?7 Such units woﬁld undoubtedly not be within the financial reach
of lower-income familie;. Adother problem, as it relates to further new
dwe![ing construction in _Ottawa, is the inadequacies of the infrastruc-
ture, particularly sewage treatment plants. All housing developments in
the western part of the eity have rer':ent!y been put “on hold" because
" of the aboye—mentioned in-adequafies. This, in turn, will undoubtedly

make the current housing shortage even more acute.

2.7.5 Political Disagreements

The print media. reports in considerable éatail about the politi(fa]
disagreements that occur within the various levels of govérnment witi.w
regard té solving housing problems.

At the local Ie.ve'l, ideological aifferences among the members of
Ottawa City Council have, in large part, contributed to the current
"housing problem”. Council membérs who tend to be more conserva;cive_
in their decision-making see no reason for the City to deal with the

"housing problem”. Other council members who tend to be more socially

aware have been stymied by the conservative attitude. The previously

.’

7 The Ottawa Citizen. May 10th, 1984, p. 27.
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‘mentioned ;')ré'ble'rin concerning the conversion of rental accommodation in
Overbrook is a good example of political.infighting. [t should be pointed
out that such infighting at the local level is not a recent phenomenon

but has ‘existed, to a certain extent, for quite some time, as Andrew
(1951], suggests.

At the p?oyincial level, therpolicy of rent controls has been high-
ly contentious since its inception.?’ Debate over the pros and cons of
this p‘o.licy will undoubtedly continﬁe régardless of whether or not it re-
mains as a body of legislation.

in terms of federal sresearch, policy and programme initiatives at-
tempting to deal with the housing problem have been numerous. Unfor-
* tunately, not all federal:ijnitiatives have been efficient.®”.1n any event,

an analysis of federal housing policy is well beyond the scope 'of this

body of research. , v

2.7.6 A Lack of Housing for Lower-lncome Households

This problem is, for all intents and purposes, a result of the above-
mentioned, five. The lack of affordable.housing has been acute during
most of the 1980°s. Ar'_thur‘ Pope, the Commissioner of Social Sérvices
for the Ottawa-Carleton Region, stated that, for the year.1984; "an av-

erage of 86 families and 530 single persons per month needet.emergency
? F

housing.”*" According to Pope, "until we start creating low-cost accom-

~

** The Sunday Star. "Rent Controls:Davis Can't Let Go of Tiger's
Tail,” Nov. 21st, 1982, p. F3. - '

22 The Ottawa Citizen. "Housing Program Not-Efficient:CMHC Study,”
Dec. 2nd, 1983, p. 19.

3% The Ottawa Citizen. Oct. 10th, 1984, p. Bl
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modation, thg problem won't go away."*!

In summary, it is evident that Ottawa is, by all staﬁdard rﬁeas~
urements, suffering from a severe housing .problem‘, which is not of re-
cent origin. Based on the findings of numerous, studies, a partial solu-
tton mayl_lie in th: conversion of single-family residgnceé to multiple
units. H0wever, befc;re such a solutlon can be seen as belng acceptable
to all concerned, it will be necessary to examine the nature of housmg
conversions as they -have occurred in Ottawa in the past several years

and to predlct the future impact of the conversion process

"' The Ottawa Citizen. Dec. 31st, 1983, p. 11.
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Chapter |11

PRACTICAL RESEARCH DESIGN

Ackoff (1953), wrote what many now consider to be a classic statement
on social research methodology. The text, entitled The Design of Social
Research, lists four key components which must be included in any sig-
nificant body of research. These components are a sam;;Iing design
(Sections 3.1 and 3.2); a statistical design (Section 3.‘3); an observa-
tional design and an operational design. Research for rthis study incor-
porated all of ;chese components. For example, data was sampled' from
building permits, assessment rolls and MLS information. Statistical pro-
cedures(factor analysis and multiple regression) were used to analyse
the sampled data. In terms of the obsérvationall design, lsince no usable
or accurate data existed on the topic, this information had to be col-
lected f'r-*om a number of sources én a first-hand basis.

The operational design was probably more important in the thesis
proposal stage.. By the term "operational design”, Ackoff refers to the
necessity of setting up research in such a manner that it can be accom-
plished effectively, that is, in a reasonable amount of time. “The sam-
pling and statistical design requirements, however, need elaboration. '

The purpose of this thesis, to put the research design in con-
text, is to examine the process involved in the conversion of single-
family dwellings into multiple units. The factors involved in the conver-

sion process and their potential future impact are suggested.

.32 -
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To accomplish the objectives as set out, a practical research de-
sign was developed. This design is expressed in Figure 2, which re-
lates the data base required to the geo-statistical and research design

aspects of the study.

3.1 . THE GEO - STATISTICAL DEFINITION OF THE PRACTICAL
RESEARCH DESIGN .

In terms of the geo-statistical requirements of the practical research’
design, some points merit elaboration. The geo-statistical basis of this
study was Stétistics Canada census tracts. Because of census tract :
boundary changes over the years, direct spatial _and temporal compari-
sons ‘are not alwa\./s possible. For the Otta\«..'a area, however, the
boundary changes have been minor. In fact, the 1981 census tracts
are, in some instances, simply sub-divided 19?1'census tracts.

The collection of adciresses associated with conversions allows the
placement of the.properties within the appropriate census: tracts. This
procedure was particularly‘ diff'icuit where the‘subject property was on
‘ the boundary between two census ltracts (?igures 3-3). However, by
using City of Ottawa 'Ass‘essment -R;Z)[IS' and _Maps, as well as the 1981
Census of Canada Street Directory, it was possible to place sample

properties in:the appropriate tracts.
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THBSIS PROPCSAM

Trends & Implications of Converaiona from Single Fam“;
tp Multiple Pamily Dwelling Units $n the City of Cttewon

WE515 RBSBARCH DBSIGN

Statement of Problem: The City of Qttawa in tt:rrrenlly suffering from a low vacancy rata. The subdivision
of larger underutilized housing offers o partial molution to the housing problem

in this City. The objective of the thesis is to oxsmine the conversion procese i
from 1951-1984 mnd then attempt to predict where. when and in what nusbers
convaraiona ere likely to occur in the period 1984-]19%4. A
1 ' ’ ?
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Operataonal Terma for the Thenia 0y 9 [hcquisition of dato from . ié
Cjty of Ottawn Amsessment Aolle El[ "
1o ikcquhitmn of data Trom : . 15
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+ - "
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»Data, Jables. Waps and Raw Dato for
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Derlvation of: N
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Interpretation and Synthesis of Pindings
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Figure 2: = A Diagramatical Representation” of the Practical Research
. ' Design.
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32 DEFINITION OF A DATA BASE

The empirical component of this stud.y requir;ed the collection of data
from a number of sources. Morr;isI:Jn (1977) outlined yarious data sourc-
es that can be utilized when examining changés in housing stock. Some

of these sources have been considered in the Practical Research Desigh

and are included in Figure 2 .
4

Data sampled from the Population arId Housing Characteristics of
the 1961, 1971 and 1981 (.Zgnses--"of Canada is represented by Box E of
Figure 2“. - The+~variables used in each censues analysis, as vIaeII as hy-
pothe§ized outcomes in t'erms of rates of single-family dwelling to multi-

ple units conversions, are shown in Appendix C. The variables were

selected on the bases of a review of existing literature, and conversa-

tions with persons directly involved in housing research. In order to
examine the nature of conversions, three main sources of data needed

to be consulted. Two of the.-sources were City of Ottawa Building Per-

mit and Assessment Roll records, as well as the MLS service offered by -

the Real Estate Board "of Ott;'-l-wa-..Car‘Ieton. Problems associated with
these data sources are diécussed in Appendix H.

- The third major source was Canada Mortgage and Housing Corpo-
ration, and the housing data acquifed included those on wvacancy rates
and Ijouéing starts for the CIty of Ottawa. Data on building permits and
conversions for the City of ,Ottawa -were extrapolated from Statistics
Canada materiaI maihtaingd_by‘the Construction Statistics Division and

O

were a fourth source of information.
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Data from the Ontario Ministry of Revenue were not available for,
as Morrison (1977) points out,. "this is a confidential file not legally
open to the public."?? For all intents and purposes then, Box J of Fig-
ure 2 can be deleted from the practical research design.

Monthly records of building permits for the years 1961 - 1984
were examined and subject dwelling addresses were extracted.‘ A ran-
dom sample of data was.taken from the Ass‘essment Rolls for the vyear
| ending Decem'ber, 1983. MLS-Iiéted dwellings that were sold in
1983—1584 were also randomly sampled. |

Infor‘rnation gathered from Assessment Rolis and the MLS, while
indicating whether or not a property is multi-family, does not shéw
when the conversion took place. To extract this information, Mights
City Street Directories w;r\e-cpnsu‘lted. All sample addresses from each
source were set up so that conversjo'n‘s would fall into the following time
periods: -
1.  Prior to 1961
2. Between 1961 and 1970
3. | Between 1971 and 1980
4. Between 1981 and present(1984)
~ Appendix D ‘contains this information. It should also be pointed out

that conly first conversions after 1961 were used, thus ignoring any de-

conversion or merger processeg———— -~ —~
.

'? . Philip S. Morrison, Data Sources on Residential Chaﬁge and the
Fivusing Market. Toronto: Centre for Urban and Community Stud-
ies, 1977, p. 2.
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3.3 STATISTICAL PROCEDURES

.The pr‘oéedures of factor analysis, as explained in Appendix G, and

multiple regression were used to analyse the data collected from the

-

various - sources mentioned above. The reason for selecting ‘these pro-

cedures is explained as follows.

Factor analysis, as a statistical tool, is ideal when a researcher is
confronted with a large number of variables, which he/she"wis'.h'es to

reduce ‘to a few inter-related factors. To determine the various .socio-

economic factors involved in the conversion process in the City of Otta-

-wa,  an extensive factor analysis was necessary. The simplest form of ™ "~

factor analysis ‘(principal-comporient') was- used for this purpose. Fac-~
tor analysis does hot, however, determine either the strength or direc-

tion gf a relationship.

-

Multiple regression- analysis (step—wisej was chosen for two l"aa_-_,-‘f

sons. First, it would determine whether or not a statistically significant

linear relationship existed between rates. of conversion and the identi-
' »

fied factors. Second, the role each factor played in that relatichship
would be determined. An analysis of residuals was not undertaken due

to time constraints. The data was normalized'before the analysis was

F R

" compieted. 2

The first step in the procedure was to hypothesize what the fac-

tor values (high and rlow‘) would indicate in terms of single-f.amil‘y to

“multiple-family dwelling conversions. The second step invoived the pro~ =~

cessing of a factor analysis program using the s_elected”variables. The
program automatically identified the ciusters of wvariables. The third

5
step involved identifying the prime variables in each factor and inter-

>

" preting them in terms of the prior assumptions regarding conversions. .
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A factor analysis was undertaken for each of the census periods.

By examining the identified_; variables it can be _déterminéd whether or

=

not the overall factor would be indicative of an area prone to conver-
sions.- The factors were delineated on census maps and compared with

similar maps showing the number of conversions in the temporal periods

selected. A multiple regression was undertaken using conversion  rates

as the dependent variable and the derived factors as the' independent

variables. A second factor é:halys‘is was undertaken for ‘the census
. ' / ’

tracts which had a proportionally large numbSP of single-family to multi-

ple-family dwelling conversions.

\\

N

4
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- Chapter 1V

INTERPRETATION OF RESULTS OF STATISTICAL
' ANALYSES

The results of the factor dnalysis ,were, in some cases, quite revealing
although in other imstances confirmation of expected outcomes was not

forthcoming, as discussed below. It is important to note at the outset

Fa

- that, in the latter regard, this can be a positive outcome reflecting

consistency with what was learned from the literature search and prior

L

efforts. An .par‘ticular‘, it must be remembered that the variables were

.all chosen 'with some prior expectations vis-a-vis single-family dwelling

’

conversions (Appendix C). It should be pointed out that all neighbour-
hoods mentioned herein are indicated on Figure 6 .

)

r

4.1 .. FACTOR ANALYSIS {1961)

Factor ana[yéis of 1961 data incorporated all fifty census tracts and

;- thirty-two variables were utilized for each tract. Appendix C lists the

' .
details of the factor variables and their interpretation in regard to sin-

‘glé—family dwelling conversions. After running the program and an as-

sé'r':i_ate\d-scree diagram, it became evident that three fadtors were sig-

nificant. Each of these factors, as well as the conversions prior to

»

- 1961, is mapped on Figurés 7-10.

" Factor 1, which actounts for 31 % of the variance, identified the

following cluster of variables:

”

-

1. larger househblds; ,
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2. newer dwellingg;

3. married couples;

4. rﬁiddle—aged pérso.r.ts;

5. persons of British origin.
All of these variables are indicative of an area where there would be
few'conversions of the kind examined in this research. Census tracts
with a high. negative loading on factor 1, on the ;Jther hand, would be
more likely to have single-family dwelling conversions,

By examining; Figure 7, which depicts the spatial limits of Factor
1, it can be seen that, ip general, the census tracts highly loaded in a
positive manner tend to be on the fringe areas of the city. The south-
ern and western sections of the city, were highly loaded in a positive
fashion with variables of factor 1, more so than other sections of Otta-
wa. There were no census tracts highly loaded in a negative fashion,
but there were several with moderately negative loadings. Tracts which
fit the latter categrory are 4, 15, 16, 17, 19 and 32 and tend to be lo-
cated near the central business district. There were definite clusters
“around the Sandy Hill and Lowertown neighbourhoods.

In terms of the sample of conversion éddr‘esses collected and used
for this study it was found th;;t, for census tracts with over 11 con-
versions, only 3 also had a negative loading on factor 1. Tracts with
at least a moderate negative loading (Sandy Hill and Lowertown) had
one or more conversions during this time period.

Thus, factor 1 does not appear to indicate a notable tendency to-
wards single-family to multiple-family dwelling conversions for the time

period 1961 and earlier.
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Factor 2, which accounts for 21% of all va;:ia_nce of the vériables
uﬁed in the factor analysis a-nd th-us iéss sigﬁificant than factor 1 (31%
of the variance), is represented by the following chl_lslter of variables:
1. persons 55 years of. age and over;
2. widowed persons;
3. significant population change 1956-1961;
4. . single persons.
All of these variables could indicate an area subject to conversions
based the a;sumptions set out in Appendix C. The incidence of old-
er people and widowed persons indicates an older established area, -or
the ex.isteﬁce of empty-nesters. These people, like single persons, re-
quir'e: less liv.ing space and might' be living in converted dwellings. The

change in population might indicate an influx of people intc an older es-

tablished area. in combination then, areas with a high positive loading

on Factor 2 would be an indication that conversions were prevalent.

From the factor 2 map (Figure 8), it can be seen that census

tracts 38, 24 and 14 have- a high pesitive loading on factor 2. Inter-

'estingly, census tracts 38 and 14 had a relatively high number of sin-

gle-family to multi-family dwelling conversions prior to 1861, which is
suggestive éf a relationship. Of the 15 census t.r'acts with 6 or more
conversions, 13 of them were positively Ioa;ded on factor 2. Census
tra;:t 46 was the only one wjth a high negative loading for the factor in
1961. As far as the sample data revealed, it did not have any conver-
;ions .prior to 1961.

The variables factor 3 identified do not lend themselves to easy

interpretation. It may, however, be deduced from somé of the wvariables
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that areas highly loaded on thi.s factor‘ wouid be areas prone-to conver-
sions.’ The variables factor 3 identified include the following:

1. dwellings built before 1946;

2. - occupancy of more than 10 vears;

3. easy aécéss to the CBD:

4. occupancy between 3-10 -years;

5. occupancy between 1-2 years.
Factor 3 appﬁars to identify areas which are older and gstéblished yet
going through a period of transition, as is indicated by the various
levels of occupancy years. Census tract 30 had an unusually high fac-
tor score on factor 3. This tract is in the Dalhousie ngighbourhood di-
rectly west of the CBD and Centretown sections of the city. Census.
tract 30 had a high number of conversions in the sample data prior fto
1961. There were 17 con\;er‘sions which occurred in that census tract.

Census tracts With the greatest number of conversions include 33,
34, 31, 30, 21, 27, 38 and 14, and are Iocatedb in the néighbourhogd&
known as Mechanicsville, Hintonburg and ‘Dalhlousie (Figtjre 6). In order
to determine some of the factors these areas have in common, a second
factor analysis was undertaken using only census tracts with a high -
proportion of sample dwelling conversions. The eight tract_s' listed above
were the ones seleﬁted for this second procedure. |
There were two key factors utilized in this second factor analy-

sis. The first factor identified variables associated with areas expe_t_:'ted
to have a low rate of conversions, that is, middle-aged couples, Iérger
“households and a high proportion of married people. Census tract 38 in

Westboro was highly loaded in a positive manner on factor 1, seemingly

-
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contradicting the sup.position that areas with these characteristics would
have a low number of conversions. Census tracts 21 and 27 were neg-
atively lcaded on this factor. The tracts with the highest conversions
did not rate high on either the positive or negative intervals.

Factor 2, in this second analysis, identified a cluster of wvariables
which included access to a university, large numbers of apartments and
a media;\ occupancy of less than 1 year. Census tract 14 in Sandy Hill
had a Eigh positive loading on this factor,- mainly due to its nearness to
the University of Ottawa. One may surmise .fr‘om the analysi.s thaf this
district has had a large number of single-family to multiple dwelling
conversions. )

v ¥

In an analysis of census tracts with a high number of dwelling
conversions, tract 33 had 64% people of Fr‘encﬁ ethnic origin. Tract 34
had 6.2% population of persons-of Italian extraction. Hou;-:ehold tncomes
for the year 1961 were average or close to average for the city.‘ The
value of dweliings were, however, an average of 15% lower than for the

city in general.
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. TABLE 3

Varimax Rotated Factor Loadings for 1961 Factor Analysis

variable ‘ Factor 1 Faector 2 Factor 3
Persons per household 4 + 0.952%0

Married pereons . 0.93502

Age of Dwelling after 1945 0.92968

Permons aged 35 to 54 0.91351

British 0,8948]

Persons oged 15-34 ©° 0 0.86083

Pop. differance 195661 D.B4525

Persons nged 55 « 0.93430 i
Widowed pereons \ 0.90423

Populetion 19%6 0.82401

Single persons 0.81161

Age of dwelling prior to 1920 ' 0.97481
Occupency of more than 10 yesrs G.95863
Access to the [BD )

0.94736
Occuwpancy 3 - 10 years 0.BBBBY
Occuponcy 1 - 2 years 0.86360

TABLE 4

Varimax Rotated Factor Loadings for 1971 Factor Analysis

Variable Factor 1 ‘(ncwr 2 Factor 3
}

Nor-migrante ' 0.95511

Merried pereons as of 1971 0.9455)

Population 1971 ‘ 0.590333

Age of persons 3-54 0.8%9860

Owner occupied dwellings 0.88131

Personc per household - 3 0.87057

Persons per household - 4 '+ 0.86511 i

Pereons in school 0:.85419 B

Non-femily members in household 0.93058

Persons per howsehold - 1 O, 92289

Apertment unts 0.91443

Tenant Occupied dwellings C.B84574 .

Age of dwelling after 1960 0.65609

HMigrant from o different {MA . 0.82208

Populstion difference 1961-71 ) 0.616%0 -
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4.2 FACTOR ANALYSIS (1971)

‘
’Between the years 1961 and 197l1, some factors remained rel‘atively sta-
ble, while othersi changed quite dramatically. Three factor.s were iden.-
tified and mapped, along with conversions which ‘occured between 1981
and 1970 (Figures 11;]4). For example, factor 1 identified variables
which ar"lei-ﬁsﬁimiiar‘ to those for factor"w1 .of 1961 .‘ The variables identifiggd
are as follows:

1. non-migrants;

2. married per‘son's';

3. higher than av_'erage population in 1971;

4, persons aged 34-54;

5. ownel occupation; -

6. large households, ¥
Factor 1 identified areas which: on the bases of the assumptions set
forth in Appendix C, would not be suspected of having had a high
number of dwelling convér‘sions. The census tracts with a high positive
lgading on 'factor'l include 11, 26, 32 and 33. The first two tracts are
in suburban sections of the city wrhi‘l_e the latter two are within rthe
Westburo and Hamptc'm Park sections of Ottawa.(Figure 11)

Areas with a high negative loading on this factor would have sev-
eral conversions, according to the expectations that were set up before
the factor analysis was run {(Appendix C). Census tracts loaded in this
fashion include those near the Central Busine:ss District (CBD), the
University of ‘Ottawa and parts of Manor Park (Figure 6). The census
tract which includes Manor Park’ {number 60) is not really representa- ————-

. ) T
tive of a true census tract because the Beechwood Cemeteryc/upies a ;

-

_ ; 5
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large part of this census tract. As such, one would expect to find
variables which are the opllaosite of those liste\dabove.

The spatial delimitation (?f moderately negative-loaded tracts iden-
tified clusters in Sandy Hill, Lowertown and New Edinburgh {(Figure 6).
Another cluster exists in the West end of the city and includes commu-
nities such as Britannia Heights, Faircrest Heights and Redwood Park
(F.igure 6). Each of theée communities during the 1960's experienced the
construction of several p blic_ housing units and tlje information is

skewed because of the exis

nce of these projects. That is, large social
housing projects would tend Xo change the expected data for a subur-
ban neighbourhood. In particdlar, income, education and occupation

statistics would be affected.

| Sample data for the years bgtween 1961 'and 1970 seem to demon-
strate that conver:sions did not ocdur in areas positively loaded with
factor 1. F-;or example, census tracts %], 33 and 39 had seven or more
conversions betwe'en 1961 ‘and 1970, vyeX these same tracls are not
strongly loaded in either a positive or negative manner.

Factor 2 of the 1971 factor analysis identified vgﬂgbﬂes symbolic

of a large number of second suites. These variables are listed as fol-

lows:
1. non-family members;
2. one-person households;
3. signific'ant number of apartments;
4, tenant:bccupied dwellings.

The census tracts which were found to have a positive loading on factor

2 included one in the CBD (37) and one in Sandy Hill (51). These two
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_tracts were highly related to factor 2. Areas with a moderate loading of
- factor 2 includgd much of the CBD, and parts of Westboro and the
Glebe. Comparisons between the conversion 'ma.p an the factor 2 ap,
however, do not lead to any clear conclusion concérning conversions.

Factors 3 and 4 account for only a small f)erc-entage- of the wvari-
ance in the variablés (4.1% and 3.9% respectively) and werel not as sig-
nificant as factors 1 and 2 ‘(20.2‘-’0 and 11.3%“respectiveiy)__. An attempt
at explanation, however, is warranted. ¢

Factor 3 identified variables associated with areas of residential
construction during the 1960's. Among .other' highly lcaded wvariables,
there was a large population difference between .1961 and 1971, especial-
ly due to migrants from other Census Metropolitan Areas. Tracts 7 and
37 had a high positive loading on this factor. Census tract 7 witnessed
its first development in the 1960's in the form of communitiesl such as
Eimvale fig@"é and Urbandale. Factor 4 had only one highly loaded

variable, that being persons with French et_'hnic drigi‘n.

4.3 FACTOR ANALYSIS (1981).

In terms of the factor analysis utilizing varriab!es included for the 1961,
1971 and 1981 Cen-sues of Canada, some important differences occurred.
For example, factor 1 for both 1961 and 1971 identified areas associated
with. a low level of single-family dwelling conversions. For the 1981 cen-
sus period, these or similar variables were part of the second factor.
This migh_t indicate a decrease in the-significanc‘e of these variables.

Factor 1 indicated the+following cluster of key variables:
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1. households with income between $10,000 and $29,999 in 1981

dollars; | ; _—
2. . divorceci persons;
3. non-family members;
4. one-person households;
5. single persons.

All ,\}ariables, except the first one, were hypothesized to indi;ate areas
\:vhere conversions would most likely occur. The inclusion of this first
variable shows that there are several persons who are both single and
with an income between $10,000 and $29,000. The wvariables identified
by factor 1 do not lend themselves to easy interpretation. However,
siﬁgle, ih'dependent and mobile would seem an appropriate label,

From the factor 1 map (Figu;'e 15), the spatial delineation of this

factor can be clearly seen. Census tracts highly loaded in a positive

fashion included 051, 037, 031 and 011.02, representing areas of Sandy

Hill, Centretown, Carlingwood, Britannia and Riverview Park. All are-

as, except perhaps: the latter, were expected to have a high number of

conversions, given the characteristics of these communities. In compar-

ing the factor 1 map with the one depicting conversions, no 519nificaAnt

relationship is evident. Of the tracts listed above, only 051 and 037 had

/"\

a few sing.le—famii-y to multiple-family dwelling conversions between 1977 .

aand 1980. Between 1981 and 1984, tract 051 had a significant number
of conversions while. the others had only a few. For the Sandy Hill
neighbourhood at least, there appears to be a high incidence of middle-

class single and divorced persons, and also a high rate of conversions.
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Census tracts wish a high negative loading on factor 1 were not
expected to have a large number of dwelling conversions. Tracts high-
ly loaded with factor 1 would include 014 in Sandy Hill; 020.02 in
Carleton Heigh‘és and 047 in the area known as LeBréton Flats. Census
tracts 014 and :047, dué to a lack of ‘dwellings, did not hav‘e arlw impact
on the overall- data. In recent years census tract 020.02 has h-a_d a
large number of newer residents arriving, bérticulérly into the Carleton
Heights area.
Factor 2 identified areas which, in all likelihocu, were not expect-
ed to have a high n'umber of cénversions. These areas are mapped on
Figure 16. Variables inc.l‘uded in this cluster are as follows:

1. households with 3 or more persons;

o=

married person's;
persons aged 35-54; - ' -

households with incomes %30,000 or above;

L IS

[$4]

persons of- British or:~igin.

Census tracts highly loaded positively on this factor- inc!udéd cluster;s
in the western and southern sections of the city. These are r‘1ewer sub-
urban areas of Ottawa. Of much more relevance to fhis studyl we;s the
spatial delineation of negatively loaded tracts for this fact‘dr These

areas tend to be closer to the central core of Oftawa, i.e. 7Lebreton

‘Flats and Lowertown (Flgure 6). Neighbourhoods expected to have simi-

lar loadings had only. light negétive loadings, these areas being Dal-
housie, Hintonburg and Mechanicsville.
Census tracts 039 and 043 had the greatest number of conver-

sions, yet both had only a light negative loading on factor 2. Conver-



L/’\

r

62
sions which took place in the post-1981 period indicate a similar trer;d.
The results of the multiple regressicn .indicated a very low relatioﬁship
between factor 2 and rates of conversig; for the census tracts included
in this analysis.

Factor 3 of the 1981 c§nsus‘anahmis was found to‘be the most
significant in terms of the regression analysis. Factor 3 identified the
following cluster of variaBles:

1. dwé”ings:constrﬁcted prkntfo 1946;

2. dwellings in need 6frnﬂor repair;

3) dwellings jn need of &ﬁnor repair.
Areas with tllwes'e dweliiné characteristics were expected to have a large
number of single-famiiy.to multiple unit dwelling conversions, according
to the asmnnpﬂéns sét forth in AEpendix C. The spatial delineation of
factor 3 is outlined on Figure 4;, where it is revealed that tracts (18,
036, 043 and 031 all had a high positive loading on fhis factor. The
neﬁghbourhoqu thus identified include parts of the Glebe, Centretown,
_Dalhousie and Sandy Hill. By compar‘ing' the factor 3 ‘m"ap with the con-
version map, (Figure 18) depicting the number of convermons'whﬁm
took pbce:between 1971 and- 1980, a noﬂceﬂﬂe.rCthnship became ap-
parent. The-convgrsmn'xnap shoﬁhﬁg the number of conversions be-
tweenl]981'and_1984 fs'of more significance. Of the census tracts highly
léaded dn factor‘3,'three had the largest number of conversions.

A second factor analysis was undertaken, using only those_census

tractywhich had a large number O,f single-family dwelling conversions

between 1971 and 1984, to determiine the key variables involved in these

tracts.




TABLE 5
Varimax Rotated Factor Loadings for 1981 Factor Analysis .
Varisble Factor 1 Factor 2 Factor 3
Income $10,000 -$29,999 0.93321
Divorced persons 0.92716
Non-fanily persons in housetold D.51727
Perscns per howmshold - 1 0.90346
Single permne C.B4242
Fersons per household - 3 + 0.85436
Married permons ) C.83306 )
Persons sged 35-54 D.81511
Income above $30,L00 0.81020
Age of dwellings - prior to 1S4é&, 0.B8843]
. Dwellings in need of mejor repair 0.7bCBl
Dwellings in need of minor repeir - D.72334

The derived factors indicated corroborating evidence that factor 3
above is statistically significaﬁt. Factor 1 of this second factor analysis
accounted for 35% of the variance. The common variables include a
predominance of non-family members in the household, ‘dwelling's in need
of major repair, a tendency'towards young, single-person households,
as well as migrants principally from the Ottawa-Hull .Region. ..Census
tract 051, which is located in -Sandy Hill adjacent to the University of
Ottawa, had an extremely high loading on this first factor.

The second factor identified from this analysis included variables
more apt to be associated with areas where conversions would be less
Iikelyb. These variables inéluded middle—aged householders, dwellings

constructed between 1946 and 1970, and married persons.
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4.4 INTERPRETATION AND SYNTHESIS OF RESULTS OF
a STATISTICAL ANALYSES

tois eviderlm't that the results of the factor analysis were not as conglu-
.sjve as one might_.‘wish for in terms of determining rates 61‘ conversfon.
The multiple regression, which follows in Section 4.5, tended t? p'r'o.v.e
this point. ‘IieiatioAnships between the derived factors and rate; of con-
% versions, as determined from the sample data, were, for all intents and

-

purposes, weak at best. Even the simple correlation analysis i.ndicatc_azi "
’ this point. Sk
While” the results of. some of the statistical procedur‘e; may have
been less than conclusive, a su;nmary a.nd interpretatfon of the results
of the research is riﬂecessar'y. That is, and these points warra.nt being
stressed since no comprehen-sive study has been undertaken_ on thlis
topic in Ottawa, any information, even on the observational scale, could
provide valuable guidance for'. further fruitfull research.
ti;‘ip“?res;eanph'L_lti_li,zing\,(‘_:‘qpversions prior to 1961

/
ensus variables. There were 291 addresses which,

The section of

also" used the 1

)

from the r

sampdg, were found to have begn converted in that
time period. The majority of these dwellings we!@tm\th:a—ﬁintonburg,

Mechanicsville, Dalhousie and Centretown neighbourhoods. Parts of the

Glebe, Westboro- and Sandy Hill also had a_significant number of
- pre-1961 conversions. ' .

" In terms of the 1961 factor analysis, factor,2 had an observational
S

L . : . R s

relationship with dwelling conversions. Areas hu'gh}y loaded on. this

factor had a large number of older, widowed persons as well as a sig-
nificant number of single, unmarried people. Factor 3 identified wvari-

ables indicating an older estabiished ares close to the CBD. Census

.
-

' y
. - ‘
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tract 30 (part of the Dalhousie ward) was highly loaded on factor 3
~and, as well, had a significant.number of single-family dwelling conver-

sions - Other areas, which had a large number of conversions and would

be expected to exh‘i_bi.t some of the same characteristics as tract 30,
were not strongly loaded in any ma-nnef‘. %his might indicate that tract
3,({is indeed unique in terms of this factor, or that other areas had dif-
ferent variables which weré dominant. Since the second-highes.!t-weight-
ed wvariable represented'a _Ier_lgth of occupancy of 10 years olr more, it
might be_concluded that this was the unique characteristic. This s,
however, not true considering that factor. 34a|so 'ide.ntified variables
showing a wide mix in length qf occupancy .’

The collection_of statistiﬁs from the MLS proved to be a frustrat
ing procedure and thé probiems are outlined in Appendix F. Most of
those dwellings with specified zoning were in areas classified as RS or
R4. Some of the dwellings ‘were located in areas zoned f-or higher densi-
ty. The maj%%ity of ;onver‘tedldwellings were Iistedmsimpiy as "RES",
meaning residential. This could indicate that the conversions were ille-
_ga[, or that the listing agents were not aware of the zoning particuiars.
From Appendix F it can be seen.thdt there is a wide variation in the
size of dweilings' converted during this period, thereby indica‘ting a
considerable amount of flexibility in Ottawa's housing stock.

Compariﬁons of conversions between 1961 and 1971, both from the
factor analysis and the actual number of conversions, are q-uite differ-
ent from those of ihe base year of 1961. It was disco»/ered in the multi-
ple regression, wnich follows, that rlo_nle of the factors was significant-

ly related to the rates of conversion.
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4.5 _RESULTS OF THE MULTIPLE REGRESSION ANALYSIS
A multiple regression anélysis was undertaken using the derived rates
of conversion as the dependent variabie, and the first three factors for
. each factor analysis as thé'ind_ependent. variables. It was anticip\ated
that this procedure would, first, identify' the strength and idirection of
any relationship; second, ideﬁtify a linear relationship and, third, de-
ter“n"lir"ue the -various factors involved in the, overall conversion from -the
sample data collected: The_r‘_ates of conversion f‘or each censusrtract, as
well as tHeir‘ factor scores, were used in thg rﬁultiple regression.

.For the 1961 factorlanalysis,-..and rates of conversions derived
from conversions which took place prior to 1961, it was discovered from
the simple correlation analysis that factor 2 had the highest correiation
of all three factors with rates of coﬁversions. This wvalue was 0.353.
Factor 2, it will be remembered, was thought to be indicative of areas
where single-family to multiple-family dw;elling conversions would be
prevalent.

Factor 2 accounts for just 12% of the wvariance in the wvariables,

while factors T and 3 account for 17% and 18% of this variance respec-

\ N

tively. The F ‘\\/alue for each factor regression confirms that _thngrela-
tionships found are statistically' ;ignificant at the 0.05 level.

-By examining each regr'essicin‘.separatel'y, it can be seen that the
predicted value would increaselat :; minimal ratg‘. For factor 2 it was
foundlthat, for each increase in standard deviation in this factor, the
" conversion rate would increase by 0.35. For factors 3 and 1lthe in-
crease in rates would be 0.23 and 0.089 respectively. For the more

significant factor 1, it was discovered that, when factor 2 is at zero,
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rates of conversion yvould. be at 0.515 and a p.redicted increase of
0.2478 with each incremental increase in‘factor_ 2. The standard error
was 0.664, meaning that predicted values would be ;plus or minus this
amount, ' . ’

[t can be concluded, at.least in terms of th!; 1961 and pre-1961
conve“rsion rates, that areas showing an increase in older persons .(es-
pecially thosé who are widowed) areas su\bjec.t- to large swings in popu-
lation, and areas with a high proportion of single ‘pérsons would be ex-
pected to show an increase in the rafe of conversion, even if the

increase is only minimal.

TABLE 6

Multiple Regression Results: Factor Scores (1961) and Rates o'f
Conversion Prior to 1961

Al

factor Scores 1961 and Rates of Converaion Prior to 1961 -

Dependent Varisble = Rates of Convernion R

Varisble  Multiple Regression(R) R Square  Simple R Predicted Value F volue D/F

Factor 2 0.35265 0.12436 0.35265 0.2478 Gtﬁ ;;‘;3
Factor 3 0.42268 0.17866 0.23302 0.1637 ;.hs Y
Fector 1 0.42842 0.18354 -0.06988 -0.4911 .
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TABLE 7

Multiple Regression Results: Factor Scores (1971) and Rates of
Conversnon 1961 to 1970

RN

Factor Scorss 1971 end Rates of Conversion 1961 to 1970

Dependant Variabib = Rates of Conversion )
‘Varieble. - Multiple Regression{R) R Square Simple R Predicted Value F Value D/F

Factor 3 0,21434 0.045%4 -0,21434 - gl05 2.89 1/60

Factor } 0.29381 0.,08632 -0.2009% . -0. 2. 79 2/59

«Factor 2 0.29%75 0.08806 - D.04171 0. 1108 1.87 3/58
™~

Factor 3, which was also predicted to have a significant positive
relationship with conversions, had only a very weak posit{ve dnear re-

lationship. Factor 1, ekpected to have a high negative relationship
. . ! 1 P
with rates of conversion, had only a weak neg"zﬁive association and a

very small prﬁdicted increase. For every standard deviation increase of
factor 1, a corresponding decrease in rate of conversions of -0.4911
would occur. ‘ , N
-
When considering all factors in this multiple regression, it was
discovered that 13% of the variation in the rates of conversion could be

explained by factors 1, 2 and 3 together. The standard error was

0.655, making ény predic_:tion inaccurate.
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The multiple regression, utilizing variables obtained from the 1971

Census of Canad well as conversions from the sample data which
occurred between%; ‘and 1970, yielded findings that were less conclu-
sive than the results obtained for the 1961 ar..alysis. For example, the

e , highest .value in the simplie correlation ahalysis was for factor 2 anci was
only 0.0417. A value of either *1.00 or -1.00 would indicate a perfect
relationship between variables. F.actor 2 wéuld, in all likelihood, be -ex-
pected to havg a very high ré'!ationship with rates of conversion, as
- s was suggésted in the factor analysis s'ec.tion of this chapter. None of
. \_)the regressions run inrtthis particular analysis wa;s .significant at the.

-0<-.05 confidence level.
TABLE & -

5 B Multiple Regression Results: Factbr Scores (1981) and Rates of
' Conversions 1871 -1980

ra ﬁ-&a
Y
' N
Depandent Vorisble = Rotee of Conversicn
® vorioble . Hultiple Regression(R) R Square Simpla R@Predicted Valwe  F Valwe O/F
l ' : 20.79 1/70
Factor 3 0.47854 0,22900 0.47854 0.5071
Factor 2 0..52130 *D.2N176 -0, 20689 -0.2191 12,67 1;;23
factor 3 - 0.52220 0.27269 -0, 03049 -0.3237 B.50
]

.
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TABLE 9

Multiple Regression- R'esult‘-s: Factor Scores (1981) and Rates of
Conversion 1981-1984

Dapondant Varisble = Ratea of Conversion

Variable Multiple Regreasion(R) R Square Simple R Predicted Value F value D/F

| B 4.2 1770
Factor 3 0.62230 0.38726 0.62230 0.7757 4
Factor 2 D.62832 0.3%478 -0, 08689 -0.1081 22,50 2/69.

" Factor 1 0.63363 0.40149 0.081%0 0.1021 15.20 3/68

Uti‘lizing 'conversione which' occurred during the 1971 to 1980
period, :as wén es the factors obtained from'the 1981 factor analysis, a
multiple regressi.onln.was‘ run. The strongest e‘orrelation coefficient was

’ found.using'f'actor 3 as the independent variable .and rate of conver-
—sions. as ‘the dependent varlable This valué was 0.4785, indicating a
’)veak if somewhat S|gn|f|cant relatlonshlp The factor 3 regr‘essmn ac-
counts for 23% of the“variance -in the variables. Each increase in the
standard dev:ahon of factor 3 wou!d ‘mean a/ corresponding increase in

rates of conversion of 0.5072, .w|th a margtn of error of only 0 094.
Factors 1 and. 2 both_ ‘had weak, negatlve relationships, wuth rates

Y

of conversions. For évery increase in these factors the rate of conver-

. ¥

» o . . 1
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si'on wou‘ld decrease by -0.219 and -0.324 respect}vely. This result for
factor 1 was unexpected, given the variables with .which it is identified
{(that is, a larée number of single persons, divorced persons, etc).
The fact tha{ the highest weighted value was an income level of between
$10,000 and S?.?,999 would seem to indicate that the orig.inal hypothe-
sisg}lﬁoutcome regarding conversions, as outlined in Appendix/F', was as
expected. It was first believed that this income level would not indi-
cate an area prone to conversions. After completing the factor ana:lysis '
and keeping the other ‘identified variables in mind, this sgpposition was
reversed. The regression, however, proved thatrthe original expecta-
tion was correct. All the regression analysis r.esults were accurate to
the 0.001 significance level, as determ.ined from ayF value tat;le.

5

Utilizing  conversion data from thef"T;S,BT to 1984 period, factor 3
h;‘d;'an even higher correlation coefficient than the previous anz;lysis.
This valﬁe was deférmined at ().‘6223, iﬁdicatihg a low hto. moderate posi-
~ tive rela‘tionsf.mip. The multiple r‘egréss‘ion an‘alysis indicates ‘that, for
areas h'ighly.load;e'd 6rj factor 3, '{‘évnery increase in this factor signifies

that the rates of conversion will increase by 0.777 with a standard er-

ro‘f of 0.0983. . . : g

v

“ “ In conclusion it can be seen that only factor 3 played a signifi-
cant role in "ekplaining” past single-family dwelling conversions. Fac-

tor 3 arsﬁo was p\g".edictec"i to have reasbnabiy high -:rates, of in@reaﬁe dur-
ing 1980-1984. It_rlexst be remembered that factor 3’ identifies dwellling"‘s
constsucted before 1946, as well as those in ‘need of major and minor

T repairs. N
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The factor analysis, and subsequent multiple regressions, as not-
ed. above, utilized househol‘a and dwelling characteristics maintained at
the census tract level. Other relevant housing data (starts, vacancy
rates etc.) are not readily ava_ilable-on a census tract scale. Hence,

further analysis is required to determine the relationship between rates

. of conversion and these housing statis_(i\é':‘,, and that is the subject of

the following section. . //

4.6 ANALYSIS OF NBN-—CENSUS TRACT HOUSING STATISTICS
(1963 TO 1984 OCTOBER) -

With regard to single-family dwelling conversions in the City of Ottawa,
a different body of statistics was analysed. These de-a.ta are for the
City of O.ttawa proper, and‘all surrounding municipa[iti'es are gxcluded.
‘The actual statistics undt_arl e#aminat_ion are those maintained by
the Construction Division - Housing and Building Permit Section of Sta-»
"tistics Canada. The vacancy rate for apartment unlits in ;;’rivateiy—initi- '
ated buildings of six units and over, as myintained by CM.HC,' was uti-
lized. While Statistics Canada does Ree rt.acor'ds_ on building permits,
there are no addresses associated with the data and tHere is no break-
down by individual census tract. Recordg maintained by Ottawa's Bui!d—

ing Permit Branch are inconsistent in the figures for total city-wide

dwelling conversions.

The statistics used inciude total housin ‘starts for the City of

Ottawa; building permits issued for single-fafnl'y'—\c!WQ{ngs; building
permits issued for apartment 'units; permits for conversion of single-
*‘*4:

family 'dwelling.s into higher aensity residential uses; as already

mentioned, the vacancy rates for 1963 to 1984.

—
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The first step in this analysis was to compare, on an observation-

al level, diagrams .depicting the number of conversions with the other

variables selected. This ‘procedure was chosen basically to determine if

there were any similarities or differences apparent over the time period

in gquestion.

. First, an examination of conversions, as they relate to the total
number of dwelling sta.rts for the city {Figure 20), reveals -that during
1969 and 1970 the number of permits’ for “conversions and rfor 7§tota|
dwellmg starts tncreased dramat|ca|ly from pr'ev:ous years T’he year
1873 witnessed the largest number of dwelling starts but little conclu-
sive informdtion exists about conversions during that time period. Dur-

ing the ‘recession of the mid-1970's, dwelling starts took a'sh‘arp decline

’

‘while conversions remained at fairly constant levels. In 1977, dwelling

'S\, r
starts began to increase once more and there were .no conversions. In-

1983, conversions rose to an aH-time high of 77. From about 1980 on-

ward, dwelling starts seemed to parallel this treﬁd until 7983 and 1984

when both variables took a similar detline in numbers.

In terms of the vacancy rate and rates of conversion, some note-

worthy comparisons can be made, particularly during the 1980's. \From

Figure 21 it can be seen that a dramatic turn of events took place be-

tween 1965 and 1967\when vacancy rates decreased from a high of 9.2

to 2.1, a state from which the housmg situation has not really recov-
ered to date. During this period conversiors rose and fell . making any
- ~~

relationship difficult to interpret. A vacancy rate of around 3"0’is\|or- ‘

mal, accordihg‘fto CMHC ;’Jer's‘c-)r_mel.’i After_ 1967, the highest vacancy

p :
[ . : ~

33 From conversations with Mr. Dan Gurrette, Housmg Anal\ﬁst with .

Canada Mortgage and Housung (Ottawa Office).
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rate occurred in 1980. It was also in this period that the number of
) . ‘
conversions began to rise. In fact, in 1983 when conversions were at

-

an all-time high, the vacancy rate was at its all-time low Of‘O.BQo. There
appears to be a definite relationship, therefore, between conversions
and the vacancy rate!ﬂ least during the 1980's (Figure 21).

Three sig/niémt E‘elationships became apparent from the plot of
_fl’—/h - R ) ’ g

-

par'_trne'nt unit permits and those for conversions (Figur‘e.. 22). The

first trend was the decline in the construction of apartment units after

1964. The second trend s?w the gradual increa‘_s_e. in permits let for this

‘~type of're'sidence, to-an E;II—time high of 8603 such units in 1874.

The third and mosti noticeable trend can be linked to the intro-

duction of rent controls in Ontario. This action resulted in a dramatic

.decline of 93% in building permits for this type of dwelling unit,” due

mainly to. the reluctance of private developers to build and ‘maintai‘nl_

‘apartment units for rental purposes. " After. 1979, the number of apart-

’

~ment units remained fairly low " while conversions steadily - rose until.

1983-4: when a deﬁ'rease Eegan. There does not_appear to be'an‘y signif-
icant. re;étibnship between apartment building permit issuance and con-

Finz\ally,‘ it was‘necessa‘ry to determine if there had been any sig-
nificant or noticeable trends in conne.ct_iwon with _permits iss‘ued for si.n—
gle-family dwelling units ‘(Figure 23). It would be gxpected that a de-
cline in this type of " unit would .indicate an increase il: 'conversions':

This situation, however, only occurred in 1970 and 1974. Once again.,

the most significant trends have taken place after 1980. It is very ap--

w

14 From conversations with Mr. Dan Gurrette, Housing Analyst with

Canada Mortgage and Housing (Ottawa Qffice).

i
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parent that the numbér of permits iss'ned “for s_i.nglre:family dwelling

unils paralieled c‘pnversions rather closely. This mal')'/ be due, in large *

‘part, to the severe shortage of all types” 6f dwelling. units during this
period.

- A multiple regression analysis, ‘with ~ its abi_lity to . 'determine-

whether‘ or not lineaf relationships exist between"and among variable§,
" was deemed. an appr‘oprnate means to examlne the impact each of these
factors had on the number Qf conversions, as.well as to examine ’che‘

role each one played®in the copversion process. - -

‘

4.7 RESULTS ‘OF THE MULTIPLE REGRESSION ANALYSIS OF NON- o -
CENSUS TRACT HOUSING STAT]STICS . -

lt was hypothesized .that.a significant r-eTatlonshlp could be estabhshed‘

'+

between rates -of cbnversibn‘ and -the selected housing statistics. .1t was

-

assumed,' on the basis of prior analyses, that the number of con,v‘er—',‘

sions would bé high if the total number of dwelling starts and building .

p;ermiis ii_séuéld for apartments and single-family dwellings were low and | -

pes

if, in addition, the vacancy rate was ,considerably below 3.0%.

Frorn the simple corre!atlon analy5|s it can be seen that some of T

these hypotheses, which were based on prlor works, did net hold ‘true

’
-

‘For example, it was thought, based on a model developed by Maisel v v

3 -

(1963), t‘hat: low vacancy.ratés would lead to higher dwelling starts and

rates of conversion. The strongest. relitionship was found using con- .

versions and vacancy wsate figures, vielding a simple correlation of

»

-(.34998, indicating a weak negatixfe relationship. The highest correla- T.

"
-
-

tion coefficient was for dwe!lmg starts and building permits. for apafrt- -

v PR
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ment umts athereby_,md:cetmg that when total starts are hlgh |t is due W
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. .,- % . . R .
mainly to an :ncrease in apartment u'mts L ST L
. ‘ e 1 - - - .1-""

By e«amenlng the n—urtlber of com/er'smns and the’ vacancy rate Lt

»" and _holding the other varlables constant it was discovered "that 12% -‘of '.L':' B

- ., ) ataw

;
- 3 R

T e

the var‘:ance in the number of conversmns can "be explained’ by t'he va-

- i ,. ot -

B cancy nete4 when the:vacanc.y rate Was at zero, the number of Lorver~

sions would be 26 3 per year Wlth each 1ncrease of 1 in .vacancy rate S

“rn

s - ! Loet

Al
! -

the n'umber of cénversuons wou1d decrease ‘by 2.41. The'F value*'does T

- - .
- ER1l '

- - v -

no’t .support thi‘s r‘egression becap,se the-derived value was,,less than'tHe- - g

-~

critical value needed to. re;ect the 1dea that re]at:onshlps as found were- »

S 5 - hd

4
due to chance. It is not p055|b|e to state that this relatlonshlp IS sig-

- -

. nificant at either’ 'che 950 or 99% signifiganoe" levels. It must‘- be cbnc.lud- L

L. * o] -

“ed, therefore, that there is no s:gmflcant Imear relatlonshlp betwe’en

"number of single-family dwelling. converﬁsiorf".;' could be explained. by e.ach

_of the variables acting jointly. Any predicted- value in the :'hgm'pe_r’of-

- hl
s .t -
.t

th'_e number of conversions and the vacagcy rate. It is |mportant to nute
. .)‘..‘ . oy vt

that a['I the F values for each of the regré'ssiohs mcludlng the mult1p|e ‘,"."f,

o o

dne, were below the minimum r'ec;unred to reject the notion that no Im—'
ear relatlonshup existed. - . R

» s EIRY
- v

Given the preceding, an analysis of the multipie-hegressiOn ‘r'e* SR

.

sults, while possibly of mterest would not be’indicative of a truly slgwl

nificant linear reiationship. Therefore, the lnterpr‘etation of these re,— . .

sults will be brief, and'is _prit’narily offered as a gmde for other

research efforts of a related nature. 'r et
- - - ¥ . * N
The multiple regression indicated that 24% of the variance ip the -

s

v ~ ’ ) + »

. I
- A h

conversions Would vary from the actual mumber by a wide mar‘gin,_of..‘:_err'

v - . - . s
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terms of reference of the presént ‘study,.‘

T

| 88 -
4 8 E MUL'I:IPLE'LISTING SERVICE (MLS)' DATA -

The..Real Estate Board of Ottawa- Carleton mamtams a rnultlple listing

' serwce_,_co_m_r_no.nly referred to as MLS. The main purpose-of thls serytoe

. is io’ ensure ‘tl‘l\at the maximum number. of real estate brokers, and’ thus,

'_l-the buymg public are A.euwa.f‘-e'oic “the status ‘of the housing mark‘et" ~An
‘_"tndlwdual real estate broker places h|s/her ltstmgs (except those exclu— o
‘_.5|:/ely lrsted Wlth that. flrrn) wrth the Real Estate Board WhICh in turn., |
. dlstrlbutes thern to the member brokers The Board. also dlstrlbutes m—

. Q'formatlon on. value once the actual sale is complete and reg|stered It is

'pomted out and acknowledged that a port|on of the lnformatlon used an

!

th1s study was obtamed from the MLS data prowded to the consultmg

firm of General Research and Evaluatlon._- -

For . purposes -of. exarn'ination, conversions which had MLS as.a’

source were summarized in Table 12 . In subseqoent‘tables the colfect- "

- ed information for 'areas that had a large number' o'flconversions was
_summarlzed This mformatlon was then compared to the total a\—}ferages,‘

in Table 12

.

To —a_certain extent, this method IS useful for exam:mng the. con—‘
version .process in a small area. It would have been more effectlve to_‘
examine the 'ch-anges in value over .'the full temporal per‘iod (1961—1984).

However, -that would require a sampling' effort” beyond “the resources

and . scope of ‘.the 'presen“c s‘tudy Fur‘ther “although the:- Real Estate -

'-Board malntalns values on. a temporal scale tney are by-NlLS district ~

and not _by census tract, and t.h_us not‘available for analysis within the:
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pensive in 1983-84 dollars. Perhaps this is a sign of a lack of gentrifi-
cation and renovation. N

N
Because the dwellings converted between 1971 and 1980 were scat-
‘ - o

tered spatially among census fracts, conversions~were examined /from

1971 to 1984 rather than in two separate temporal periods."Exj_émina on
of the total data r‘evealed that conver’sions which occurred between i::QTI" -
‘and 1980 had the hlghest average value and the largest square“foota‘_ge.,_ﬁ

“Eor’ a closer examination of the con\./ersmn process in aﬂ small
area, census tracts 039 (Dalhqusie']'and 043 (Hi'ntonburg) were srtudied

- because~of the large numbet.of conversions each experienced. In con-

trast to the co‘nversion‘s of "‘1961»—1971 ’ the converted dwellings were

- -

Iarger and- more in” line W|th ‘the aVerage value of a converted unit for

the Clty of Ottawa. N * .

-,\\ 4 . L l ‘-"‘-‘.. B

-~ In conclusion’, at least for the areas where the process has been
most_gctive, the following gené‘rali_zations are appropriate:

1.  Size - The farger the dwelling, the higher the likelihood of its

'being'cen\?erted'by: for example, the creation of in-law suites.
" ) .-'Dwellings con\/erted prlor to 1971 were significantly smaller

- than those converted after 1971. ) ¥

Teay

2.7, Value - Most ‘converted dwe]llngs had a value in or around thé

P =

,'S'IOO 000 value r'ange making them relatively similar’in value to

v

the average cost of a single- famlly dwelltng in Ottawa in 1984.

~

There were two; notable exceptjons to this rule: the low valué

- of dwelllngs conVerted between 1961 and 1870, and the higher

value of dwellings converted between 1971 and 1980 The latter

i 15

finding may be due in\la_rge part to the .small sample size, that

3
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TABLE 15

Summary of MLS Collected Conversions 197'1;1984 for Census. Tracts 039,

043 and All Tracts
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|s there were only 22 sample dwelling units which fell into this
time period, while the others had 60 and 58.

3. Type of Conversion - The most common type of cor.version for
the time period u-ndEr examination was to a duplex from a sin-
gle-family dwelling.

4. Age - Most converted dwellings were in the "old” category.
This classification refers to dweliirl195 of older construction

’

the actual age of which is not specified, but which is in ‘the

Yo . - .
" domain of 30 years ago.
5. Zoning’ -. The majority of converted dwellings were zoned as

"RES" on the MLS forms. Those with more specific zoning were
L oo Py ‘
usually RS or R4 (medium density reﬁféé'mtial), alIoWiﬁlg for

37.5 dwelling. units per hectare, with R5/permi{ting a slightly

R o

higher density use. The City of Qttawa's zoning by-laws have
witnessed substantial changes over the years tormeet theA needs
‘:'_'of a growing. city. There have been severai. up-zonings to re-
© “flect this fact. T‘he current zoning by-law, “Z-2K, has every

< section of the city classified as either residential, commercial or

.__'-“"."LQ_thérw'ise_.- ft should be 'p‘o‘inte'd out that RS and R4 zoning are

very SImllar ‘_ex,ée-pf‘tha't 'R5 allows for a higher density. Th_c'

"‘-7’-' - ‘ N - ' . e Il S . .
.. -numbers . in- brackets after the zoning classifications indicates

-Vthtera‘lloWabTe divergence in the floor space index.’®

r . FEEN -

1%
.,

~ " ‘v —_' . . - -,
Floor spac\é' index being. a ratio of the size of a piece .of ‘pr:_-op'er:ty
and the permitted size of building floor space~ which> may. be -con-

“

"

structed-thereon. - , L T L

S .
- "
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. A9 CONCLUSlONS I | #- SO

al

st must ba baorne'm mlnd that thls study has been more m the nature -

. o .y .
' igi= . u : oy

ho‘we.ver. - ’_-el.e— YL

* + - 6
4 - - A -

‘ -~ of exploratory ,r;irather than ' conflrmatory . research,.
4

R P . IR 14 L

T e ments of both dé’ e><|st . The objectlve was to determme whether sngnlf— e

. Fa
.. . . o R .- EJ

|cant relatlon,shlps ‘exist, as well as, cohfrrmlng the fmdm,gs pf other

» . oy
. ' ) - .. - . .

e .

: researéh. 3 I R - -
oW

. e As can be seen qunte clearly from the " Statement oﬁ Prob1em th'e o
. L4 - . e LA ¥ 3 v R i -

. RN maln prenﬁlse of ’chls research endeavour -was to prednct where, w.hen ,e T
- = .,, + o . » ~” | . N

e and in wﬁat numbers the conversron of smgle farmly dwellmgs to .multi-

e - s J -~ a'

- ple umts WOu[d QCCLII" in th‘Er yearsn1984, T994 in “the Clty ‘bf Ottawa' n Lo~
I - -~ - o’ ) o *

order to,. dccomplish thls a deta;led exantination of con-versmr(s whm‘n -

’ . . . ‘.

. occur‘red betWeen 1961 and 1984 was con5|dered necessary A,,sample of R

LT S a ,.. i tr _f.-\-r . P r"

’ . ) nearly 60[) epproprlate addresses was ~obta|ned from across the Cltyh of
. ! T . Ea— .

T wa o w - K N o . N ra o
Ottawa. . -t w7 e e
* < 4 N - . - c . v
. L 2 “ . . - !' s P : ) A . - -
oL ¢+ .. The conversion of siiglé-family gwellings to multiple unjts _was se- " s
. - P -:»,_ A o v v

- - H - ) ’ C o . r v ) ol B
. - 4 . . - * - . ' N R Lo
"lected. as a resea}r,ch‘t_o’plc,for three“Feasons: i T
. ; e B S TR ok o
o7 -y

y » 1: To. determlne wheth,er 'or to "what extent, OttaWas pmessmg

need for' more affordabhe hdusmg unlts mlght be met by céns .

Y . -
. - <. - Ay
. 4 o K4 « i . e 0

o version . from smgle fam|ly 6 mulltlple dwellmg umts "':‘.»-‘" L

- . P
. o . .
- ¢ v " ’ e -~ ' P i -

. L Lo - To examme the pcospects of applymg to Ottawa a pollcy optlon

L
- . - -

» N

o N ""suggested by Amerlcaarresearcher;s, “that is; usmg«the conver— - T E
’.4 e “'!‘ P ’ - .;, i

_ N sion p¥ocess-4s a posS|ble solutloh for areas suffering fro'n a

. M ) ST

, ) N Iack of affofdable hou.sing-; "and Ve
y P} L e i Y .

For a full discussion of these concepts ‘see Gina Bari Kolata, "Fred- '
erick Mosteller-.and . Applied Statlstms " in Science. Volume.-202,
April 1979, p. 397- 398, R -

16

- L . T RS ) -t
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.3. To add to tb'e body of knowledge comprising Canadian research

-~

into the topic of "housing c':e'river,siorns.

I't.is obvious from relevant literature that the "housing problem”

LI .

has been. of concern for many, many years and is simply part of a wid-

~

er. urban problem Questlons ralsed by Engels (1872), seem to parallel-

present concerns in many Canad|an Cutles For example, - he states that

what: | : '

A is meant today by the hodsing shortage is the peculiar in-
tensification of the: bad housing conditions of the workers

-, ‘as a result of the sudden rush” of population to the big cit-

v ies; a colossal increase in rents, still greater congestion in

the separate houses, and, for some, the impossibility of
. flndlng a place to live at all. (Engels 1872, p.18)

Thls |s not to suggest that his solutlons to or interpretations of the
- 1
,housing questions were appr‘opriate.,, His concerns are mentioned .here

~

_o<r:jluy to indicate, that this problem is. by no means of recent origin.

-

A}

There are four main sub-topics which ;Slay a role in the |impact

Kl

that conversion of single-family dwellings to multiple units.phas on

neighbourhoods and the city as a W_Hole.. These are demographics,
changes in the housing s.tock', comfnunity" impacts and spatial-temporal

components. This study was most involved with the latter sUb-topic.

N a

Reference to Figure 2, which is the schematic of the practical re-

- ! . ! "- - N ' A . R . . . A
."search design, is useful for organizing and stating conclusions in re-
_ . ‘ .-

".'gard to thls study. . : '. - B

o

Flrst the defmltlon of a data base (Boxes C-J in Figure2) was™

-

modified somewhat to permit utlllzatlon of more- reliable and accessible

data sources.’ Howusing " stock information as maintained by Statistics

Canada and Might's City Street dlrectorles from 1961-1984, was "lncl'uded

in this study. Reievant mformaf‘ron from the Ontario Ministry of Rev-

fur




.

. : 98

enue was not accessible. _B'.Uiiding permit information maintained by Ot-

.

tawa’s City Hall personnel proved useful in the collection of. a suitable-

data base. This source indicates dates of permit jssuance, the exact na-

" ture of the work: to be done and the address of the project. It war-
rants noting and emphasizirg that, if subsequent work were Undertak-
en, thbqe changes would not be noticeable uniess the researcher were

looking into both the conversion and merger processes. For example, if
, X . . "

a'dwelling was 'converfed in 1971, and deconverted in 1981, the re-

~

searcher would have to have a’ complete history of the dwelling or sim- _
- ply look for all dwellings that underwent both processes. [nformation

“acquired from MLS and City of Ottawa assessment rolls, in- tonjunttion

with Might's City”~ Street.'directories, was useful in connection with this__

study. Despite shortcomings, data from thése sources should be tal{en‘

into consideration should other research into this subject be undertak-

en. ' , _ o -

. Second, in' terms of. the 'statistical results produced by the sf.udy,

\ ’

'it must be acknowledged that a Ialrge proé)ortion of the results fell with-
‘iﬁ—-the 0.4 or 0.5 R levels., That outcome not only precluded eésy in-
terpr:'etation,l it also left room for conceivablly, —quite different interpreta-
. tiqns- by other resg.ar“_c‘:he‘rs.. In addition, however, that outcorﬁ;a creatéd.

2 "difficult sitoation” with_régara to the data base. That is, changes to:
' ' -' 1 . ’ N h
the data base through an expanded sample base, could result in. quite

different R 'value"s. Hence, there must, of necessity, be more..tentative-

"ness to the ir{ter.{::l".etations than one ‘\;v'ould wish. Fdrther_,'it should. a

- - - .

'also be mentioned and noted that the R values tended to get more sta-
“tistically significant over time, dué mainly to the different sample sizés '

-

tfor the givén time ‘periods. -
i -
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Havifgf_,_established a caveat with respect to the statistical analy<"" \

. . ’ i
ses, the following conclusions are apparent. Two statistically signifi-

-

cant results_were determined using factor analysis of the,'198'| Census

Population and Dwelling Characteristics, followed by multiple
I ) . ) .

L

egression -

techniques on the derived factors and rates of. convedfi

7

"the periods 1971-1980 and 1981-1984,

P

a . significant |i\ear ‘relatio‘ns'hip'
.existed between rates of conversion and factor 3 of the 1981 C.ensus"|

data. In each instance, factor’3 identified dwellings constucted prior_: to

p

1946 and in need of minor or major repairs. |t can be concluded, there-
\ . )

‘fore, that é‘r:eas.highiy loaded on factor 3 have a considerable o,umb'ér

' of" singie-f.aa;rtily Md_wé'lling:‘ c._c_inversion§ and that such areas are in(.:lude'd""“
in the following neighbourhoods: .’ |
1.. The E}iei?:e . ‘ o e
2..\.:.Sandy il |
3. _1_3a|_hou;i¢ o R : ' P
4, -Ottawa South . ‘
5., RiideaU' Cardler)s’ ’ . ' ) ’ ‘ ’
6. n'Hintonburg. . _ . . T
7. l' Wés,tborl'o- '

-

8 Centr-et_own

(See Eigure 6 for the- Neighbou.rhOOd Map),

Thir““d; from MLS information, it can be conciuded that- lar‘ge"
. \ - ! .

]

dwellings, especially those already containing in-law suites have the

1 - ¢

greatest potential. for coriversion. This source of data also confirms that

v .

~

the majorjty of such dwellings are of older constuction.

-~ ! . , . )

T
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‘ -~ _Fourth, by colmparing the’ factor analysis over the.temporal péri-

.

.t ood; it was discovered that the 1961'ar{d 1871 identified facters were

-
-

similar, espemally‘m terms of factdr 1 which is the factor accountmg‘-

. for: the highest number of identified variables. The 1981 factor analy5|s
ﬁ-fo\und that the most common cluster of variables ipcluded new variables

identified as middle-income; single or divorced persons and one-person

b » .

_houséholds. This is:a significarn*"t' change from previdus census analyses.
And fifth, should future reseprch be made into this subject, it

"o

may be prudent to make several changes in%he research de519n In

. partlcular an earller research perlod would perhaps be more appropri—

ate r although the collect:on of relévant information for any such time

~

perlod r‘nay be extremely d1ff1oult~ to, accompllsh

E ln terms of lmpllcatlons for pojlcy and plannlng development in

’

connectlon w:th housing conversnons the” only significant concluSioh

- found, as a resu!t of the present stu‘dy,”was that older dwellings _in
need of major arid minor repair"s,eem_ to be those most often subjected to
converélon - o | b5

- 1

Ottawa 5 recent pollcy of not allowmg rental housing to be converted

back into .owner- occupancy‘ use. hlle ’these aldermen seem qunte ready‘,'

4

,to defend the rights of the landowners in __such a sntuatlon, it would bef

inferesting to note and examine their reactions if fhe opooSIte.:were. to
5pr_eveil'and Iandowners in 'Eheir:own _imm'ediate neighbournoods, were“a:l"—
iowed to 'crea‘te extra ‘r'e‘ntél units by 'conve.r-sionlof single-’f-an'}‘l:ly—lresi—
y dences into hi'_c;her'density‘_use..‘ Untilf‘_'gnis and other'diserimi_na?éor{/ or
ideological attitudes are overcome, ‘the ouestion of sol‘\iing_-ho’using

”

' lt has become éwdent that some Ctty aldermen strongly obJect to

k]

fo Ve

o
. [
L]
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shortages. to ‘the satisfaction of amifajo‘r:.i_ty of the residents will 'remair{"

one of cons’laerable complexbty

The housmg shortage in- Ottawa is partlculdrly acute for those

+ ' "~
.

persons earning low “to_ moderate iﬁcorﬂes,. This situation is not expect-

~ ~ed to lessen in the near future Prewous attempts to solve the problem

- .

- by consultlng groups planners and the public have falled to develop

o

any pragnratic andheconomlcally reasonable solutions.
In summary then Cthe maln ob]ectwe of this study has been to

determme whether or- not conversmn of sung]e fam1iy dwellmgs mto mul-

i ]

tlple units can, be COI‘ISIdEFed as a vlable method of at least part:ally

'solvmg the housmg shortage in- Ottawa On the basis of what has- ‘been -

.

learred from this- study, 'the flrst -on the toplc of conversions in the

s’

Clty of Ottawa sufflment ground has not yet been established R{ sup—

port the rmplementat1on of 8 pohcy By “city offucuais to promote the con-

-

- -

ver3ton of smgle-famlly dwelllngs to mutiple un:ts or a means of resolv-

P . . .-

lng the shortage of - Iow lncome housmg in the City of Ottawa.
A future studles are to be undertaken on the- toplc of smgle fam—
. 'ily dwelli'ng conversnons prlmary vs ‘secondary sources should be con-

.

sulted The present study provldes nearly 600 addresses of conwverted
“c:iwellmgs and is--a good s‘tartmg pomt for primary* data coliection. The
‘term prlmar-y data means’ data colleeted_‘at source by directly guestion-
ingi horr'xeo‘;ry“n_ers who have'coln\,_f_erte‘d‘ ‘thei.r homes to deter'mine why
when and‘how'their_ cbnver:s,'"iof)s‘ (ieéal or not) were accomplished.- The
p'r"esent 9tudy;' is “the f',i{rst to ;o‘frovi‘de-addresses where single#amily
dwelling_'con'versions havq taken 'place.ih Ottawa.

. . s . . . . -
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Should another study on thls tOplC be complete‘ dlfferent vart-_
ables would and, mdeed :;hp_uld be-lncorporated. For example, there is
'a: very human dlmensmn-tq the“ con;/etsi'on F;roc;,ess in tlhat convers_ions-_

~ have had 3 cer'ta:in social stigma. attached to them. A.homec;?vner"Who

" added a 'rental unit'lor_'\;vht"_ ‘t'_ooi< |n ‘bo‘a_rdé-r'i-; wés' thought 61‘- as. ,_,bei-ng ‘ :
unabie to nta‘iptainuhis" d.wtaljing finl.ar;'cially. Some r-)eoptei co‘nvert -.strjicltl_y.-
_for investme’nt -tJLtrF‘Dlo'sels, .\;v‘ht"le 'oth.e'rs, c':'.o'nve.rt 'rlllegally “and. hope. tity‘:

“

official remain |gnorant of the" fact o

The process of gentmf:catlon ln the C:ty of Ottawa is very preva-

.

lent in many inner- ctty nelghbourhoods at the current ‘time. _This ‘,

.

present study d:d not examme the lmpact ‘which this tremd has had.or

" [

W|II, have ..on _the‘”cqnver‘snon process. . Wj)ll_e it is true that dwelling
mergers, (rather than conversions) are océcurring in nmghbourhoods

like Dalhousie and Hinton'berg, it is  equally _true that conversions are )
- occurring in the older sub"t-J_,r"ban areas like Alta Vista and -Mano'r Park. .,

" Thus. the geritriﬂcatibn trend i‘.s" not affecting the conversion process

.. city~wide. , ' . ' . ) . : .

4.9.1 Policy Concerns

This study raised several questions of a policy nature, w'hich( bear men-
. . R : ) (v . ‘

tioning. ' I R
: _ S

. First, -arev_conver_':f.ion's:a Ies's' _dis;“upti\{'e method of adding:to the

housi'hg stock than highrise oﬁ.gr;ﬁup' developments? What is the- impact
-2 ’ . . o |-- .. '
on the .neighbourhood scale? "Should a policy that allows ’conversions

Lo

"carte-blanc.be allowed?



e

7 . -
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- . 1 . .

.. T L
A second policy concern arises in connection with conversions for

o - LA +

r ner- occupancy vs those Antended for investment purposes only Are

owners who occupy @ portlon of the converted space more likely. to

v maintain the upkeep of: thair"prope’rty 't_h'an owners for whom the- corr-

,versions are solely for “investment purposes? Should investment-only
conversions be per‘m|tted? -

; .- ) . ‘ -
.o 4

i}/thlrd pollcy concern involves dealing with |Ilega| conver'alons

Ta

Shoulé c1ty offu;lals attempt to regu!ate such units, or would this sjm-

f L)

. : ply remove . much needed rental stock’ frorn- _the current housing market?
. oo ot ! . .

1 ' ’ . " et
- - ¥ . 'r

o A. final."ar'ea' of concern’ revolves a’r"‘o_u.nd the marketability of sin-

gle-family dwelling conversjons«or how to “sell” the idea to the general
, ~ . . . . '
“

\bublicf.“Per;haps ;what Iis‘ needed is an exte_gsive advertisement -and edu--

al - ~

i

cational program. The Ontario _h?‘lfr'_n‘i;sfr‘y o;f_rHousing has recently added "

.- ‘7' +

. free loams ta the owners of single-family dwellings who wish to cregtﬂe

.,
. - v
L

an 'a'ccessor_r-y' apartment within their existing home. _' ¢

» * o “r

. } . . ‘ . ey " . ) -
to their "Convert'to Rent Program{ a new 'phase which allows interest- ;

™
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While .the statlsttcal r~esu|ts produced by thls study were less concluswe ,l

- P
4 s Y Sl

- than-one mlgh:g w1sh that outcome should have no bearmg on other reu

. .‘-“ e R [P

.~

»

usable data base for related studles ln Ottawa -or elsewhere |s a major_"

LEN

contributiorn Since no such data base for Ottawa . prevnouly ex:sted I

.,«.,-

T

particular the placement‘ of the addresses mto their |ndIV|dual census'

T

tracts was a time* con‘summg endeavour Guven the. reallty of the hous—'

‘L

|ng problem sin Ottawa .and the I}mltations of data avallable fr‘om var'lous. '

Y *

soyrces, |t is; re‘commended that thl.s data base be ut|||zed for fur:ther'

research into-si'ngl'e-family dw,ellin_g ,conve'r'sions and related sub-topics.

e v ‘.‘. . ) . . - . ] - <

On'e"of the lessons learned t_rorﬁ this ~research project, is” that fu-

-7 A 4, . LU A T -

ture studles should select an ear‘lier perlod for the examination of the

-
-, B - B '\ . .

convermon process That 1s, it was dlscovered after the data ~-collect|on

- -' b,

effort was well -on |ts way towards be:ng completed that a large part of

1 \.‘ -
* . [

the sample addresses coliected from MLS and the Assessment Rolls were-

~

‘
-

Some'reSearch in the Umted States suggests that conwversion -ac-

-

‘ttwty really began |mmed|ate|y after World War. Il. In 1949 The Ameri-

oan Socrety of Plannmg OffICIalS undertook a study to deal W|th the

P N .
b

,problem of legallz:ng these conversrohs .Future research into".iconver—

v

-5|on_s as.-rfar_ ba‘ck ss 1951 may therefore‘ be"desirable, but_ it is apparent

[t . -

‘searchers*n‘raklng Use ~of, the data collected Indeed thefprovision‘ ojf a:’ g

PRI
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. ‘ - frdm the flndmgs of the present 'work that the task will be dlfflcult tQ"

! ~

N = accompllsh of note in this r‘egard is the extremely ‘poor condltlon of.
cnty burld:ng permit records prior 'to 1983. City str‘eet dlrectorles how-. -

ever, would contrlbute towards that end.

-, . 4 " . . . e

~

; . : '_An.aseociatec_l.problem, which needs to be studied further, is the'

‘process of dwelling deconversion or mergert. Collection of data required

T ! 1 . . I L
* for examination of this process revealed a number of dwellings which -

wr

.

had undergone both conversion and deconversion and, in some cases;
conversion once again. Building permit data also indicate that this is a

recent trend of -some significance. As mentioned previously, research

LY

R ~ into this process _while germane to the subject of maintenance of .a

Yo LR N - . - ] J

) - number of dwellings, contributes little or nothing to a study of the cre-

. - ation of additional residential units from existing housing stock. Exami- -

b BN

R nation of the type of deconversion or merger shou however, be va-

_[uaole in terms of identifyihg the nature and Iocat|on of the process as
ok N '

b ' .o

"it has:gccurred in Ottawa. o~

- -

LA

. -y P . . - ' . . . .
s . Another're'Search topic which may warrant future examination in-=

L volves questlonmg homeowners as to why they converted their resudenc—

o v '

es, or. why they bought _converted dwelllngs The addresses collected

. for the present study would provlde an excelient starting point for an’

. r

inguiry of that nature~ " Responses could be placed on a interval scale

Voo

- ' in order to_determine the proflle.of the typlcal convetter- householder

Various pr‘bblerns relative to‘data sources are outlined'in Appen—

d1x H The most frustratmg of al| these sources to work with was the

- S u
- ot

MLS llstlngs,"due-malnly--to inaccuracies in the age,. square footage and

ion;‘ng'\ catrelg':jorieé'. As Stanton (19_'84),," discovered, research into *better

"
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methods of data preparation and m'aﬁwté‘rience_ at the local fevel is ‘badly

needed. Meny people iﬁ‘both the private’ and _public sectors would no

doubt applaud soch improvements. The reader should cdnsult \?d'rk's-

- )

completed by Lindley et al’ (1977), Datien (1977), and CHamberlain et at
(1960 e T

L}
'

Another area of needed future research and which :.;Heuld be'.of-_ '

~

interest to persons involved in planning and by-law enforcement, WOuld .

involve examining how many of the dweﬂlngs considered ln this study- i

- »

were. actually converted |Ilegail*y The large number of MLS f|les W|th 3

zonlng-class1f|cat|on of ’ RE_S (rather than a more explicit zo__mng " decla-"

ratlon) would lead one ‘to suspect that the incidence of illegal cgn_;rer‘

sions may be quite high. It should be. borne in mind, howe(rer,:‘that the

"RES” classification on-MLS documents may merely be the result of ‘real

estate agents’ igndrance of zoning by-laws or wilful misleading of Possi-,

ble purchasers.

From a spatial and temporal viewpoint, comparison of the values'

. of converted dwellings with singie—family‘ dwellings- in.the samE\ne'ighb—

. ourhood in tHe same tlme pemod may warr‘ant detailed examination to de-
termine if the convers1on process has, had an economic impact on affect-

ed commupities. This would be a monumenta] undertaking given the

il
-

fact that mostudwelling' conversions appear_ to have taken place in the
. .

older stock which tends to be variable in quality and "\{aIL_Je. An exten-

sive real estate history“of each converted dwelling would have to be

.
done to ensure that accurate temporal comparisons are made.

' .In chapten |l of this.thesié} taf‘FSy, Bourne was quoted as statin\@

L 1
. . v

that, because of the lack of comparative studies on conversions, gener-
s - : .

- . 108
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alizations about t.‘hej‘r. na'.cuf']re-'

could, in a small way at least,

A}

_ comparative studies.
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‘rather” difficult. The present. effort™
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-y i " Appendix A ) " )
' DEFINITION OF KEY TERMS

- . - ‘e *

1." .Single-family Dwelling (;orfversioﬁ -- the conversion of a dwell-

-

|;19 originally constructed for one household to one for two or

1

« more households, . which are also referred to as accessory

e

apartments .. second suites and/or secondary’units.
lllegal Conversions -- the subdivision of one-unit dwellings into

. ) I-._'_ '.*"
two or more units without the knowledge of City officials. S

3. ¥ Deconversion or Merger -- the process whereby single family

4.

. . ]
dwellings are converted to several units and are subsequently

-
v

returned to single-family status. : I

Empty-Nesters Z- a househoid comprised of two parents whose

- 2t

‘children who Wave grown up and no longer reside in the paren-

tal home. - W

4

5. Housing Flexibility -- the; ability of a dwelling to be mbdified 0

'

“6.

[

the -changes in the family's life’ c;fclef ! - ;

<

Conversion Rates -- a ratio of the .number of conversions to

.

the.total number‘of dwellings during an interval of timé. T

. n.

B -
- . = v

£
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oo Interpretation of Factor Values for Sefécted Variables |n ’cer‘ms of Sln- L
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10. Eth#ic Origin -British

11. Ethnic Orjgin -French

.. -ltalian "

3

. -Asiatic
No. of one person

. . \u ‘.,\L‘.‘.“ > . :

.+ 7 i houséholds

"13.7 No-of 2-3: person’
=0T Fotseholds

SRR R

147 N_E).V'-Q‘f.;fi plus peérson

- g
. ..~ households

15. No.76f households with

) Io'ager‘s\' : <
16. ,;\?’Er‘ag‘e‘fam“y income-. -
17. [Income as 3 % of the

average: for the city

18. Averdge no, of rooms ‘

/ per dwelling

19. Average value of dwelling
R . B -
20.- Value as_a, % of average
LT for. the city
wnt ~ e ’
> w ™ N - . LT .
24. Ng. of'apartment units« ~
~"22. No. of apts.as % of. . -

- ¢ all units

™3, *Persons per room .

24. No. of"'(‘:.‘rowde_d dwellings «
25, Occupancy Jess ‘than 1 year
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"
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Factor 3

Indicates an incidence of: a) older dwel|ings; /
b} occupancy of more than 10 !
"yeérs;
c) agces; to the CBD;
d) occupancy between 3 and
10 y_ears;' |
/ - &) occupancy between 1 and 2

. - _years.

-

lnterpr‘etatzon of Factor Values for Selected Varlables in terms of Sin-

gle Family to' Multiple- Family Dwelling Conversions. (1971).

"Variable ) - Factor Value
<. | | HIGH LOW ’
1. 'Pobulation in 1971-' : several few

jPopuIatlon in 1966 " " \

3. Populatlon leference 71 66

b2

4. Population Difference 71-61
5. No. of single persons 1971

6. No. of éingle‘pérsohs 1961 " ) -

7. No. of married persons'1971 few . several
8. No.ldf marr‘i:ed persons 1961 -
9. No. of wid‘owed persons 1971 several - few

10. No. 'of widowed persons 1961



3 L | e i
11 No. _ofl_r;esic‘ien‘cs ag'ec|:15l_’34j wo, "
12! 'N'b-_‘of residents aged 35-54 few several
130 No: of residents aged 55 +~ " _—

14. Ethnic Origin- *British = .= =~ .

20. Average number of rooms

’

21, No.
272, f‘\:lo
23. No
24. -No.

26. Neo
27. “No
28.° No.

29. Value of d\.‘velling__

15.° Ethihic'O’r;igi‘n? -French B - séveral few
- S -italian "o
) ' ) L _Asiatic o "
16. No. of I person hbusehold:} ' "‘ " ’
17. - Nc}.gof 2 pe,éson Eouseholdé a " Ty,
. 1‘é. ‘No. of 3.f)erson househoid; feiw seve;al
19. N;. qf‘f; + person househo.l_ds‘ " "

per dwelling . - P

of non-~family .members several few

in household

-

-

of non-migrants few /7 several -

of migr'a?\ts . several few

of migrants "Ifrbm same. CMA few sev?ar‘al )
, .

of mig'ra‘n‘ts from " several few

© different .CMA

of mig-rants fr"orn.‘non.—CMA

person 15* enrolled & " "
’ in :f.chool T . '

of owner-occupied T few several

. dwelljngs

L



b . y |

30. Na.rof tépant—occq;ﬁié,d . ’sever‘all‘ few
o o dwellings | '
8 31, :\v_e‘rage éross rep-t' - few ‘ several .
v ;32,.' No. of apaljfcment"u-ni_'ts- © several few
) , . ..
33. A\:erage number of rooms .  few several .
.- P ,. per dwelling '
. N L .
Lo 34. . Average number of pé_‘rso'r‘xs " S ) ‘
.,"’ '-. 'per'rroom - - \\- ,
3;'). Lua:n'gth'o'f‘oc‘c;pahC\}I: . several few ) , '
\ ' .
- gle.;,s than 1 y‘ear' t o, .
f 36. Length of occhupa'n;c:y' . " ' .o .
‘ _fbet\f;_.'e:er; 1-2 yea'r‘s ~ T - o -
“37 Leng'ﬁh of o,_ccupar'}c':fy 3 years * few | several | '- -.‘,_ o
. ‘3f8. Nc?.' ?f"dwellinés btuilt'}' ) several few -
‘ - B k before 1946 ~ "
39. ‘Nok._ of dwellings blj”t few several .
. 'f . “.. after 1960 - J _
.-‘4-1(). Ing:o’n'*le less than $2,599 o several few .—L‘
' ' . per year
T ) Income bet".:ve’e'n $3,000 anéi \ few seve,@l\\f I
| 59,099 R . -
! 42, Income above $10,000 " .
. -43. Averz;ée income - ’ N
X 4,4.- Access‘ to CBb_ E " several few
N 45 Apéess o, university”’ "
) 46 Access t’o.a\sﬁhop\ping c.entre_ few several

Fa - . .
Derived Factors 19?’1' . B . ' .

N
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.
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et

.
incidence of al non-migrants;

i ~

"
b) no. of married persons;

: ¢ L ) .
2 .
-4 L . ¢) high population in 1971;
) , . . :
- ’ L * d) persons aged between 34
F ; \ . and“54; R
13 ' Y - .
’ - . e) owner occupancy; '
PR . f) 3 or more persons per
.-
household
Factor 2 —
tndicates an insidence of a) non-family members in
4
i household;
. . - b) one-person households;
' c) apartment units;
. T
5 d) tenant occupancy.

" Factor 3

Indicates

an

(“

\

incidence of a) dweliings built after

.

-

1960;
b) migrants from a different
CMA;

c) popu|ation' difference

bétween 71 and 66G.
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Factor 4"

*-Indicates an incidence of a) persons of French
r : . ‘ .ethnic origin;
‘b) persons per room;

c) income $2,999 or less.

Interpretation of Factor Values for Selected Variables in terms of Sin-

'gle-‘FamiI\./ to Multipie-Familly Dwelling Conversions. (1981).

\

A
+

Variable : : Factor Value

L}

HIGH LOW

1. Population in 1981 * several few <t

" . 1"

2

Population difference
1976-1981

3: PopUiation density.

:

4.  Percentage of rental units ' B
;o ! :
5. Percentage of apartments " ' ’
6. Percentage of duplex dwellings " "
‘?. No, of.‘1 person households ) v
:8._ No. of 2 person Thouseh‘olds " !
-9, No. of 3 * person households few several

" "

. 10. Average number of rooms
. / ) perj dwelling

11. No. of no'n-family' mémbers several few

in household .




c /

- : - 130
12. Dwellings. built prior to 1946 " . :
13. Dwellings built between'_ K  few several
T % 194e-1970 . | ‘
' " 14. Dwellings built betlween - " "
/0. 197141980 - :
R 15. }‘Minor repairs neédec{ . o seJergl few -
. 16. Major repairs needed, - "
, i?. Average"ﬁo_. of -p,e::sons_ ) several few
) per rooj‘n v . o - ‘
18. Median iengt.l.ﬁ of occupa‘nc'y few several '
. 19. No. of nen-migrants " “,‘ \%
.20, No_,. of migrants ) several few
. ’ 21. No. of migrants from same CMA ° "’
, 22, No. of migrants from L h -
L - different CMA - )
23. ‘Household income ] " : .
! : . $10,000 or undér L
- 24 Household income between few se\{era'I -
. $10,000 and $29,999 _ -
.25, Household income $30,000 g SR B _"7-.
—_— B and Eabove '
26. No. of singl!e pers.c;ns‘ several few .
‘ a 2.7. Nor of|mar'rlied p’e‘rs;o:r;f;' ‘ few severall . .
?./8. No. of widowed pe;réon's . -séveral few

29. No. of divorced persons

) 30. Age Of persons between co " o )
\ ' .

15 and 34



31. Age of persons between | few several
. 35 and 54
32. Age o:f p;rsons 55 + . o "
33. Ethnic Origin British ‘ "
34. Ethnic Origin French several few
35. Mother Tongue Italian | L "
~ 36. Mother Tongue Asiatic | " "
| :-'3‘7." Access to a ‘g\niver\‘sity v '
. 38.:"_Acc'ess: to a hlgspita'l L "
'39-! 'Acc'e;_s‘ to a ‘s.hgpging mall few several
40:.7 Acces# ‘to CBD B o several few
} ‘41.._ Ave'rage.g'ross ‘_r'.e'-n.t‘ BT few ‘ several

t

42. Average value of ,dweli.iné -

Y

Derived Factors (1981)-

Factor

1. .

P —" “ I

Indicates an incidence of a): income, levels between

s

Factor

.
>

S $10,000 and $29,999;
* b)) divorced persons;
t ' L -t .

c) mon-family members;

-

d) 1 person households;

~ . e) single persons.’

-

12

[

.

Indicates an inoidenée of a) households with 3 or more

~

persons;

i



rd
) Lo
L . .
‘ '
" *
, ' b) married persons;_
c).persons aged between
. . - 35-54;
L] .
L N d)' income $30,000 or above;
’ .  “e) British ethnic origins;
[
) ! |-"
Factor 3 . . ¥
. 1
v, . - . ) R .
Indicates an incidence,of a) dwellings con¥tructed
. % . before 1946; -
=) . i b) dwellings in need of .
. : Al
; . .
- S0t 0+ .major repairs;
o : 1 ' L v v .\ "
’ -, - ") dwellings in need of -
. minor repairs. -
N , Lot
+ i : [
r
’ T
) - N v
- .
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Appendix E

LIST OF ADDRESSES COLLECTED FROM BUILDING

PERMITS "
/
L}
LDCATION DATE ~ NATLRE .OF WORK COMPLETED
City of Dttawn B 1962 y 22 single residences .
. , altered to duplexes, '
482 Tweodmmuir Ave. Jan. 1964 Alter @ 2 1/2 storey single
. ’ residence to a duplex,
160 Clarendon Ave. ) Feb. 1964 +  Alter s 2 storey singla
- . residence to dq:lux.‘
50 Byron Ave, Fob. 1964  Alter = 2 storey simgle
_ . . residence to a duplex, °*
4
474 Byron Ave. Apr. 1964 - Alter single residence,
. - “mddition mt side into e
- —_— dowble residence.
ot - . AN
155 Hopewell Ave. May 1964 - Alter m Z storey semi-

. detached into s duplex.

" %G Byron Ave, May 1964 Alter » 2 1/2 storey .
, - ’ brick single residence
- into = duplex.

\

297 Lancoln St. © . June 1963 Alter ] storey and basement
- . . to s diplex. -
459 Echo Drive ' Sept 1964 Alter & 1 1/2 storey .duellh'q
1 - . * into a 2 dwelling residence.
191 Cooper St. Jan. 1965 Alter m 2 1/2 storey single
' - reasidence into & duplex.
.. 246 Cathcart St. Mar. 1965 Alter » 2 storey one family
: ) dwolling into = duplex.
48 Sweetland Ave. por. 1965  Alter 1/2 » dowble residence
¢ into » duplex., -
641 Norandm 5t. May 1965 Alter a 2 storey single
. " residence and add ons
( ; . storey on the west side.
11177 Bronmon 'Place dune 1965 « Alter = one storey single

- . residence into a duplex.

¥

- 148 -



~

566 _Hutual St.

s

1777 Kerr Ave,

324 Dunceirn Ave.

City of Dttawe
225-227 Daly Ave.

1469 Raven Ave.
]_ .

50 Marlborough Ave.

Rl

4] Hopewell Ave.
&5 Harlborou;hh Ave.
© 639 Donat St.

162 Beech St.

282 Donald. St .

320 Selby St.

© )52 Bayswater Ave.

80 Roester St.

| 2121 St_surent Bivd,

Quly 1965

Mg, 1965

Doc. 1965

1966
Jan. 1968

fab, 1948

dor. 1968
Aig. 1968
Sept. 1968
Sept. 1968
Sept.. 1968

Feb. 1969

Fab. 1969

Feb. 196Y-

Mar. 1969

Mar. 1559

3\\

149

Alter m 2 storey simgle
family residenco into
s duplex,

Altsr m 2 storey single
residence into s duplex.

Alter a 2 storey mingle
fanily dwelling into a
duplex,

2 permits to alter mingle
family hoses into duplexes.

Alter a 3 storey to s
dowle wnit,

Add single family
residence to existing
single residence,

Construct kitchen and bath-
room on the third floor.

Alter 2 storey single
rosidence to s duplex,

Interior rencvations -
single to w duplex,

Add kitchen to single family
residence,

Convert sinige residence
to s duplex,

Alter & 2 storey single
dwolling.

Alter e 2 storey single
family residence to a
dowle.

2 storey single family
residence to a duplex,

Alter w 2 1/2 storey
single residence to
duplex,

Corwert a 1 storey single
-rosidencs to duplex.




-

143 Spadina Ave.

534 Byron Ave.

95-99 Florance St.

309 Picton A;n‘.
974 Fisher Ave.
122 Drummond St .
847 Boyd Ave.
598 Kirlowood Ave

Y

567 Mcleod St.

145 A::t.hur St.
455 Hollend Ave,

33 Wendover Ave.

o

22 Ridoau Terrace

137 Aylmer Ave.
1611 Fisher Ave.

19 Larch Ave.

" 93 Florance 5.

Mpr. 1969

‘Hay 1969

- .

Mey 1%9

Ame 1969

Sept, 1969

Mov. 1969
Dec. 1969
~ Mar. 1970

dor. 1970

Sept. 1970
Oct. 1970
nﬁt. 1970
Jan. 1971
Mar. 1971
Mar, 1971

dor. 1971

fpr. 1971

v, e

Y

»

L

_~ fhmily dwelling to duplex. >, 7 o

Altar o single to duplex. . T ':\t. s
1. * - 1 ep
Corvert n 3 storey single __ ° T i

- et -
[ L L 1

Akter 2 mingle units of - T ek
a 2 storey B unit row into _ = -
s dplox., " - a ¥ S
L T, T g A

Alter @ 2 atorey single ’ Kb ,
to s 2 storey dowble. ™= iz ~ v
" reine SN -

~Alter @ 1:1/2 storky. A>T - -
residence to a dupléx, A

Alter a 2 storey single : T
residence to a diplex. : L

Construct a 2 storey
sddition to make a dupkex, .
. -

2]

Alter & 2 storey single . Gnay

residence to duplex. B .o

Alter 2 storey single
reaidence to duplex wth
an sddition on the rear.

Alter mingle residence to
s duplex. . -~

LS N

Alter dplex to e single h
renidence. -+

Alter single residence to
e diplex,

Altor & mingle residéhce | -
to a duplex. b

Additional dwelling in the
boosoment of residence.

Dwelling unit in basesent ..
of residence.

Alter-s 2 storey simgle v .
residence to & duplex. b

Alter s'single reaidence
to s duplex. ¥

A
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g ) 1435 Raven Ave. , dune, 1971,
" s TH R .
- 602 Churchill Ave.”  Aug. 1971
115 Leos AveJ. .. . Jan. 1972
) o &
. Y
.\.' [N
211 Holmwood Ave. Mar. 1972
- -
1141 Shillington Ave.": July 1972
- LN
154 Spadina Ave. ,  Feb..1973
156-158 Northwestern Hay 1973
306 Avondale Ave. June 1973
. . ) : R
~ W b, —ata,
’ e
* 1
- - " ~ Y -
‘ . t . 317:Athloe Ave. duly 1973
.‘ ) ‘ . " 2 \ "o
. - ‘ 12¢ Guken Mary St. wov, 1973
' . ¥l \ .
. )
W ’ M1 Lanark :Avc.,‘ « Ypril 1974
114 A ‘— ;" ) v ’: "
. < 115 Spodine Ave.”  + ‘May 1974
‘ - . . .
= - ' sl i ’
ot Euclid Mg. 1974
" A . " -"v—- ' ._‘\‘ - . -
o=t ¥ M
1 Armstgong Ave. Sept 1974
‘1;‘,‘_ f-,_-"
103 Lees* Ave., ..., -Deci-1974
y ‘w . a "‘I * .
. DU A !
- - ’f"‘." 15 Kimnear . duly 1975
. 0= - 539 Mcleod: St.. Dec. 1975
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151

Convert aingle reaidence
into s duplex.

Altar 2 1/2 storey single
dwnlling into & duplex.

Cd;\vert s 2 wtorey triplex
ard commercisl to a four

plex.

Alter single residence to
a diplex,

v

Alter o 2 storey mingle
residence to a dowle.

Convert a 3 storey residence
into a duplex.

Corvert s I storey simgle
residence into a douwble.

Add to a 2 storey mingle
residence a 2-storey
addition mnd convert to
» duplex,

Alter m 2 atorey single
repjdence to & duplex.

Alter a 7 storey mingle
residence to & duplex.

Comwert s 1 storey single
residence intc a domlq.

Convert s single residence
into a 2 unit spartment
building.

Altar s 2 storey single
reaidence into a duplex,

Altsr s 2 storey single
realdence to a duplex.

Alter 2 storey residence
to s duplex.

Convert bedroom to a Kitchen,

Altsr a 3 storey house,
to & duplex.




I3

ok

N

V- cAer

£ ]

-

404 Island Park Dr. fct. 1976
.3l .Flurn . May 1977
4 Quill st. , May 1577
833 Queen St. " dung 1577
“63 Maclaren St. June 1977
336 James St. hug. 1977
678 Chapel &t. bov. 1977 °
- -
225 Fifth ﬁnﬂ!T Feb. 1978
* L] .
62] Gardendale Rd, feb, 1978
148 Aylmer Ave. June 1978
*
1215 Anoka St. ¢ duly 1978
120 Cartier St. Sept, 1978
[}
" b6-868 Ralph St. Nov. 1978
415 Ravestili Ave. Nov. 1978
388-350 Kent, St . “Fab, 1979
<. Fl

LS

Alter a 2 storey reaidence

by mdding 2 bedrooms over .
the garage and & kitchen

at the rear of the garsge,

Alter ma sinmgle residence -
to a duplex. :

Additin.;\ of garage and
kitchen to @ linqle
Tesidence. .

Alter 1/2 » double reudmce
into & duplex, .
Alter a 3 storey roaling
hpuse to s duplex.

) Alter a 2 storey single .
— family residence into ’
> = duplex,

Alter a 2 storey single
residence into 8 duplex.
Convert rooming house
1ntn s duplex,

altnr e 1 storey single
residence to duplex.

Alter a 3 storey single
» Tomidence to duplex. .

[

Alter 2 storey single

- residence to a duplex.

Altar a semi-detsched
. Owelling into a duplex

“  with spertment on the '~

ground floor. M
E " .
"Alter one mide of an

wxisting dowle uudmce

intg s duplex,

Add » wocond storey sddition’
to form s 2 storey duplex.

Altsr a 3 dowle to a duplex.



50 Fourth Ave,

3-38 Onterio St.
193 Csthcart St.
248 Main St,

65 Rumssll Ave.

[

2409 Carleen Ave.

121 Waverley St.

176 Gladstone Ave.

¢

24 Third Ave.

357 Tweedmmuir Ave,

96 Hinton Ave.

174 Stewart St.

' 13

569 0'Connor St.

-

City of Dttawe

L

1% l-__u_ui‘u' st.

June 1979

Nov. 197;
Nov, 19719
Mov ., 1979

" ow. 1979 CT

xn.- 1980

Jan. 1—980

, Fib. 1580

Feb, 1980

Mar. 1960

May 1980

May 1980

Sopt. 1980

1581

fct. 1982 ,

RN

N

Alter s 3 storey single
,residonce to & duplex.

l_«ltér s 3 storey duplex
to = triplex.

Alter m single family
dwolling to & duplex.

Alter » Z storey single
residence to & duplex.
Alter escond floor of
of s dowle residence
into » duplex.

Construct a 2 storey
addition to a 1 storey
residonce creasting =
dowle,

Cnn.plelc rencvation of

. single residence into

‘s duplex.

Renovate to a 3 storey
diuplex,

Alter m singie residence
to a duplex.

Alter a 2 storey single
residence to & duplex.,

F
Alter a mingle residence
to living quaTtters on
ground snd on the second

. floor.,

Add s new single residence

to a existing mingle
rasidence. :

Altar a single residence
to & duplex,

7 single residences converted

to duplexes.

Rencvate single remidence

to & duplex.

N



N

352 Frank'st. . Dech 1982,
4 I . I

67 Crichton 5t - Dec. 1982 °

. ( ]

148 ‘Bayswater St. Doc. 1962

~

Jan. 1963.

36B-362,Drivesay

326 Wilbrod St. .

H?r. 1983

T &b _Evelyn Ave.

1 Third Ave. " horil 1983 .
105-il37 Lrichton kv.e." May 1983
425-427 Echo Dr. Mey 1983

. : ) ‘ |
- /

412 Daly Ave.

Aug. 1583
l.

145-147 Strathcona Ave. Aug. 1983
1)

Il

457 Metcdlfe St. v Mpril }m

%-96 Swoetland Ave,  June 1984

o .

246-252 Fifth Ave. Xine 1984
. " ] .,

138 A&S Percy St. ©  June 1984

. = - PN . /

57 First Ave. July 1984

. ll . ‘

148 Hcleod St. . July 198

-

\

Alter s 3 storey single
reaidence to & duplex. ‘

Alter » 2 storey Cosmarciel
apt. building to a duplex.

Alter m 2 1/2 storey '
wingle residence to = dtpilax.

'Cnmert m 2 storey single

_ renidence to a semi-datached

dwelling. v

Alter s 3 storey single .
ressidence to a triplex.
AN

L.

Alter m 2 itorﬁy single
_residence to = duplex,

Alfer 1/2 a dowle residence
to s duplex. :

Convert to a dowle
residence, N
4

Convert a 3 storey mingle
residence into a duplex. . L

Alter a 3 storsy single’
rosidence intoc a diplex. .

‘Convert s 2 storey single
residence to a double,

‘Alter m 2 storey mingle
' roeigmnce into s duplex.

Convert roaaiﬁg houwse to
duplex.

"Alter a linq]e‘unidmt:‘c
to s 3 row unit, :

Add to a single reaidence
to creste & douwble,

-Corvert existing 2 1/2

" storey dwelling into s -

dowle, !

* Add kdtchen to & aingle * -~

‘fuuy d-nllu-q/—\



LIST OF MULTIPLE LISTING SERVICE SAMPLE
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' 4 CONYERSIONS 196) - 1970 -,
Addrses Type , “Slzs  Mix Valw{yr) #Age W5 Joning
N * ) .
&% Anderson 9D to duplmx 1059 2-Zbed  $75,000(83) old 3)4s4 Res
- 29-11-Aclington . % com—s 2-lbed » $87,000{B4) * 7JAB17 "
; 150 Arthur .- 954 121,13 $71,500{83) * &£5%8 RM1lx(1.0)
A Aylusr - ceem IS0, 1.2 $165,000(83) ™ 6112 Raa
57 0" SFD to triplex - ——- $137,000(83) " 56887 "
“ADS Bay St. * o
51y ® . 1545 2-1,1-2  $108,800(84) TO ——— "
[TV . T $109,000(83) old 68083 R3x
. A8 % Dtoduplex 1268 2-Y bed B144,000(84) * 68329 °
130 Ball S, *° : :
164-6 Cambridge SD to spte  ——— &bach,5-1 $1%,000(83) = 47887 R4
238 * &p to duplex 1335 1-3,1-2 847,000(B}) % 354208 Raw
. 99 Catruthers S0 to triplex “-e—e= 2-1,1-2  §57,000(B3) *® 5749 *
631 Cantrs 5D with apt. 1270 14, 1-1  $92,000(84) ™ 777123 R3(0.3)
674 Coopsr SFD to duplm —e—= 1-1,1-4  $111,000(84) B85 67900 R3x
135 Critchton LI 1255 1-2,1-3 $88,000(B}) old 6DI&2 Nas
260 Currell 9D with spt 1023 1-3;1-1 $7%,000(83) ™ &1555 R>
29 fowglas * { :
26 Elm St. ' - 788 SFD + wpt $73,000(83) ™ &BOT7 Rae
& Fairbairn SFD.4o cduples * 186) 1-1,1-2  $175,00G(Ba) = 73824 *
a4y Firfth - ———= Z-2bed  $1%9,700(8a) * 71028 Ra
_16A First  SFD to triplex -——-- J-Zbed  $125,000(8a) ™ 76708 Res
" _ I006-B Fishar SFD to duplex 1331 1-1,1-2  $94,300(B3) = 37187 Aa
' 116 Flora. D to triplex -——- lbach,2-2 $135,000(84) ™ 77347 R5x -
ITY IR - —ee 1a1,2-1  $147,000(83) = 42092 R5x
212 " D to dyplex -—-= 1-2,)-4  §90,000(8)) 7 46836 R}
2la " e .
215 Florance - 1634 1-2,1-3  $54,000{83) * 33770 fRas
31 Fourth " 1009 2-l1bed  $110,000(84) ™ @06%5 . *
242 Frank Sim 932, 11,1 $%0,000(B4) ™ 72333 R5x
558 Cilmowr © A -
90 - D to 6plex  «-—— wevaral $143,000(8)) * 33037 Rue
63 v 9D to cuplex 1061 2-2bed . $106,000(B3) = §£3%88 R3x
616 Gladwtona flow to duplex --—— 2-2bed  $74,000(B4) = B0AB3 R3x(2.0)
¢le-- = S0 to triplex —=—- 1-1,2-2 $76,000(B)) = 33417 Res
68 Glynn. D to duplex 969 2-lbed  §94,500(83) * 34368 "
, 19 Crmsham - ———— . ® - $82,000(83) " 37151 Ra
- © o, 15 Hilca S0 to triplex -~ } of sach $5,000(83) * £1320 Ran-
453 Hilmon o0 to duplex 1282 1-1,1-2  $115,000(8a) = 70574 *
201 Hinchey - am— 1-1,1-3  $52,000{B3) ™ €0&83 Réx(1.5)
- 21 " . - 1657 -1-2bed  $105,000(84) " 75649 Ranw
114 Huron - 1056 1-1,1-2 $127,000(83) * 6936 "
132 lrving @
505 Kent St. . 1382 $91,000(83) * &) "
42 Ladouceur . 1839 SFD + spt $63,D00{(B&) = 75278
52 Lass D to duplex  146A0 2-lbed  $80,700(83) = 39785 R4
188 Louiss * -
502 Lyon * . :
649 Maclaren - ! 1523 1-1,1-3  $i08,000(BA) * 6BAZZ RSx

-



.

543 Mcleod ®

430 Nelmon fos to duplex
457 Korton . 5D+ mpt

87 Oasington -

274 Parkdale 9D to/triplex
2715 Pricills *

406 Aichardeon SF0 + spt

A5 Rivardale. S0 to duple

225 Rochaster -

373 Roosevalt -

50 Rows fuplex + mpt .
,106 Russsll SFD to duplex
. &0 Spadins -

111 Spedina -

143 Spadina .

27 Spruce "

133 - .

134 = =

236 St Andrew -

16 S5t Francalm . *

482 Twssdmuir *
129 wWeverley 5D to triplex
166 Westhaven 0 to duplea
B2 Willow - ’

1m0
17
1470

7Y
2220
1348
112
177
963
1158
1167
129
1456

1-1,1-)

’

1-2,1-3  $100,00C(B4) nid
2-Zbed  $73,000(83) *
—— $12¢4,000{83) 25
1-1,1-3  $105,000(Ba)} old
2-2bed  §75,000(83) =
. . $100,4%0(8a) =

<% - T §7%,400(83) "

- $69,000(83) *
$110, 50D(84) =
$75,000(8a) -

L]

$157,000(8a) 92
$135,000{Ba) 19
$137,00G(84) ald
$75,000(8)) 30

e $£1,%00(83) old
2-3bed © $145,000(83) 2}

1046 1-1,1-2  $&7,%0(85)
133 1-1,)-4 , $74,000(83)

weee 1 of each $80,000(83)
935 1-1,1-2  $66,500(84)

$69,000(8))

+

nin
Fplib)]
2T

R>
Ren
Rax

31120 -—

301aY
&31)6
TIB5E
345
3Tl
78310
me
7895}
63400
34071
84030
82526
52621
s

61013
69271
56214

Rz
R5:(1.0)
C3%c(2.0)
L17]

[ 1]

Ren

Ras

[ B2

Ran

R5n
Rew



=%

~

CONVERSIONS 1371 - 1980

Address Type Size x Yalwm(yr) Age MS Zoning -
73 Andsrmon  SFD to Duplex ——— 121,12 $51,000(83) old 3264) Res
154 Arlington® - s =
337 Athlone " 1363 2-2tmd $69,000(83) * 214807 R3~x
312 tesworet . 2408 1-2,1-3  $165,000(83) " SasB7 Ré-—x
107] 8ronmon Pl, S5FD to tri. ——=—— 1 of each $110,000(B3) *= S0)&] Ra
14 Cortisr S0 to duplex 1232 1-1,1-3  $193,000(8%) = £39%] R5-x
457 Catherine 5D to duplex 127 3ely1-3 64, 500(B3) = 5435 C3}-c(3.D)
. 8) Fifth D to triplex 2 - $1B5,000(B4) * @5)9]1 Res
350 Fifeh, Sd to dplex  --—- 1 of ssch $154,000{B4) ™ §142% Res
132 Flore 50 to triplex —~— 3-] bed * $14B,000(B3) * §2UBB Ri-x
80 fForward S0 to duplex 566 1-1,1-2 $79,900(84)} = 7215 Ren
96 Jeam 5D to triplex --— ] of ssch $150,000{84) * 4103 Res
206 James * .
286 Laurisr 5D to duplex 1528 1-1,1-2 $186,000(B4} * 73705 Ream
35" Helnod o . . .
12 Malrome " FD.to tripiex ----~ lbach, 2-1'$90,000(84) * 7aB3a RS *
330 Nepman %D to duplex 1384 2-2bed $152,000(BA} = 70412 Ré-x().0)
J6-46 Untaric 3 SFD's to multi-- $500,000(84) = 7259 RS .
17 Pinboy S0 to rboming 801 roceing  $46,000(B3) = £350) e
137 Spadine * SFD to duplex 13% 11,12 $58,500(83) = 50808 Res
81 Spruce o . . -
27 Willow S D to dwple 1073 1-1,1-2 $AA,00(B3) = 51886 R1l-x{1.0)
. v :
= \‘” e TN
' . ~
N e
- ’ .
{ .



CONVERSIONS 1980 - 1984 e

Addrensa Type Sim mix Valwi{yr) Age MS Ioning
68 Anderson D to duplex -—- 2-Zbed $120,000(84) pld @34AS Res
184 Armstrong S0 to triplex -—— 2-1,1-2 $45,060(83) 530 30700 Ras
185 Armstrong D to dple soveme  e——— $59,000(84) B2 Res
156 Azlington SFD to duplex 1053 2-Zbed  $42,300(84) old 83415 Res
10 Arthur 5D to triplex -——  lbech,2-2$120,000(83) ™ $24% M12-x(1.3)
13% Baloam D to duplex  ==-= 1.2,1-3 £34,000{88) " $3551 Ren
507 Bay FD to triplex ~— J-lbed $65,000{83) =~ 3051 A4
~ 184 Bell D to duplex ~——— 1-1,1-2 $47,000(83) * 53521 Res
451 Begsarst SFD to triples 1437 2-1,1-2 $1)2,000(83) * 51223 HR]
332 Bronson *
! 39 Bronmon . 9D to duplex 1500 $75,000(84) * 74720 C5-c{2.0)
1421 Caldwel] SFD to tripiem —— 1-1,2-2 $84,000(83) * 661 Ran
97 Cambridgs * ’
265 Casbridge 5D to 7 unite-——— 7-lbed $64,500(83) = 60259 RS-x{1.0)
339 Chapel D to duplex 1381 1-3,1-4 $148,500(683) " 61977 Rew
478 Chapel D to duplex 1910 ——e—w-ma $128,000(8)) ™ 55204 A%-x(1.0)
361 Cale - D to duplex 1139 1-2,1-3  §123,000{Ba) * 78441 Ré—x
972 Evs D to duplex 1A% 1-2,I-3 $120,000(8a} 2

3 7lls Res
3 Fairbairn D to duplex 1104 Z-Zbed  $115,000(83) old 63723 Ré—x
39 Fairmount 5D to duplex 1613 2-2bed $147,000(83) *  £3)6] Ren
4) Fairmount D to dupiex 1636 1-1,1-3  $124,000(b4) * 70383 RS=x
72 Feirmont S0 to duplen -—— 1-I71-3  $110,000(88) 40 63295 Res

B4 Fairmount S0 to trfplex 1233 3-] $70,000(84) . old  B3I997 R5=x{1.0}
213 Fifth 0D to duplem  139) 2-2bed  $126,000(B3) ™  &TE9] Rem

& Firet D to triplex —— 3-2bed  $1a5,000(83} * 56385 Ré-x

- 12 First &0 to duplex ——————  $175,000{(84} = 82238 R5-x{1.D)
308 Flors D to roming - $117,500(8a) ®  &BS00 RS
352 Frank *

80 Fulton SD to duplex 1836 1-1,1-3  $1A5,000(B&) = 77081 fes
Jal Hamilton 5D to duplex 1097 2-Zbed  $82,000(83) = 64953 Ran '

496 Hartlusgh

‘139 Hardarson $D to roaming 982 $57,000(83) * 32127 A%x(1.0)
125) Heron  SFD to duplex 1574 $112,000(84) - 34~ 72345 Ren

120 James D to duplex 1317 2-7bed  $125,000(B4) old  71A1a MR

164 Jasce 5D to :lq:lx 1863 1-2,3-3  $1az,000(84) *  81a¥8 A5«

151 Jsmes 9D to dwplex 1516 1+1,1-) $92,500(8)) = 58223 R5-x
325 Jamss %D to duplex 1134 2-27bed  $64,500(83) * 51407 RS-x
424 Lyon S0 to triplex ——— 1 Of esch $106,000(84) * 70885 AS-x
521 Lyon FD to roming -—— $75,900(83) * 43700 R3-x(2.0)

1386 Hayview D with apt = 1528 apt. ~  $125,000(84) 21 77585 Res

142 Mclillvary D to duplex 1008 2-2bed $79,000(83) old 42167 Res

39) Melsod * .

561 Mclaod FD to dplex 923 2-7ted  FAY,900(83) " $AGAL Ran

114 Helrom * N

1185 Merivale SFD to duplex 1424 2-Ibed $55,000{B4) A0 @368 AS-x({1.5)
793 montrasl D to duplex 1695 $113,000(8)) &0 56898 R}

233 Morthweetern- " 1332 wmpt. $135,000{(83) 15 GAE2A Res
. 2U Dak D to bripise -— 1-},2-2 $80,000(83) o©ld £35220 Mas
%99 0 °'Cormor  ®
12] Osgoocs  SFD to triplex ——— 3-2bed $74,%00(83) * 43127 Res
224 Powmll D to duplex 1887 $160,000(0}) " 35528 A4
312 Quasn Dliz. hd 1766 1-1,12 $222,000(pa) ™  @5662 R4
142 Spadine 5D to multl - , $110,000(84) * §8435 Raw
155 Strathcona S0 to duplex 1138 1-1,1-2 $128,000(84) * #3000 Ras
352 Sunnysides Mow to duplew -—— 1-1,)-2 $72,000(84) * 4008] Ré-x
395 Sunnyside 5D to triplex 15]A4 3-lbed $97,000(8a) *  TAATY R4
77 Swmatlend SF¢ to duplem 1343 2"—1“5 $125,000(83) " - 37342 HR]

* Indicatss sn MLS 1isted sddress wittout ful]l md eccurate details
being provided. . o :
..
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- Potantial Convarsion D:ulungt

Address Type Slze Valum{yr) Age M5 Ioning

. 2242 Midway Ave, in-law 73 $29,000(84) 29 87583 Ras
207 Harcourt pot. In-lasw 1330 $118,500(84) 1)  TIRI7 -
4% Kempater L ] 1200, $79,000(03) 17 50208 -
715 Priscills - pot. duplex 1624 $94,000(83) -— 38480 [ 1]
3348 Utah - © 1041 ©$112,%00{8)) 25 34002 [ 11]
2622 Traverss pot. in-lmw 1916 $110,000(83) 3 300§ . *
23%4 . in-lom 17 $49,000(83) 20 &O36D -
‘156) Clovar sctess. apt.1)37 $100,000(833 33 #AB67 -
1301 Dowler in-law 2218 - - §245,000(83) 17 40403 -
192 Rodney . pot. in-lsw 2006 $172,000(B3) 2% 66337 Rl -
2265 Alts Yista in-lew 1761 $100,000(03) 31 52363  Rws .- |
217 Binghas pot. in-lsw 1133 $106,000(83) 22 &A972  *
777 Canterbury in-low 1524 $94,000(8)) 22 €122 -
10% Genural - 133 $101,000(B4} old 04298 -
118% Marivala -/ pot. duplex 1424 . $85,000(04) A0 03438 RS(1.0)
1040 Stormont in-1law —— $105,000(8)) 32 &334% Res

3016 McCarthy - pot. in-lew JAD3 $150,000(83) & 38324 "

. 1984 Belsir : - 1417 $124,900(0a) 19 78995 -
1544 Baselire . 132% $75,000(03) 22 3¥722 na
1470 Tedder : - 136% $125,000{84) 34 - 79107 Res
217 Patricie in-low nmn $100,000(83) 38 55731 -
A% KMartleigh . pot. in-lwe 1331 $79,300(B3) old 37841 7
3 Lls pot. diplex W0 $112,050{84) * TB244 .
24698 Hickson pot.in-lew 1362 $95,%00(83) 13 40110 %
2411 Bassline b 1276 $90,000(83) 21 37890 (3]

~ 233% Kildonan in-low , 1120 $233,000(8a) 20 73811 Res
859 Roseview . ‘ 1492 $103,000(pa) 31 72469 -
2147 Lambeth ¥alk pot.in-Isw 1207, $95,000(84) 26 6A77A bt
27 Lowmry pot. duplex 1343 $41,%00{BY) old 32654 -
100 Dasington pot.triplex l8a¥ $165,000(Ba) 55 70338 ¢
124 Pretoria - - ’ :
167 Prince Albert pot.in-Jew 750 $74,000(84) 3> 71401 b
431 Ma)bourne - - 808 $71,000{8a) old 67942 "
110 Rossmount pot. tuplex - .

!
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by’ noe ‘means,

R t:st‘laal technique- of factor analysrs

Sy

, S

. >
e . -

-

Apbendlx G

CONCEPTS INVOLVED

-

.

SN ﬂFACWR ANALYSIS A*BRIEF EXPLANATION OF THE

the flrst housnng study to employ the sta-

-

Academlc works by Murdle (1989)\,

= _,and .Sht?vkeY’ and BeH (1955) in Chlcago set the framework for the utili-

' . -
s -~

X

- w 3

* factor’ analyﬂsm

its. methodoigy and purpose

"

‘\.“: z-at;on of thls stechnlque in. human geography A brief descrlptlon of

as- well as the,,—reésons for

adOptlng the techmque for use in- thrs study, are brlefly summarized as

- £

follows.

-

o

I

-,
i

[}

Factor analysis

W

I

LY
il
.

-as a quantltatlve apphcatmm in the sor:tal scienc-

v _‘es, had its" pr‘l{:}lns in thé fteld of psychology

ure the lntelfcgepce of grou‘ps of students by identifying

It was designed' to _meas~

“the general |

- mteUlgence df‘ the pupil and a SpECIfIC aptltude for the subject the pu-

- b

pil was be'lngst tested upqn. '’ The plurpose of factor analy5|s is
d N s e " L o " * .

, * general,

to attempt to redut:e a
. ,

‘.

Y

<~

highly intercorrelated ones. !

I

- .
[

objettwes and . methodolgy of factor analysxs

vectors are plottedl: along "x"

4 “m
-~

v e,

r

+  the'other variables.

1
. L

- boer Peter °J.
Houghton ‘Mifflen,

Tavyliqr,

k2

and axes,

.,yt.

-

Variables

large number of variables

,

into a few

A bas:c knowfedge of geometry is needed to fully comprehend the

in the form of

with the length of the

vector representlng the strength of variance of that varlabie with all

The cosine of the angle between the vectors is a

*

ks
Quantitativée Methods
1977, p. 231
,.' - n“_. 165 <

in

- Geography.

Boston:
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measure of the correlation between the variables. It is normal in a pro-
cedure ;uch as this '_to look .at a number of variable pairs. Thus, it |s
possible to geometrically ;!etermine the common elements underlying all
the variables. A new vector which best summarizes the variable vectors
is called a factor. This new vector is referred to as a resultant and it
identifies a cluster of common variables. Each new resultant is a differ- *..
ent factor. The cosine of the angle between the resultant_a‘.nd"-the vyr"/ ’
able vectors indicates the correlation or weight of the. variables onr’that
factor. These values are referred to as Ioalidings.;Q

When looking at a multiple factor analysis, a slightly more com-
plicated process is involved. Instead of hav_ing ‘var‘ia‘bies forming vec-
tors, \they form points in spacex A "regression line" called the principal
axis best summarizes the variable points in space. A minor axis meas-

ures the residuals. I'h __defining.the principal a‘xis, it is necessary to ro-
A FUR S P '
‘ .'" : - :

s onto the principal axis itself. Eigenvectors and ei-
genvalués _the result of this procedure. Eigenvectors measure the

length of the principal axis and eigenvalues@e ‘the’ values associated

with those wvectors. |t must be remembered that "every'variable‘ has a
correlation or loading with every factor.”?*
To determine the weight of each factor the following formula is

-utilized:



number of variables the variance

X
: _ )
. o

S -

S

. _ C . l
length of eigenvector . the percent of _ : J
' |

l

|

1

If, for example, there were 34 variables used in a factor a'nalysjs:, ‘total
variance would be 34. If the first eigenvector were 20.178, then factor
1 would account for 59.3% of the variance according to the above formu-

la. The remaining factors would account for the remaining 40.7% of the

variance. Thus., .if can be seen that the first few factors are of prime }
' ) |

impoitance.

Rotation is a ter‘_n{1 used to describe the procedure where!:?y‘_tfwe
factor axis is rotated so as to be within a clus’;e_r of varigble vectors.
In many factor analyses a factor vector is located ‘Qetween two clusters
of, variables. This indicates that said factor has a high gener:al Ioad_i‘n\g
'on. those two groups of ve_ariatiles. There must be a basis 'for rotation.
“Varimax Protation allows the factor_‘ vectors to be placed where each re-
lates to one of the ‘tWO pairs <;f related variables. |t does this Iby'
squaring the varian’cnee of the factor loadings. Thl-JAS, by rotating the
factor axis'it'is possible to get a new set of values, referred to as fac-
tor scores, which reflect a new relationship among the clusters of vari-
ables. The final results of the factor analysis procedure are factor,
scores for each of the criginal observations (i.e census tracts, munici-
p‘all"wards etc.).‘ |

The simplist form of factor analysis is known as principal-compo-

nent analysis. This type of analysis examines all of the variations be-
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) tween the key factor(,prmclpai component) and the other variables. A

-

scree d;agram is completed and along with the variable loadlngs, deter-_

¢ b \ .
‘mines the cutoff point for meanmgful factors. A more complex form “of
- ]
. !
factor analy5|s is concerned wuth _the common source of- varlance ‘where a

. . ’

correlat:on coefec:ent d|agram is developed

.

Carter (198‘1), “among others, has noted that factor ’analysisi as a

e

statistical technique, is not p_roblem-free‘ A major shortcomlng, for ex-
T .

ample, is that the key varlabies one gets out of a study merely reflect

“

‘what variabies are.incorporated and the "subjective nature of the labels.

placed on the fdctors.”?? While Carter is correct in his criticism, it is

of course.the case that a similar statement "can be made against almost

any statistical technique.™?®

Facter analysis was utilized for this study for several important
reasons, the main one’being the fact that no previous study of the Ot-
tawa area has been undertaken utilizing these specific variables and re-

N} |

lating t-hem,to single-family dwellin’g conversions. It was expected that

some common factors would emerge on a temporal and/or spafia‘F"I/evel.

-

N o \-l
Multiple regression, a more rigorous technigque than factor an%

[N
.

sis {in terms of testing for the existence and strength of a relation?’

. N Ll
3 . . ’

ship), was used to measure the' outcome of relatienships between: the -

i .
.

"factors identifed and rates offcon\?ersions fro‘m the sample data.

'* Harold Carter, The Study of Urban Geography London: Edward
Arnold, 1981, p. 259. \ , o -

“° Nie et al. SPSS: Statistital Package for the Social Sciences. New
York: McGraw-Hill, 1870.\p. 305. : P

T
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) For.an elaboration on' fdctor analysis, the reader should consult

_Kim arid Mueller (1878), Taylor (1977), Yeates (1974)_ and Clark et al

(1974)'.. These texts'provid:a a detailed discussion of this statistical prgr—

7

cedure. ; ; N
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'_\.yish to examme.the work: of Stanton (1984), in this regard.

H T CITY OF OTTAWA BUILDING PERMIT RECORDS~ - ’

e

-

Appendlx H
o PROBLEMS ASSOCIATED WITH DATA COLLECTION .

\Sevérél p['?xbléms arose dUri'ng' the study Wit'h regard to both dollecting

data and using the data once collected. The discussion which follows

.

I

- '

.The Clty of Ottawas Buildings Branch mamtalns bmldrng permlts on a

4

T Eonthly basis, dlsaggregated to the level of individual permtts The

- '

-

restrictions. Mo_nthly records conta;n addresses of buildings to be-al-
. ) o . . ™ -

tered, the applicant's name, the nature of the work ‘to_ be undertaken

and the estimated value of said work. For {he purpose"s of ‘this study,

the two mcl:ps“t important variables to be examined were 1) the addresses

and 2) the nature of the work completed.

There were three main probiems assoqi'a/ted with this source of in-
4 ' ‘

formation. They are as follows: L

\

[N

N

is mtended to contrlbute to |mproved ta base developmént, mainte- -

" nance and practices at the local alevel Th ‘\interested reader may also’

latter are, however not open to the publ:c because of tonfldenttallty-

1. R\ec<>rds for the years 1961 and 1963 were-in a state of non-

maintenance that rendered them useless in terms of this study.

I

Records for the year"s 1962 and 1966 included only the total
‘number of conversions without the associatea addresses.

3
Records for the year 1981 were missing from city hall.

- 170 -



11
3 Dates on ‘the bermits are only approximate. Building permits
- are ed when the permit has been granted, not when the

work has been completed. _' . ' - '

0
. -

"H.2  CITY.OF OTTAWA ASSESSMENT ROLLS’ | ‘.
Assessment Rolls for the year Ien'd\ing ,‘Decefﬁber, 1983, were utilized  for
l-thEs study. Associated p‘r'.ogblem's include the following: s - ~
dwelling unit hlaé‘beer; co‘nverted from a single-dwelling’ Gnit t(;
‘a multi-unit residence./ For the purposes of this t"esear:*éh‘,
converted dwellings v;rere considered to be thosé which had a
tena._n_t or pwner_‘occupir"\g differeﬁt floors of alsingle4add'r.efss‘.
To differentiate between  new duplexes, triplexes, efc.,a 'd
thosé‘which may have been.converted, it was assumed that! if
‘ the floo.rs, of ,the dweHings- had widely -varying “asskssment ﬁa_t-‘

ues, the dwelling had been converted from a 'singié‘;?amil.y unit.

I~

On the basis of information obtained from MLS sources, "it i
obvicus that a number of converted dwellings were not assessed -
in 1983 as multiple unit dwellings. While it was not possible to

: 2 : : :

. = .
determine ‘exact figures, it would be appear that the number of .

illegally-converted ' dwelling units is considerable.
§
CA

o . S

1. There is no reliable manner _‘o‘f determining whether a sbecific - -

t
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1.

s H. 3 MLS (MULTIPLE LISTING. SERVICE) INFORMATION

. EY d

{t is obvious that the MLS as mamtamed by the Ottawa-Carieton Réal
Estate Baard is of little value in' its present format as a source of hous-

[ . "

ng "research information. .Improvement of data collected by that Service

+ would be of

-

'ajor‘ benefit ‘to r‘esearcher-js and market aﬁalysts, as “well

- s . 4 ) .
as real -estate breker§-and agents. ‘
t

P [N .- . ("' . .
« A number of major problems were encountered in the, use of this !

. " [ . -- . . . i . ) . - ~ .
source; of information to examing& single-family housing conversions. ’It

: Cvould of cdﬁsid’erable benefit to have the exact or, “at least, an. estimat-

»

.ed age of a dwélllng shown on, the MLS forms. Many agents simply put -

oid mstead of an actual age. The exact zoning of a pro'tper':ty is fre-

]

glj‘ently not given.- The most 'CQm'mon'classification given was RES, -

- v
~ -

meaning residential. = It, would: be extremely useful to have an estimate®

‘of the square fbotage of A dweilingf" This approximate figure is not dif-

.-fisullf_ to QBt\ain but it |s |nconven|ent to have to go to amother sourcs

¢ for Such basic data. For the purposes of this study, a very rough esti-,

' fate of 'tha size of dw'elll_ngs waS"determlned by adding the room sizes

given on the MUS forms. It'is noted, however, that Foom size figufes

on the forms are only approximate as a rule.
S : - . : N

T

{. H4 STATISTICS CANADA CENSUS DATA - POPULATION AND - .

HOUSEHOLD CHARACTERISTICS

T Of all the data utilized in the present )gtudy information maintained by
StatlStICS Canada was found ‘to be the most accurate and easiest to use.
While some _varmiies were not carried over from one year to the next,

no major problems seemed to result. For example, the 1961._‘.census of

v
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family i‘zpmpoéition did not include a separate section for single-parent

" families, while the 1971-1981 censuses did. Some changes in variable ’

\ ° e I , )
definitions are inevitable but, for the purposes of this résearch, the

t
e

vatriabiles were tri‘eategﬂ“és bein'g'-_géner‘ally similar. Statistics Canada in-

_formation "on bujldiné'permj.ts and Houting starts was utilized, _instead

" N ~ 4o *

of CMHC égurces malnly due to‘ ease ‘of use. Vacancy rates maintained -

" \ ) e
by CMHC were, hpwev_er found tp be qunte useful. ‘e
e . v ,

' . -
v . '
- -~
' .
\

H. 5 MIGHT'S CITY 'STREETV DIRECTORIES

“

The Pubhc Archlves of the City of Ottawa maintains city street d1recto-

’ -' v

ries dating from the early"1900 5. ThlS-‘ source,mas a estimation of dates

of conversions has llmltatuons due to Jack of accuracy. However, due

\ 5 ¢

to the Iong tlme perlod considered ‘in the study,- the dIPECtOI‘lLS weré:

>

useful ‘as a.source of trend data. ,Sampie‘ addresses that had two, sepa-

rate resldeqts at. the one address were assumed to be indicative of a
. - - K N - \ . .
converted dwelling. Only the last cpnversion was utilized and deconver-

b

sions were ignored.

*\1;}
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PHOTOGRAPHIC VIEWS OF SELECTED CONVERTED
. DWELLINGS o

f

PHotograph No. 1 K L /// L

} +

|  Photograph 1

! <

% ’ - .

|  Address: 1386 Mayview Avenue, Ottawa, Ontario.

|

| ' L

! Type of Conversion: Garage to a one bedro apartment. -

| Period of Conversion: 1981 - 1984 o -

| -

| '

|  ‘Source: MLS ,

| -

$ e e - ;_-____-..-___---_1 _________________________________________ +
., . :

- 174 -
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-\ Photograph No. 2. .. / -
\
o .
N
. -
1 !
—
- i ’ - b4 .
. \ o
Photograph 2 ‘ I
: . - - L |
N . . |
Address: 39 Grove ‘Avenue. Ottawa, Ontario. o
. . ‘ |
N o T |
Type of Conversion: - Single-family to duplex. |
. | -
Period of Conversion:’ Prior to 1961 ’ - )
: B o ' A i
; ’ : . o
¢ " Source: Assessment Rolls for the City of Ottawa. I
: | - s |
n i l
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Photograph 3 =~ ., -, ‘ Ce, iy
. - 4 ’ N . i . .
Address: 43 Grove Avenue.- Ottawa, Ontario. A . :
Fl -

Type of Conversion: "  Single-family to duplex. Lol

. . , . et -

Period- of_‘_Conv'er‘sion: Prior to 1961 ' - oo
Source: MLS - L -

MLQD Det’ail_s:‘ ,?:191# square fept L -

2 —‘2 bedroom apartments
$144,000 value in 1984

R4 - x zoning & .

)
'
-
.
oy
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’Photog.;;"aph No,‘. 4 - ol

1
‘v

’

177

1 ’/ -
. -
T._.., ..... x_A____-. ___________________ e e oo P LR E LR 4
b _"' " - » . . i - ) l
. Photograph 4- R T
P CEE -
: . . ’ R I
© ! Address: 339 Chapel Avenue. Ottawa, Ontario. Lo
[ Type of Conversian: “Singlé_—Famin to duplex’
l - - ' “ . e :
|, Period of Cenversion: 1981 - 1984 . L
i o . . T - :
A : 3
.. Source: MLS . ) E
[ Yo - -
| - . ' S N
. MLS Details: * 1581 square feet :
B o -
| - 1-3, 1-4 bedroom units
i
$148,000 value in 1983
| residential zohing w '
| .
O Plan 55578, Part of lot 15



Photograph No.* 5 L .
‘ - N |
i 'Pho_tograph 5 . .
L : . e 5
i Address: " 678. Chapel Street -
! Type of Conversion: S-'rn'gle.-f.éimily. Dwelling to Duplex
o - |
‘ | Peri.od of Conversion: -‘1981. - 1984
l - - -
o T
. -Source: MLS " _
N _
. ML3 Details: 1910 square feet . P
| $128,000 value in 1883
Zoning is R-5x (1.0) A




R v
r "‘
\TL To. L, LB
. -
L' - '
+ 4 =
. | Photograph 6 .
A ], ..o i T - ©
| Adciress:" 238 Cambridge Street North
i Type.of Conversion: Single-family Dwelling to Duplex
| : . ' Co -
.Al v 4 ; "
| Period of Conversion: . 1961 - 1970
! L . ,
{ . r&‘ . ,(-"/ o
« |" Source: MLS : -
1 .
" =1 MLS Details: 1355 square feet
: 1-2 bedroom apartment

1-3 bedroom apartment
867,000 value in 1983

, Residential Zoningi
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Photograph No. 7
b
o0 |
WAL “"““ ” mﬂ lluullmmmn
Mg
] ‘—-—.H , N \

o e —- S L e e e m e e e e e e e e e e e +
. v ' . N i |
i 'Photograph 7 - * C ) - ¢ |
I . - . '- ; I
1 . . . . . . .. - . )
| . Address! 99 Carruthers Avenue. !

T ST i ‘
T w
|- Type of Cén{vqrsion:. 'Si_nqgle-famil'y Dwelling to Triplex L
v ' l - - . ‘ . / . ' ’ I
L. A . I
|+ Period of ‘Conversion: |, 1961 - 1970 |
| : R ‘ I
o | |
| Source: MLS. ‘ |
R ;

| MLS Details: ' 2-1 bedjoom units’
| 1-2 bedroom unit !
| ) S . :
1 . . $57,000 value in 1983 . .
| Résid;antial Zoning B \
€ - . . ' * t
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Photograpb 8‘
Address: 40 Armstrong Avenue

Type of Conversion; Single-family Dwelliqg to Triplex
Source: MLS
MLS Details: 1 bachelor apartment“

\
C
i
I
l
|
|
|
|

. - -
. i |
|

2-1 bedroom apartments ) Q!_/
-

) L
[
\
|

70 years old
$835,000 value in 1984

"+
Residential Zoning



> Appendix J _ _ o . - 7
. BRADBURY'S EQUATION S LT
N : | \
. . N . ¥y . L i
-— In 1977, Katherine Bradbury, currently of the Brookings Institute, de-~ g

-

veloped a .e.cono.metr*i'c model to estimate the numl:;ér of 'é"onvé,r'sions fr‘,gm
within the-existing hous’;ing stock. Conversions from both s_ingie-family
and multiple-family units were included in_"her model .

The k:ey variables, which aHow‘ th'e application. of th{is”formu'h to

different centres, include changes in the vacancy rate, the value ‘qf

dwellings, and in the amount of vacant land available for resid\ential; de-

velopment. While the basic $oundne_§,slof the equation is not in, question, .

I P

its applicability to the Tanadian situation, and more specificall\; "to the,

case of Ottawa, is tenuous at best. Morrison. (1978), discqvered this

fact 'in his Ph.D thesis, in which he used Toronto as a ‘case study.

.

Some of the variables, especially the detdrmination of the change-

over time in single-family _dwellin‘g prices, do not include the pr?ce of

newly-constructed dwellings. Data of this nature were not located for .
] T 4 . “ t ._ ’ -
inclusion in this study and, on the evidence, are not (readily) available

. - ~ g
from either a pubklic or private source. N . ..

. - '

. ¥
N N 1
Another problem, and one which is not really unique to Ottawa,

th S

’ - -
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