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ABSTRACT

The ﬁroductlon of housing underwent significant change in
Canada's metropolis during the nineteenth century. Montreal's
building permit records of one building cycle (1866-1880)
constitute the basic source of data.’” An architectural history
of the essenti1ally British origins of Montreal's duplex
housing <(superposed flats) leads to a new typology of
multi-family housing which dominated construction by 1880,
The spatial patterns of a dichotomous market, of single-family
houses wversus flats, are examined. The participation 1in
housing development by French-Canadian and secondarily by
British-Canadian builders, and the absence of the Irish, 1is
highlighted. . Building activity was extremely small scale
although some large-scale and corporate developers were
active, Building trade artisans and entrepreneurs, local
shopkeepers and ékilled workmen, elements of traditional
petit-bourgeocis, artisanal and working-class society, were the
chief burlders. Through Notarial records and Government
Statutes, the methods of mortgage financing and the role of

building societies and individual lenders are exposed.
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. RESUME

Au cours du siécle dernier, la construction domicili~aire
a8 Montréal subit une transformation remarquable, comme en éc;nt
foi les perm:is de construction émis entre 1866 et 1880, source
fondamentale de nos données. L'hastoire de 1 'architecture
montréalaise témoigne 4'une évolution pendant cette période du
quadruplex aux origines bratannigues vers une nouvelle
typologie domiciliaire de logemenLs superposés gui en  vint a
dominer le marché wvers 1880. Le présent travail examine les
caractéristiques spatiales de ce marché i deux pendants, ou la

maison unifamiliale s'oppose au duplex et au triplex, 11
souligne ia prépondérance des constructeurs Canadiens
frangcais, le r6le secondaire des Canadiens britanniques et
l'absence des Irlandais, La construction domiciliaire se
poursuivit & une échelle trés modeste en  dépit de 1'activité
déployée par certains promoteurs d'envergure, car» les
entrepreneurs se recrutalent principalement dans la petite
bourgeoisie traditionnelle, chez les artisans et boutiquiers,
et méme dans la classe ouvraére. Le réle des soci1étés de
construction, l=s scurces du capital hypothécaire et

l'interventaion des préteurs privés sont mis & jour, grice au

dépouillement d'actes notariaux et de Statuts gouvernementaux.,
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CHAPTER ONE

INTRODUCTION

"A CRUCIAL PERIOD IN THE STUDY OF HOUSING

In the early nineteenth century, Montreal staked 1its
future on the import-export trade of staples. It was a
mercantilist water-based economy on which Montrea} sucessfully
achieved its role as middleman and trans-shipper for British
North America!. Financlial institutions developed alongside
this economy but factories were still exceptional. A
contemporary observer in 1839 noted "as it .... has but few
extensive manufactories to support 1it, [Moptreal's] continued
increase must depend upon the trade it can command"?.

P

and grow it did, from 18,767 inhabitants in_lBZi, to
22,503 in 1831 and 27,297 in 1842, a moderate Dbut sustained
growth®. But this mercantilist world ensconced 1in a small
colonial city came crashing down quite suddenly during the
1840s, as England moved to dismantle the 0ld rules by which
the game had been played. The anger and fears of the merchant
élite, coupled with the effects of a commercial crisis at the
end of the decade erupted in 1849 into severe riots in

Montreal+*., The old order was passing.
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Change came rapidly. During the 1850s, Montreal found
itself at the heart of a new railway system that linked the
Atlantic Coast with Ontario and the American Mid-West. The
city developed a vhole range of financial services, from
chartered banks to 1insurance companies of all sorts, and
mortgage companies by the 1870s. Factorics - large ones -
popped up like mushrooms all through the 1850s and thereafter
such that by 1881, 70% of Montrcal's vorkers vorked in
factories employing 100 hands or moreS. Its population
soared, almest doubling in the decade betveer 1851 and 1861,
and almost quintupling between 1852 and 1901. Ethnically
Montreal became a French city once again as French-Canadian
migrants poured in from the rural areas, edging out their
British counterparts in numbers. Montreal had become an

industrial city.

As the city altered its economic base, so dldiit cbangé
the social relations of production on a broad scale. -éetty
commodity production gave way to capitalist production. The
labour process was undergoing dramatic reorganization. Along
with these fundamental changes came modifications in the
spatial order of the city. Home and wvork were separated,
vUrban land became functlonaxly more segregated. As a result
of the new class processes underwvay, residential
differentiation took on increasing significance 1in  the

nineteenth century®. The city was rapidly reorganizing itself




into discrete neighbourhoods dominated by class and ethnic
dimensions.

As all these transformations were taking place, equally
radical processes of change were reshaping the Dbasis of
survival of the city's expanding proletariat.

The family, childhood, gender definitions, even
motherhood vere potentially subject to change
... Work outside the home, came to constitute a
more Significant part of both boys' and girls’
lives ... Widespread employment cf whole
families, of children and of married wvomen was
typical of early industrial capitalism?.

Just as much as city, economy, society and family were
being reshaped  during the second half of the
nineteenth century, it stands to reason that housing ~ the
dominant occupier of urban space - was undergoing rapid change
as well. The changes were fundamental as well as
gquantitative. Housing had to adapt to the new social and

economic re-ordering of the city, as well as respond to a

surge in the number of urban residents.

This thesis is about what happens to housing development
in a rapidly industrializing city with mushrooming population
growth., There are several parallel lines of 1inquiry pursued
here in the examination of .iLhe architectural, spatial, social
and financial dimensions of the changing residential city.

The main questions raised are these: under

industrialization, do housing models change? What spatial

..3__



patterns evolve in the stratification of the expanding housing
market? Who, in a rapidly changing urban society, comes
forward to build these houses? Finally, how 1is capital

organized to cope with this sudden surge in demand?

It is argued here that urban housing underwvent important
changes in its structure, method of production and means of
financing to adapt to the changed circumstances of the
industr:al élty. We will cxamine these perspectives  in the
context of Montreal in the 1870s, Part of this tLemporal
choice vas dictated by practical considerations such &s the
existence of data for the 1870s vhich were not available for
another period. More fundamentally, the choice ﬁeveloped from
the realization, subsequent to my Master's thesis research,
that the third quarter of the nineteenth century was crucial
in the systematic re-ordering of Montreal's housing typology.
The nev forms that were created and propagated during that
period pervade housing construction in Montreal even to this

day.

The main  argument about structural change in  form,
production and financing is similar to the one pursued by
Joanne Burgess in her examination of the shoemaking industry
in Montreal from 1840 to 1870.  She noted that this was the

period during vhich shoemaking - a major industry in Montreal

~ undervent massive structural change, such that by the 187(s



there were gilant factories, embodying a strict division of
labour, alongside a host of artisanal producers working out of
worksheps in the community®. Housing in the 1870s, wvhile
embodying new features of capitalism such as mass production
technigues, & new division of labour, and institutional
financing, ves also very much influgnéed by an older artisanal
mode of production wvith its small-scale output, family labour
apd financing airangements made vith ndividuals. We are
examining herc a critical bridge period in the house-building

process.

Few researchers have delved into the realm of housing.
Those who have use houéing more as a backdrop'against which to
highlight social processes in the city. Some signal works
stand out in the British arena, such as Enid Gauldie's Cruel

Habitations or R.M. Pritchard's Housing and Spatial Structure

f the City®. 1In Canada, several researchers have produced

excellent works on nincteenth century housing conditions in

working-class neighbourhoods: Gregory Kealey's Working Class

Toronto at the Turn of the Century, Jacques Bernier's "La

condition des trévailleurs, 1851~-1896", Terry Copp's The

Anatomy of Poverty, Michael Doucet's "Working Class Housing in
a Small Nineteenth Century Canadian City", Marc Choko's Crises
du logement a Montréal, or Gregory Levine et al. The Housing

Question in Kingston, Ontario*®. The production of housing,

however, despite 1ts critical importance to the reproduction

_5_



of labour and the spatial sorting of social classes, is rerely
the subject of a specific inquiry in 1itself, except among
architectural historians, who look at it solely from a design

point of view.

The cxception to the rule is M.J. Daunton’'s House an

QL

Home 1n the Victorian City*!. 1In his vork he grapples vith

the typological diffcrences betveen British cities in terms of
working-class housing characterized Ly tenements, terraced
flats, back-to-back houses or cottages. Weighing cuppliy and
demand, he comes up with cogent arguments for the regional
differences wvithin the context of the same process -
industrialization. This is one of the themes picked wup in
this thesis, through an examination of Montreal's unique
typology of duplexes and triplexes 1in the context of this
city's own process of industriazlization and in the light of

local supply and demand.

Rarer still 1is research pertaining to the group of
producers who built homes. These people formed an i1mportant
segment of urban society. They vere responsible for building
the most visible element of wurban space - its residential
neighpourhoods. They provided the physical framevork wvithin
which the family economy functioned and reproduced itselfl.
They were significant in the accumulation process in general,

given the huge amounts of capital it took te build the

q



residential townscape. Yet we know little about them,

Tuvo pironeers stand out 1n this othervise deserted field,
Harold Dyos and Sam Warner, both.ol vhom qreativ influenced my

thinking and the structure of this thesws. Dyor, in Victorian

Suburd, and Warner, 1n Streectcar Suburbs, were concerncda @ bout
manry of the  came guestions  in tua  widely separated
geographical v ations ~  London, Enatand, and Boston,
Massachusettst?, Each looked &t the  ninetcenth-century

building process as 1t affected nev guburbs  ©of those vast

industrial cities,

Theirs were studies of middle-class suburbs, although
pockets of wealth and poverty cxisted 1n ecach suburban locale.
They looked at the backdrop of wurban growth 1in terms of
population, tlransportation and the Sseparation of work and
home, They scrutinized the building process in terms of leqal
constraints, land tenure and subdivision of land. They
examined the circuits of capital that were tapped in financing
construction. They described the architcctural forms which

A
resulted from these constraints and inputs. Finally they

studied the bullder himsel{, bhis social origins and the scalce

of his operations.

Closer to home John Weaver and Michael Doucet have done

research on the building process and have focussed on builders



«3

themselves. These two authors have independently examined
different parts . of Hamilton, Ontario, at different timest?,

mare  Concernea vith land

0

Although Michael Doucet

»

.

speculation and subdivicion, [t i instrucsive that both their
findings back up Harner's, allouing for differences an the
scale of the vespectave ¢ tiesn. W vall coamine otoe: aspects

of the L terature e rman: o the oainetecnth century

house~hus lc tng process < vie broach more specific subjects.

HOUSING BY BOOHM AND BUST

while other works on housing construction and urban
development have been set in  some particular historic period,
this thesis makes & conscious attempt to place housing
production in the context of economic cycles of investment.

Even a cursory glance at  the cyrlical behaviour n{
construction in Montreal reveals the logic of investigat:ng
the phenomenon  of nev housing in  rerms of its boom and bust
pattern [see Fi1g. Y.id. The creation  of nev  housing
graphically resembles 2a sceries of steep mountzins separated
by deep valleys, peaking and bovtoming in synchronous fash:on
from city to c¢ity. Each cyecle brings with 1t  not only &
spatial catensinn of the city Dbut also innevations :n  =he
typo.ogy and architecture of housing. Theretore,
investigating the production of Thousing by choesing 1ts

economic rthythm as a time {rame constitutes not only a sound
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method of periodization but also a“;ogical framework within

which to examine changing patterns.

The cyclical character of economic activity has long been

recegnized 1in capitalist industrialized economies. Clément

Juglar 1s generally credited with the discovery in 1860 of

successive upward and downward phases, hence the term "Juglar”
cycles coined latert*. More significant 1s the eventual
definition and elaboration of a model featuring three distinct
cycles, the short, intermediate and lung-wave cycles, which

emerged 1n 1939 in Joseph Schumpeter’s work?!?s,

Intermediate economic cycles, especially those identified
by Simon Kuznets in 1930, are the cycles most relevant to

constructionté, They involve basic realignments between major
!
segments of the economy. The creation of extess capacity in

e N /
/

the boom period is followed by a’contractlén period where the
1%
i

capacity is used up. The theory applies to igems requiring a

. long investment c¢ommitment such a5 trallways, canals,

factories, gas-works, power dams and therefore goes beyond the
commercial inventory adjustments typical of the short economic
cycle. Ernest Mandel explained the rationale thus:

The c¢yclical development of [the] capitalist
econpomy becomes particularly feverish thrcugh
the extension of the basis of this economy at
the beginning of each recovery, and this happens
through the sudden appearance of new markets for
important sectors of industry, which thus
stimulates the activity of the capitalist goods
industry. These new markets may result either

_10_



from the geographical extension of capitalist

production (penetration into a non-capitalist

milieu) , from the appearance of new sectors of

production (technological progress) or from

sudden leaps in relations between competitors

(disappearance of a powerful competitor as a

result of war, of technological backwardness,

T etc.)'7,
. . 13

Railway buxlding is the classic example of this feverish
extension of the basis of the economy, reaching out to new
markets with the opening of nev trunk and branch lines during
each cycle. 1In the United States, the entire railway building
process, roughly encompassing the era 1830 to 1915, took place
within the framework of five complete cycles. These cycles
varied between 14 and 20 years in length (trough to trough)
and averaged about seventeen!?, A similar argument can be
made for housing, as the city feverishly extends the basis of
its economy, Housing, as a permanent final-demand good, is
only part of a phyical urban plant made up of streetcar
tracks, streets, agueducts, factories and so on. John
Riggleman 11n a comparative study of major American cities
found synchronous building cycles ranging between 13 and 22

years duration (trough to trough) and averaging about 17

yearsi?,

The correlation between railway and housing construction

&
cycles, in both timing and duration, may be carried a step
further by examining the key inputs, labour (immigration) and

capital. Brinley Thomas' comprehensive work makes clear the

..ll-



correlation between capital inflow, immigration and North
American building cycles. He also argues their inverse
relationship with investment and building cycles in Great
Britain?°. Alexander Cairncross picéneered 1n the study of
this trans-Atlantic relationship and proved that for Canada,
as well, building cycles were closely tied to capital and
population inflow with much the same timing as in the American
situation and inversely related to building cycles, investment
and population retention 1in Great Britain?). Because the
cycle itself is a feature of the economic system of the
continent, North American c¢ities have roughly synchronized
building c¢ycles which 1ise and fall together. Baltimore,
Toronto, Montreal and other cities, are all extending the
basis of their urban economies simultaneously [see Fig. 1.1].
Local factors modify the amplitude of one city's building
cycle relative to another's.

With the bro;d context of the building cycle understood;
what then are the specific causal factors involved in each’
phase of its rise and fall? It has been noted that the
building cycle is one of the sharpest of all economic cycles,
that is, clear-cut in outline, attaining enormous amplitudes
with high peaks and deep troughs?2. Maurice Lee provides a
succinct explanation of the phenomenon by looking at both

supply-side. factors:

_.12_.



Cycles in residential building construction appear
to be of even -greater severity than the
fluctuations in non-residential building. The
reasons for this are not completely clear; but
undoubtedly, the speculative character of the
residenticl construction market carries a part of
the answer. Once the upturn has begun, builders
begin to produce in anticipation of demand either |
for sale or for rent. Svch builders are subject
to excesses of optimism during the expansion phase
and inciined to excesses of pessimism during a
decline? 3.

Although Lee places the emphasis on psychological
factors, he also makes a cogent argument in terms of the
supply of mortgage money. As an expansionary phase of the
economy begins, the money market 1s characteristically "easy",
with lenders making mortgage financing available at low rates
of interest, with small down payments and extended
amortization periods, As the expansion contiﬁues,
corporations, which have been drawing on their liquid
holdings, use up their internal funds and begin drawing on the
money market to further their projects. At this point
competition 1is fierce and credit tightens. Mortgage money
becomes suddenly more expensive as funds are drawn back into
the corporate markets and away from residential construction.
The key point is that the supply of funds for residential
construction is a residual flow from the capital markets?4,

This contributes to the huge surges and deep troughs 1in

housing construction.

Housing construction is an "end-of-line" or "last resort"”

_13_
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type of capital investmert. It tends to be risky because the
product is fairly complex to organize, is labour-intensive and
cannot be turned over rapidly. It does not have the potential
of quick and high profits possible in the stock market. Nor
does . it offer the secure proflits oL, for instance, bond
investment, But most importantly, as this thesis will seek to
demonstrate, the classic house builder in the late ~i1neteenth
century was a person of modest means operating on a very smaul
scale [seéh?:l\apter Five|j. ' His command of the money market was
¢lose to nil, and he was a poor credit risk [See Chapter Six].
He could not compete with strong opportunities for commercial

and industrial investments. Small wonder then that capital

flowed elsewhere except when there was a truly plentiful.

supply.

Building cycles are easily defined periods of housing
production, They constitute logical slices of fime within
which the physical, social and economic characteristics of new
housing construction may be examined. That building cycles
and housing construction cycles are sSynonymous is easily
verifie;d in the accompanying graph comparing total housing
permits with all permits (houses, shops, factories, churches,

,schools ..,) Dbetween 1866 and 1880 [see Fig. 1.2]. This

a

_14_



FIG. 1.2 NUMBER OF PERMITS ISSUED 1866 -1880
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thesis focusses on one building cycle in Montreal, that of

1866 to 1880 (trough to trough), or put another way, the

. housing produced in 1867 through 1880. It seeks to explore

what was built during that cycle and where that construction
was occurring. It seeks to find out who was 1involved in the
building process and to trace where the capital came from to

finance it,
AN OQUTLINE OF THE THESIS /

Chapter Two explains theAmethodélogy of record matching

used in this thesis, Since building permits were in the form

- of abstracts and did not provide full information on the

houses or the builders, I have made use of two other
contemporary sources to complete the information. City
directories and insurance atlases together with the permits
were used to generate a new data bank on a house-ity-house
basis. This technique allowved  building construction
information, typology, 1locational data, and occupational and
ethnic characteristics to be compiled and correlated for each

house and each builder.

This thesis brings a considerable body of new
understanding to the existing works on the building process.
While Warner does not delve into the origins and supply and
demand explanations regarding Boston's distinctive housing

3
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typology of doublé and triple-deckers, this thesis asks where
Montreal's duplex type came from, why it spread so rapidly and
why so many derivatives were created from it. It 1is argued
here that the duplex was an important model which enabled
builders to house adequately the newly created
,urban-industrial proletarigt in lodgings 1t could afford. It
is further argued that Montreal, unlike Boston or London, did
not have a sizeable aging housing stock on vwhich the new
proletariat could fall back. ‘Montreal developers therefore
had to create new housing models. Thesc new models resulted
in a distinct tripartite housing typology. The definition of
this new complex typology and the emergence of multi-family"

housing in Montreal form the subjects of Chapter Three.

Chapter Four places new housing producgipn in the context
"of its market. The typology developed in the previous chapter
is not scattered at random,. Single-family housing and duplex
housing tended to concentrate in mutually exclusive zones,
But the typology was an overlapping one as well. Some areas
featured @ considerable mix of housing types. The buidding
permits also reveal architectural variables which have
important social class and therefore spatial implications,
Building materials, roof types and basements all offer

significant social cues to the.city's housing market.
All the authors mentioned earlier have tried to come to

...17...
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grips with the social origins of house builders. This thesis
has the advantage of knowing who wvirtually 211 the house
bﬁilders in 1870s Montreal wvere. They formed a population of
nearly 2,000 people, just wunder 2% of the city's total
-
population. Qur view of the builder is enhégced by a concise
knowledge of his gscale of operation, and the occupational data
allov us to analyse his social origins. The class dimension
is analysed in relation to large and small-scale development.,
1t is a&arguec that the 18705 wves a transitional period vhere
capitalast and petty commodity proouction of housing vorked
alongside each other, though mostly aimed ot different
markets. We can also specify the roie of ~ach of Montrcal's
three main cultural communitics :n the construction of

housing. These are the subjects of Chapter Five.

Chapter Six, wusing entirely different sources, discusses
the financing of housing development. With the exception
perhaps of Dyos, fev have made a serious attempt to wrestle
with this c¢ruciad aspect of house builders. But Dyos' work
has lecs application to Montreal because the whole system he
exposcs was based on ground rvents which did not exist in
Montreal in the second half of the ninet@eﬁth—century.
Because thers 1ic a dearth of studies on housing finance in
freehcld cities, Chapter $ix begins with an examination of the
financial system and how 1t relates +“o hous:ng. It i35 argued

that the 1870s was a transitional period where traditional

_18._



sources of credit from private individuals operated alongside

new forms of institutional mortgage lending.

What this thesis 1s about 1s tne building process under
early industrial capitalism. It is concerned with how
builders responded to industrialization and the creation of
néw instruments of capital investment, and how they responded
to a pressing market f{or housing and to the advent of a huge
proletariat It especially seeks to {ind out who these
builders wvere. The nev typology of housing developed and the

financial inatiturions~fiounded during this crucicl period have

demonstrated a remarkable staying pover through time. Small

private hougs= bullders and la: ones - still as anonymous as
they wvere over a hundred years ago — remaain today the chief
creators of the built urban environment despite direct

government intervention.
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CHAPTER TWO

THE METHODOLOGY OF RECORD MATCHING :

CREATING A COMPOSITE DATA BASE

Most historical urban research relies on one basic source
for quantitative inf~rmation and enhances it with gualitative
material. The  hasic sourze micht be thospirzal records, tax
assessment rolls, manuscr ot cencus dats, or Toumpary payrolls,
This thesis uses a drfferent approach one ¢ . record motching

~ 1in order to reconstruct on adecguate <ata base.,

One entire cyc e of housing production 1s under study
here, Building perm:ts veould normally suffice as a data base,
but sucihh a source nz longer ex25ts In Montreal, Instead we
have permit abstrzcts  ohich summarize  “he :nformation
contained in 2 perml . since these abstracts lack precise
spatial coordinates, a sccond basic\swurce -~ acrty atlas -
was regulred Lo comp-~te ~nd enhance the perm:t data. Because
both sources lacked key building® typology and sociological
informatson, & thirZ source - the ¢ity cairectoriles -  was

employed. These three scurces were used simultaneously on a

houase-by house basiz to reconstruct the morphological and
socilal  data necescory  ©o  understand the  meanin of the
phosical extension L the city .n the context of & building

cyzle. Before we «=zsess the f:ndings, we need to evaluate
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each source individually.

NATURE AND USE OF BUILDING PERMITS

The heart and soul of this research are building permits,
Since 1863, the City of Montreal has published ward summaries
of mnew building construction in its an~ual reports?t.
Between 1E£68 and 1877, with the unfortunate owrissior of 1872,
annual tabulations include an abstract of each permiz. These
data covaor one  huilding cycle. With permit abstract’s
ava:lable for 78.3% of residentia. buildings produced during
the whole cycle, the decision was easy to concentrate the
research on thais bu:xlding c¢ycle?, This left 21.7% of
res:dential buildings unaccounted for, 9.7% due to the
omission of the year 2872 from permit records and 12% in the
"tails" of the cycle, that is the years 1867 24 1878-80. It
was felt that these hcuses could be located individually by
.other means and that the lack of bullder information for this
"mi1ssing” 21,7% would not seriously compromise the social

analysis.

The not-so-easy part was systemizing the research so that
buildings <could be Xocated gecgraphically, and so that
necessary additional data for the social analysis could be
generated through other sources, The i1niti1al problem lay in

the summary nature of these permit abstracts. Each abstract
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gives the name of the permit holder, the street and ward where
he or she was building, how many buildings were being erected,
the ty;ﬁe of land use, the type of materials and roofing used,
and the number of storeys and feet of frontage occupied by the
project [see Table 2.1]. |

To learn how Montreal's housing preduction ‘was located
and what types ofi houses were built, two key variables were
required: street address and the number of dwellings per
house. These had to be ferrezed out from other sources. The
fact that many streets :n Montreal, even within the boundaries
of one ward, were about ;)ne and a guarter miles long (2 kmJ,-
made the address search difficult, but the only means of.
distinguishing a triplex from a duplex from a single-family "

house was by locating the building.

The solution was a linkage of three separate
contemporaneous Ssources: permit abstracts, Lovell's street
directories, and the 1881 Goad aplas of Montreal, supplemented
by the 1869 Plunkett & Brady mep of‘ Montreal. The first
objective was to isolate the total housing producticn of the
1866—80 trough-to-trough cycle. Proceeding a street at a
time, ward by ward, and using the 1881 atlas-.as a base,
production was systematically subtracted through a visual

check of the 1869 map and a search of civic addresses 1in the
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TABLE 2 1 SAMPLE OF

BUILDING PERMIT ABSTRACTS
ST. ANTOINE WARD 1876

« CONDENSED AND ANNOTATED
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NOTES TO TABLE 2.1l:

Hon. C.S. Rodier's permit is for a 37 1/2 foot building, 2 1/2
storeys high, of load-bearing stone construction, topped
with a sloped roof (either gable or mansard type) and
containing an undetermined number of flats above a retail
store., This type of permit was retained for study.

Antoine Deslauriers' permit is for a pair of (presumably) 20
foot residential buildings, 2 1/2 storeys high plus a
basement, of classic plankwall construction (huge wooden
board covered with brick veneer), topped with a sloped roof
and containing an undetermined number of flats. This type
of permit was retained for study.

Jdohn Gallagher's and Moise Lemieux's permits are for industrial
land use only and were rejected for study.

George Monette's permit is for, a pair of residential buildings,
3 storeys high with® a flat roof, and was built at the back
of the 1lot as rear housing. This type of permit was
retained for study. .

The Grey Nuns' permit is for a convent and although essentially
residential in = character was rejected for study as
constituting an institution.

G.W. Reed's permit 1is for a two-storey brick masonry flat
roofed extension to the rear of an existing building; this
permit, although residential, was rejected for study as not
constituting a building in its own right. The same was done
for residential permits indicating "additional storey".

Miss Ann Jones' permit on the other hand does constitute an
entirely new building, the remark "kitchen in rear" merely
indicating that the building included a rear wing containing

~a kitchen. This type of permit was retained for study.

G.B. Burland's permit is similar except that the remark "coach

" house in rear” indicated that the permit allows for the

construction of an independent stable as well as the house;
the same applies to other permits with the remark "shed in
"rear”...This type of permit was retained for study,

The Rector's permit, classified under churches and schools, is
actually for a rectory which is essentially residential.

The City of Montreal's permit for a police and fire station,
although classified with residential permits, was rejected
for study was being a  ‘misclassification. /511 municipal
buildings appéar to have been arbitrarily cLQisiiied under
"dwellings™. '

The Montreal Building Association's permit is typical of those
houses built by-a financial 1institution as -an investment.
This type ©of permit was retained for study.

The BEveché's permit is for housing built as an investment and is
not -to be confused with presbyteries, schools or the
"Archbishop's palace, all of which could be built by the

:Eveché as well. This. type of permit was retained for study.
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1867 street directory?’. By means of this painstaking
procedure, a table of 1867 to 1880 production by street could
be drawn up.
~
\;EﬁbSSecond objective was to link houses to the permits at
hand, ‘Ehis was done in three ways. (1) In some cases the
owner's name, which appears on each property in the Goad
atlas, could be matched with a permit holder and cross-checked
with the dimensions of the building. (2) If the permit holder
moved into his new building in the following two years, his
name might appear in Lovell's directories, and the address
could be matched to the physical description contained in the
"permit. (3) The remaining houses were dated according to the
year prior to their appearance in the directorizs.and matched
by date and "descraiption to the . permit information. Othe;
techniques "were applied where necessary;‘ including field
observations and cross-checking with modern land-use maps.

Though the .method was tedious, a high rate of success (89%)

was possible. ©Out of 2,630 permits only 282, representing 441

houses, could not be located.

With all tracing work completed, 4,716 residential
buildings had been individually located and—fully identified,
The highest success rafe was in St-Laurent, St-Louis and the
upper portion of St-Antoine Wards*. In these areas buildings

“were generally distinctive and property ownership fairly



stable. The lowest success rate was in the East End.
St-Jacques and Ste-Marie Wards accounted for nearly two-thirds
of all the unlocatable permits. The high degree of homogeneity
and rapid turnover made tracing difficult. In summary, 1f our
detairled permits represent 78.3% of the entire cycle's housing
production, and 1if 441 untraceable residential buildings
entail a further loss of 6.7%, then wve are left with almost
72% of the cycle's mnroduction located and i1dentified, sti1ll an
ample portion on which to base the social analysis of housing
producers.

"It remains to be emphésizea that even though only 72% of
our Eesidential building cycle's production was definitively
tracgd to 1ts builders, the remaining 28% was at least located
on the map by comparing the 1867 street directory to the 1881
atlas. In other words, every residential building built in
1867, 1872 and 1878-80, years for which we have no detailed
permit data, has been identified as to type (e.g. duplex ... )
and located. Even the 441 untraceable buildings are in fact
located; they simply cannot be linked to their builders. Thus
the only difference between the 28% and 72% portions 1s that
the former has no builder identification. Virtually 100% of
the cycle's production has been located, type-identified and

mapped.
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ILLEGAL HOUSING

More houses have been mapped than the official returns
allow for. Slight discrepancies were discovered between
~official permits registered and actual neu houses found.
There are roughly 350 apparantly unreported construction
projects, dJenerally consisting of one o tvo resadential
buildinygs, borveen LH6L Lo IB77, racluding 072, Tt is

tempting (o conclinde the 0 thev mint bre ol 207 untraccable
I ;) :

permits, but wn facvr  nono ol thery corresponds to the
descriptrions 1n these pormits. Rather, they are  houscs that
escaprd the notice of the civic cuthorities. The total is not

negligible since they probably accounted for an gddltional 700
more than the 6583 residential buildings in the cycle's
production, »Aside from their numbers and locations dats are
not available to ascertain hou these houses may have dlf{fered

from those in the cycle's official house count.

As might be cxpected, the illegal houses are
overvhelmingly in vorking-class Hclghbourhoods. There appears
to be a strong correlation between poor wards angd ghe presence
of fllega] houses. The champion district is Ste~Annc Ward
with 115 1llcgal houses during the yecrs 1868-1871 and
1873-1877. We estimate 160 such houses were buill during the
entire cycle. Part of it is due to clerical crror as the

entire 1875 production on Secigneurs (later She:srer) Street
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appears to have been omitted (fourteen houses). The remaining
hundred or so0 houses are sprinkled throughout suburban
Ste-Anne, cspecially in those areas south of the Lachine Canal
surrounding threec sides or the Grand Trunk Railvay shops,
Could 1t be that the English-speaking vorking class vas just a
little more suspicious of ¢ivil  autthority than anyone else?
Or could 1t be (hat there wvas ¢wmply ¢ oreater  ianorance of
municipal 1egulriionsy Apparent iy the  cavice asuthorities

rar:ly got doun oo thet Gec o Lo smpote whesy bl

The  wumbor  of  illeged housso  increased  just  as  the
building boom was subsiding. Eoch year from 1874 onwards
brings forth evidence of 65 to 700 i1llegal hLouses, wvhile the
official annual production f{igures were dropping from 773 to
286 residential bhuildings. Certainly & total of about 60
1llegal houses against 286 official ones for 1877 remains
startling. A more typlcal year on the upsving (l870) shoved
about 60 - legal houses against official figures of 529. One
must remember that 1873 was the beginning of a sharp and long
economic depression.‘ Perhaps the increasing number of illegal
houses was a conscious gamble on the part of builders to cut
constrgction costs by building below standard, and to evade

-prosecution by selling quickly and disappearing.

The law provided that an cwner or a puilder of an 11llcgal

building should be prosccuted®. Once the building vag sold to

¥
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an unsuspecting buyer, the city, upon finding out about the
1llegal structure, would pursue the new owner. It would be up

to the owner to pursue the builder, 1f he could {ind him,
This‘hypothesis becomes all the more plausible after a reading
of the annual reports of the Building Inspector to City
‘Council, One gsuspects that he and his office staff were

suffering from fatigue in coping with the boom vyears of

1871-7b. ‘l'herc vas  a hacklog of court cases  against
recaleitrent  buildders wvho had nov  adhered to the building
code, and the Council ryceiused 10 ncrease the staflisng

complement .

Olivier Rouillard, Inspector of Buildings for the City of
Montreal between 1865 and 1883, vas a very conscientious agent
of the City and enforcer of the building by-laws. One notices
the number of building code i1nfractions tabled by Rouillard in
1866 compared with his predecessor's performance in 10864 had
nearly quadrupled®. One alsc notices the much increased size
of the Inspector's annual reports during Rouillard's term and
his frequent Llobbying for building code amendments. This
lobbying apparently produced vresults, as there is a dramataic
increase in the different categories of building code
infractions during the 1870's, His term was marked by &

constant grappling with new building tecchnology that was

flooding 1into ninetecnth-century Montreal, and by  hig
indefatigable war on wooden buildings. He often railed
— 32 -



against owners who used by-law loopholes to re-build major
parts of their buildings in vood, or to build huge
threc-storcy all-vood tenements out of small one-and-a-half

storey wooden houses’.

The fatigue factor due to the buillding boom, not to
mention the extras  wvork created by his diligence 1n trving to
make the city safer {rom fire, produced the inevitable reguest

for help from City Council:

Gentlemen, I have also to call to your attention
that from the rapid progress and the extending
of the City, it 1s quite evident that it has
become an absolute neceseity that the Inspector
of Buildings should have some assistance to help
him in the performance of his duties. It is
certainly beyond the strength and power of any
man to attend to the general Inspection of
Buildings now erected throughout the City, and
also the Inspection of Buildings which may
hereafter be erected, and to examine the cause
of complaints and other demands which are too
numerous to detail in this Report, I therefore’
would humbly suggest, that two competent
persons, understanding properly the French and
English langquages, Drawing, and also the
Construction of Buildings, be appointed to act
as Assistants to the Inspector of Buildings®.

Apparently his plea for help went unheeded, as Roulllard
had to repeat his reguest, verbatim, 1n 1882, this time
begging for just one assistant. In 1883 he dropped dead. His
predecessor had dropped dead in 18550 Agaznét this backdrop,
violating the law was probably wvorth the risk. The incrca;ing

nof-pursuit or late pursult by the Inspector was known to

builders, making the gambit all the more enticing to
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ungcrupulous or underf{inanced builders, The supply of
unsuspecting huyers was no doubt plentiful. Builders could
reduce their constryction costs considerably by omitting an
internal firewall or skimping on Structural beam and post
construction, or even by going for broke and erecting a wooden
house. Working-class Montreal was rhe most obvious victim of

such attempts.
FVALUACTION OF THE (17TY DIRBCTORIES

While the foregoing discussion constitutes a detarled
evaluation of the buijding permit abstracts, the other hecic
sources of data require evalugtion as well. Primary among
them are the Montreal directories. Publighed annually by
Robert Mackay from 1842 to 1854 (wilh the exceptions of 1846
and 1851), after his death by his wife Christina, from 1855 to
1862, and finally by the pﬁblisher John Lovell, from 1863 to
this very ’day through his firm, these directories were
designed as a reference to all heads of houscholds in
Montreal, largely for commercial purposes. Typically, women
almost entarely escaped the notico(of enumerators unless there
vas no male head of household to be had. This meant that only
wvidows and independent spinsters appear in  the 1listing.
Starting as an alphabetical listing in 1842 based on family
names, 1t included the head of household's coccupation and

address. Occupation is an 1important distinguashing feature
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for people with the same name. 1t is Lhe best and scmetimes
the so0le clue to a social status and a connection to the

economy, particularly in the construction sector.

Data for the HMontreal Directory were collected | cach

spring, generaliy during May, through a street by <treet
cnumeration, The data colliccted wvere as  good at Lhe
individual enumerator and the degree of control excrcisers ovel
bim by the publisher.  This cxzpleains, the uneves quelity sireet
by stireet, year after year. Publicatron usueliy took plioce in
July. ‘Thus each diroctory carriyes & hyphenat ed dat 1nols
title indicating the second half of the year during vhich the
directory -wvas published and the first half of the followving
year for wgich the data were considered st1ll current. For
Convenience; ve vwill only refer to the year during vhich dala
were collected, not the hyphenated version in the tatle.
Beginning with the 1864 directory, a street directory
section was added, This format offered the same 1nformation
as Dbefore, but organized 1t spatially by street and civic
address, complete with cross—-streets, Although the 1864
edition itself is of little use, because of the strange and
inconsistent address system and the many gaps 1n the dats, the
following year's c¢dition uses the new systematic sStreet

addresses aintroduced  city-wide n Monireal and shous a

remarkable degree of completeness. Happily, these 1nnovations



vere introduced just in time for the 1866- 1880 buirlding cycle.

v

Beyond the act of lgcating new buildings, the Montreal
Directory was . used for gencrating tvo kiy variables missing
from the building permit abstracts. The first  was building
type, that 15 whether the permit wvas fér a single -family house
or some form of multi-fomily building., A primary sorting vas
accomplished merely by counting the number of civice addrescoes
per building, Hovever, upstairs o lats freqguently  shared . 3
Same outside door and cometime s th o same eddrenc . A secono oy
sorting v o done by counting tho number o3 heoacr of househoid
for cach new residentral bus iding  stariing from the moment 1t
farst appcered  1n the direciories. This count was verified
for several yearse 1unning to ensure accuracy. The entire
exercise wvas based on the assumptinn that there wvas only one
head of houschold per dwelling and rhat occupants would occupy
a residentaal buirlding as intended by the builder, at least in
the first  few years. In other words, 1t was assumed that
there would be virtually no subdivision of dwellings 1n the
years immedlately foliorxng consiruction,

In practice, the assumpttorn aboutl heads of households vas
reasonablc.  In only very exceptional cases did  the Montreal
Ditectory list more than one head of  heousehold per dwelling,.
at least  in the nineteenth century. The c¢xceptions usually

occurroed -1 ositwvations wherc  twe brothers, ST often teo
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spinsters shared a same dwelling.

Infrequently a man and a

woman, with different family names, appeared to share the same

dwelling. Generally, theze exceptions were not aifficult to

figurs out.

The real problen

in determining house type was

with peoplce overlooked during the emeucration process.

The mitsing people facior

city dirvectorjes.  Under  Dre:

as possible iven 1 he protst

15 the "Achiiles' heel” of all

seure Lo collect data as cheaply

mot1ve of such ventw s, Yoo king

the authorsty and the Packing o1 the  Jav the o botih City

o)

typically suspicious nature

these directories are as

ssessors and Govornment census takes s had, and foced vaith the
of peoplie, 31 165 o wondoy that

good az they arc, No single

direciory can be declared uniformly bad or good, save for

exceptional citcumstances such as 1864, because ezch directory

wvas the product of a number

some bad. The wvariations 1in

of enumeratorﬂ, some  good and

quality are more evident at the

individual street-listing level rather than at the directory

level . One  factor clearvly

n Lovell's favour was the

regularity of his annual enumeration and the lengevity and

reputation  of his  firm, founded 1a 183%. The recognition

-

factor may have broken doun some res:istance to his annual door

knockhing.

r

John Lovell himself in

organizaticn of the Montreal

'

2863, the yesr he ook over the

Direccory from Chr:stine Mackay.




explained at some length the trials and tribulations of

compiling a city directory:

In a city of the present extent of Montreal very -
many difficulties in compilation are met with,
Many persons, from misapprehension or otherwise,
absolutely refuse to give any information as to
their names; and others, with some inconceivable
object, give statements absclutely talse., Care,
judgment, and vigilance are required as
necessary gualifications 1n those who go from
house to  house to obtain the original
information, as well as competency 11n both
langquages as to the orthography of names; and
where, <5 alvays is Lhe case, catve in selection
does not protect  from engaging onc  or  two
incompetent persons emnngst over twenty employed
for this purpose. ... L want of spelling some
namcs, c¢ither Prench or English, exactly in the
proper manner, has led 1n many cases to the
notice by the compiler of the omission of the
name 1n 1ts proper place. Steps having been
taken Lo ascertain the cause, such mistakes have
been corrected, only on further investigation to
lead to  the discovery that the name had been
taken and inserted many pages out of 1its place
owving to incorrect orthography on the part of
the person originally taking the names. This is
but a sample of one of the many difficulties
encountered. ... A considerable enlargement will
be observed in the work, and the publisher may
state that he has in point of fact endeavored to
obtain the name of every vresident in the city
and suburbs®.

As one might cxpegt, accuracy was less of a problem 1n
vealthier neighbourhoods, not only because such people had a
greater commercial inte}est in being 1ncluded in  the
directory, but also because their neighbourhoods weré heavily
dominated by streets of fairtly new single-family bhouses with
relatively ~ few complicat:ons. To enumerate in poorer

ne:ghbourhoods, one was either faced with very old housing,

E=



often in =zones of mixed land use, or new housing ’with high
occupancy densities. The difficulty with the older housing
was to find it in the first place, and then figure out how it
was subdivided; the problem with the newer housing was to be
sure to find rear entlries and rear courtyard housing, very
common in ninereenth-century Montreal. Rare 1is the street in
any given directory that includes every single rear house
address. Rather, successive years offer a smattering of
residents from such housing, and different ones. each year.
Occasionally a street will appear one year with no rear
housing residents whatscever, the result of sloppy

enumeration.

Some tests have been performed by other researchers on
the Montreal directories in order to obtain a measure of their
reliability?®. Suzanne Cross and J.G. Dudley took 500 Irish
heads of households from the .1871 manuscript census returns

and attempted to trace them by name and occupation in the 1871

Montreal Directory!?, The retrieval rate was 58%, based on
tﬁe restrictive condition that both name and occupation had to
match. Thuy Thach, 1in a similar study of the Irish, managed
to locate 59% of his 392 heads of households drawn from the
1861 manuscript census in the\contemporary dmrectéry‘l.‘fﬂe
found that from his sample of city-wide Irish heads of
households, he could trace 67% of white-collar occupations,

62% of skilled workers, and 52% of semi-skilled and unskilled
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workers. There were not enough higher status occupations
available in his sample to make a directory test valid.

Thach also found, interestingly enough, that Catholics
fared significantly worse at the hands of enumerators than did
Protestants in the same occupational groups. For example, he
was able to retrieve 65% of his PrOtestantclabourers ﬁrom the
1861 directory but only 44% of his Catholic labourers, a
curious wrinkle to the directory enumeration questiont?, It
is unlikely that enumerators practiced discrimination on
religious grounds. It 1is more probable that the 1Irish
Catholic population was especially suspicious of authprity.
Certainly Thach's study supports thé contention that the
farther one descends the occupational ladder, the wéaker their
representation in.the city directorie;. Christina Mackay, in
the preface to her 1857 city directory, took particular note
of this factor: |

1

It is with the utmost difficulty that anything
like accuracy can be obtained among the working
classes in the suburbs, the fear of taxation,
etc., causing them to give wrong names, and in
many instances to withhold them altogether!+t,

L]

Robert Lewis, in his thesis, ‘examined a different segment
of Montreal's working class population for a more recent
period!®. Looking at blue-collar workers, he drew a sample of
338 workers from the Grand Trunk Railway wage records of 1902
for the Point St. Charles Shops!s, He was able positivel} to

locate 60% of them in the 1900, 1901 and 1902 city
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" directories. Looking next at white-collar workers, he drew a

sample of 299 government clerks from feéeral and municipal
records in 190217, In this instance, he was able to locate
66% from the same directories. In spite of the forty year gap
betwcen Thachk's and Léwis' study periods, their retrieval

rates are similar.

It is possible to get better results, as 1long as the
researcher 1is willing to adopt 1less restrictive matching
definitions and is able to span several consecutive years of
directories in the search, It is this sort of flexibility

which lies behind the 93% retrieval obtained here, despite the

~highly mobile nature of the study group. Of the 1,832

individuals who took out teéideht}al building permits in
1668*71 and ' 1873-77, a total of 1704 were found 1in the
directories, leaving only 128 unlocated permit holders. The
high success rate should not be ¢onstrued to be the result of
5 population drawn from the ranks of the elite, The permit
‘holders came from all walks of 1life, particularly from the

ranks of skilled workmen as will be seen in Chapter Five.

The ﬁethéd uéed in tracking the 1,832 Qndividuals who
appeared on the b&ilding permits was to carry outna four-yearj
search in the directories, The year the permit -was issued,
/khe Apreceding year angd the two years following the permit

"issuance constituted the four directories consulted. A

«
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certain latitude was allowed with the spelling of names.
Misspellings were very commmon, For example, a Jean-Pierre
Frisé with a development on Montcalm Stréet in th;ﬁ permit
records, turns out to be Jean-Pierre Friset in the 1874, 1876
and 1880 directories, but Jean-Pierre Frissé in 1877, Since
the address was the same and therve were no other Frisets, it
vas reasonable to tie these entries t.ogether. Several people
bearing the same name vere sorted out by f{inding cone of them
living in the new house or in close proximity. The search
would occasionally go beyond the four years if there was a
lead that tequired confirmation. Of the »128 uniraceable
permit holders, it 15 entirely possible that some were simply

from out of town.

The technique was tiﬁe~consuming, but the,regults confirm
the value of ~ity directories as research tools, Most heads
of household were recorded by Lovell, as long as the
researcher is willing to search for them in several
consecutive Qolumes and adopt a ‘f]exible attitude towards
spelling. Virtually everyone was listed at least two or three
times 1n a decade,. The main qualification to bear 1in mind
when using city directories is that it is wupwise to base
research on only one or even two consecut:ve directories.
Four appears to provide the necessary combination for
reliability, making sure to straddle the vyear of prime

interest.

P
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EVALUATION OF CARTOGRAPHIC SOURCES

Director: rescarch 15 gqreatly enhanced by coupling it
with a cartegraphins source. The 1881 Goad Atlas, more

correctiy tit.ed Atlas of the C:ty of Montreal, 15 an urban

researc!y source of remarhalble v_.Jue. “Showing c«very bui -ding
and outnuirldirg at ¢ scals of 370 fee to tie inony or . -1200
(with t: < eyes plion ol Lue suburnman pistes yaich a0 mappzd at
200 teew - to tar anci or 3 -24000  comptste vith 1 ¢ adaress,

cadastral number and 1acntity  of  owner, 1t presents  an

extraordinary visual testimony of the city over a century ago.

The urban atlas was a relatively new concept 1n 1881,
The true precursors of the genre were the early hand-drawn
plans produced by fire insurance companies in the late
ex1ghteenth century in Eagland. in 1808 and 1845, +<he Phoenix
Assurance Company of London produced such plans for Montreal
and a handful of other Bratvish North American c1tles:
Apparently none survive. The farst puonlished Canadian urban
atlag was the Boulton Atles of 131858, it dep:cted Toronto at a
scale of 1:1200 (one hundred feet to the.inch), =xactly the
scale Goad uould later employ. In 1867, the D.A. Sanborn
Company of Nev  York began producing published {1r= insurance

atlases in the United Statces and later :1n Canadal®.

Charles E. Goad, a Br:tuish :mmigrant, ccme to Canada 25 a

i
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civil engineer in 1869. He set up business in Montreal in 1875
1
to produce hic oun series of fire insurance city atlases. The

all-impcrtant Link with the insurance business was underlined
by Goad naimsel? in 1883:

Co~eaxistont uvith the practice of fire insurance
covering manufactur:ng ri:sks ecpecilally, and
hazardouz and nonhazardous risks and occupations
located =t a distance from the office of the
insurer =3 well, camc the necess:iy for, if not
the immeciate use of che 'survey', a deocoription
of the wnremises to .or covrred wny the policy,
vith the accompanyine 'diagram' o~ ground plan,
showing - ot only the :nterncl hazeod of the risk.
itself, »ut 148 po-lative pos:tion  as to
ne i ghbou~:ng strue -Jres, the:r classes,
occupancy . etc., by ~hich —ne insured premises
migat be cxposed, no* only for the security of
the underwriter against masteprescntations  of
\ the hazars - wilful or otherwise, - as Lo the
hazerds attending such risks, but wvhat might
alsc be 1n possession of scme acknowledged data
\ upon which to approximate & falr premium rarte
\ for the r:isk assumed?! .

\ \

The rationale for the emergence of a firm such as Goad's
specializing 1n the detailed cartography of cities l:es in the
very essence of the Industrial Revoluticn. To begin with, the
ofganizat.on of the economy along capitclist laines ushered in
af cra o privote institutions designed tp fulfili specaific
fecce on < large scale vh:le making a2 profit out of the
enterprise . Fire - insurance companies vere one such

inncwvatior, des:igned as they verc to spread the risk of

insuring one's premises amonast a large number of
policyholéers all bascd on  business principles., Such firms

concentrated mainly on urban areas and rapidly cxpanded their

base internationzlly. Detailed urban cartography arose as a



specific business need of insuring against fire. Hence the
explosion of city atlases after  the mid-century once
lithographv became widely available. These likeuise were
handled by speciclized firms operating on buslness principles,

also spreacding out nationally and internationally.

It toot Goad 5in years to prodace hio first clity atlas,

the Atlas <! the City of Montreal, Ikach ¢ the 44 plates 1s
dateci, var - ously 1879, 1880 - 184 ., ref s oting the vear on
which that ateca vas  7inished and craun. The Yank o ibh e
fire insurance business is reac:ly soparent from the {eatut.g
highlighted 1n the Atias: colours reflecting the building

©

mater:als used, every bui iding mcluding  annexes and
out- buildings carcfully drawn in, names of property owners,
cadastral numbers  and civic addresses  indicated. In
sﬁbsequent atlas series, Goad would 1increase the cartograph:c
precision even further by draughting at a scale of 1:600 (50
feet to the inch) and including building function, height,
roofing and dozens ot other fire related details.

The Atlaes vas found to correlate exactly with the permit
descriptions and to be cxtraordinar:ly free of errors. Only

tvo 1mportant omissions were found, one in Ste-Anne and the

other 1n St-Jacques Wards, involving several houses 1in cach

case - a row on the west side of Bourgeoils Street, and a group
on the south side of Ontario Street. Otherwise only errors
— ,}5 —
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and omissions of a very minor .nature were found, and
exgeedingly few (missing civic ad@resses, inaccurate owvner
identities, uncoloured or miscoloured buildings...}. This
represents a truly remarhable feat and &  boon to  urban

research.

A second cartographic source, the “lunkect F Brady wmap??,
representing Mantreal during the early  part of  the bultaing

cycle under study, van used  as support .ag graphic svidencd an

the cuirpllac.on  of total  housiug production. It uas
commissioned by the City of Montreal., (ke the Goad atlas, 1t
shous cvery oingle  building in oultine, -.1thin  Lhe «aty

l1imits., The =acale 15 much smaller than Goad's, 400 feet to
the anch o 1:4800 compared with 100 feet to the inch or
L:1200. The ﬁap in gquestion is dated December 1872 which
-would place it squarely at the middle of the building cycle.
This date, however, does hot correspond to the information
shown: As street after street was searched in the course of
locating housing permits, 1869 was found to be the actual date
of the map., All houses vith 1868 permits were pictur~7d on
this map as were most houses ;ith 186% perm:ts. Few hotses

with 1870 or later permits were pictured. Thus 1t vould

appear that thc surveys were made during 1869.

The peculilar exception to the 1869 date concerns a small

number of houscs with permits from 1870 and 1871. All were in




St—-Antoine and St-Laurent Wards north of Dorchester Street,
not more than = hundred houses., One suspects the. given the
lengthy delay betwveen the surveying for and punlicat . .on of the
nep, the authors must have noticed how housez were yoing up
atl over the cizy, be:ing at the peak of ¢ boom and decided to
do a quivk and partioi updaete of wvhat vhey considered to be
the most  impor .ant wort ot the ¢ty - the vealthy slops of
Mount Rove 1?1, Still decrpite ti.zs sazoble  ~aserys nancy, *“he
e £ bears oxcel  ent votnesas (o the predominant .y vor Ling-c sy
arers of  the oty at rhe oa2ginn g of 0 lwnorten: bniaing

brsom,

Each sourcz reviewed here has its  tail:ings, Yet once

these problems are identified and 1solated, their contribution

remains significant. Fundamentally, all three wajor sourcesy
used -~ permit aostracts, citvy directories and city ztlas - are
reliable, good Qquality sources. Their s:gnificance and

complementarity can only be erhanced by ~ombining them,
Record matching is a tedious and time-consuming technique. To
create a new deta base from these sources took approfimately
60 full working days per ward, There vere s1x such wardec in
the «city not counting the Central Business District, The
result was an extremely precise reconstruction of bu.lders and

buildings over :he course of fourteen years,

Each basic source was originally compile2 for different



reasons, Each constitutes an independent witness to the
building process. In ecfiect, the technigue of record matching
is nothing more than an adaptation of thc legz) principle of
cross-examinatior . Bacnh wvitness hot a differ-nt version of
what happened, but together, under 1085~ :damryne cion, the true
story emerqges, We  have thres relichble nut  different

witriesnes What wmeraz. 1s an accurate portraye ! of what went

on auring s b oo ldwne cycle,
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FOOTNOTES - CHAPTER TWO

See the “annual Report of the Inspector of
Buildings for Lhe City of Montreal™ containeg 1n
the Reports on the Accounts of the Corporation of
the City of Montreal and Reports of City Officizls
for the year ending .... (31st January or 31st
December 1866 through 1877} and 1n the Annaal
Reports 1&... (1863-65; 1878-83) stored in the
City of  HMontre. ] Archives undger  the tivie
"Rapports onnuels’ . The term “building peirmit® is
used loosely  in .nls thesls as Montresl did nn

have a formal buirrding permiti  system in -~ he 1570y
and 18705  vhere  an owner of property  had o
formally register nis intentron to huild - @ modl:y
A ostructure  with Zity Hall, Instead, “puilding
inspection”™ would be the more oppropriste term as
it ves the inspector's duty to ferret out all new
construction, register 3t for statistical purposes
and  inspect it for building code viclations.
Since the process resembles the bullding permit
system in all but the method of registration (by
the City instead of by the builder) we will use
the more easily recognized term "permit”,

"Permits" are not to be confused with "buildings”
as one building permit could and often dié contain

several buildings (wvhether residential,
commercial, industrial or institutional, though
rarely in the latter case)., Furthermore,

"residentiai building”™ or T"dwelling house", to
use  the correct nineteenth century City of

Montrcal term - is not to be confused with
"dwelling" {(or "lcgement"™ in French) or currently
used terms such as "{lat” or Tapartment", A
residential builéing could, and wsually d:i1d,

contain more than one dwelling unit.

Becausc of the inaccuracies in any given year of
the Montreal Directory, a running comparison
somet imes had to be done with the preceding and
following years., Major problems developed when
the City changed the street numbering during
intervening years. This was the case with a few
streets. Jn each case a table of civic address
equivalents had to be drawn up for the street., In
rare —cases, no adcéresses whatsoever existed f{or
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certain suburbar streets or portions thereof.
Name matching by property wvas the onlv way to
proceed in these :wnstances,

The French ward names will  he use=d exclusively
throughout this <+hesis., This is done because of
the paradoxical situation wvhere all but St-Antoine
Ward are commonl: referred to in the n:neteenth
cept dry by  bhoth <heir English and French names,
yet St-Antoine, the most English of a.l wards
(save perhaps Ste—Anne) was and 15 never referred
to 1n anything bt the French. S:ince French s
histeoricatlly the ranguage used systematicolly, and
since  modern usecge emphasizes the French, tnais
vill bLe ~ur proctice East, West and  Centre
Vardo, hotv-ver, beins  gensy ic 1 rms, i}l pe
referred to an Br o :lagh
:

See Corpoe. cvion  of 1-e City of  diontr ), The
Charter and Dy savwe 3 the City of dontreal,
(Monireal: John Lovell, 1865) chapter 9, by~)av
concerning the ercction of buildings, sections 27
and 36, Houses were deemed to contravene the.
building regulations 1n 1B60s and 1870s Montreal
if they verc builz out o»f wood, had a wooden roof
covering, had an insufficient number of {:ircwalls,
had non-regulation chimneys, had insuf{ficicnt
structural wooden beams or posts, or contravenea a
variety of minor building regulations.

Rouillard's predecesscr, Jean-Baptiste Dubuc,
listed 375 building code infractions in 1863, and
237 in 1864; the transition year of 1865 1lists
only 207. But during Rouillard's first full yecar
as Inspector, he tabled 918 infractions for 1866,
followed by 974 in 1867 {See "Annual Report of the

Ingpector of Bu:ldings ...", op.cit., for the
years 1863-67).

City by-laws allowed the owner of an outlaved
wooden shingle rcof to patch such a roof «ith like
materials. Owners found that by replacing their
prohibitea rocfs in sections over several years,
they could circumvent the City's by-laws and get a
new cheap roof. Likewise, by-laws allowed owners
to convert their otherwise prohibited old wooden
houses to flat-roofed structures using only wood
for the extended walls. There was nothing in the
by-law about heignt, however, and the owner might
thevcfore create his perfectly legal practically
new all-wvood tercment atop an old wooden house
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10,

11,

12.

13.

14,

o
[#2

l6.

17,

(see "Annual Report of the Inspector of
Buildings...", lbid., for the vyears 1869, 1870,
1871, 1873 and 1879).

"Annual Report of ~he 1lospector of Buldines...™,
Ib1d., tor the yee:s 1874, pp. L -6,

John Lovell, ed., ‘4ackay‘s Montreal Directory for

1863-64 (Montreal: John Lovell, 1B63). pp. 15-16.

See Gareth shav, 'Directories as Sources - Urban
Histoury: a Reviou  of British ud Canadian

Materaial", Urban Histcwy  Ycarbool. (Le:zoester,

Laga), for an over-riew o: the uses arci rel:obiulaicy
of niaeteenth cenvury o oy divectoric.

L.S. Crogs and J.( Dud .y, "Compar ~1ve - .udy of

Streer Direciortie~  and Zensus Returros for 18717,
Urban flistory Rev -w, 1, No. 3 11972%, pp. "2 16.

Ouoc Thuy Thach, The Oeccupational Stucture and
Residentinl Patrern of Irish-Bory Heads of
Households 1n Montreal in  1861", 3B,A., "hesis,
Department of Geography, McGill University, 1984.
p. 5%, and Table 2.

1bid,, p. 5%, and Table .

Christina Mackay , ed., Mackay's Montreal

Directory, New Ecdition, Corrected in May & June

1857-58 (Montreal: Owler & Stevenson, 1857), p. 7.

Roberc D. Lewis, "The Segregated City: Residential
Differentiation, Rent and Income 1n Montreal,
1861-1901", M.A. Thesis, Department of Geography,
McGill University, 1985. Lewis did not conduct any
formal retrieval tests ¢n the Montreal Directory.
However, calculations based on hls original data
reveal the rates cxpressed herein,

Lewis drew his sample ¢f 338 railuway wvorkers in

Seven major occupational groups - foreman.
boilermaker, brass finisher, machinist, carpenter,
painter, labourer -~ from the "Accounts payable,

Master Mechanics Office, GTR System, Motive Power
Dept. & Car Dept.: for personal services rendered
at Point St. <Charles during the month of January
1902" (Public Archives of Canada, RG30, vol.
2034) . -

Lewis drev his sample of 29% government clerks.
from two sources: Post Office_lst, 2nd and 3rd

— 51 -



18,

19,

20.

21.

class clerks, letter carriers and customs clerks
from the Government of Canada, Annual Report of
the Minister of the Interior, and the Annual
Report of the Auditor General (Ottawa: Queen's
Printer, 1902); plus municipal clerks from the
City of Montreal, Annual Report of the City
Treasurer (Montreal: Modern Printing, 1902).

Robert J. Hayward, Fire Insurance Plans 1n the

Mational Map Coll:ction (Ottava: Minister of
Supply and Scrvices Canada, 1978), pp 1x-X.

Charles B, Goad, "Commentary", Insurance and Real
mstatc Society (31£83), os cited by Gwyn Povley,
"An Introduction te BrilLlish Firz Insurance Flans",
The Map Collector, MNo. 2% (1984, p. 14,

Zlunkectt & 3Brady, "Plan of th~t Citv  of Vontiecl
idade by Order of t.ie Mavor, Aldermen and C:iizens
from & Trigonometr.cal Survey bv Plunsett © Brady,
Bngineers, Revised and  Correcced oo Dec. 18727

{Montreal: bBurlandé. Lafricain £ Co.).

At least Ste-Anne, St-Louis, St-sJacguzs and
Ste-Marie Wavrds c-an be certified es dating from
1869. East, Centre and West Wards, the central
business disrtiict, were not checked.
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CHAPTER THREE

THE ARRIVAL OF MULTI-FAMILY HOUSING ' -

A UNIQUE HOUSING TYPOLOGY

Montreal is a special case when it comes to North’
American i.rban  housing, The city 15 renowned ~for 1its
abysmally Jow home-ournzrship ratc in  comparison to almost
every other North American city, Whot has  been  ignored,
relevant tc the home-¢c-/nership debzte, 15 the basic guestion
of Thousinc iypes. Even the Canada Mortgage ané Housing
Corporation has been uJnable to recognize Montreal's unigue
typology fcr what it ieg and 1insists on classifwvying housing by
a pan—Canadian formula that obfuscates more than it reveals?.
What social planners heve failed to take into account is that
Montreal's developmental path was different. Althougn it does
not f£it the norm, thi1g does not necessarily imply failure.
The cGuplex, Montreal's claim to distinction, was a housing
model which, historically, may have been superior to¢ English
back-to-baci housing or Scottish Gr American tenement housing,
The duplex and ts wariants are today still much mcre
comfcrtable and human-scale forms of housing than apartment
bloclks, subdivided old single-family houses and high-rise
“ﬁungles" so common elsevhere, From & property ownership
point pf wview, ' thev allou -much greater access Lo
income-producing housing by small :1nvestors, Soclologically,

'
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they are renowned for their —ability to integrate extended

- family groups.

Here we explc‘Jr‘e’ the special hiétorical circumstances
wvhich allowed Montreal to' go on its own path of housing
development, parting company with the rest of North America.
The duplex has been a durable and adaptable form of housing
for the lower end of the market, showing decade after decade
that happiness does not necessarily have to take the form of
an individual castle with the cost of a heavy mortgage.
Montreal builders still crank out blocks of ddﬁlex derivatives
in the latest subdivisions despite federal subsidy to
sin‘gle—family bungalow projects. In analysing the housing
produced during the 1866-1880 building cycle, we will seek a
better understanding of the origin of the duplex and the
context within which 1t became Montreal's dominant fcorm’ of
housing, But before we can embark upon this important change
. in  the housing typology, we need "to establish the basic

~ features of that typology.

During the second half of the nineteenth century,
Montreal's housing typology suddenly became much more complex ’
than it had ever been. Housing evolved rapidly in
architectural terms and it was during this period that new
standard forms of multi—ta(nnly housing made their appearance.

The new typology may be viewed as a tripartite one made up of

/
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single-family housing, duplex housing with all its.variations,
and triplex housing. Althéugh the three segméﬁts tended to
respond to a hierarchical market where single-family housing
.-occupied the top layer and triplexes the bottom, they alsot
overlapped with one another to a considerable degree. This

\ overlapping series featured juncture points where a variety of

Ve
IS

housing models co-existed.

,The accompanying illustration [Figt 3.1} shows how this
typoiogical series might "~ look if the most common Montreal
house models' of the 1860s and: 18705 were assembled on §ne

nstreet. The series of nine houses are organized along a
sliding scale of rent levels per household (i.e. house or
flat) based on 1881 rental evaluations?. T;iplexes are absent

from this illustration because they did not yet constitute a

common house model ‘in the 1870s.

The first type of the series was the %ingle-family house.

: At fhe top of this category was the mansion, a large detached
‘ﬁousé set on a spacious lot. A fairly tight apd workable.
<’definition of mansions allows them to be separated from the
rest of the’single—family housing. Mansions were taken to be\

detached houses (or semi-detached 1in one special instance),.

o - The térm mansion simply éeans a large single-family house and

Montreal had plenty of them. They were hardly ever

‘flat-roofedi Most were sguare in shape, with a frontage of 36

&
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feet (11 metres) or more, occupying a ground area of over 1800
square fket (167 m?) and situated on a lafge lot. Such a
definition left practically no ambiquous cases alloving for a

clean break betveen large attached houses and free-standing

houses set on large lots [see Fig.3.1, house no.l].

. Who o folloved next  in the tangle-f{amily serrcs were the
luxury multi-storey houscs attached to one another . They wvere
commonly tvo-~and-s-half <toreys high, althoug: <hrece-storey

and three~and-a-halfl storcy versions cid exist. Scomi-detached

-housing f{(1.¢. two single-family houses joined Dy a common

wall) “as so rare as not cven to warrant any analysis., Except
for mansions; houses {or the well-to-do 1in Montreal alvays
shared their side walls with neighbours, vhether such houses
were bullt 1ndividually or in seriecs. Conversely, these

houses were often very deep [sec Fig,3.1, houses no.2,3,4]}.

From thisg pcint  on  1n the typology of housing,
single-family models shared the market with duplexes. Such
was the case for t§o~atorey and one-and-a-half storey types,.
wgfh or wvithout a basement, usually found 1in rows in

]

néigﬂbourhoods vhere the larger duplexes could be found [sce

F1g.3.1, houses no.6,7]. These were the type of single-family

houses that dominated. At the bottom of the series verc the

small i1ndividually built attached single-family houses that

could be found scattered among working-class neighbourhoods.

[N
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:The duplex family formed the next seriesg. Multiple
dwelling houses are commonly known as "plexes" in Montreal
with a prefix signifying the number of uniLs contained. At
the top of the series was the luxury two-and-a-half storey
duplex built on a raised basement. This model offered four
complete {loors of li@lng space, divided tue per family. This
upper-income duplex model was 1n competition with smaller
single-family models [sece ['ig.3.1, house no.5}.

'

‘More common waé the ruc-and-a-half storey bascment-lcss
duplex. This type allowed the builder to satiéfy tvo
Ldiffefenﬁ residential markets. The bottom unit, on the ground
floor, was quite small. The upstairs unit 5panned twO‘floars,
vith the upper fioor under a mansard or gable roof. | This
upstairs unit was quite spacious, about twice the size of the
downstairs unit. The prevalence of this model i1n working
class neighbourhoods gave Méﬂtreal its distinctive vertical
social stratification. Skilled workers, artisans or local
businessﬁen might be found above unskilled workers making
sucﬁ'areas a social léyér‘cake [see Fig.3.1, house no.8jl.

Finally ;ame the two-~storey duplex of working-class
Montreal. This model was nften found in a "fourplex" format,
meaning two duplexes designed as one building with a common

stai1rway to the upstairs flats [see Fig.3.1, Hous¢ no. 9).

Variants of these duplex 'models included shop and duelling

..58..
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. combinations which vere basically two-storey and
two—and-a~half storey duplexes with the ground floor flat used

for commercial purposes.

A by-law of 1865 imposed certain limits on houses and the

amount of squeczing that could be done:

- Bvery Building, except a private duelling, over
thirty and under fifty feet in wvidth, shall have
at least one brick or stone wvall running from
front to rear; or if over fifty fect'and under

scventy-five feet width, shall have tvo
partition walls as above; or il over geventy
[five] feet and under ohe hundred, shall have

threc partation valls as above?,

This means that single-family houses or “private dwellings”,
héd ﬁg limits placed on them. But multi-family houses could
be no wider than 30 feet (9.1 m} 1f built singly, no wider
*than 2% feet (7.6 m) 1f built 1in pairs or rows. No other
constraints applied during the 1B66-1880 buirlding cycle.

Height, number of units, wvindows, and ventilation were of no

$

concern to the Municipal Government. B ~
|
These limits set the tone for minimum housing 1n
Montreal. Since masonry fire walls were expensive, they vere
tO'beﬁavoided at all costs. So builders opted for duplexes,
which wefe two superposed flats,” no wider than 25 feet.
(7.6 m), occasxondlly ‘as narroQ as 12 feet (3.7 m). The

30-foot (9.1 m) individually built duplex alloved for some



imaginative combinations. Such buildings were used to
incorporate a "porte—cochéfe“ or enclosed passagevay in the
building and still allow for a unit upstairs and a smaller one
downstairs. Sometimes the builde; resorted to;a configuration
of twoe wvery narrow units side by side over one downstairs
anit. These two-over-one duplexes or "three-plexes” wvere
‘found in only a few cases. The classic approach for obtaining
higher housing dengities, howvever, vas the option of building
tear courtyard housing accessed via the encleosed passageuvay

incorporated in the front buildings.
/
1

The triplex as the third type of the tripartite tLypology
vas a natural derlvétlve of the duplex. Constrained by the
same 2% or -30 foot (7.6 or 9.1 metre) by-lav, it was fbund in
two basic forms: a two;and*a-half storey mansard-roof or a
three-storey flat-roof building, containlag three superposed
flats. The upstairs flats generally shared a common outside
door. The 1dea of pairing up dupiexes into fourplex blocks

’

with commoﬂ upstairs access uas tranﬁmitteq at the outset of

the triplex into a sixplex format with a common street level

access to all the upstarrs tlats [see‘ F1g9.3.2]. The triplex

was a new housing type in the 18605 and its full development
|

lay in the . future. Duplexes and triplexes remained the two

mainstream models of multi-family housing . right wup to: the

1930s when triplexes rapidly faded out of the housing market.

¢.60...



1

FI1G.3.2 TERRACED SIXPLEXES

Three-storey row of erght triplexes arranged
1n sixplex format, built by Charles Séraphim
Rodier, manufacturer, .n 1872-4 on Barré near
de la Montagne, Sainte-Anne Ward.
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The pregsence of mwmultiple deorvays 1n duplexes and
triplexes) distinguishes Montreal's multi-family dwellings from
Boston's double-deckers and Lriple—déckers wvhich typically
have only one main ou§§ide doorvay, During the 18B66-1880
cycle 1n Mont;eal, vorking class house doorvays were at ground
level, and those for luxury duplexes verc up a stone
Stalrcase. Only later was the outside wood and iron staiicase
adopted with setbacks, features  for wvhich Montireal became

1 amous.,

The  shape of  liontreal housing wos farrly gtandardized
encept tor heirght.  The wvidth of  a house could vary [ from 12
feet (3.7 m) to 36 fpet (1] ﬁ), but the overvhelming majoerity
were be'tween 2U,~and\?5 feet wide (6.1 to 7.6 metres). Depth
also varied }1tr]e:‘fThé,sLandard depth was 25 to 32 feet (7.6
to 9.7 metres), although the homes o¢f the wvealthy often
reached back as , far as 50 feet (15,2 m). The differences in
ground areca ofva 51hqln~fam1iy house ran from a Qypical 500 to
700 sguarc feet (46.5 to 65\m1)‘up to a maximum of 2000 sguare
feet (186 mi), Montreal houses were always built tovéhe“lot
line, and the 1dea of allowing'd side pagh for direct access
to the rear of the lot did not come into usage until the
beginning of the twentieth century. Thus with the exception
of mansions and a tew lscvlated cases of detached houses, all
5ousing, single-family or multi-family, for rich or for poor,

inner-city or suburban, was attached housing.
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We vill revurn ro this typology as ve examne neu housing
in Chapter Four. Since Montreal during the nineteenth century
diversified 1ts typology with several {brms of multi-family
ﬁous1ng bas;cally structured arocund the duplex, we need next
to gain  a clearer understanding of  the orig:n of the duplex
and the conditions that allowed 1ts  sudden hold on the city's

market .

THE ORIGIN OFF THE MONTREAL DUPLLX
(

Une  of the enrgmas  of Mentreal housing i wvhere the
dup%cx comes from, Eléowhere in North America "duplexes” are
semi-detached single-family héuscs. They bear no velation to
Montreal's superposed flats. The closest housing form one can
find in North America 1s Wew England’'s double-decker and
triple-decker houses, Therelare enough parallels to establish
these as close cousins ot Montreal's duplexes and triplexces,
Yer enough differences arise to reject any 1dea of mutual

influence between the two urban cnwironments,

The mass migrations of a rural French-Canadian population
to New England during the second quarter of the nineteenth
century and later would scem to provide a logical link with
that region's double and triple deckers. Surely some of these

m:grants must have lived in ‘"deckers". Thig cultural

©-63-



.transference hypothesis is rejected for several reasons.
First, the link vas between rural Quebec and urban HNew
England., The ties betueen the cities of Montreal and, say,
Worcester, Massachusetts, would be weak, cven non ecxistent,
compared to the tleé betwveen a rural "rang! on the lower Saint

Lavrcence and Worcester .

)

Both Znm HWerner and Frederick  Bushee 1n their separate
studices o Boston note«  the importance  of  buiriders and
contiractores from the Cenadian Moratime provinces’ . They vere
second only (o rural New Englanders mn ihe  buirlding trades.
Here too i< a migration from a Canadian rural millceu to a New
Btngland wurban milieu, yet neither Halifax nor Saint  John

became double or triple-decker caities.

The most definitive means of rejecting the Montreal-New
England link in housing 1s in the architecture of the houses

x

themselves. New England's "deckers”™ were usually detached or
semi-detached structures built of wood under & front-facing
gable roof. The styling was done 1n  typically American
fashion, the overall form emphasizing the Ameraican love affair
vith Greek Revival (e.g. gable and facing froni) and the
detairling suggested Greek, Colonial Revaival, Italianate,
Shingle and Stick styling and & host of other tastes.

Typically they had onec common front entrance®. Montreal's

"plexes”, on the other hand, vere largely built as plankuall



_structures covered with brick.  The roof was flat or mansard,

but rarely, gable. The styling was very subdued, a local

i A (

version of simplified British Italianate and French Second

,Empure'styling. The fundamental difference was the 'separate
putside entrances usually provided forf- the upstairs and

. downstairs f{lats.

'
\

1 1 \
Montreol's "ples” family hes an fact o dual origain,

N

nervher Jonked ™ to Boston. There  existed 1n Québec & natave

.
N \

form of . duplex. Its oiigin appears to be a moedifrcation, of

the standard tuvo-and-a-hal{ . storey steep gable roof ‘urban

~

house whose long side faced the strect. Undergoing a
subdivision précess in the early nlneieenth cehtury, such
houses were given an outside staircafe, sometimes shrouded in
vood for protection against the weather, with 5 neuv door
punched into the gable end oﬁ the second floor levele®. From
this emerged a native duplex as builders adapted the idea to
newvly built two—a6d~aﬁhalf'5torey houses featuraing one outside
staircase at the side of the building for a duplex or two such
staircases, once at cach end, for a fgurplex [see Fiyg,3.3].

Variants also existed where the outside staircase ran up the

front of the facade flush to it.
These native duplexes found favour in Quebec City and
Montreal during the 1840s, 18505 and 1860s, possibly

elsewhere. Nowhere did thev become a domrnant building type.
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FIG.3.3
NATIVE QUEBEC DUPLEXES

i

Twvo-and-a-half storey
stuccoed duplex on
Ste-Rose near Papineau,
built 1850s with outside
stairvay to upper flat,

Two-and-a-half storey
wooden fourplex on
Visitation opposite
Ste-Rose, built 1852
with enclosed outside
stairwvay to one of the
upper flats.



In Montreal they cropped up occasionally in working-class
districts. Only a few survive today. VYet by 1880, Montreal,
and particularly its East End, was a sea of duplexes and
fourplexes of a very different kind. These duplexes featured
separate entrances to each flat with halls and stairways
incorporated into the structure,. Fourplgxaé often had a-
common doorvway and inside staircase for their upstairs flats.
Roofs were either flat or mansa;d and featured a typically
early Victorian Heavy vooden cornice. What vas the origin of
this model of multi-family housing vhich so rapidly supplanted
the native duplex and became Montreal's dominant house type?
The architecture provides the necessary hint. One must
refer to Great Britain, Specificaliy to the Newcastle area in
northeast Engiand. This 1is the area of the unigue "Tyneside
flat" or terraced flat whose’ distlncfivenpés M.J. Daunton

establishes: -

The dominant form of working-class bye-law
housing in Gateshead was peculiar to a small

area of north-east England: the terraced flat.
Although it was imitated in a few areas at the

turn of the «century, the terraced flat was the
prevalent house type only in a narrow band on

either bank of the river Tyne. It is 1indeed
usually referred to as the Tyneside ' flat, and

the style was rare even five miles from the N
river. In Bngland and Wales 1in 1911, ... 3.7 ‘
per cent of the urban population [lived in

flats]. The divergence of the north-east of
England from the national pattern 1is striking,

for 25.4 per cent of the population of
Northumberland, and 14.6 per cent of the ) :
population of Co. Durham, lived 1in flats 1in
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1911. 'Flat dwellers were, however, highly
localized even within the north-east of England

since in some areas the incidence  of
flat-dwelling was actually below the national s
average ... . The pattern 1in the towns along \

-~ the Tyne was very different, for 1in Gateshead
. 62.5 per cent, and in South Shields 63.1 per .
cent, of the population lived in flats.
Gateshead was thus typical of the bye-law house
style which prevailed on Tyneside, the most
overcrowded urban area in the English
provinces?.

Architecturally, these ninefeenth—century Tyneside flats

were highly similar to Montreal's duplexes. They were built.

of' brick, .they came in rows, and they were two storeys high .

with separate entrances for flats at the l§treet level. They
also came in fourpiex groupings: Like Mont}eal duplexes, they
were almost without stylistic pretensions, simple windows and
doofs being punched out of a smooth facade®. The divergence

was their use of a low-angle gable roof sloping to the front

ingstead of the flat or mansard roof more typical in Montreal.

.We have one 1localized region of Great Britain _whése

dominant housing form in the second half of the nineteenth
d R

century was different from anywhere else in Europe, .and

another localized region of North America whose dominant

‘housing form during the same period was similar to the British

model but unique in its own national and continental setting.
While there was no direct physical link between the two, there
does appear to be an indirect 1link through the railway

industry.
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THE ADVENT OF SEBASTOPOL ROW

When the huge Grand Trunk Railwa} project was launched in

iBSé; Montreal was chosen as the ioéﬁs for one of the laréest

- engineering projects the world had ever seen. That project
was the Victoria Bridge, at two miles in length (about 3 km},
easily the longest bridge ever - attempted anywhere and under
.one of the harshest physical éenvironments, given the extreme
variations in temperature betveen summer and vwinter, and
gspecially given the mass force of the spring breakup .of\a
~ sheet df ice two miles yide. The site chosen for the bridgé
was Pointe Saint-Charles and accompanying the copstructign of
the bridge was a massive railway shop complei and railway
workers’ housing. The firm of Peto, Brassey & Betts, the
largest railway contracting f{irm in the world, was given the
responsibility for the construction of railvay, éhops,
bridges, stations and houses. The most prestigious enéineer
of the time, Robert Stephenson, son of one of the early
innovators of the steam locomotive, vas Xentrusted with the

design of the Victoria Braidge’.

Peto, Brassey & Betts almost went bankrupt over the
venture in spite of tro2ir vast resources. But 1n good British
railway tradition they did build permanent housing for the
railway labour force, and what they built is of particular

interest here!?®., In 1857, on a slip of land next to the shops
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on the wesfern side, they built a 1long row of duplexes -
essentially ~erraced flats!!, It was named "Sebastopol Row"
to commeforate the 1855 fall of Sebastopol to French and
British troops during tne Crimean War!?, The size oi the
housing project vas immense by Montreal standards, easily the
largest ever attemptedvthus far in the city [see Fi1g 3.4]. It
comprised twelve duplexes. arranged in pairs, thereby
constituting six fourplexes, with a tenement or boarding house
section in the centre of the projectlﬂ. It is likely the
contractors had plans fcor more housing but sericus financial
difficulties foreclosed such options.
. oy

Visually, these. terraced tlats.could . have bheen right’out
of the Newcastle area, the ,birthplace of steam railvays and
heart of the coal ard i1ron industry in Great Britain. ‘The
scale aﬁd innovative natyure of these houses must have
attracted widespread attenfion throughout Montreal. Besides
their plain briclk construction and simple functionalist
architecture, the feature vhich clearly attracted attention
wvas the grouping of four flats 1n one building and the shared
doorway and interior staircase for each pair of upstéirs
flats. Each downstairs flat had its own 1individual entrance
door. This format came to be embodied 1n most Montreal
fourplexes in the second half of the nineteenth century.
Sebastopol Row appears to be one of the prototypes for
Montreal's duplex typerand more specifically the prototype for

its classic fourplex grouping.
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The iinlc vith Nevcastle can be established, though sc far
only through c¢ircumstantial evzdénce. Thomas Brasséy,
although .‘ he builc railvays in every other reglon ol Great
Britein including é‘outhcrn,Sc«:)t”land, never garnered & railwavy
contract in the northeast of England?*. Hor, from the
evidence availablie, vas Morton Peto ever involved in that

regicn even though he too was a leading railway contractor

‘
N

wvith thousands of railway miles to his credit!s, Edvard

Betts' activities are apparently unrecorded.

Another possible link is James Hodges, the chief engineer
on the Montreal scene during the 1850s, who supervi’sed every
aspect of construction on the bridge, shops and houses!s,
Although a man of wvast railway experience, he was a native of
the south of England and all his railwvay work was confined to
that area or just north of London!?’. He probably had never
seen a duplex before. But what of Robert Stephenson himself?
He and his famous father were born on the Tyneside. His base
of operation always remaiined the Newcastle area. Many of h:is
engineering projects were located in the area and he vas given
contracts for all facets of ra:lway work?!®e, Hé certainly knew
a'bout terraced flats.,

We know that Robert Stephensopn came to Montre;al in August
1853 to visit the site at Pointe Saint-Charles and do the
planning*?., We also know that he was at the top of the chain

o
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of command in the planning and‘construction of ‘the Victoria
Bridge} he alone conceived and designed 1t2°, The streets
that were lzid out adjacent 1o the shops on the egstern side
bear thé names: of his lataest enginecring triumphs. Britannia
and Menai Streets were named for the specctacular high-level
tﬁbular Britannia Bridge over the wMenal Straits in Wales, a
feat that attracted the attention of every major engineer 1in
vestern Europe. Conwéy Street was named for -his innovative
bridge over the Conway River?},
€

Robert Stephenson also was a manufacturer. He owned
collieries 16 Ergland and an engine manufactory at
Newcaétleiﬂ. There 1is a possibality that he or his father,
wvho founded the works, may have had terraced flats built for
their own workers. It is even more probable that it was
someone, on his Newcastle office staff who was responsible for
designing Sebastopol Row, It 1s also possible that
Pvictoriatown",‘the site made up of Britannia, Conway, Forfar
and Menai Streets, was supposed to be a planned workers’
village?®3?., We lack, as yet, documentary proof to support these
contentions. We do know that the financial difficulties of
the Grand Trunk Railway forced 1t to sell off the Viétorlatown
lots to individuals in the 1860s and Sebastopol Row to the

contractors in 1862. For similar reasons, they in turn sold

the houses 1n 1868.
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The architectural evidence ccems to veigh on the side of
Sebastopol as the prototype for HMontreal's boom in fourplexes

and ‘sixplexes in later, years. The key feature is the

’ v

‘intriguihg use of a common door and :inside stairvay for two

upper flats in . Sebastopol Row. Despitc the strong link with

the Tyneside area, duplexes and fourplexes there do not seem

to offer this feature, at least insofar &as the available

literature on the Tyne region suggests. Where did tHis common

upstairs access originate from? Three . possible explanations

may provide an answer.

The first and most simple is that the model was exported
by Robert Stephenson's Newcastle-based engineers from a more
exotic type of Tyneside fourplex. The second and more
academic explanation is that someorie working under the
umbrella of the Peto, Brassey & Betts (arm was avare of recent
Innovations in worker housing sﬁégest@d by such philanthropic
cﬁncerns,as the "Society for Impfoéing the Condition of the
Labouring Classes". In 1851, under the patronage of Queén
Victoria's husband; Prince Albert, a fourplex featuring a
common staircase f[or ﬂhg Lwo upper tlats was featured at the
Great Exhibition in  London?9¢ ., Although it bore no

architectural resemblance whatsoever to Sebastopol Row, the

idea of a common access to two upstairs flats may have

"t

influenced the designers of the railway housing.
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The third and most colourful explanation wag constructed
from a rcrollection of long-term - Sebastopel Rov resident,
Thomas Demick. He refers to the rallvay's ' “callboy' syctem,
Freight trains were dispatched as traffic demanded from the
Pointé—Saint~Char1es yard adjacent. The réilway could call on
a train crew at any time of day or night. Rai lways
traditionally relied upon the callboy system where, as soon as
the train crew requirements were drawn up, callboys were
dispatched a few hours ahead of departure time to . series of
addresses to call, and wake up if necessary, the crew members

foom a priority list and back-up list.

Sebastopol Row did indeed house a large number of runring
trades people as well as shop employees,' as the cénshs and
city directories testify. The story gqgoes that the comhon
inside access to each pair of upstairs flats,  complete with
hall doorways to the downstairs flats, vas an architectural
manipulation to allow callboys efficient access to four flats

from the same hallway. The architecture of Sebastopol Row

certainly bears out the story well.

No matter where the truth lies, the majority of Montreal
fourplexes of the 1870s, whether West End, East End or North
End, embody this feature of a common i1ndoor access to the
upstairs flats. When the sixplex (paired triplexes) came to

supplant the fourplex around the turn of the certury as
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Montreal's stanﬁaxa ‘house model Zor the popular market, the
same  common indoor wccess to the uppermost flats could be
found, this time on tiwe second floor at the head of an outside
staircase. The sta&p of Sebastopl Ro~ on Montreal domestic

architecture 1s undeniable.

John Cooper in his study of Montreal society in the 1850s
certainly felt that Sebas{qpol ﬁow was a prototype for duplex
housing and Jean-Claude Marsan could find no reason to refute
the claim?3, Marsan goes further and  demonstrates Thow
Montreal's classic fourplex was the s dnda;d housing type
{"habitation type") cf working;claés neighbourhoods in  the
second half of the ni cteenth éentury’ﬂm There reﬁains a gap,
however, in explaining how Sebastopol Row of 1857 became
Marsan's "habitation %“ype", or how the duplex, from an unusual
form of houging in the mid-century beccme Montreal s domznan£
form of nhousing by 1880. 1In order to answer this guestion, ve
need to backtrack to the 18405 and vuvnderstand the housing
market prior to the construction of Sebastopol Row. We zlso
need to -examine the series of extraordinary ci:rcumstances that
‘led to the creation of an =ntirely different housing market by
the time Sebastopol Row was built.

P

PROCESSES OF C‘HANGE IN THE HOUSING MARKET
In 1847, Montreal was very much a single-family city with
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a moderate level of home ounership, about 32%2’. The ratio of
houscholds to housos appears Lo hover oround one??., These
figures certainly do not leave much rcom for multi-family
housing, In fact, Montreal‘wés very much a pre-industrial
single-family housing city wéth merchants living in rented
prem:ses in the heart of the city and artisane and workers
living oan the periphery, frequently in owner—occupled
dwél}ings. The highest home-ownership rates wetre in
Sainte-Marie Ward (45.4%) and Saint-Jacques Ward (42.4%),
precisely where the onslaught of duplexes would be heaviest

twenty years later??®, :

By 1861, a dramatic shift had occurred. Montreal's
home-ownership rate had dropped to 18.8% and Sainte-Marie and
S5aint-Jacques Wards had nearly halved their rates (24.2% and
22.6%). The trend.continued to 1881 (14.7% home ownership)
the same two vatds again alﬁost halving their rates (13,3% and
14,3%). Cther él$triCLS’ also showved dramatic drops in
home-ownership, Sainte-Anne Ward dropping from 32.7% 1n 1847
to 14.5% 1n 1861, then to 12.5% in 1881°°. Saint-Louis and

Saint-Laurent Wards tumkbled at about the same rate. Something

dramatic had taken place in the 1850s.
It was actually a three-fold process. First, large-scale
industrialization came to Montreal very suddenly and rapidly

in the 1840s and 1850s, once a well-rounded transportation
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netvork was  an place (stone whorves, channel dredging,
enlarged canal and “he start of a main-line vrunk railuay)??.
The rate of expension was phenomenal vith one or twvo new
large factories opening up every year betveen 1842 and 1855
each offering 70 new jobc or more, with many in thedhundreds,
;hig in acity of about 58,000 people (1852) [sce Tabie‘B.l].
Coupled with this Thuge i1ncrease in the number of jobs caﬁe a
rapid decline in the independence of artisanal vork, a new
division of labour and the loss of control over conditions of
work, This shockingly swift proletarianization of the labour
force in the md-century was the source of much social

friction in Montreel??,

The second process of change was massive i1mmigration from
abroad and migration from the countryside. From 1821 to 1850,
the annual rate of population growth in Montreal was 5.5%.
Between 1850 and 1881, it jumped to 9.7% [seel@ign 3.5]. The
surge 1n  population ensured a labour surplus. Sharp ethnic
differentiations existed in the labour force. 1In 1850, 44% of
Montreal's population claimed French origin, 32% claimed
English-Scattish or Brit:sh-Canadian origins, and 20% claimed
irish origin?3?, This situation fostered a mutually

disadvantageous compet:tion. Common institutions  and

organizations were weak?*®,
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TABLE 3.1 MAJOR FACTORIES ESTABLISHED Ii MONTREAL
| , 1842 - 1855
YEAR NAME OF FIRM NUMBER OF
OPENED EMPLOYEES
1842 MCDOWELL & ATKINSON, FURRIERS 985
1843 WM. SMYTH & CO., BOOTS & SHOES 80
1845 J. & W. HILTON, CABINET MAKERS 82
1846 AUG. CANTIN - MONTREAL MARINE WORKS 200-250
1847 GOULD - CITY FLOUR MILLS 200
1848 "PAIGE & CO., THRESHING MACHINE FACTORY 175
1849 E.E. GILBERT - BEAVER FOUNDRY 60-80
c.1849 BROWN & CHILDS, BOOTS, & SHOES 800
1850 R. SCOTT, EDGE .TOOL FACTORY 76
1850 BARTLEY & DUNBAR - ST.LAWRENCE ENGINE WKS. 1%0
1851 GRANT, HALL & CO., SAW MILLS 70 *
1851 AITKEN & CO., SHIRT MAKERS 300
1852 OSTELL SASH & DOOR FACTORY 75
1852 A.W. OGILVIE, FLOUR MILLS hundreds
1853 BURRY & CO., FOUNDRY 70
1853 BROWN, HIBBARD, BOURN - CANADA RUBBER CO, 158
1854 S.B. SCOTT, SHIRT FACTORY 100
1854 MONTREAL INDIA RUBBER CO. 110
1854 GRAND TRUNK RLY {Victoria bridge & shops) thousands
1855 J. REDPATH - CANADA SUGAR CO. 100
NOTE Employment figures are as of 1855-56.

SOURCE: Montreal General Railwvay Celebration Committee,
Montreal in 1856, (Montreal: John Lovell, 1856)
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MONTREAL
POPULATION GROWTH
1821-1871

RETURNS FOR CITY & SUBURBS: S - PEQPLE
1821 18,767 ' 20.0
1825 22503 - }120,000
1831 27297
1842 40290 -110,000
1844 44285
1840 48,207 100,000
1850 48 848
1852 57,715 90,600
1861, 100,723 -80'0(}0
1871 1267314
70,000
60,000
.50 000
~ L40,000
30,600
120,000
110,000
0
Q,’\'\
N

SOURCE  PUBLISHED SUMMARIES OF CENSUS RETURNS

FIGURE 3.5




The” third process whicﬁ contributed to push Montreal ¢

toward mhlti~family housing was fire. Montreal lost 207

houses in Irish wvorking-cless Griffintown (Sainte-Anne Ward)

i

in June 1850, and 150 houses in largely vorking-class old
Faubourg Saint-Laurent (scuthern. Saint-Laurent Ward) in
July*%, In June 1852, a fire wiped out 1,100 houses in the
French working class eastern part of Montreal (southern
Saint-Louis and Saint-Jacgues Warda)l‘: This aggregate loss
of 1,457 houses represented 19%° of éhe 7,607 occupied and
vacant houses recorded in the 1850 municipal census?’?.

5

The majority of houses in Montieal in 1852 vere wooden
houses, The Canada census listed 4,531 frame houses out of a
total of 7,190, or 63%%°., A by-law passcd in 1841 had
prohibited the construction of new wooden structures only in
014 Montreal?®, Thus, if Montreal was a city of single-family
housing priér to 1850, it was probably due in part to cheap
constructi?n costs, It was undoubtedly little  wocden
single-family houses that gave thc BEast BEnd the highest rates
of home ownershig'in the city [see Fig.3.6]. All that changed
after the fires of 1850. In 1851, the city sought and
obtained permissnen from the Canadian Parliament, to change

1ts charter so as to forbid all new wooden construction in the

future;
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. FIG.3.6 SMALL. SINGLE-FAMILY HOUSE

One-and-a-half storey stuccoed wooden house
on Montcalm'near Ste-Catherine, built 1850s
in SaintsJacques Ward, typical of East End
housing prior to the spread of the d)uplex,




14

...To prohibit and prevent the construction of

any wooden building, of any kind or description

whatever, or the covering of any building of any

kind whatsoever, with Shingles or wooden
materials of any kind whatsoever, within the

City limits*®,

By 1852, there was an acute housing «crisis in
working-class Montreal. New migrants were surging into the
city at a phenomenal rate. Jobs were plentiful but the
proletarianization of the work force was making rapid inroads
on working-class and artisanal independence. Viages were low,

Manufacturers in 1856 boasted about the <cheap supply of

labour:

Agricultural wages are not so high here [the
rural areas around Montreal] as in those
portions of the Province where wheat is more
largely grown, and hands can be obtained to work
in the factories at more reasonable rates than
there. All these causes concurring make this
[Montreal] the best site for a manufacturing
city in Canada, perhaps the best on this-
Continent*?,
Housing, always lagging behind population growth, was even
scarcer, given the loss due to fires. The new regulations
required a much more expensive form of housing - brick or

stone clad with fireproof roofing.

We have no typological data on housing in the 1850s.
.Such housing was wiped out so 1long ago that remnants from the
1850s can probably be counted in the dozens. Until a detailed

study of records from that decade 1is made, we will not know
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exactly how the transition took place, But Hertzog's work
.offers a few leads. Home-ownership had dropped precipitously,
by 1861. But Hertzog could find no significant groupings of\
duplexes anywhere ' in the «city in 1861¢2, * Even more
perplexing, he found that the newly developed streets featured
a moderate level of home ownership, of the order of 28%, not
far from the 1B47 average‘?, The decline in home ownership
was not happening here. Even the redevelopment of all the
burnt-over districts brought w\i':,th 1t a higher occupational
"profile than before‘t., These areas certainly were not
accommodz;ting burned-out families. We can only conclude that
the precipitous drop in home Si}mersixip by 1861 came from a
wave of overcrowding and subdivision of existing working-class

3 f~15
housing. , \

When Sebastopol Row was built in 1857, builders must have
found it an appealing solution, especially given the vast
working-class market piled up in the old working-class
districts with n;ew members pouring in every week. A new boom
took off in 1859. It was during this boom, which ended in
1866, that the duplekx apparently began spreading throughout
the city. Along with the introduction‘ of the flat roof, it
allowed builders to counter the ‘higher “costs imposed by the
stiff post—-fire building code. By the time our 1866-1880
building cycle dawned, the duplex type was spreading rapidly,

especially in the\East End where the crisis was most acute.
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By the close of the cycle, far more duplexes hg@ been produced
than single-family houses, and the first triplexes had come on

the scene.
THE MONTREAL DUPLEX - AN ARCHITECTURAL SYNTHESIS

In adapting the duplex to a mass market, builders showed
interesting skills, Because the native duplex required the
sacrifice of part of the width or frontage of the lot to
accommodate the outside stairways appended to the side or
front walls of the structure, it was rapidly supplanted by the
Sebastopol model which internalized its stairways, combining
them in the case of the fourplex. This incredsed the ground
coverage of the iot for residential purposes., The native
duplex model survived, however, by being shoved to the rear of
the 1lot where rear courtyard duplexes featured outside

stairways appended to their facades,

While this marriage between the’ nati)L duplex and
Sebastopel Row was taking place, another significant union was
occurring simultaneously. Impressed by the huge upper-class
British terraces newly erected in Montreal's "New Town" by
British-trained architects, local‘builders drew from this

model as well. This townscape, centred around McGill College

' Avenue and Sainte-Catherine Street, featured brick

construction, flat  roofs, ‘heavy wooden cornices and an
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Italianate architectural vocabulary [see Fig.3.7]+%,

The flat roof was a product of the Industrial Revolution.
Made from rolls of manufactured felt, sealed with
"composition” (probably a form of tar), and covered with
gravel, this innovation allowed the construction of a highly
efficient cubic building. It was much cheaper to build a flat
roof as it required far fewer materials, and solved a special
Montreal problem - falling snow and icicles. Snow build-up on
the flat roof even had the advantage of insulating the house
éuring the winter. Its introduction to Montreal can be
accurately dated. It 'was brought here from Boston in 1854 by
the firm C.M. Warren & Co.*4¢. The first known residential
application in Montreal was made 1in 1855 by the notedj
architect George Browne on his spectacular terrace of row
houses called "Wellington Terrace™*’, This prestigious set of
ten single-family houseg built on Sainte-Catherine Street,
with palatial facade and ornate flat roof surmounted by

statuary, must have drawn attention from all across the city.

Builders reduced these terraces in scale, dispensed with
the basement and simplified the ornamentation. This basic
architectural form was not treated as a single-family row/but
rather as a duplex or fourplex of the Sebastopol Row tradition
[see Fig. 3.8). The result was a model that dominated ghe

1866-18B80 building cycle and persisted through until Wworld
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MOUNT ROYAL TERRACE

FIG. 3.7

McGill College Avenue

-9

built 1858
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FI1G.3.8 TERRACED FOURPLEXES

Pwo-storey row of brick duplexes, arranged in
fourplex format, built by Jean-Baptiste
Deslongchamps contractor, in 1870 on Logan near
Plessis, Sainte—Marie Ward.

;
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War I in all wvorking-class districts of Montreal. Thus were
the working-class terraced flats of Newcastle united with the

elegant terraces of west-end London on North American soil.

'Nor were the adaptive abilities of Montreal's builders to
end there. The mansard roof, invented by the French in the
17th century and revived under Napoléon IIi ‘in the 1850s,
could easily be found by the 1860s and 1870s as a competitor
of the flat roof model, Offering a large nearly cubic volume,
it completely supplanted the traditional steeply pitched gable
roof such as might have been found on a native duplex, and the
more British low pitched gable roof ’which lSebastOpol Row
carried. This new roof type gave Montrreal‘s duplexes a
slightly more French flavour to com{:lemént the h;avy British
overtones (see Fig.3.9].

This adaptive activity during the 1860s and 1870s shows
the impressivé skills of local bhuilders. Going well beyond
slavish copying, builders drew their inst;iration from
innovative elements introduced from British, Ameti‘can and
French sources and adapted ‘them to their native architectural
yocabu,lary.’ 'I;hey deve;oped al epecial Montreal model suited to
" the ‘particular social and economic conditions of the time.
This evolution conti\n\ues down to the present day as the duplex

is still underqgoing changes to meet needs in the lower end of

_the housing market.
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FIG.3.9 LARGE DUPLEXES

Two-and-a-half storey mansard roof brick duplex
row (third duplex modified with a false mansard
roof in the 1890s), built by Joseph Morache,
‘carpenter-joiner, Isidore Morache, bricklayer,
Pierre Pelletier, bricklayer, .and 0dillon Riopelle,
plasterer, in 1873-4 on St-André near Ontario,
Saint-Jacques Ward.
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HOUSING ELSEWHERE IN THE INDUSTRIALIZING WORLD

It is hard to evaluate whether Montreal's experience was
unigue. Studies on nineteenth-century housing development are
scarce and housing typology statistics virtually non-existent.
One exception is M.J. Daunton's book on British working-class
housing. He makes the observation, based on statistical
analysis of data from the 1900s and 1910s, that the typical
English situation of single-family working-class housing was
éxceptional when placea in a broader European context. The
Scottish tenement situation was the more typical one. On the
other hand, he acknowledges that working-class housing in

North America was closer to the English model+?®,

Within the overall pattern, Daunton allows t?a{ there was
also great diversity 1in what type of tenement (e.g. scale of
building, size of rooms ...), or what type of single-family
house (e.g. back-to-back, narrow run-through ...) dominated
from one city to the next, Furthermore, he notes a certain
,number of divergent cities which offered something different
to its working-class populationg - the double or triple-family
house. He mentions Newcastle and nearby Tyneside cities at:

the top of a list which 1includes Boston and Chicdgo. To this

list we could add Montreal.
Typologically, none of Canada's major urban centres, save
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peéhaps Quebec City, featured the duplex, or superposed flat
concept, as anytping but an exotic form of housing, if at all,
Toronto, Hamilton, London, Kingston and Ottawa in Ontario,
Halifax and Saint John in the Maritimes, all were
characterized by varieties .of single-family housing and
handfuls of boarding houses, tenements and apartment blocks.
While the duplex format could be found in Quebec City's
working-class neighbourhoeds in the second half of the
nineteenth céntury, its development came more from the
evolution of the native duplex. 1t was far from being a
dominant form as it was in Montreal by 1880. Of <course,
nowhere in Canada were the forces of industrialization,
intense in-migration and rapid prolgtarianization felt to such
a degree than 1in Montreal during the second‘ half of the

nineteenth century.

Interestingly, as other cities in Québéc began to
industrialize more intensely around 1900, they too adapted the
duplex format to their housing stock. Trois~Riviéres,
Sherbrooke, Hull, Chicoutimi, as well as Quebec City developed
working-class neighbourhoods of duplexes and triplexes after
1900. They represented a spread of the Montreal model
although they also incorporatéd the wooden galleries ‘and
outside stairways more typical of traditional Québec
architecture, By World War 1II, the classic form of

multi—-family housing throughout Québec was the "plex™ format.
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Thus Québec developed its own brand of multi-family housing
quite distinct from any other Canadian region much as Boston's
"decker” housing spread rapidly to other industrializing

cities in the southeastern New England region.

Besides housing typology, another perspective to look at
1s home-ownership rates. In Canada, it is difficult to find
an adequate comparison with Montreal. The only city that came
anywhere near Montreal's population, Toronto, had a
home—ownership rate of 33%¢4*, Toronto, }iowever, was a city of
single~family row and semi-detached houses with no resemblance
to Montreal whatsoever. For a comparison elsewhere in North
America Robert Barrows' study of major cities in -the fJnited
States in 1890 is helpful®®, If we bear in mind Montreal’s
1881 home-ownership rate of 14.7%, the city does indeed ‘stand
out. Only New York City, at 6.3%, had a rate lower than
Montreal's, but its exceptional size and position 1in the
American economy placed it in a class all by itself. Besides,
the extremely low home-ownership rate is easily explained by
the huge number of tenement houses in the «city. Boston, was
next on the low home-ownership list after New York. Its rate
of 18.4% was not that far from Montreal's. Here the numbers
of double-decker and triple—decker ho‘uses were obviously
reflected in the high non-ownership proportion. Sam Warner's
study of Boston's housing development prévides some valuable

analysis of that city's housing typology which can be related
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to Montreals’:,

It would appear that Boston presents the most wviable
comparison with Montreal in the late nineteenth—-century. We
need to know\ where its double and triple deckers came from and
under what conditions they flourished. Much work needs to be
done c¢omparing the industrial base and wages in the two
cities. As Barrow points out, Boston's home-ownership rate
had jumped to 25.7% by 1930%2, while Montreal's had slumped
further to 11.5% by 1941. Evidently the two cities diverged
at some point during the twentieth century. We need to know
what underlies that divergence.

4]

Montreal certainly was and remains a special case in the
Canadian urban context when 1t comes to housing. The
emergence of the duplex form in Montreal was due to a series
of special historical circumstances., Its rapid spread through
all contemporary working-class districts and its evolution
throughout the late nineteenth and entire twentieth century
are, however, anything but accidental. The dominance of the’
housing market by duplexes since 1880 underscores the
socio-economic realities of Montreal during the industrial
era. The duplex remains the most visible legacy of that
period. In the following chapter, we will examine more
closely the spatial attributes of the housing market during

the 1866-1880 building cycle.
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FOOTNOTES - CHAPTER THREE

-

C.M.H.C., which has monitored housing construction
across Canada for the Canadian Government since
1946, and administers Federal housing subsidy
programmes, produces an annual compilation of

housing. Most research on the industry and
political decisions regarding housing policy are
based on these statistics. The standard

classification used defines four different forms
of single-family houses, to wit: single detaihed
houses, semi-detached houses, row or attached
houses, and mobile homes. On the multi-family
side, 1t recognizes duplexes -and apartments. The
problem arises in the definition of duplex. It is
considered to be a two-dwelling detached house
with one flat over the other. This 1s a rare type
indeed in the Montreal region. As a result,
Montreal's classic duplexes which come in
semi-detached, attached or row form'are merely
lumped in with apartments (as are triplexes,
five-plexes, sixplexes and other variants). Of
course none of these forms of houses bears any
affinity whatsoever with apartment blocks, hence
the futility of Dbasing any study of Montreal's
multi-family housing market on C.M,H.C. data.

The following data are taken from the 1881 City of
Montreal assessment rolls ("feuilles de route”)
under the entry "valeur locative - rental value”:
house no.l, $1200. annual rent; no,2, $700.; no.3,
$450.; no.4, §$270.; no.5, - $180. over $140.; no.6,
$140.; no.7, $120.; no.8, $80. over $60s~; no.9,
$50.over $40. This 1illustration 1is taken from
Sherry Olson and David Hanna, Plate & "The
Transformation of Montreal, 1847-1901", in
Historical Atlas of Canada, 11, ed. Louis
Gentilcore (Toronto: University of Toronto Press,
in press).

Corporation of the City of Montreal, The Charter
and By-Laws of the City of Montreal, (Montreal:
John Lovell, 1865), chapter 9: "by-law concerning
the erection of buildings", section 26, p.46.

Sam B. Warner, Streetcar Suburbs - the Process of
Growth in Boston, 1870-1900 (Cambridge: Harvard
University Press, 1962), p. 129 and p. 201,
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footnote 14; also Frederick Bushee, "Ethnic
Factors in the Population of Boston", Publications
of the American Economic Association, IV, 3rd ser.
(May 1903), pp. 80-83.

An illustration of .a Boston double-decker house of
the 1850s appears in Warner, op.cit., p.20.

-Michel Lessard and Huguette Marquis illustrate one

such conversion in their Encyclopédie de la maison

ébécoise (Montreal: Editions de 1 homme, 1972),
p.508. It shows a large two-and-a-half storey
stone house of traditional Quebec styling in
Quebec City, built c¢.1780, with a wooden clapboard
extension added onto one end, c.1825, featuring
two doors and an enclosed staircase each leading
to a different level of the building, effectively
making the house into a duplex.

M.J. Daunton, House and Home 1in the Victorian
City; Working~Class Housing 1850-1914 {(London:
Edward Arnold, 1983), pp. 39-41,

Illustrations of the Tyneside flat appears in John
N. Tarn, Five Per Cent Philanthropy: An Account of
Housing 1n Urban Areas between 1840 and 1914
(Cambridge: Cambridge University Press, 1973),
p. 12. {in Newcastle), in Stefan Muthesius, The
English Terraced House (New Haven: Yale University
Press, 1982), pp. 132-134 (in South Shields and
Gateshead), and 1in Daunton, op.cit., end of
chapter 4 {in Gateshead).

James Hodges, Construction of the Great Victoria
Bridge in Canada (London: 1B60), attests to the
singular engineering feat this bridge represented;
Harold Pollins, "Railway Contractors and the
Finance of Railway Development in Britain", in
Railways in the Victorian Economy, ed. M.C. Reed
(New York: Kelly, 1968), pp. 212-228, singles out
the importance of contractors like Morton Peto and
Thomas Brassey. L.T.C. Rolt in George and Robert

Stephenson -~ the Railway Revolution (London:
Longmans, Green ‘& Co., 1960), documents the
exceptional engineering career of Robert

Stephenson compared with his contempories.

John N. Tarn, op.cit., pp. 148-151, discusses the
strong association between British railways and
workers’' housing projects during the 1840s and
1850s.
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11. See iinternal correspondence from Grand Trunk
Railway concerning conveyance of "workers'
cottages in Point St. Charles" to the contractors
Peto, Brassey & Betts dated February 10, 1859 with
map . and deed (Canadian National Corporate
Archives, Montreal). Confirmed by Deed of Sale
between G.T.R. and the contractors before notary
J.W. Isaacson, December 26, 1862, for sale of
"workmen's houses and outbuildings" (Archives
nationales du Québec & Montreéal).

12, Referred to as "Sebastopol Row" in the Deed of
Loan and Deed of Sale dated October 14, 1868,
where Jonathan A. Simpson, an engine driver,
borrowed money from John Partington tc purchase
the entire row of houses from G.T.R. contractors
Peto, Brassey & Betts (Provincial Registry Office,
Montreal).

13. See Robert Doucet, "La deuxiéme bataille de
Sébastopol”, unpublished report to the Ministére
des affaires culturelles (Montreal: 1983).

14. Arthur Helps, Life and Labours of Mr., Brassey,
1805-70 (London: 1B72). :

15. See Pollins, op.cit., and Alexander W. Currie, The

Grand Trunk Railway of Canada (Toronto: University

-, of Toronto Press, 1957), p.5.

16. Kathleen Jenkins, Montreal - Island City of the
St. Lawrence (New York: Doubleday & Co., 1966), p.
344, . - .

17. 3. Douglas Borthwick, . Montreal History = and
Gazetteer (Montreal: 1892), pp. 386-388.

18. See Rolt, op. cit,

19. Samuel Smiles, The Life ég George Stephenson and
His Son Robert Stephenson (New York: 1868), p.
477 . ‘

20, Jenkins, op. cit., p. 344.

21, Rolt, op. cit,, pp. 304-315. Both projects were
undertaken between 1846 and 1850. .

22, Smiles, op. cit., p. 474,

23. The hypothesis of a planned workers' village seems
likely. Sebastopol Row, which itself appears to

1
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24,
25.

26.

27.

28.

have been planned for expansion at both ends,
contained a mere six buildings with 24 flats plus
one tenement block, this against a local G.T.R.
work force of about 2000 empioyees. It pales in
significance compared to the workers’ housing
projects built by contemporary British railways
such as the B45 workers' houses built at Crewe by
the Grand Junction Railway, and the 242 workers'
houses built at Wolverton by the Lendon &
Birmingham Railway, both during the 1840s [see
John N. Tarn, op.cit., pp. 148-151].

Tarn, op. cit., pp. 20-21.

John J. Cooper, "The Social Structure of Montreal
in the 1850s", Canadian Historical Association,
Report of the Annual Meeting, (1956), p. 68;
Jean-Claude Marsan, Montréal en évolution
(Montreal: Editions Fides, 1974&), p. 268.

Marsan, op. cit., pp.267-273.

Stephen Hertzog, "A Stake in the System: Domestic
Property Ownership and Social Class in Montreal,
1847-1881", M.A. Thesis, Department of Geography,
McGill University, 1984, p. 95b.

The City of Montreal's assessment 1rolls show a
total of 5,389 households in 1847. The municipal
censuses of 1842 and 1844 show a total of 4,406
houses occupied  in 1842 and 6,252 in 1844. The
discrepancy between the 1847 household figures an

the 1844 number of houses means either the former
was under-reported or the latter was
over-reported. The leap is Sudden between 1842
and 1844 but appears to be confirmed by the 7,607
vacant and occupied houses in the 1850 municipal

~census after a severe economic ﬁlowdown, and the

7,424 vacant and occupied houses in the 1852
Census of Canada following some disastrous fires.
See Hertzog, op. cit., p. 95 and David B, Hanna,
"The New Town of Montreal - Creation of an Upper
Middle Class Suburb on the Slope of Mount Royal in
the Mid-Nineteenth Century”, M.A. Thesis,
Department of Geography, University of Toronto,
1977, pp.28, 83-89, 94-95 and in much condensed
form in Hanna, "Creation of An Early Victorian
Suburb in Montreal”, Urban History Review, 9, No.
2 (1980) pp.42,50. :

Hertzog, op. cit., pp. 84-100.

__98,.




30.
31.

32.

33.

34.

35.

36.
37.
38.
39.

40.

Ibid., p, 95b.

See Gerald Tulchinsky, The River Barons: Montreal
Businessmen and the Growth of Industry and
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CHAPTER FOUR

THE SPATIAL ORGANIZATION OF THE HOUSING MARKET -

CONSTRUCTION FEAT&RES AS SOCIAL CUES

Having idenéified and located every residential structure
built during the 1866 to 1880 building cycle (i.e. buildings
produced from 1867 to-1880 inclusive), we can look into how
the housing market wag segmented. Housing - typology and
construction feakures provide convenient ways of examining the
segmentation, The distinctions between single-family, duplex,
triplex and mixgd commercial-residential buildings create a
system by whichuwé»canL observe how housing producers viewed
their market spatiallf. We, will see how the single-family
house became increasingly restricted in spatial terms. We
will also see how a relatively new and distinctive model, the
duplex, overwhelmed the housing market, and how and wﬁere the

triplex emerged dﬁring this building cycle,

Housing also differed 1in the quali£y and types of
materials used and in the basic form of the‘houge.- While
typological data had to be reconstructed from other soﬁrces,
an analysis of materials and form is possible directly from
the permit records. 1n tHemselves they reveal interesting
spatial patterns worth exémining for their social

implications., As we relate the details of form and materials
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in housing, we will examine how they were distributed in the
city and who lived in such housing. The object is to sort out
their social meaning as their distribution reflects a social

structure.

Building materials can be a reliable indicator of social
class, Several materials and methods of construction were
available to the builder. The 1860s and 1870s were a turning
point for construction materials and technigues. Prior to the
1840s, Montreal had been a wood and stone city. After World
War 1, it was destined to become a brick city. According to
the 1825 census, for example, wooden houses accodntgd for
64.3% of all houses, stone houses for 31.9%, and brick houseé
only 2.6%'. In the Census of 1852, the proportion of wooden
houses remained virtually. unchanged'at 63%, but brick houses .
(13.7%) had made rapid gains at the expense of stone (23.3%)2.
Fires and anti-éooden construction bylaws in the 1850s changed

those proportions radically.

By 1B68, wooden houges were a .purely residual form of
construction allowed only in exceptional circumstances,
Instead, a %rick~clad wooden house was £he standard,  The
method of construction was a combination of old and new
techniques. The ancient French method of construction was

known as "piéce-sur-piéce"” and consisted of stacking sguared

timbers horizontally between upright squared timbers using a
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mortise and tenon technigue, From this, builders in the
nineteenth century developed the plankwall technique [see Fig.
4.1). It employed broad boards sawn two inches thick, stacked
horizontally edge on edge and ‘toenailed to substantial posts?.
The result was a _solid free-standing wooden house whose only
voids were window and door openings, the antithesis of the
light balloon frames being introduced in the United States. A
brick veneer was then built up course by course, covering the
plankwall construction and linked to it by small metal tabs

set in the mortar. This constituted the legal fireproofing.

The 1866-1880 building cycle was evenly divided between
the production of masonry structures, either brick or stone,
on the one hand, and plankwall structures and a residual
number of wooden structures, on the other hand. In masonry
structures, brick had - overtaken stone as the favoured
material [See Table 4.ll. These house-building materials
correspond to social diJ“sionﬁ. Plankwall construction, a
cheaper method, was synonymods with working-¢lass housing.
Thus western Sainte~Marie Ward (districts 21,22,23) featured
92% of 1its new housing in the plankwall category*. At the
other  extreme, northern Saint-Antoine  Ward (districts
8,9,10,11) had only 3.7% of its new houses of plankwall
construction and two-thirds of stone. Indeed over half of all
new héuses built of stone city. wide were in that area. Stone

was a sign' of affluence in a city increasingly dominated by
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F1G.4.1 PLANKWALL CONSTRUCTION

Exposed plankwall construction undergoing
renovation with brick veneer removed from

1870s fourplex on Henri-Julien near Roy,
Saint-Louis Ward.
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TABLE 4.1 BUILDING MATERIALS USED IN HOUSING CONSTRUCTION
MONTREAL: 1866-1880 BUILDING CYCLE

WARD STONE BRICK - WOOD BRICK~-FACED
SUB-DIVISIONS MASONRY MASONRY FRAME PLANKWALL
# # # #\ %
Northern St-Antoine 563 253 0 31 3.7
Saint-Laurent 149 186 1 60 15.2
East-Centre-West 12 9 0 9 30.0
Saint-Louis 81 321 6 241 37.1
Western St-Jacques 111 168 1 223 44.3
Southern St~Antoine 75 266 12 327 48.1
Sainte~Anne 8 - 160 11 311 63.5
Eastern Ste-Marie 15 48 1 170 72.6
BEastern St-~Jacques 3 44 13 377 86.3
Western Ste-Marie 2 45 14 701 82.0
1019 1500 59 2450
MASONRY wOoOD
CONSTRUCTION CONSTRUCTION
2519 2509
NOTES Figures are for the years 1868-71 and 1873-77

only, years for which we have detailed permits.
For map of wards, refer to Appendix.
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brick. The social distinction of stone  was of particular
importance since brick masonry and brick-clad plankwall were

indistinguishable except to the trained eye.

Roofing alsc showed distinctive features and some social
differentigls. The dgable roof with 1its two sloping sides,
Montreal's traditional roof, was on the wane in the 1870s.
Two new types of roof were now dominant. One was the mansard
roof, It took hold in Montreal‘by the mid-1860s ana swept the
gable roof out with amazing rapidity. Although counted as a
half storey t(quite accurate for the old gable roof), it
probably should be called a three-quarter storey because it
allowed much greater use of the floor under the roof. 1In the
1860s and 1870s this roof was used everywhere in Montreal, on
one-and-a-half storey single-family houses, two-and-a-half
storey duplexes, just as much as on big luxurious

three~and-a-half storey single-family houses.

After 1855, the flat roof made rapid i1nroads in Morntreal
[see Chapter Three for origins]. In"lBGé, the first year for
which we have detailed permit data, 41% of all new residential
buildings had flat roofs. In Sainte-Anne, Sainte-Marie and
eastern Saint-Jacques Wards, all strong working-class areas,
they constituted the majority of new roofs. The cheapness of
the 1nnovation had obviously not escaped builders. The

principal hold-out against the flat roof, 1n spite of such
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prestigious flat roof terraces as Wellington Terrace, Mount
Royal Terrace, Prince of Wales Terrace, Holyrood Place,
Roxburgh Place and several others was the wealthy enclave of
the northern half of Saint-Antoine Ward®. This area swung to
the new stylish mansard roof. To a lesser . extent, so did
Saint-Laurent, Saint-Louls and western Saint-Jacgues Wards,

all of which had pockets of affluence.

O0f all new residential buildings erected according to the
permits, 42.2% had gravel roofs - that 1is, flat roofs - as
opposed to 57.8% with slate or metal roofs which included
both gable and mansard types, although field observations
found the gable to be scarce [see Table 4.2]. There was a
strong class dimension to roofing as only a minority of new
housing had flat roofs in the central and western wards where
the bourgeoisie was present: In the mainly working-class
warés in the east and southwest of Montreal, the flat roof
was the norm. Yet the class connotation was never exclusively
applied as prestigious houses did have flat roofs while scores
of two~and-a-half storey duplexes had mansard roofs, In the
SUbéequent\ 1880-1895 building cycle, the two dominant roof
forms - mansard and flat - were married preducing a flat roof
dressed with a false mansard facade, made out of slate or
sheet metal, covering the front of the upper storey [refer to
Fig.3.9]). This new roof type was already in evidence by the

end of the 1B66-1880 cycle.

-107-



TABLE 4.2 HOUSE ROOF TYPES IN NEW HOUSING

MONTREAL: 1866-1880 BUILDING CYCLE

WARDS SLOPING
SUB-DIVISIONS ROOFS
4 %

Northern St-Antoine 747 88.2
Saint-Laurent 276 69.7
Western St-Jacques 352 70.0
Saint-Louis 445 68.6
East-Centre-West 18 60.0
Southern St-Antoine 383  56.3
Eastern Ste-Marie 105 44,9
Eastern St-Jacques 181 43.7
Western Ste-Marie 281 36.9
Sainte-Anne 109 22.2

2907 57.8

FLAT
ROOFS
#
100 11.8
120 30.3
151 30.0
204 31.4
12 40.0
297 43.7
129 55.1
246 56.3
481 63.1
381 77.8
2121 42.2

NOTES Figures are for the years 1868-71 and 1873-77
only, years for which we have detailed permits.

For map of wards, refer to Appendix.
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A basement was also a good indicator of the quality of
the building., It was expensive to excavéte and required a lot
of additicnal materials. .If a builder could get away with
simply scratching down below the frost 1line to provide
footings, he did away with much of the capital expenditure
required in building a house. Houses without basements were
dug out to about four feet below ground leve: and a stone
foundation laid in around the perimeter to provide a footing.
This type predominated }n working-class neighbourhoods. About
59% of all houses built during the 1866-1880 building cycle
had no basements. The relationship ’ befween housing
-construction and social <class is easily grasped when one
realizes that 1in a working-class neighbourhood 1like western
Sainte-Marie and eastern Saint-Jacques Wards, about 94% of all
new housing built had no basements. In Sainte-Anne Ward, the
proportion was much the same, about 93%. In contrast,
northern Saint-Antoine Ward had only a little over 10% of its

new housing built without basements [see Table 4.3].

Basement-less working class houses offered only an earth
dugout in which coal and perhaps provisions could be stored,
but the space was otherwise unfit for habitation. Basements
in the wealthier districts, on the other hand, constituted a
fully wuseble floor. This full-height finished space was
generally used as a service area, Where income permitted,

domestic servants laboured away preparing meals, washing
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TABLE 4.3 USE. OF BASEMENTS IN HOUSING CONSTRUCTION
MONTREAL: 1866-1880 BUILDING CYCLE

>

WARD HOUSES . HOUSES

SUB-DIVISIONS WITH WITHOUT

: o BASEMENTS BASEMENTS

$ % # %
Northern St-Antoine 759 89.6 88 10.4
Saint-Laurent 248 62.6" 148 37.4
Saint~Louils 355 54.7 294 45,3
Western St-Jacques 269 53.5 234 46.5
Southern St-Antoide 287 42.2 393 57.8
East-Centre-West 12 40.0 - 18 60.0.
Eastern Ste-Marie 33 14.1 201 85.9
BEastern St-Jacques 35 8.0 402 92.0
Sainte—-Anne 33 6.7 457 93.3
Western Ste—Marie 36 4.7 726 95.3

2067 41.1 2961 58.9

%

NOTES Figures are for the years 18&3-71 and 1873-77
only, years for which we have detailed permits,
For map of wards, refer to Appendix.

¢
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clothes, receiving deliveries and’storing goods. Where income
did not, the womat of the- household laboured there at these

tasks.

These spaces were well lit with natural light as most
Montreal basements were well out of the ground by half or more
of the basement height. Some houses, particularly in
wealthier areas, also had "tails"™, that is rear winys narrower
than the - width of the house. Although common in many otner

cities, they were not particularly prevalent in this city.

The point thét emerges from these analyses of
construction  features 1s that ‘therg‘ ©were important
architectural distinctions in the housing that carried stroné
social connotationﬁ. Whether building materials, roof types
or basements are used as measuring sticks, the city's housing

stock appeared to be polarized around two extremes. Northern

Saint-Antoine Ward was at one extreme, reflecting a bouréeois.

reality, while  Sainte-Anne, eastern Salint-Jacques and

Sainte-Marie Wards were at the other extreme, rsflecting a
working class reality. Between the two a. middle ground
represented ' by southern Sainthntoiner ‘Saint—Laurent,
Saint-Louis and , western Saint-Jacques Wards stood out
suggesting areas of considerable mixing of social classes or

areas undergoing redevelopment and social change. For further

refinement, we will now approach the spatial attributes of the
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housing market from a typological angle.

,THE’. PERSISTENCE AND EXPANSION OF SINGLE~FAMILY HOUSING

Nearly half of all houses built from 1867 to 1880 were
duplexes®. Once other forms of multi-family housing are added
in, the proportion climbs to 60%. That includes flats over
shops (9.4%), triplexes (4.3%) and a few boarding houses |see
Table 4.4]., Montreal was transformed. Tﬁe other 40% of
production was taken up by single-family housing including the
1% that were mansions. There was™ decidedly a | dual market..
Where were these new houses of each type distributed, and what-
do the distributions tell us about the sorting out ~of urban

society in the 1870s?

"The individual's ability to pay for housing is best
indicated by rent, Montreal poséesses{ an dannual rental
evaluation for each and every household whether rented or
owned by its occupant. This special assessment has been
compiled since 1847 for the purposes of computing a property
tax known locally“as the "water tax". | Théugh despised by
. Montrealers for génerations, this rent asséssment by household'
is a boon ‘fo social scientists. Its systematic nature
provides a good éelative measure of . thé value of housing by
household. It can be used as a subétituﬁe‘for income since

the ability to pay for housing' of a certain standard reflects

overall purchasing power.

-112-



TABLE 4.4

DISTRIBUTION
BY WARD

'STE-ANNE

ST-ANTOINE
ST-ANTOINE
ST-LAURENT
ST-LQUIS

ST-JACQUES
ST-JACQUES
STE-MARIE {west )
STE-MARIE (east)
EAST-CENTRE -WEST

{south)
{north)

(west)

(east)

ALL WARDS
# OF NEW HOUSES
% OF NEW HOUSES

NOTES

BUILT IN MONTREAL,
SINGLE DUPLEX | SHOPS
FAMILY. HOUSES WITH
HOUSES - FLATS

8.5 11.9 8.9
12.4 15.8 13.6
34.5 2.7 3.5
10.1 -4.3. 1¢.0
'16.0 10.6 13.0

8.3 8.8 7.4

1.9 13.6 11.4

5.4 25.3 13.7

2.5 . 5.9 7.2

0.4 - 1.3
100.0 100.0 100.0

2887 3295 677
40.2 45.9 9.4

All figures, except number of new

expressed as percentages.
Total of 7179 new houses includes 13 new boarding’

. houses,

PERCENTAGES OF HOUSES BY TYPE .

1867-1880
TRIPLEX ALL
-HOUSES NEW
HOUSES

29.3 11.0°
10.7 14.0
1.0 16.1
3.3 7.4
6.2 13.0
2.6 8.7
24.1 9,1
17.3 15.8
" 3.9 4.5
1.6 0.4
100.0 100.0

307 7179
4.3 100.0°

houses are

Ward subd1v1510ns occur at St-Antoine Street for
St-Antoine Ward,
Ward, and Colborne-Avenue (Delorimier) for Ste-Marie

Ward.

Amherst Street fo

-113-

r St-Jacques



Any use of rental assessments should bear in mind the
pitfalls outlined by. Gregory Levine’. We need not be overly
concefned with these problems here, as the usé of rent
assessment§ (hereafter called "rents”) 1is used only as a
relative, not an absolute value, to show'gross patterns of
distribution. By grouping all the rents in a pair of block
faces (the . two facing sides of a street between two major
cross-streets) and picking dut the median rent to represent
the group, many anomalies are eliminatéd. The median is
preferable to‘the mean as the latter can be heavily influenced
by exceptional values, such as a mansion. To counter the bias
that Levine notes in over-evaluating the poor or
under-evaluating the rich, we have divided up the lower end of
the rent scale more finely than the upper end. Although
caution must be exer&ised in interpreting the absolute values,
the overall\ picture of 1ow,rent versus high rent remains a
valid one. The date chosen for this "snap-shot” of the city':

housing is at the end of the building cycle with construction

.at a near standstill.

Figure 4.2 - the map of median household rents - shows
two major concentrations of high rent housing*, The first
covers Saint~Antoine Ward from Saint-Antoxﬁe Street north to
the mountain, and a good portion of Saint-Laurent Ward as’

" well, The second, more modest, includes the western half of
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Saint-Jacques Ward and most of East Ward in 014 Montreal. 1If
we had data for the village of Co&te Saint-Antoine (later
Wesgtmount), we would see an extension of the high value rents
of northern Séint-hntoine Ward. Aside from pockets cf low
rents in southern Saint-Louls and Saint-Laurent Wards, a new
low-rent zone 1in the North End stands out (made up mostly of
northern Saint-Louis Ward) with pockets of affluence evident
here and there. An extension of the assessment data into
Saint-Jean-Baptiste Ward in 1886, following annexation,
dem;>§t;3£§s that low rents clearly prevailed in that end of

the city {see Appendix for municipal boundaries].

Two immense zones of low rents stand out, One 15 the
East End including virtually every single street east of
Saint-André Street. The rents dipped even lerr still as one
reached the northern edge of this zone around Ontario Street;
and immediately west of Papineau Avenue. The other major zone
of low rents is the southwest, mainly Sainte-Anne Ward aAd
Saint-Antoine Ward south of Sainte—Antoine Street, These
areas north and south of the 1industrial corridof along the
Lachine Canai extend into adjacent suburban towns,
Saint-Gabriel south of the canal and Sainte<Cunégonde and
Saint-Henri north of the canal. Only in the extreme southern

end of Sainte-Anne and Saint-Gabriel Wards did a few streets

escape the overall pattern of poverty.
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How does the pattern of new housing construction mesh
with this distribution “of householé rents? If we look at
single-family housing first, Figqure 4.3 shows that the general
pattern of development was for builders to aim for the
mountain, Single-family  housing shows a very heavy
concentration in a crescent surrounding Mount Royal from the
upper reaches of Saint-Denis Street at the city limits to the
vicinity of Sgint*Bonaventure Street where the Grand Trunk
Railway penetrated the city. This swath corresponds with the
northern portions of Saint—Antoine, Saint-Laurent and
Saint-Louis Wards. Together they accounted for almost
two-thirds (62.5%) of the single-family housing built in the

city (districts 7,8,9,10,11,13,15,16 1n the Appendix).

The correlation between high rents and single-family
houses 15 strong but by no means perfect. The western half of
Saint-Jacques Ward is notably absent from the pattern
described thus far., This niche of affluence (district 17) had
only 37% of its new housing in single-family format while 53%
was in  duplex format, on the whole very luxurious duplexes.
The standard model was a two-and-a-half storey stone masonry
building with raised basement and mansard rocf. The four
complete floors of living space gave each family two floors of
1ts own, These were tall elegant structures at complete
variance with the squat brick-clad duplexes of the working

class. This was the locus of the French bourgeoisie while the
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single-family bastion near Mount Royal was the home of the

Anglo—-Scottish~Irish bourgeocisie’.

The single-family market near Mount Royal was not by any
means uniform in the type of single-family housing built,.
Many different sub-markets existed within this =zone. A
distinctive market JLor mansions showed a marked tepdency to
concentrate 1n’northepn Saint—-Antoine Ward (76.7% of all new
mansicns). The rest were strung out along Sherbrooke Street.
The 1dentif:cation of mansions with the British-Canadian
bourgeoisie 15 an  indication of real economic power. The
occupants read like a "who's who" 1list of financiers,

merchants and industrialaists in the national economyle,

Or: the fringes of the vast northern Saint-Antoine Ward
were modest one-and-a-half storey cottages built 1n rows to

one or the other of two standard designs. One was a Gothic

Revival design featuring a prominent front-facing gable
decorated  with the carpenter's delicate vergeboard
("gingerbread”). The other was a Second Empire deﬁign

dominated by a heavy mansard roof with dormers., These modest
little cottages were qguite different 1in size, style and
material from the swath of luxurious two-and-a-half storey
single-£family row houses loosely filling the space in a wide
arc from Seinte-Antoine Street to Upper Sa:int-Urbain Street,

The fringes of lictle cottages were concentrated in the
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northern portion of Saint-Louis Ward where they shared the
market with duplexes.. There was a sizeable pocket of little
cottages in southern Saint-Antoine Ward around Coursol,
Fulford, Canning and Saint-Martin Streets as well, and two
small pockets along Baile and Tupper Streets in the west of
Saint-Antoine Ward. A fourth was along Saint-Christophe and
Sainte-André streets in western Saint-Jacques Ward where they

also mingled with duplexes.

These fringes are worth singling out not only because
t hey are visually distinctive but also because they
represented an alternative to the roomy duplexes that
dominated that segment of the market., They are worth studying
for another significant reason. These fringe zones stand out
with the highest proportions of speculatively-built
single—family houses in the city. The rates of permit—holder
occupied single-family houses were around 3 to 6% 1in these
areas while the norm elsewhere in the <city was generally
between 12 and 34% 1!, We will have the opportunity to come
back to these special areas of speculative building when we

look at who built them in Chapter Five.

Working-class Montreal, represented by Sainte-Anne Ward,
and both eastern Saint-Jacques ‘and Sainte—-Marie Wards,
accounted for 18.3% of the new single-family houses but also

half (56.6%) of the new duplexes. The single-family houses
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here appear as a sprinkling across the entire aréa. The only

portion of working-class Montreal where single-~family housing
regiétered a much stronger showing was in Pointe Saint-Charles
and Victoriatown. These residential areas surrounding the
Grand Trunk Railway Shops in Saint-Anne Ward were presumably
high-wvage areas. Half (50.4%) of the new hogsing in
Victoriatown was single~family in characgér (distridt 1) as

was 62.4% on the other side of the shops south of the G.T.R.

main line (district 2).

A high proportion of these houses were non-speculative,
that is, occupied by their permit-holders. 1n fact, the areas
with the highest proportions of permit-holder~occupied houses
in the «city were precisely these areas. Even northern
Saint-Antoiné Ward with all its mansions did not come close to
these areas in non—speculative single-family housing,ﬂ with
only 8.5% of new houses being occupied by permit-holders. In
eastern Saint-Jacques and Sainte—Marie Wards the proportion
was 25%. In western Sainte-Marie north of Sainte-Catherine
Street (district 22), it was 34%, and in Sainte-Anne, 26.6%,
The highest level of non-speculative single-family housing
found anywhere in the city was in Victoriatown (district 1) at

:
50.4%, We will have the opportunity in Chapter Five to

explore who built these 1interesting little houses scattered

throughout the new duplex lTandscape of working-class Montreal,
A

N\

Y
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In short, the city's building cycle yielded two distinct
zones of single-family houses. One zone was for the
well-to-do and those aspiring to be. Most of the
single~family housing was built there, stone and brick row
houses on streets reaching toward the mountain. The
overwhelming majority were built by guilders looking for
prefits, not a home. The other market was forﬂthe less
affluent. There the single-family housing was almost
invisible, submerged in a dense townscape of multi-family

housing. Their scatter hid a reality of working-class life in

Montreal usually overlooked -~ that some residents of working

class neighbourhoods could afford their own self-contained
houses., Houses were built individually, often for builder
6ccupancy. All of it was small-scale enterprise. The numbers
of such.houses erected are not insignificant. We are talking
about 528 houses in the above mentioned wards or 7.3% out of
the  total production of houses of &all tybes city wide.

'

'THE NEW DOMINANCE OF DUPLEX HOUSING

The..map of duplex housing, Figqure 4.4 contrasts with the
éipgle—faﬁily‘housing distribution in Figure 4.3, The area
: nesr the mountain, stretthing from Saint-Antoine Street to
éaint~Laurent Streget is almost devoia of any dug}ex

construction,, Sainte-Anne .and the central wards, southern

Saint-Laurent '\and ~ Saint-Louis, feature duplekes guite

I3

N
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prominently. The most intense concentration of duplexes is
found in Saint-Jacques and Sainte-Marie Wards in the East End

and southern Saint-Antoine Ward in ?he west End.

~

~Figure 4.4 actually shows both duplex construction‘and/
related shop and dwelling combinationsi Tﬁe stéﬁdard:shop and
dwelling was a two or tMO*and~é~half storey structuré
containing an upstairs {lat and a store where the downstairs
flat would normally have been. . Another variant, reéembling,a
rooming house, had a shop 'below with a stairway leading.
upstairs :ol several apartments., Such buildings, theﬁ three
storeys high, tended to be clpsestj to the centrél business
district. Combinations of sh&p and dwellings hére typically
located glong important arteries such as Saint-Joseph,
saint-Laurent, Ontario and éainte"Catheriné . égreegé.
Important groupings were also built along Sainte-Marie, Bleury‘r
and Saint-Antoine Streets.  The rest were scattered across the
city in corner-store fashion. fn all there were 677 hew shop

and dwellings built or 9.4% of the total house producfioh.

The feature that immediately catches the eye 1is the
intense development of duplexes in- Saint~Jacquesw and
‘Sainte—Mgrie Wards between Amherst S£reet and Papineau Avenue
“north of Sainte-Catherine Street,'(dislr}cts. 19 and 22).

Virtually the entire district was developed in one fell swoop

between 1867 and 1880, 1indeed mostly between 1870 and 1873, at
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the peak of the cycle., Prior to this development there had
been .nothing more than a corgidor, along Visitation, étreet
north of Mignonne Street. That corridor was developed well in
advance of our .period and contéined mostly small wooden
housing and several ' factories and workshops., The reason for
.this finger of development was to provide access to an early
brickyard at the end of the street.

One-third of new duplexes and one-fifth of shop and
dwelling combinations were built here (in Aistricts 19 and

22)., It \waé in this overwhelmingly francophone

Saint-Jacques/Sainte-Marie area that the quintessential

Montreal fourplex gained 1its strongest foothold. Here was a

modified version of Newcastle at 1its most impressive. Street
after street of terraced flats,' four blocks almost
uninterrupted along Amherst, Wolfe, Montcalm, Beaudry, éanet,
Durham (later Plessis),' Sydenham (latef Maisonneuve) and

Seaton (later Champlain) Streets. . Almost overnight, this

' became Montreal's densest neighbourhood:?.

Why did this east-end district undergo such a massive
transformation? -The industrial ©base in "the northeastern
sector of the city may have attracted builders [ see Fig. 4.5].
The existing Visitation Street corridor with its glue:

leather, thread, wood.and food factories, small but numerous,

‘'would have drawn builders in that direction. The extensive
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brickworks and other assorted factories out in the nearby
fields north and east of the Papineau~0nt$rio intersection
were a magnet to potential housing developers. The underlying
reasons are the surge in the francobhone population cougled
with a delayed reaction to the Great Fire of 1852 which
eliminated so much east-end housing. The francophone element
of the population had more than doubled by 1871, a mushroom
growth: of 117% between 1852 and 1871 against an overall
population growth of 86% for the total population of the City

of Montreall?s.

There was a new and growing market for duplexes in the
far East End next to the city limits. This area had sgarted
out as an artisanal village along Dufresne Street. With the
arrival of the brick'workg in ‘thé north, the street railway
car barns and the New City'Gas Works in the lBGOg just outside

the city limits off Sainté‘Mérie Street, multi~fam11§ housing

Al .
began to fill in the streets ‘gq'boﬁh sides of the boundary.
Severa} other factories;‘:ngtably xhe "MacDGnald T&bacco
Company, established themsalvés"in”the 'vicinéty Bur{ng ‘the
1870s. Although the a}ea was small’ ;n.éémpaéiéon, witﬁ the
district west of Papineau Avenue, housing densities in a few
localized spots, sucﬁ as Logan Street, resembled those of the:

area to the west, a portent of things to come.

/
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Another market of ificreasing importance was the North
End. Northern Saint-Louils Ward accounted for 4.7% of new
duplexes. The bulk of those duplexes lay in the narrow band
between Saint-Laurent and Saint-Hippolyte {(later Coloniale)
Streets (district 15). As Saint-Laurent, Saint-Dominigue and
Saint-Hippolyte Streets reached north, the zone of duplexes
widened out <crossing the city limits and embracing most of
Saint-Jeah*Baptiste Village. . Figure 4.3, the map of rents,
shows this pattern. This part of Saint-Louis Ward and,
increasingly, Saint-Jean-Baptiste Villaqge (soon to be annexed)
were becoming working-class suburbs, removed from any places
of employment. A glance at Figure 4.5 confirms the lack of
factories north of Sherbrooke Street. Most workers simply
walked down the hill to their places of empioyment.

The old central wards reveal some changes i1n make-up.
Saint-Louis and Saint-Laurent Wards south of Ontario Street,
formerly known as Faubourg Saint-Laurent, featured much new
single-family housing [see Fig. 4.3]. Duplexes built 1n this
old district (distgicts 12 and 14) accounted for B.5% of the
new duplexes in several small concentrationst Shop and
dwellings were confiqed to Saint-Laurent and Craig Streets,
and to a lesser extent Sainte-Catherine Street. This weave of

small patterns 1is what made the district distinctive. Many
g i

factories tn Figure 4.5 were closer to the scale of workshops.

The area ldcked the hudge manufacturing installations so
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typical of the East End and West End.

Likewise in rents, we see a complex mixture of bits of
streets with widely contrasting median rents [see Fig. 4.2],
Even the median rents co not do justice to the complexity of
this area's housing as values differed widely within each
street segment, especially 1n the Saint-Louis half of the
distraict. What we have 1is the antithesis to the model
prevalent elsewhere in the city, Here all housing types
played a role. The new housing included 43.1% duplexes, 30.9%
single-families, 21.5% shop and dwellings and 3.9% triplexes
(districts 12 and 14). This was the most diversified
distribution anywhere in the city,. The area was about evenly
balanced between French and English, and claimed a haigh
proportion of the few non-French, non-British ethnic groups

Montreal copld lay claim to; according to the 1871 census.

Meanwhile, housing in the area was undergoing a
densification process with the 1nfilling of rear lanes, the
redevelopment of old sites, and the occupation of the last
vacant lots. In sp doing, 1t was reaching out to several
different markets. There was no single model. 1ts main
arteries featured sophisticated commercial buildings with
upstairs apartments. Duplexes could be either spacious and
luxurious or narrow and cramped. The single-family houses ran

the gamut from cheap back-yard or rear-lane dwelling to
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expensive mansion, Heterogeneity was the main characteristic

of lower Saint~Louis and Saint-Laurent Wards.

In Sainte-Anne Ward, exactly half the new housing was of
the duplex variety, 1its townscape resembling the East End

except perhaps for the less fregquent wuse of the mansard i1oo0f.

Architecturally, the area looked very homogeneous as
single-family and duplex houses blended together :n brick-clad
flat-roof rows, ~he oniy feature sepdrar . na  them being the
number of dootrs U ground level., The duplex type was spread
throughout the area, cven in cld Graffintown (district 4).

Although we have no housing development information for the
Village of Saint-Gabriel adjacent, vrents in Figure 4.2 and
field observations show a similar trend across the city

boundary.

Nerth of Saint-Joseph Street, in Saint-Antoine Ward, the
situation was one of contrasts. The area between Saint-Joseph
and Sa:nt-Bonaventure (district 6), cut 1n two by 'the Grand
Trunk Railway which ended here with 1ts main freight and
passenger terminal, was one of high densities, second only to
the east-end cluster (districts 19 and 22)3%+4, That wedge of
southern Saint-Antoine Ward (district 6) also held the second
highest concentration of duplexes in  the city, about
two-th:irds of its new housing. The impact of new construction

was especially felt in the numerous si1de lanes sO common in
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this area, and in the new streets at the city limits -
Workman, Delisle and Albert Streets, In fact, these three new
streets hinted at what was happening just across the boundary
line. A new town had sprung up during the 1866-1880 building
cycle. The Town of Sainte-Cunégonde .extended the several
east-west streets of Montreal. A large and concentrated
duplex townscape came into being, becoming one of Montreal's

densest suburbs.

The reason behind the creation of this dense corridor of
duplexes and the sudden existence of the new working-class
suburd of Sainte-Cunégonde was heavy industrialization.
Numerous factories, all large and &all labour 1intensive, had
been built along the no;th side of the Lachine Canal,
especially at the Saint-Gabriel locks where des Seigneurs
Street crossed the canal [see Fig. 4.5]. On the southern edge
of Saint-Joseph Street, on either side of the city limits, lay
two of the biggest employers in Montreal - the Montreal Marine
Works, established 1n 1846 and the Montreal Rolling Mills,
established 1n 1868. Each had payrolls in the hundreds. At
the Saint-Gabriel Locks, a string of factories encompassed

large foundries, flour mills, machine shops and Joodworking

shops.

There 15 no question that housing development, especially

the duplex development on either side of the city boundary,
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owed 1its existence to this strong industrial presence.
Montreal was still very much a walking city, at least for the

working class who could i1ll afford the price of city transit.

Le prix du billet et 1la lenteur des chars
suffisent a4 convaincre l'ouvrier de demeurer
prés de son usine. I1 1lui faut débourser $0.25
pour six billets et $1.00 pour vingt-cing
billets; un Jjournalier devrait consacrer une
heure de travail & défrayer le cbdut de son
déplacement. D'autant plus que 1le privilége de
correspondre n'existe pas avant 1892 ... Le char
urbain ne concurrence pas un bon marcheur??s,

North of Saint~-Bonaventure Street, duplex development
melted away guite rapidly. From Saint-Bonaventure to
Saint-Antoine Street ({(district 7), a transition took place,
with pockets of small brick-clad working-class duplexes giving
way to elegant stone or brick two-and-a-half storey
mansard-roof duplexes with a basément, Although these two
types were submerged in a sea of single-family houses and
although they were spatially quite close to each other, they

¢
looked in a different direction, figuratively speaking. The
working-class duplexes looked across the tracks to the
industries on the Lachine Canal, while the larger duplexes

looked up the hill towards the mansions along Dorchester

Street.

In this wedge of southern Saint-Antoine Ward where-
several housing markets co-existed side by side, and ﬁeople of

different class origins rubbed shoulders, house builders had
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conflicting ideas as go which way the area would ultimately
swing, In 1887, the invasion of the Canadian Pacific Railway
viaduct north of Saint-Antoine Street cut the area off from
the luxurious mansions just up the slope, and cast the die in
the direction of low-income housing, but that story, properly
belongs with the 1880-1835 building cycle. In the 1870s the
area had very much the appearance of those other transitional
areas like northern Saint-Louis Ward or Salnt*Jacquésuﬁard,

especially around Saint-Christophe and Saint-André Streets.

THE ARRIVAL OF THE TRIPLEX

As rapidly as the duplex burst onto the Montreal housing
market after.1857, yet another form of housing, the triplex,
seems to have made its debut sometime in the 1860s. Commonly
associated with the 1895-1918 and 1918-1935 building cycles,
tripleﬁes bégan appearing at least two cycles earljer. Once
the basic duplex model had been assimilated, it did not take
much imagination to create a triplex. Still it is interesting
that builders were prepared to build to-~'such densities so
early. The emergence of the triplex, even 1in small numbers,
underscores the rerlutionary impact of 1ndustr1a1i;ation;

mass migration to the city, and fires on the housing market in

working-class Montreal. -
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\ To pin down the first triplex ﬁs impossible atithis stage
as detailed permits only go back as far as 1868, however the
first was probably built not  much ﬁefore this date.
Furthermore, triplexes are hard:to identify from the permits
as the typology 'must be worked out in conjunction with other
sources. There is a slight -margin of error in interpreting
what was built as a triplex, or a "three-plex" (2
sided-by-side flats over one downstairs ‘flat),_ or an
overcrowded duplex, or a boarding house, but the error is
towards under-reporting. Field work was used wherever
possible to wverify the identity of such buildiggs. ~In 1868
three permits were issued for a total of seven triplexes, all
in the East End. The first identifiable permit for West End
triplexes appears in 1870. By 1871, 20 permits had been

issued for 55 ériplexes around town. Basically, triplexes

it

appeared in different parts of the city about the same time.

-
*

The number of triplexes built between 1867 and 1880 was

307 or 4.3% of the cycle's production, a small portion of the

housing market.  However, in localized terms they were

significant as they tended to be highly concentrated 1in the
densest neighbourhoods, [see Fig. 4.6}, ‘Saint-Jacques and
Sainte-Marie Wards between Amherst Street and Papineau Avenue,
north of Sainte-Catherine -Street accounted for 40.7% of

triplex production city-wide (districts 19 and 22).
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A second concentra@ion was in “éalnﬁe;Anne*Ward along thé
nérth gide of the canal, oé Bafré énanayeFte Streets, two
relatively insigﬁificant streets located behind commercial
Saint-Joseph Street. They 'were a few steps from large
industrial employers at Sa:nt-Gabriel locks and near the Grand

Trunk fréight terminal |[seze Fig. 4.5]. The same logic of

{

location applies to small clusters in southern Saint-Antoine

Ward where the new Montreal Rolling Mills were located and 1in

.

eastern Sainte-Marie Ward near MacDonald Tobacco.

¥

LA
e
N
t

In general, triplex development was suburban. - The

theoretical argument that cheaber suburban landyvber&ipted
looser, less dense forms of housing does not apply. Most 6f
these triplexes were'  located 1in areas .where land was
plentiful. The cluster on Poupart Streeé oppos.te the
' MacDonald Tobacco fac;qrjx stood in the midst of fields. The
largest . Qfouping, between' Ontario and Sherbrooke Stfgets;
looked out at the vast total}y undeveloped northern suburbgn

The units down on Barré Street were surrounded by more vacant

land than developed land.

-
The new factories’ employed vast pools of unskilled,

low~-wage labour. Wages of $1.00 a day were common “for

unskilled workers 1in, the Montreal Rolling Mills. Temporary,

'

wage cuts, rather than  incremental raises, were the norm

v

during the last third of the nineteenth centuryl!®. With such
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an .enormous increase in low-wade workers .and with housing

undergoing’ acute shortage problems as outlined earlier,
contractors were comiﬁg up with néw solutions to enable profit
between the cost ceiling and the floor of purchasing power.

Hence the squeeze of low wages and rising land costs produced

f

the triplexes 1n the £1e1d§.

'Overall the housing market was spatially segmented. Two
vast almost mutually exclusxvé zones dlvided‘up‘the city. One
was a zone of single-tamily housing clustered around the apron
of Mount Royal. This correspgnded wéth Montreal's wealthiegt
neighbéurhood. ‘Tﬁe ther{was a truncated ‘'zone of duplexes
witﬁ pockets of triplexes, part in the southwest, part in the
East End. Botﬁ were c¢ontiguous to ‘qreaé of industrial .
‘development., Yet there were zones\ of ﬁqpbturg and overlap.
Here small single-family houses and large duplexes mixed. The
most significant ones were the as?iriﬁg white-collar and small
'business zones lapped onto - the outer ffingeg of the apron.
The other ones were the smattering - of single-family houses
amidst the working-class areas where high ‘wage earners and
local busine;smen lived.

The main story of the 1866—1886 bUilding cycle, howevér,
was the dominance of the housing.market by the duplex. From

an unusual format ‘ of housing in the 1840s and 1850s, the

duplex spread rapidly during the 1860s. By the time the end
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of the building cycle came in 1880, duplexes had overwhelmed
the East End where once éingle—family housing had dominated,,
taken over in other working-clags areas and even penetrated
the middle~ciass market with a larger, more luxufious model.
1t had bécdmef Montreal's main house typ;. Behind this
\ |
“distinctive neﬁ‘element of the built environment lay anofher
reality of industri§1 Montreal -~ the speculative builder.

!

Just who he was and how he operated will be the subject of the

v

next chapter.
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FOOTNOTES - CHAPTER FOUR

' A

Jacques Viger, Tablettes statistlgueé du Comté de

"Montréal, 1825, as cited 1in Groupe de recherche

sur la socléte montréalaise au 19e. siécle, Rapport
1972-73, (Montréal: 1973), no page numbers. .Viger
also recorded a small number of houses using mixed
materials, accounting for 1.2% of all houses.

Census of the Canadas, 1851-52 (Quebec: John
Lovell, 1853-55), "11, p.467.

See John Rempel, Building with Wocd (Toronto:
University of Toronto Press, 1967); T. Ritchie,
"Plankwall framing, a modern wall construction
with an ancient history", Journal of the Society
of Architectural Historians, 30, No. 1 (1971).

‘ Maps of ward boundaries and of ward sub-districts

are to be found in the Appendix.

For further dishpssion of Montreal's qreat flat
roof terraces, see David B. Hanna, "The New Town

- of Montreal -~ Creation of an Upper Middle Class

Suburb on the Slope of Mount Royal 1in the
Mid-Nineteenth Century”, M.A. Thesis, Department
of Geography, University of Toronto, 1977.

The year 1867, when construction began to climb
after the 1866 low point, is the tirst year whose
housing production is counted 1in the 1866-1880
building cycle.

i

See  Gregory J. Levine, "Criticizing the
Assessment: Views of the Property Evaluation
Process 1n Montreal | 1870-1920 and their

Implications for Historical Geography", Canadian
Geographer, 28, No. 3 (1984), pp. 276-284. ‘

Thxs map shows median houséhold rert distributions
for Montreal and the independent municipalities of

‘Saint-Gabriel, Saint Cunégonde, Saint—~Henri,

Saint-Jean-Bapﬁiste and Hochelaga (clockwise
order). Data were - not' available for., the
municipalities of Céte-Saint-Paul,

Cote-Saint-Antoine (future Westmount, Saint-Louis

.du Mi1leé-End and Coteau-Saint-Louis (clockwise

order ). See Appendix for map of municipalities.
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See Paula Keételman, "The Evolution of an Urban
Culture Core: A Study of French-Canadian

o Institutions and Commerce 1in Central East

10,

11,

12,

13,

14,

15,

16.

Montreal", M.A. Thesis, Department of Geography,
Carleton University, 1983, and David B. Hanna,
ep.cit.. . Each demonstrates the strong ethnic,
linguistic and religious homogeneity within each
zone, Freénch and Catholic in the one, British
(English-Scot—-Irish) and Prcooestant in the other,
Despite the common social class position, these
two areas developed separately.

See  Fennings Taylor, Portraits of Bratish
Americans (Montreal: 1865), 1, and J. Douglas
Borthwick, op. cit. :

The percentages of permit~holder ' occupancy are
based on those years for which we 'have permits -
that is 1868-71 and 1873-77, and not on the entire
building cycle. Since these years capture the
bulk of the «cycle's building ractivity, [see
Chapter Two) the percentages quoted should not be
very far removed from the actual situation,

' . co :
Densities in 1881 were calculated at between 8,000
and 10,000 households per km? in 'this district,
See Sherry Olson, David Hanna and Patricia
Thornton, "Partage social et partage de l'espace &
Montréal, 1847 & 1901", Rapport d'étape du 31 mai
1385 au Fonds F.C.A.R. Québec, Projet B84EQ, pp.
18-19, ’

The francophone population rose from 26,153 to
56,856 people while the total population for the
City of 'Montreal rose from 57,715 to 107,225
between 1852 and 1871. See Censuses of Canada of
1851-52 and. - of 1871.

Densities in 1881 were calculated at between 6,000

"and 9,000 . households per km? in this digtrict.

See Olson, Hanna, Thornton, op. cit., pp. 18-19.

Jean de Bonville, Jean-Baptiste Gégnepetit: les
travailleurs montréalais ‘a la fin du XlXe siécle
(Montréal: Editions de 1TAurore, 1975), pp.
115-116.

H

William Kilbourn, The Elements Combined: A History
of ‘the Stéel Company of Canada (Toronto: Clarke,
Irwin & Co,, 1960), pp. 24-25. This wage 1s also
confirmed in Jean de Bonville, op. ¢it., p.87.
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CHAPTER FIVE.

THE SOCIAL- ORIGINS QF BUILDERS

L

[

THE BUILDER -' INVISIBLE YET DISTINCTIVE

1f we are to understand the pr@cess of urban ‘growth,
particularly that related to the development of housiné, we
need to know the people who were behind it. Few have looked
into this pivotal group of urban soc1ety,‘yet ne cther group
15 responsible for such.a vast expanse of urban development. as
hous ing deyelopers. No study of wurban capitalism should
ignore this group, yét‘we know far more about those who built
‘the "banks, factériés, rail;ays and . streetcar liﬁes than we do
about £h0§e who built the houses which surround and eveﬁ
‘overwhelm those other elements of the built environment. This
group has always been obscure. House builders operate out of
no fixed location., Once the houses are built, they sevé: all
connections with their péoduct. Their identity 1s'recqrded
usually just once - in a building permit. Few outside of the
immediate purchaser of the finished house are eve} aware of
their identity. They are unsung %n” the annals of bpsinggs
history and business pfomotion. Yet our_éaily) li6e§ Bré
probably more affected by this éroup of capitalists than any\

other because they plan and conceive the shelters we live 1n.

g ' - N -
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A tiny number of researchers have tried to come to grips
'with this group of entrepreneurs, Sam Warner in his study of
.Boston developers in the second half of the nineteenth century
found that builders fit a specific profile. He described them
as "local middle class amateurs; ... men who had come to
Boston from small New England apd Canadian {Maritime] towns
ce without any formal training in architecture or
subdivision, and hard pressed by lack of capital, ... small
inqestorg who 1lived [in the neighbourhood] or nearby”"!. He
also fou%d a small group of large-scale developers, 1.4% of
the total, who were responsible for 23% of all new houses in
his study area. In Hamilton, Ontario, Michael Doucet found
that builders in the second half of the nineteenth century
rarely erected more than six dwellings in any given year and

few were involved in more than two developments?,

Harold Dyos’ in his study of éugurban London, England,
emphasized how many builders lacking resources, built only one
or two houses, ~ even §t_fhe peak of the building boom 1in
1878-80. Although his small-scale developers were working on
a somewhaf larger scale than either Warner's or Doucet's, his
findangé parallel theirs. Of his 416 individual and corporate
builders who produced 5,670 houses during the years (1878-80),
‘half built 6 or fewer houses, and almést three-quartérs built
12 or- fewer houses. ‘Hohever, 15 builders wholoperated on a

large 'scale each built more than 75 houses, and together
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accounted for about one-third (1,800 houses) of the total

production?.

These studies from widely separated geographical
rocations agree on a profile. Most nineteenth-century house
builders were small‘obera;ors, with a tew very large ones. We
shall see that they fit certain occupational profiles and
social class affiliations. They show a disvinctive profile in
their origins when compared to the rest of the urban
population, In short, buildéré, despite their seeming
invisibility, were an identifiable population, The purpose of
this chapter is to ferret out the distinctive characteristics
of Montreal's Thouse bu1l§ers, while at the same time

establishing what they had in common with builders elsewhere,

In order to determine the profile of the house builder in
Montreal during the 1866-18B0 building cycle, we will approach
the matter from three differené angles, each drawn ffom our
linkage of permits, directories and atlases. All data are
drawn from the years 1868 to 1871 and 1873 to 1877, years for
which we have detailed permit abstracts. 'Aé described in
Chapter Two these perpits rebﬁesenL 78.3% of the cycle’'s

production.

The first approach 1s teo classify permit holders by their

scaie of operations, and their position in the market, that is
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whether they were building for profit or not. This ain turn
will be 1linked with the spatial patterns of large and small
developers, as described in Chapter Four, of ﬁarticular
interest 1s the contrast between builders of single—~family
houses and those of duplex housing. The second approach is to
focus on the social origins of developers Dby looking at their
declared occupations, This will  ultimately lead to a
discussion of occupalion qgg its relation to class ﬁositzon.
f

The third approach i's an ethnaic perspective, I1s there
any ethnic specialization among Montreal's developers? Given
the overwhelming doﬁinancé of financial, mercantile and
industrial enterprise in Montreai by the minority British
element, were French—Canédians passive bystanders or active
. participants in the capitalist opportunities of the building
industry? Thi; promises .tc be the most revealing local
finding. The chapter will be rounded out with a look at a
special group of builders, the corporate and institutional
developers.

l

THE NON-SPECULATIVE HOUSE BUILDER
Before embarking on discussion of the scale of

operations, we must address the question of speculative versus

non-speculative builders. The distinction is crucial as it

sorts out the production of housing into profit and non-profit
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groups, with the former sguarely inside the sphere of
capitalist commodity production, the other somewhat  outside
this realm. A not-for-profit or non-speculative builder is
defined as a permit holder who had a house built for his
personal use. He might purchase the labour of others to build
his house or he might build it himself, perhaps with some
family help. A howuse for his own occupdncy was not meant to
reap profits upon production., Of course, ultimately the house
might enter the'capitalist market by being sold to another
individual, whereupon a profit might be realized, but we are

not concerned with this step.

what concerns us here is the immediate purpose for the -

production of the house. 1f.a permit holder was having a
house built for himself or if a builder was building himself a
house, we cannot classify these people as producers within the
capitalist realm of production. On the other hand, the permit
holder who occupied .his own duplex cannot be grouped with
these not—for-profit producers, since the second flat remained
for rental occupancy, and provided the means by which a profit
could be r(ealxzed on the production of that duplex. Likewise,
the builder who erected a row of single-family houses and
occupied one of the units has to, be considered part of the
groyp of capitalist producers. Only those permit holders who
built one solitary house of the single*family type for

personal occupancy are considered as a special group outside
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the realm of capitalist production, These producers will be
referred to as not-for-profit or non-specvlative pernit

holders.

Just how sign?ficant this group of non—épeculatiVe
housing producers was remains a moot question, Because our
data are limited to certain years we haYE no way of knowing if
one-house permit holders built other houses subsequent or
prior to that permit unless they appeared during the years for
which we Have permits., We do know that we have 355 non-profit
type houses or %.5% of the ‘4;762 houses buiit by :1dentifiable
builders (excluding corporate and institutzon&l developers).
Some of these 355 permit holders did appear n other permits
with speculative housing to their credit . 1f they are
eliminated, we are left wité 260 permit holderé, who built ér

&

had built a house for themﬁéfyes,and who as far as we know did
not enter the‘hOUSE”buildingi arena agagn‘ ﬁﬁey represented
5.5% of all identifiable builders. ' ’

. On  the whole, permit-holder*occbpiea single-family,
houses did not represent an important feature. of Montreal's
gousing market. Yet spatially and socially, fﬁeré_"ane some
important points to make. Since all mansions fall .into this
category, it 1is easily supéosed that non~spech1at3ve housiﬁg

was a phenomenon associated with affluent neighbourhoods.

Northern Saint-Antoine Ward had over a quarter of ‘these

»
*
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- houses, and generally affluent Saint-Laurent, Saint-Louis and
western Saint-Jacques Wards showed high levels as - well [seé

Table 5.1]. d
In terms of occupational status, nearly 20% of ‘the
non-speculative permit holders were merchants, manufactdrerg
and innanciers, and another 11% were profeséiOnalS, senior
government officials and senior managers. Most were of
British ethnic origin (English, Scottish, Welsh) and almost

, ;ll iived in northern Saint-Antoine and Saint-Laurent Wards.

"The‘other two—thirds did not fit that social or épatial
profile. We find wholesalers (dealers and traders), retailers
* . (grocers and shopkeepers) and especially artisans (butchers,
bakeré,x blacksmiths, etc.}, no€ to mention a handful of
. ' contractdrs - a classic petite bourgeoisie. Representing
. about- 24% of the non-speculative permit holders, these people
were scattered ac;ossvnérthern Saint-Antoine,‘Saint—Laurent,
Saint-Louis and wéstegn Saint-Jacques Wards, and in eastern

Sainte-Marie Ward. Most.were French-Canadian in origin.

- . R

~\\ The largest group ~were members of the working class,.

Representing A3%, these 111 privileged working class owners of
custom-built houses were drawn overwhelmingly from the ranks
of blue-collar, not white-collar, ' workers. The largest

occupational group were. joiners and carpenters who possessed

s

~-147- ~



NOTES

s

. TABLE 5.1 NON-SPECULATIVE SINGLE~FAMILY HOUSING
IN MONTREAL - 1866-1880 BUILDING CYCLE

WARDS Sy s

/

Ssinte-Anne © - 35 1375
Southern St-Antoine 13 | " 5.0 /
Northern St—Antoiné 69 . 28.5
Saint-Laurent 27 10.4 /
Saint-Louis 35 1375
‘Western St-Jacques 27 10.4 N
E;stern St-Jacques 14 5.4 B >
Western Ste-Marie © 31 11.9 "
Fastern Ste—Marié 6 - ' 2.3 ‘
East-Centre-West 3 1.1

260 100.0

' ! - 26

Figures are for houses appearlng in 1868-71 and 1873-77
permits only. ’ -
Ethnically, 117 of these permit holders were of Br1t1sh
origin, 103 of French origin and 22 of Irish origin.
There were also 18 of undetermined origin,
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the skill to build their own homes, Beyond’workers invoived
in the building trades were four other groups, each about as
important nuﬁerically as the next: carters, shoemakers, Grand
Trunk Railway blue-collar employees, and labourers. Carters
were more independent than most workers and. in good times
could prosper. . Shoemakers might be artfkaha&~ or factory
workers, we :have no way of proving e1the£ contzskipn. "The
G.T.R, workers were highly skilled shop Qorkers who commanded

good salaries. The labourers are mystifying and are as

diverse locationally as they are ethnically.

The 111 working-class permit holders showed a dec:ided
spatial. and ethnic pattern. They were concen;ratgd in three
key areas: 1n )Ehe working-class East End (eastern
. Saint-Jacques and SainteTMarie Wards) they were almost all
French, in working-class Sainte-Anne wérd they were mostly of
British extraction and a few of ’yrish origin, ‘and in
Saint-Louls Ward most were French:

Thi1s working class groﬁp of non-speculative house
builders = arrests our attention most of all becéuse of the
English-French spilt 1into western aha eastern camps. These
two groups shed light on the mlpérity single-family housing
markets in Sainte-Anne Ward ana tﬁe East End noted earlier in
Chapter Four. In Sainte-Anne these perﬁit holders - were

generally skilled workmen, more often than not employed by the
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1

/

G.T,R.. In the East End tﬁey were workefs‘ involved in ., the
building trades, carters , or -'shoemakers. | These twg
.geographically separated camps ‘unéerscored \the complegely
different composition of the more privileéed‘working class Ln/

French and English Montreal. L o

s
¢
i

‘Evenh though owner-occupied not-built~fofiprof1t ‘hous1ng
did not account for a large portion of thé market in Montreal,
1ts minority position in the 1B870s housxng’market helps’'to’
highlight the dominance of the speculative builder, whether he
was producing 'rows of single-family houses or merely one or
two duplexes. Thus we have a firm indicatron tbat 1n Montreal
house produc@ion was a prokit;oriented enterprise, a commodity

L]

built for mass consumption.

THE BUILDER'S SCALE OF OPERATIONS

House building in Montreal during the 1860's and 1870's
as a profit oriented venture occupied 94.5% of all individual
permit holders, Corporate - and institutional developers

¢

swelled their ranks further. The term speculative builder 18-
used 1loosely and 1s not meant to be é‘ reference to the
stricter meaning of the term "gpeculation" whereby someone
buys and sells a commodityn such as land,, in the marketplace,

exercfsing his right of ownership over ' it in order to extract

extra surplus wvalue .without engaging in any productive:
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activity. The terﬁ "speculative‘builder“ is widely wused in
the literature on housing and is meant 1in the more general
sense of risk taking, production in expectation of a market,
produckioh\fo? a potential but unfnown client. )We know that

Montreal'yas"builp‘up by such people who éonstructed houses in

the expectation that they would sell. In this respect they

i

were no .different from other capitalist producers. What we '

need to know now wég their scale of operatlonsj

The size 6f‘a builder's operations is an important first
step in understandinQAhis social origins. However, there are
certain methodological problems associated with this quest.
The foremost of these is the fact that we lack permit hélder
information fgr the years 186%, 1872 and 18?8’ to 1880 duriné
the 1866-1880 building cycle. Of these, 1872, a peak building
year, is.a particularly unfortunate loss. While 1867‘and 1878
to 1880 mightlmarqinally affect some developers' totals, 1872
would probably add significantly to a good many house
Euilders‘ total production. Nevertheless, the results
obtaiped from ’those years for 'which we do have data weveal

-~ ‘

patterns and trends.‘

The sﬁallest oéeéators built only one‘house for sale and
the largest (not céunﬁing coréorate developers) built 67. To
simplify the analysis of sqéle, we have_chosen ten houses as
the break | point dividing 1 small-scale from large-scale

A
¢
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érqducers. The threshold of ten was selected because it
.., corresponds to a difference iﬁ the type of house they built.
?ﬁilders of under*ﬁeh houses produced mostly duplexés.
Because the undér-ten group is so larée, we will frequently
subdivide it, looking at one-to-two house or one-to-four house

developers.,

\ \ Another methodolégical question in ‘analysing scale of
developmentxls partnerships. Occasionally, two or more people
iook out 5 permit éogether. Only 6% of 1,572 speculative
builders vere involved 1n partnerships. Half these
(Pérhnerships were . tWwo people \,bpiIQing.two houses. It was
decided, thereforé; to divide these houses by the number of
'pa;tners"and treatleaqh person as an individual %or "the
purposes of scale of operations calculation. This method dées
not talsiﬁf’the data since partnerships were small and even if
their production is left undivided, all but one would still
fail }htq the ohe—tg'nfne heuse range*. IStill the question of
partnérships  has " implications beyond mere poinés of

~methodology and we  will return to them later in 'thas chapter

and the next.

Looking at the overall picture, the pattern ,Of Bousing
dévglopmént is pronounced. Thé distribdtldn; of builders by
scale Jouid resemble an enqrméusiy'skewed curve peéaking at
two—hoﬁse developers with about 88% of all buiiders in the

1
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one~té*four house rahge, Small‘builders (one to nine houses)
‘comprised 95.7% of all builders and most of\them ‘were in the
one-to-two house range (70.6%). This leaves only 4.3% of all
builderé in the 10-to-67 house range. On the other hand, lest
we dismiss this group of large-scale developers too rapidly,
it is worth noting that they were reéponsible for a quarter of

all houses built by speculative builders [see Table 5.2).

We therefore have a city built by very small operators,
but with a handful of big deveélopers active. Were these two
groups opefating at all levels of the housing market? Or can
we hypothesize that the haqdful, of large—scalé\ developers
confined themselves to the luxury housing @arket? By checking
the spatial distribution at the wa' extremes - thdt is
one-to-two house builders versus 10*toi67 house developers -
we can check this hypothesis. Table 5.3 shows that the very
smqll*scale ’builders operated throughout the city. They
accounted for more than  half the new for-profit héusing in
each sub-ward. They were most important 1in Sainte-Anne,
eastern Saint-Jacques and western Saxnte-Marie‘ Wards; the
former representing the biggest west-end workiné;class area,
the two latter f{forming the big east-end working-class
district. They were weakest 1n wealthy northern Sainte-Antolne

Ward.
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TABLE 5.2 PROFIT-ORIENTED BUILDERS BY SCALE OF OPERATION
‘MONTREAL: 1866-1880 BUILDING CYCLE

BUILDERS HOYSES

# 0% i $ , 3
SMALL-SCALE BLDRS. 1505 95.7 31364 74.7 SINGLE-FAMILY 26
{1 TO 9 HOUSES) . MULTI~FAMFLY 74
LARGE-SCALE BLDRS. 67 4.3 1138 25.3 SINGLE-FAMILY 56.5
(10 TO 67 HOUSES) o MULTI-FAMILY 43.5

1572 100.0 4502 100.0

SMALL- SCALE BLDRS.
(1 TO 2 HOUSES) (1111) (70.6) (1668) (37.0) ‘

(1 TO 4 HOUSES) (1382) (87.9) (2593) (57.6)

NOTE The percentages are based on builders whose permits were N
registered in 1868-71 and 1873-77 only.
. ‘ &

s v
'
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TABLE 5.3 SCALE OF DEVELOPMENT BY SUB-WARD IN MONTREAL
“ DURING THE 1866-1880 BUILDING CYCLE

’

[Expressed as Percentages of all Speculative Builders by Sub-Ward]

SMALL-SCALE LARGE-SCALE

BUILDERS BUILDERS. ,
%UB-WARDS ‘ {1-2 HOUSES) ) (10+ HOUSES)
Sainte-Anne . ©70.3 ’ 5.7
Southern St-Antoine ' 65.3 . 9.5
Northern St-Antoine 53.5 . // 12.3
Saint-Laurent 61.7‘ 9.2
Saint-Louis’ ) 65.7 5.9
Western St-Jacques , 58.1 8.1
Eastern St-Jacques 73.0 5.6 ’
Western Ste-Marie 73.4 2.8

Eastern Ste-Marie t 57.1 ° 6.3

NOTES The percentages cover builders whose permits

were registered in 1868-71 and 1873-77 only.
Percentages are not shown for East, Centre, and
West Wards because the number (10) of builders is
too small to produce meaningful results,

.
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Large-scale developers shoy just the opposite trend,

confikging our hypothesis., Their representation was
veakes in the poorer wards while it was strongest in
northern Saint-Antoine. Another strong showing was in

southern Saint—Antoine ward which is indicative of large-scale
developer activity, in the new white-collar worker fringes
1dentified in Chapter Four. Even so, large-scale developers
did build everywhere in the city. Moise Ouimet, for example,
built 35 single-family two and three-storey masonry houées on
fashionable streets such as Victoria or Mansfield in northern
Saint-Antoine Ward. Pierre Houle built 27 plankwall flat-roof
triplexes and shops with dwellings above, in working-class’
eastern Saint-Jacques Ward. Joseph Robert built 22 little
brick single-family rdy‘ éottages in southern Saint-Antoine
Ward, Qnd,Hybolite ‘Pichette byilt 21 plankwall triplexes for
workers 1i§in§‘\near the. Lachine Canal in Sainte-Anne Ward.
These large-séabe develobers,were a ve}y mixed group.

The mostlgnduring image of the house builder in Montreal,
however, 1is the small-scale. builéer for his numbers were
legion, He built tﬁroughout the ciky, but he built only once
oritwice during the entire cyclé. He never strayed far as

30.5% of "‘two-to-nine house builders built within one sub-ward.

'

The few who ventured outside these narrow confines rarely went

any further than the adjacent sub-ward. Such a builder could

not have been a full-time developer because one simply could
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not survive ~ economically on one or two construction
undertakings in fifteen years. In fact, the limited nature of
his entrepreneurship-suggests that he probably did not do

well. The majority of permit holders never returned for a

-

4

second: building permit,
The methodological problem raised earligr may be resolved

by generalizing. on these Ezndings. ‘Since house buildefs were
suqh small operatérs and since 'about 88% of all‘séecu;atlve
builders Built only one to four houses, this leaves only 8%
more to fill up the rest of the small-scale developer category
[see Table 5.2]. It would’appear that the lack of 1872 data
in particular would have no siénificant bearlné on these
results except to perhaps accentuate éhe contrast between -
small and large-scale operators by. increasing the number of
small-scale builders while increasing the size of operations
of the large-scale builders. ‘This parallels Doucet's findings
on nineteenth~century Hamilton where he found that 81% of his

house builders built on no moré than two 'lots between 1847 and

)
4

18813,

The classic Montreal builder, no matter whefe he operated
in the city, fit Warner's description of thé typical suburban

. |
Boston builder - an amatelr. Building a house was a sideline,
a venture, perhaps a "get~rich-quick" scheme ... whé knows the

myriad reasons individuals had for building speculatively.
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Certainly it coulé not -have been an easy living, otherwise the
ten houses ‘and over group would have been much larger. We
‘neeé next to fathom Fﬁis army of speculative builders ,by
'1ookin§ into their occupations to 'ttace the social origins of
these "part-timers"v

?

A WORKING DEFINITION OF OCCUPATION AND CLASS i o

We have 1,572 speculative builders "and over 200 declared
pccupétions. The thorniest problem is how to group these
occupations meanxngfully and arrive at some form of logical
social class structure, Warner's classification of
occupations into nine economic sectors (e.qg. trade,
manufactufing, construction, public service, etc.)*® would miss
‘crucial social differences within each economic sector. For
example; his transport sector would group ; railway office
‘clerk with a train conductor, a railway shop machinist, a
chief engineer and even a railway president. Furthermore, the.
occupational data derived from the city directories are

»

specific  enough as to allow these meaningful " social

distinctions to be made.

We have already discussed in Chapter Two the extremely
high success 1rate in finding our permit holders in the city
directories. 1In the occupational search, we can state that a .
full 92% of our speculative builders were so located. . Robert
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Lewis, who worked with rent and occupation parameters in his
work on residential differentation in late nineteenth-century
Montreal, noted thgt occupations/ were generaily more
accurately specified in the directories than in the ‘tax
‘assessment rolls’. The di;ector@es often specif}ed when an

individual owned his own business. For example,'we might find

"boot and shoe store", "proprietor of cooperage", or
"publisher”™ listed ~ under the occupations of certain
P , P

individuals, These same individuals were = listed as

"shoemaker", "cooper" and "printer” in the tax rolls where
occupational titles were reduced to the barest of necessities.
7 . )
The city directories, designed as business directories, were
- i

evidently more concerned about accuracy among the

.business-owning class.

Among the speculative builders - a ‘high number of
occupations included company names, or the word "proprietor"”
or "store" appeared next to the occupationgﬂfﬂf§60d many Gra.ad
Trunk Railway workers’ and managers had the letters "GTR" next
to their' occupation, an fmpoftant' féature since the ralilway
was Montreal's largest sihgle employer. ‘fhe élassif&cation‘of
a senior executive 1n the,direczories almost' always included
‘his title and the name of the coﬁbany. 1f préfessionals
belonged to an organization such as McGill College,. this was

.usually stated. Clerks who were really managers were so

recorded so as to allow interpretation {e.g. Clerk of

14 , 2
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Bonsecours Market). However, none of the above examples
should be interpreted to mean that the directories were
consistent in their distinction between owners and non owners
of businesses. These examples merely point to the fact that
directories may make the leap from occupational structure - an
objective label within the technical division of labour - to

social class position - a theoretical concept - much easier.

Tﬁere are several theoretical coﬁstructs of <¢lass to
choose from. For example there are the weberian inspired
theories of Frank Parkin, vwhich tocussed on a market-based
tﬁeory of social stratification, or those of Gerhard Lenski,
based on power and privilege?®, There is the more
integrationist theory of class .such as Téléott Parsons’, based
purely on social status’. There 1is Karl Marx's theory of
class based on objective social relation to the méans of
production, énd all the refinements and modifications_ of hisﬁ
theory that have followed since!?®, All these theories carry
with them sgignificant practical problems in trying to ‘infer

class position from occupationally derived data.

Because this thesis seeks to study people in their role
as producers of housing and because the production rather than
the consumption of housing has been the prime concern
throughout, Marx's theory of social class is a logical choice,

In his terms this is a group of petty commodity producers.
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Since most house builders in Montreal were part-time producers

of housing, we need to know what other spheres of production

they were involved in, Occupational labels, with the aid of
extra information contained in 'the city directories relative
to the ownership of the means of preduction, will be used to

arrive at an vccupational analysis along these lines.

Traditional nineteenth-century K marxian class categories
defined society as an antagonistic division. ‘There were the

capitalists (the "bourgeoisie") 'on the one hand, who owned the

means of production, éid'ndt sell’ their labour but bought the

[

labour of others. On ' the other hand were the workers (the
"working class") who did not own the means of production,
could not buy the labour of others but rather sold their own
labour. A class of artisans was.recognized as an adjunct to
the capitalists insofar as they too owned the means of
production and did not sell _heir own labour. Where they
differed was in the fact that they did not buy - the labour of

others except in a limited way.

But the polarization of society around two opposed
classes - the bourgeoisie and the working class - and the
Y
presence of a traditional artisanal class 1is not enough to
explain what was 1in yfact a more complex socie;y. Many
theorists have attempted to produce a more refined system of

marxian class categories, theorizing on the existence of other

-161-

\



middle groups between these two poles, Such writers as
Wright, Poulantzas, Carchedi and Johnson have focussed on
elements of society that do not fit neatly into one or the
other classification, such as managers, technicians,
professionals, executives, public sector workers and so onﬁl.
These wgiters have attempted to identify old and new middle-
classes or have expanded the definitions of bourgeoisie,

petite bourgeoisie and working class to include these

ambiquous cases.

Studies on class in urban nineteenth-century Canadian
society are somewhat ‘inadequatelfor the analysis' of our
'speculative builderé. Michael Katz, the firsé to make tests
of occupation and class in such a context, evolved a fairly
confused and conflictory class structure which lumps clerks
with advocates and merchants ir an entrepreneurial class!?,
Brian Palmer, also looking at nineteenth-century Hamilton -
undoubtedly the best studied Canadian city - evolved a much
clearer class analysis of 'urban society but failed to provide

any differentiation within the working class??.

Our approach will be to translate a marxian class
structure into an analytical typology. Borrowing mainly from
é. Carchedi, wé will identify a bourgeoisie as those who had
ownershib of the means of production, who performed the global

function of capital in that they controlled and supervised the
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labour process, and who derived theilt income by appropriating
surplus-value, eilther direétly in the case of a hanufécturer,
or indirectly in the case of a merchant*, We will include
two main occupational groups in this class: manufacturers,
those most directly involved in'the control of productioﬁ, and
merchants and bankeérs, representing mercantile and finance
capitalists. The merchants and agents of various descriptions
were importers and exporters in control of the circulation of
goods. . Bank or insurance company of ficers and directors,
owners of investment agé%cies and brokerage firms were in

control of the circulation of capital itself.

We will next identify an artisanal class and a
traditional petite bourgeoisie (Carchedi's "old middle
class"). They owned the means of production, albeit on a

small scale, but performed both the individual function of
capital aﬁd the function of the collective worker!s, Members
of these two classes owned their business premises, and were
at once worker and one who controlled workers. They
represented the individual capitalist who was sometimes helped
by a few workers. The artisan and the small-scale capitalist
(i.e. smatl producers and retailers) are distinct from our
bourgeo{sie which encompasses the truly large-scale

y

capitalist.

'

The artisan waz '~ represented by such occupations as

N

.
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butcher, baker, blacksmith, ‘cabinetmaker, carriagemaker,

engraver, sculptor, jeweller and upholsterer. Among  the .

artisans we will highlight a special group of individuals
involved in . the building trades. They included joiners and
carpenters, masons, bricklayers,' stonecutters, plasterers,
plumbers, roofers and tinsmiths. The traditional petite
bourgeoisie, on the other hand, was an entrepreneurial group
made up of local wholesalers (dealers and traders), petailers
or shop owners (qrocers, storekeepers, saloonkeepers,
druggists, confectioners, barbers, etc.). - We have
distinguished building trades entrepreneurs as a special group
" {contractors, builders and undertakers, the latter not to be

confused with morticians).

We will also identify another element of the petite
bourgeoisie group, quite distinct from the first, consisting
of high-status autonomous workers. This corresponds to
Carchedi's "new middle class” ~and occupied a particularly
ambiguous class pbsition relative to the means of production.
This group did not own the means of broduction as did the
other two reviewed so far, yet it performed both the global
function of capital and the functéon of the collective
workerts, Ideally, the members ofi this c¢lass were the
managers and technicians who worked for the <capitalists but
had a high degree of control over their working conditions and

over other workers, We will interprete this class rather
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loosély to include two main groups: a managerial gfoup
consisting of private sector ma&agers and public"séctor
government officials, and a proféssioﬁal group consisting of
notaries, advocates, doctors, church ministers, professors,
architects, civil engineers, and so on.

)

Finally we arrive at the working class. This class did
not own the means of production and performed the function of
collective labour power. Members of this class derived their
income either by being paid part of the surplus—vélue they
created or- 5& being paid out of the : surplus-valueé of
production®?. This definition_allows both the inclusion\of
productive and non-productive labour, the latter including
both private and public sector workers. We will break down
this class along the lines of a weberian division into
unskilled, semi—§ki}1;d and skilled groupings (productive
workers), and the service sector (non-productive workers, both
private and public). These groups are freguently referred to
as blue-collar workers. The other group of non-productive
workers distinguished here (both private and public sectors)

are the white-collar workers or non-manual, workers.

As a means of 1llustrating these various subdivisions of
the working class, we have the unskilled workers who were
represented solely by labourers, and the semi-skilled and
skilled workers who were the most diversified occupationally?’

B
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They included machinists, engiéeers (respénsible for boilers),
millwri§hts, cgtteés; finishers, moulders, bottlgr§; weavers,
shdemakers, coope}s, 'brickmgkers, and “ many 'more.' The
blue-collar serviée sector was made up essehtially of carters,
milkmen, railway coﬁducgo;s, driverg,’ coaéhmén, shippers,
watchmen and sailors in‘ the private Sectgr, and policemen,

constables, bailiffs. and turnkeys in the public sector.

Finally, in ;hé white-collar labour force there were _the

v

occupations of clerk, bookkeeper, messenger, reporter and

3

Jcommercial traveller.

{

1

Women formed a special group among er speculative
builders. As dur class categories are linked to occupations
which generally refer only to’ male heads of househoids; ;omen
are the silent participahts of this class t?pology.‘ However)
31 women (or 2%) appear among our permi; holders and therefore

can be classified in this study of occupation and class.

These women were recorded in the permits ‘and in the

directories 7? theff marital status, either "Miss", "Mrs.)5r

"Widow". L&nkage with the city directories yielded
occupations for the unmarried women, hgsbgnds’ occupations for
the married womeny(except in one case where a married woman
was listgd as principal oﬁ a Ladies' Academy), and deceaged
husbandsJ occupations for the widowed women. Based on these

occupations, female permit holders were classified anonymously

with the rest leaving a residual 0.8% of all speculative
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builders who were widows who could not be traced. These women
came from varied backgrounds. Almoéi all were’ small-scale
operators,

In summary, we have attempted tol define an analytical
social class typology based on the social relation to the
means of production, Of the four categories aist}nguished,
the first is the bourgeoisie, "the g?oup with control over
capital. This class corresponds . with large-scale capitalists
in productive and circulatory spheres of capital. The seéoné
group 1is the petite bourgeoisie which is comprised of small
capitalists. The other’ members of the petite bourgeoisie are
those whose prime definition is aytonomy in 'the workpléce and
control - either direct or indirect - ‘over workeérs. This
group is not made  up of capitalists per se .but rather

high-status professionals, officials and - manageérs. . The third

I3

group 1is the artisanal class comprised of petty' commodity’

producers. Finally, the four;ﬁ group is the working ’ciass
which we will subdivide into qnsk@lied, semi-skilled and
skilled worﬁers, service Ssector 'workeﬁs and white-collar or
" non-manual wotkers. Let - us now look at our speculative

builders. » ' ‘ , '
THE LARGE-SCALE PROFIT-ORIENTED BUILDER
Speculative builders who operated at a large-scale had a
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big impact on the new housing market.  They é@preSented 4.3%

"‘

of all non-corporate profit-oriented permit holders,’ Who ‘were

these exceptional individuals in a market dominated by small

producers? ’

«

Féur groups stand out: contractors (28.3%), artisans’

involved - in. the building ‘trades {19.4%), proféssiondis

(16.4%), and large-scale mércantile and finance capitaiists:

(13.4%) [sée Table‘5.4]. They represented pvér three-quarters
of oug group. The working class ,was by definition non-existent
among these ' large-scale deveioﬁers. The onRe "working~clas§"
builder is something of a ,cuéiosity both because of his
6r1gins'and bgcauéé\of what he built. Olivier Dorion built
whét appear to be fourteen tin§ backjtb—back one-storey flat
toof plankwall houses at the head of Visitation Street in

?

1875, in an o0ld east-end working—class corridor. He ‘claimed
to have been a turner, that is .a skilled workman, the year he
took out the permit and every year thereafter. The year

before, he was recorded as a joiner and prior to that as a

painter.

The classic large-scale d?velooer © was the
’contractor—builderru;dertakep. These were péoble who fit ‘the
‘label of "professional developers™. .They clearly made a
living out of building houges although it remains conceivable

that some might also have worked on major non-residential
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TABLE 5.4 OCCUPATION AND CLASS OF PROFIT-ORIENTED BUILDERS

TOTAL # OF HOUSES

- 1,668

MONTREAL: 1866-1880 BUILDING CYCLE
BUILDERS OF BUILDERS OF
1-2 HOUSES 1-9 HOUSES
% %
'BOURGEOISIE - 6.9 8.2
Mercantile
and Finance 4.9 5.8
Manufacturers - 2.0 2.4
PETITE BOURGEOISIE 54 .4 58.8
AUTONOMOUS WORKERS
Pro@essionals 2.8 3.8
Managerial 0.9 1.2
ENTREPRENEURIAL |
" Wholesalers 4.0 4.7
" Retailers 10.5 . 11.2
Contractors 6.0 7.6
ARTISANS
Artisans B.7 8.2
Building Tradesmen 21.5 22.1
WORKING CLASS 27.9 23.9
NON-PRODUCTIVE -
White collar 12.8 2.3
Service sector 7.3 6.3
PRODUCTIVE ' -
Semi-skilled, skilled 11.2 9.9
Unskilled 6.6 5.4
UNKNOWN 10.8 9.1
100.0 100.0
TOTAL .4 OF BUILDERS 1,111 1,505 +
3,364 +

BUILDERS OF

10-67 HOUSES

%
14,9

0 & o
wmo

—
s n

o O

Ll
.

67
1,138

NOTE Figures are based on permits for the years 1868-71

and 1873-77 only.

fl
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construction jobs. ‘ They were largely French-Canadian in
origin,'with a smattering of Irish Protestants, judging by
thei} names. All shared‘theif origins 'in the building trades
in the 1840s, 18505 or 1860s.’ They had been joiners or

carpenters, with an occasional mason, bricklayer or painter.

The professional -developers éended\to specialize ‘in one
type of house in one area. Some did cross ward boundaries‘but
rarely strayed far, Edouérd Bastien, for exampie, concentrated
on _ duplexes in working;clasé Iwestegn Sainte—Mérie Ward.
Archibaldb McIntyre built nothing but luxury two-and-a-half
storey single~-family homes ' out of stone in northern
Saint-Antoine Ward; mainly on MacKay Street. Toussaint
Deslauriers built mostly small one-and-a-half storey
single-family row houses in southern Saint-Antoine Ward at the
city limits, while Paul Fournier catered to a 1lower income
market nearby using duplexes as his modei,

A f&w‘ contractors who did work in two wvidely separated
areas may have played a vital roie in spreading house models
around the city. Alexis and Joseph Robert indigidué;ly took
out pe;mits for small single-family houses in southern
Saint-Antoine Ward, the largest concentration 6f such housing
in Montreal. They also did the same in western Saint-Jacques
Ward, contributing to the spread of that model. Francis

McMann, who usually built luxury single-family houses,
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introduced a row of luxury three-storey duplexes with raised’

basements deep in wealthy northern Saint-Antoine Ward in 1875.

Hard on the heels of these professional. developers were

the artisans involved in the building trades. All of them

claimed to be carpenters and/or, joiners. Whereas one might'~

expect to find a difference in the level of skill and
experience between cérpegter and joiner (the latter presumably
being mére skilled than the former), in practice this
presumption appears to be meaningless. Individuals® used the

terms interchangeably, calling themselves a joiner one year, a

carpenter 'the next. Since this pattern is so consistent, we' -
* v ) 7

will refer to them as carpenter-joiners,
!

Some of the cagpenter—joiners built one model in one
érea, such as Martin Lefebvre who built duplexes in small
numbers in the working-class Saint-Jacques/Sainte-Marie
district., Others built several models in seve;al wards, such
as Honoré Lefebvre with his duplexes in eastern Saint-Jacques,
triplexes 1n Saint-Louis, and single-family houses in
Saint-Laurent. This group of builders may well have been
responsible for the rapid spread of the duplex and fourplex
models throughout the city [refer to Chapter Three]. Witness
the fact that Jean-Baptiste Champagneland his péesumed brother
Joseph' Champagne were building single-family rows on Magdalen

1‘7 i
Street for Grand Trunk Railway workers just two blocks over
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from Sebastopol Street while erecting rows of  duplexes

r

simultaneously on eést:end'Saint~Christ;bhé Street. A similar
case\for the rapﬁd.transmission of thé tripiex frém one part
of the city to another could be made with Frangois-Xavier
Labrécque who built triplexes a§~ the 'city limits in

‘Sainte—Knne Ward and also in more easSterly Saint-Louis Ward.
R .

1

'

It is . difficult to establish® just = how this

-

carpenter-joiner group differed, socially from the.group of

contractors. At a comparable scale ofhoperations, bothxwould'

appear to be 1living from the profits of their bﬁilding
enterprises. Yet some differences are apparent. \Contfactors
operated mostly in the luxury and "middle-class™ housing
markets. Spatially this translated into a broad sweep running
from southern Saint—Anto}ne"Ward, past the mountain to upper
Saint-Louis, then down into western SaintrJacque§ Ward. This
corresponds with our -high-rent areas in Figuge- 4,2.
Conversely/ ‘the carpénter—joiner group  operated almost
exclusively in 'low-rent districts, from Sainte-Anne and
southern Saint-Antoine Wards, leapﬁrogging over to lower
Saint-Louis, Saint-Jacqgues and Sainte-Marie Wards. They built
mostly multi-family housing, while contractors and builders

preferred single-family houses.

While contractors were overwhelmingly French 1in origin,

carpenters and joiners were exclusively so. Perhaps the
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carpenter-joiners were simply "contractors-in-waiting”, since

I

. wvirtually all .- contractors had been originally carpenters and

joiners. Exceptf for thé different spatial patterns of each
group, tﬁeré was Iié;le to distinguish them. Both were small
capitali%;;; " The contractor group not only came, from
carpenteg*joine: origihs, about é quarter of theﬁ shikted back
to the'bccﬁpation of éarpenter—joinéf at one time oé another
during the course of the building cycle under study. All this
poi%ts to a possible fluidipy in class relations as these

contractors, joiners, carpenters, undertakers may well have

been workers on larger projects when not investing in their

‘own, One ' point must be made - the term "carpenter" or

"joiner" - cannot be automatically taken to mean a simple

v

skilled worker - or even an artisan, as the small capitalist

obviously lurks within these numerically important occupation§

in Montreal.

»

Outside of those directly involved in construction,

professionals and large mercantile and finance capitalists

were the only significant groups, represented among
large-scale developers [see Table 5.4], The term
"professional™ in this case is almost synonymbus with

advocate. Ethnically most were French, two were Jewish.
Almost all aimed for ‘the new target "middle-class" markets
described in Chapter Four, building single-family houses and a

few duplexes in southern Saint-Antoine, upper Saint-Louis and

i
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western Saint-Jacques Wards. The two Jews, Frederick and
Henfy‘budah, besides being advocates, vwere also a solicitor
for the Trust & Loan Company of Uppér Canada and a Séigne%tial
“Tenure Commissioner respectiyvely. Both were obviously into
property-based activities and eaéb had a sumptuous mansion on
Dorchester Street near the city limits, perched- on the c}iff
overlooﬁing their huge .speculative housing development§ bélow.

The‘mercantile and finance capitalists were a disparate
group. Frangois~Xavier Beaudry braéhly labelled himself

"owner of 200 houses" in the «city directories. He built 19

Abuildings_ accofdind to the permits, Slmost all shop and

dwelling combinations in lower - Saint-Laurent  Ward.

- Jean-Baptiste Beaudry was direc¢tor-of the Jacques-Cartier Bank

“and of the Mutual. Insurance Company. He erected 16 luxurious

single~family rdw houses near his mansion. Jean Leclerc, a

big leather and commission merchant, built ‘triplexes and

.. single-family houses on a small street in the heart of the

city. Jesse Joseph, the Belgéan Consul and a prominentrJew in
Montreal, concentrated on ~ mixed commer;ial~residential
buiidings* in the wealthiest part of town. The most
outgtanding ‘developer in Montreal, was Alexander Foster, a
Scot, owner of a brokefage énd warehousing‘firm, who built 67
luxury two-and-a-half storey stone single-family houses, 55 of
them in one single year (1871). With one gweep heh built up

the neighbourhood immediately adjacent to McGill Collége

o
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(University) on Lorne, Shuter (Aquer) and Prince Arthur

Streets.

4

Taking all 67 large-scale developers together, some
social patterns become clear. Contractors and building trades
artisans formed almost  half the group |[see Table 5.4].
Together with wholesalers and retailers, this group formed
59.7% of all large-scale jeveloperé. Only two other groups
stood out among the remaining 40.3%: professionals and big
mercantile and finance capitalists.

When comparing these findings with Sam Warner's 122 most
active builders!®, we find that the proportions vary ‘with
certain occupational groups, however it is interesting to note
that the hierarchy remained the same in the two cities,
Boston simply had relatively more contractors and
proportionately fewer merchants, financiers, wholesalers,
retailers and advocates involved in large-scale housing
development. As in Montreal, manufacturers, nen
building-trades artisans-and all segments of the working class

were absent from large-scale development.

The large-scale house builder in Montreal had one more
specific social trait - he was more likeiy to be of
French-Canadian origin, Comprising about 68% of the whole

group; French-Canadians represented but 53% of the total
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population of/ the city of Montreal in 1871!°, These
French-Canadian entrepreneurs, coming from the ranks o}
carpenters :and joiners, eventually became contractors, and
joined by French-Canadian advocates, were Montreal's big
housing ‘developexs. English and Scottish developers were

present roughly in proportion to their population percentages.

Only the Roman Catholic Irish were missing from the egquation.
THE SMALL-SCALE -PROFIT—-ORIENTED BUILDER

The other 1,505 small-scale builders diverge
significantly from the social-diaSs patterns of the
large-scale group. The bourgeoisie and the petite bourgeoisie
recede, while the working class gains in importance. These
trends are magnified when one pares down the small-scale
builders to the smallest operators - the one-and-two house

builders [see Table 5.4].

‘ Professionals and managers represented only 5% of all
small-scale builders and the bourgecisie only 8.2%. Little
need be said about Lhem. Instead the focus will be on the
artisans and entrepreneurial petite bourgeoisie who formed
half (53.8%) of the small-scale builders, and the working
class who formed a quarter (23.9%). Among the artisans, the
building trades wére as important as ever (22.1%), and

artisang outside the building trades even gained some
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prominence (8.2%), ~Local retailers were also a significant

factor (11.2%).

If we sort out small-scale builders by individual
occupation,i we find that carpenters and joiners were the
largest single group, representing a full 16% of all small
operators. The second largest occupational group was grocers,
representing 6.6%. In fact, small-scale construction was
heavily influenced by a battery of small local storefront or

wor kshop businessmen including grocers, butchers,

storekeepers, blacksmiths and saloonkeepers in that order.

These people, generally on location day in and day out
and in touch with the local population as customers, used
their local knowledge to make investments in housing. Their
role in housing development was significant in every area of
the city‘e*cept affluent'northern Saint-Antoine Ward. Nowhere
were they more important than in the working-class districts -
Sainte-Anne, eastern Saint~Jaches ahd Saiﬁte-Marie Wards -
especially if local wholesalers are added in too. They were
also just as important in Saint-Louis Wérd which had

concentrated working-class areas in its heterogeneous make-up.

To typify this group . of builders, we might 1look at

Clément Souliére, a grocer, who built a/dﬁplex in 1871 and a

shop with  flats above in 1873 on Ontario Street in
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Sainte-Marie Ward. He moved his residence into the duplex and
rented out the other flat. He also moved his business into
the shop space and rented out the flats above. The building
enterprise for him was not a terminal investment. It was a
way of supplementing his income on a long-term basis. In
céntrést, Léon Perrault, a grécer who built a duplex and a
shop with dwellings 1in Saint-Louis Ward liquidated his newly

created assets. He moved neither his residence nor his

business into these properties but disposed of them instead.

Small-scale builders drawn from the building trades were
the real developers of Montreal. They dominated small-scale
housing construction in every ward but two - affluent“northern
Saint Antoine and Saint-Laurent. In the eastern wards their
presence was overwhelming., They were mainly carpenters and
joiners, but /their numbers included brickiayers, ‘masons,
stonecutters, plastérers and roofers. They were the main
propégatots of Montreal's vast duplex cityscape by copying and
repeating the model wherever working-class markets existed.

Jean-Baptiste Gagneé, a bricklayer, was typical of many of
these sma11~§cale builders. He built a very cramped dpplex -
only 16 feet wide (about five metres) with a flat roof - and
took up residence in one of the flats. The next year he built

another duplex next door, We have no record of any other

construction. These projects. were on Panet Street in the
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heart of the working-class East End. Nearby on
S;}nte—Cathefine Street, ~Joseph Bleau, a joiner, built a more
sténdardﬂ?l foot (6.4 metres) flat-roof duplex in the rear of
his lot in 1B69. He too moved into one of the flats.

Building 1in the rear of a lot was a typical feature of

development 1in working—class‘neighbourhoods. Usually about a
decade or so later, a builder - not necessarily the sgame
person - would close off the front of the lot with another

duplex leaving a passageway or tunnel for access to the rear.
Just as often, the pattern was reversed, building in the front

first and adding rear‘courtyard housing later,

In the same vast east-end working-class district,
Benjamin Dénommé, a Jjoiner, buiiﬁ a row of four duplexes
(organized as a pair of fourplexes) on Beaudry Street in 1875.
He did not occupy these houses but moved from one address to
another in the area every year, Perhaps he was trying to
confuse his creditors. Joseph Peltier, was a more diversified
joiner. In 1873 he erected four duplexes, and in 1876 he
burlt one triplex and two shop and dwelling combinations on
separate sites, all in Saint-Jacdues Ward. The foregoing

examples demonstrate the versatility of most east-end

operators. —

While house builders involved in the building trades did

not quite dominate in the West End as they did in the East
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End, they were the largest occupational group in Sainte-Anne

and southetrd Saint-Antoine Wards. George Monette, a joinér,

was such a developer in southern Saint-Antoine. He built

himself a modest single-family house on Saint-Martin Street in_

'1870, then went on to build a concentrated little development

i across the street in 1875. In a 34 foot lot (10.4 m) he

-t
o
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squeezed two triplexes (a.sixplex). >

In Sainte-Anne Ward, Frangois Leduc, a tarpenter, took a

-~ different tack, erecting a row of four single-family houses on
Magdalen Street (Sainte-Madeleine), obviously aiming at the

market amongst skilled workers at the Grand Trunk Railway

shops nearby. He himself lived across the tracks in the same
neighbourhood and was one of many builders to seize the

opportunity presented by'the presence of a large number of

salaried workmen.

All those involved in the building trades were traced
over the span of the building cycle. We have_ already
discussed the occupational fluidity of buildinah contractors
yho frequently reverted to carpenter-joiner status. The same
sort of versatility 1is evident amang the\ carpenter-joiners
themselves (i.e. those who were not Eontractors); It was
found that other occupations ' somefimes entered into the

situation, wusually temporarily. This was probably an

indication of the risks involved in house building or of a
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downturn in construction- . .forcing them to find other

employment.

George Simpson, for example, who built two duplexes in
northern Saint-Louis Ward in 1870, listed himself variously as
a carpenter or as a joiner. In 1873, following the building
project, he became a foreman: although we do not know for
whom . From 1875 on, he consistently 1listed himself as a
carpenter. Joseph Labrécque, also a carpenter—joiner, built
two triplexes on southern Saint-Louis, then listed himself as
a cabinetmake; for two years. While a cabinetmaker, he allied
himself with a contractor and .together they bu}lt -six
single-family houses. He latery reverted to being a

carpenter-joiner as did the contractor,.
SMALL-SCALE BUILDER PARTNERSHIPS

This latter example raises the question of the role of
partnerships. There vere very few declared partnerships among’
the permits. Only 11% of all speculative builders formed ssth
joint ventures. The vast majority of those partnerships built
only two or four houses, usually duplexes, placing them
squarely in the small-scale builder camp. However,
circumstantial evidence points to a large percentage of

unpfficial partnerships, in the form of family groups.
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I1llustrative of this phenomenon is the permit’ taken-out
be Télesphore Nadon, a joiner, for two small %lat—rook
duplexes on Durham Street (Plessis) in Sainte-Marie Ward in
1871, followed by two more next door in 1875. ﬁe moved into
one, then the other, as did Frangois Nadon, a blasterer, and
Sylvain Nadon, a labourer. One can guess that the three were
brothers and that the construction of the duplexes was
undertaken jointly. Perhaps only Télesphore appeared on the

permit because he arranged the financing. Perhaps the three

made an unwritten profit-sharing deal. We will never know.

Eventually all three moved out. This pattern repeated itself -

elsewhere in the city but most frequéntly in the East End.

f

b]

16 Griffintown (Sainte-Anne Ward), John Britt, a grocer
living on Nazareth Street, took out a permit in 1877 and built
a quplex on the lot next door. The city directory shows that
Dennis Britt, a ship carpenter, became an immediate resident
in the duplex, and the 1881 atlas shows he was the owner of

the new building. We can surmise that John probably put up

the capital initially but that presumed brother Dennis’

contributed the building skills and through an agreement
acduired the property. This 1informal type of ©partnership

- appears to have been common.

Figure 3.9 in Chapter Three illustrates another common

type of joint wundertaking not officially recorded in the
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permits as a partnership. The permits show that four éeparate
individuals eacgh built a duplex on Saint-andré Street. Fleld

research showed the architecture to be identical on all four
2]
duplexes. City directories gave their occupations as

carpenter, joiner, bricklayer and plasterer. Appéfently these

four skilled workmen, each with skills complemenﬁingl one
5

another, collaborated on the design and execution of this row

of four duplexes. Yet each owned and lived in his own'duplex,
;
renting the other flat, The point is important as uninformed

field observation would automatically coné¢lude that one
builder was behind the entire row, Many réw‘hOusing‘projecfs

in Montreal, especially in working-class districts, were bullt’
»

under this form of partnership.

We have often referred to cases where builders moved into
their projects, occupying them as a residence. The practice

was indeed widespread among speculative buillers. About 40%

t

were found to have occupied at least one of their buildings

¢

right ‘after construction. 1In the majority of cases this meant
moving into a duplex flat. This made the house builder a

landlord as well. The situatiori was usually temporary as it

|

was found that builders rarely stayed long in their projects,

The more likely pattern was one where the builder occupied his
1# ’ X
project but because of financial-stringency had to sell it a

year or two later. The new owner might have wished to move® in

himsel§, or the builder might have left of his own volition,
r ® .
£
v 1
-183-



There 1is also the possibility the builder might have been
living in the house as a tenant, having sold it to repéy his

debts,

WORKING CLASS BUILDERS

It remains to look into the role of the working class who
accounted for a quarter of all small-scale builders, or 28% of
the one-to-two hduse builders [see Table 5.4]. The skilled
and semi-skilled worker was the most active, but the unskilled
workers and manual service workers were quite visible., Only

white~collar workers were absent.

The skilled worker as a builder was noticeable in three
specific areas: Sainte-Anne, southern Saint-Antoine and
Sainte-Marie Wards, These were the aregs where all the large
factories were, Thus a number of boilermakers, engineers
(boiler mechanics), moulders, machinists, shipbuilders [{at
Canada Marine Works), coopers, tanhers, etc., appear to have

accumulated enough savings from their wages to engage in

housing development on a modest scale.

Typical of the group 1is Moeses Cockfield, an Englishr
fitter at the G.T.R. shops, who built two flat-rpof duplexes
on Congregation Street in. 1873 adjacent ¢to the shops in
Sainte-Anne Ward. He moved into one of the four flats

~
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himself. Isidore Godin, a French-Canadian boilermaker,
erected two flat—;oof triplexes on a 30 foot lot (9.1 m) near
the city limits in southern Saint-‘)\ntoine Ward., Being 30 feet
wide, the tr‘iplexes constituted in effect one building with
six flats, as the bylaws allowed buildings up to th;xt width
with no 1interior firewalls, This sixplex can be considered
typical of the minimum standard housing of the era. Godin

occupied one of the flats as did most skilled workers who .

\,
"

built houses.

More surprising were the strong showings by shoemakers
(semi-skilled ;:orkers) and labourers (}.\nskilled). Neither
would be expected to receive high wages vyet both contributed
significantly to the working-class participation in
speculative building. These groups operated in Sai‘ntelearie
Ward alone. Labourers were the third largest group of
developers 1in that ward after building trades people
(carpenter—joiners) and retailers (grocers).

Although shoemakers in general are known to have
concentrated in Saint-Jacgues and Saintq:Marie Wards, there 1is
noqg\blausible explanation for their non-participation in house
building in the former ward, Labourers were present in large
numbers in almost, every ;.'ard. Why only those in Sainte-Marie
should be s0 active in building houses remains a'puzzle, Not

even the existence of a distinct wprking-class "village" in
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eastern Sainte-Marie Ward helps to explain the situation.
This was where the bulk of the large east-end factories were
located, but our labourers and shoemakers neither 1lived nor
built their houses there. Their base of operations was
strictly weStern Sainte-Marie Ward, the =zone between

Visitation and Papineau Streets, especially north of

Sainte-Catherine Street.

Examples of these singular builders include Modeste
Beaudoin, a labourer, who built two flat-roof du{)lexes in.the
rear of a lot on Visitation Street in 1868. He moved into one
of the flats., Similarly, André Lachapelle, é shoemaker, built
one duplex on Durham Street (Plessis) nearby in 1870. He too
occupied one flat. Virtually all the labourers and shoem'akers
opted for oduplexes, and remained 1in the one-to-two house
range. The only other sizeable working—ciass ]gr‘oup was thg
carters who showed the same concentration phenomenon in
western Sainte-Marie Ward, Their development patterns were
also similar, Thus, working-class buiiders, who represented
nearly a quarter of all small-scale operators, were evident
only in Sainte-Marie Ward, save for a significant showing by
skilled workmen in the western wards.

ETHNICITY PATTERNS -AMONG’BUILDERS

-

Bach ward showed some degree of specialization among its
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builders. Affluent northern Saint-Antoine and Saint-Laurent
Wards were unique, with the presence of small-scale builders
who were oufside the mainstream, Here the bourgeoisie ard
contractors  were the principal small-scale operators.
Meanwhile, somewhat affluent western Saint-Jacgques Ward was
built by contractors in alliance with the building trades

artisans to the virtual exclusion of all other groups.

A look at the overall ethnicKpatterns of all speculative
builders leads us to a comparison with the ethnic distribution
of Montreal's population. The census definition of national
origins, meaning the ethnic origins of the head of household

(not necessarily the place of birth), was used to classify the

population by ward, The 1871 census was retained 1in
preference to the 1881 as being more representative Qf the

»

city's make-up when most builders were making their

construction decisions.

v

To classify builders, the simple expedient of ethnic

surnamé dictionaries was employed??. French surnames
presented no problem. To sort out the surnames of the three
other main groups - English, Scottish and Irish - the

dictionaries proved invaluable. The fact that we had first
names in every case was also helpful. Because of the
considerable crossover between northern English and Scottish

surnames, a decision was reached to combine these groups,
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include the Welsh, and classify them together as British,
Irish names proved fairly easy to sort out as a Separate
group. The few that could not be distinguished from Scottish
or English names represented only 2.4% of all speculative
builders. These were classified as "unknowns", While surname
dictionarigs are less wuseful 1n a mixed ethnic population of
long standing because of intermarriage, it was assumed that
this would not be a major factor in Montreal in the 1870s due

to its generally new population,

By referring to Table 5.5 it becomes evident that the
most significant ethnic attribute of speculative builders was
that they were French. While the French made up half (53%)
of the city's populaticon in 1871, speculative builders were
over two-thirds (68.3%) French. The English (21.2%)

contributed speculative builders in almost exact proportion to

their population (21.6%), while the Irish (23.7%) were

-
‘

under-represented (6.8%) as builders??, ¢

In every single wagd French-Canadian builders were
over-represented, relative te  their préportion of the
population, The British group was over-represented in the
three "English" wards of Sainte-Anne, Saint-Antoine and
Saint-Laurent, although it manéged to hold its own 1in

Sainte-Marie Ward. The Irish were definitely the

non-participators in the game of housing development.
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TABLE 5.5 ETHNICITY OF PROFIT-ORIENTED BUILDERS
MONTREAL: 1866-1880 BUILDING CYCLE

WARD FRENCH ENGLISH ~ IRISH OTHER UNKNOWN
CANADIAN SCOTTISH e
% % % % 3

SAINTE-ANNE

BUILDERS 27.8 37.2 28.3

1.1 5.6

POPULATION 26.5 22.4 49.8 1.3 0
SAINT-ANTOINE

BUILDERS 42.6 41.5 8.8 2.5 4.6
POPULATION ~38.9 35.6 24.1 1.4 0
SAINT-LAURENT

BUILDERS 42.5 45.1 7.1 3.5 1.8
POPULATION 29.1 33.9 33.1 3.7 0.2
SAINT-LOUIS

BUILDERS 79.7 14.2 3.7 0.8 1.6
POPULATION 69.3 16.9 10.9 2.8 0.1
SAINT-JACQUES -

BUILDERS 93.4 3.9 2.1 0.3 © 0.3
POPULATJ ON " B82.5 8.0 8.2 1.3 0
SAINTE-MARIE

BUILDERS 89.9 7.3 1.8 0.5 0.5
. POPULATION 77.8 7.0 14.1 1.1 0

NCTES Population percentages are calculated from the 1871
Census of Canada. .
East-Centre-West Wards are not shown here because
the number of builders is too small to produce
meaningful results. However, the French clearly"
dominated here too. ‘
English-Scottish category alsc includes Welsh.
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Even in Sainte-Anne Ward, they fell far short of their share
of the population, The s{zeable Irish population 1in
~Saint*Laurent Ward was largely absent from the building
process as was the east-end working-class pocket. The city
was French by a slim majority and that majority made 1its

presence felt in the building process.
INSTITUTIONAL AND CORPORATE DEVELOPERS

In the foregoing discussion about small and large-scale
builders, we have omitted one important group of deveiopérs.
There were institutions and corporations in Montreal who buyilt
houses. The institutions were basically reliéious or
charitable organizations and the corporations were building
assocjations. Almost all were involved 1in building houses on
speculation. The permits reveal 266 houses  built by
institutions and corporations or 5.3% gf all residential
buildings. The proportion is much the same as the number of
non-speculative houses. In‘'spite of their small number, they

are worth pausing over because of their impact on specific

areas and markets,.

A tiny number of these houses were built by institutions
for reasons other than .profit, for example, a parsonage, a
house for thé ciﬁy's weigher, the principal of an academy.
Charitable institutions did build speculatively, however, as a

&

-190~-




means of investing capital in lgnd they already held and
making a profit for the organization. Roman Catholic
institutions were the leaders in this practice, no doubt
spurred on by their generous ' land 'endowments. None was
prolific, Four such institutions did, nevertheless, attempt

some serious investments in housing development.

The Montreal "évéché“ or Roman Catholic Dioceée acted as
a small-scale builder, building two houses hgre, three houses
there, 14 1in all, generally within a stone's throw of the
Cathedral in northern Saint-Antoine Ward; ‘They built one row
of dup}exes in southern Saint-~Antoine. The rest were elegant
stone single-family houses in the northern part of the ward.

All were architect-designed and built by local contractors,

The Sulpician Seminary, the "Messieurs dg,éaihtﬂSulpice",
former "seigneurs" of the .Island of Montréal (i.e._hol@ers of
ground rents and other privileges wuntil the system was
abolished in the middle of the nineteenth ‘centﬁry) vere .also
the largest landéwners in Montreal. ‘But they .appearité have
exeréised only once the option to aevelop ;heir— land

themselves, rather than simply subdividing and selling it. 1In
northern Saint-Antoine Ward they built 14 stone single-family

houses in 1875 in' a cluster adjacent to the Grey Nuns'

Convent. All were aimed at ﬁhe affluent market,
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The Nuns of the HOtel Dieu Hospital weré the only female
order to invest in housing development, Their project
opposite the hospital in ,suburban Saint-Laurent Wargd,
consisted of nine brick single-family houses built 1in a row.
The only Protestant organization to engage in speculative
building was the Protestant Home of Industry and Refuge. The
members of its official board, drawn from Montreal's
anglo-Protestant élite, apparently decided to generate . some
income for this society by developing 1its land in southerﬁ'
Saint-Laurent Ward yith a row o% six single-family houses and

four shop and dwelling combinations.

Although the total housing production by institutions was
modest, these different organizations aid behave in much the
same way in their response to the market for housing. They
favoured the upper end of the market where profit margins were
wider. The single-family house .of masonry construction was
the usual model. With the exception of one row built by the
Diocese, institutions did not involve themse}vés in the
dominant form of housing, the duplex. They restricted
themselves to northern Saint-Antoine and Saint-Laurent Wards
which were definitely bastions of single-family hBusing.
‘These houses were all intended as long-term income éenerating
properties as the Goad atlas of 1881 shows most of them still
in the hands of their original owners, despite their

single-family configuration. In short, these houses
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represented an alternate form of investment for these

religious institutions.

Corporate housing development, on $he other hand, was big
. \ / ,
business. Two corporations shared the market - the Colonial
Building & Investment Association, and the Montreal Building

Association (M.B.A.). Both were joint-stock corporations set

up as shareholder owned companies. In each case the
shareholderc were among Montreal's leading financiers,
merchamnts and manufacturers. The | Montreal Building

Association was incorporated in 1868 having set out, in rather

guaint terms, its purpose:

Whereas the persons hereinafter named, by
petition, have represented that, mainly with the
view of meeting wants long and widely felt - of
providing increased and improved accommodation
for those large and eminently useful classes of
the community who, unaided, must remain unable
generally, to acquire it, and also of inducing
and enabling them, gradually to become owners
absolute of° houses or dwellings, such as
comfort, health and decency - require, - the
petitioners desire to engage 1in the business of
acquiring all such lands or lots, and erecting,
temporarily holding and afterwards transferring
or otherwise disposing of all such buildings,
houses, or other premises as dre or may be
necessary to meet the wants or supply the
reguirements above mentioned?2.

The statement of purpose sounds 1like a philanthropic
enterprise, but in fact those whose comfort, health and
decency they wished to pfomote by building houses for home

ownership tended, 1in fact, +to be their managers, chief
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. cashiers, factory superintendents, brokers and agents. .This
apparently was what “they meant by "useful classes of the
community”. Their houses were luxurious by 1870s standards.

The Colonial Building & Investment Association was much
more frank about its purposé:

~

Whereas the persons hereinafter named ... have

petitioned for an Act ¢f incorporation ..,

whereby powers:-may be conferred ... for the:
purchase of building materials, to construct an

improved class of wvillas, homesteads, cottages,
_and other buildings and premises and to sell or

let the same? 3,

A

AN

This it did, building far fewer houses than the M.B.A. (only -
30), but building innovatively. Its houses were distinctive,
and avant—gafde in design., They were also unabashedly

luxurious,’

The Montreal Building Aséociation was the city's largest:
housing developer. With 167 houses to its credit, 'according
to 5ur permgts; it alone represeﬁted 3.3% of the city's new
housing produced during thé\1866—1880 building cycle. It was
definitely a fogce po be reckoned with. Despite the volume,
or ‘perhaps becapse of it, its prodpcts followed standagdized
techniqﬁes; Virtualiy all its houses had mansard roofs, were
of brick or- stone masonry construction and featured a

basement.
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The M.B.A. had two specific markets 1in mind for its
‘houses. One was the luxury market which it met by building
its standard two-and-a-half storey model . in nortﬁern
Saint—Anto&nelénd Saint-Laurent Wards. The other was the more
'quest one-and-a-half storey model aimed at the,white~coliar
fringe =zones of northern‘and southern Saint~Anto&ne, and
especially -northern  Saint-Louis Ward. The M.B.A. was
instrumental in helping to carve out the singlé~family house
pocket in this area .(see Apperidix, district 15). The ethnic

‘division of Montreal was apparent in. the M.B.A.'s complete

‘absence from the housing market = in affluent wvestern

ISaint—Jacques Ward. This was a natural market for its house
models, but was also the home of the French élite, while the
M.B.A. was run by individuals from the British élite.

The M.B.A. made one -very significant departure from its
standard offerings, 1In 1873,‘with'se§eral years of‘successful
constructipn behind it,  the company ventured into
working~c;as§ Montreal., It built six narrow single~fami;y
houses across the tracks in southern Saint-Antoine Ward. This
was duplex and tripiex Eerritory. The houses were of a
plankwall construction, featured two storeys and had a flat
roof with no basemenf, a departure., in almost every way from
the M.B.,A.'s architectural practice. Evidently the project
was not profitable enough'as the company did not repeat the

L.

experiment, retreating instead to its familiar ground up the

\
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slope nearer Mount Royal.

\
5
\

. From a design point of view, the Coloniéi Building &
Investment Association was a precursor. Builders wogid catch
up to its architectural innovations 15 to 30 years later.
However, it was the Montreal Bﬁilding Association which
created the real model for successful housing development.
Its repetition of qtandard tried—and~true'h6using models, even
if somewhat conservativg, with a corporate structure capable
of comménding respect in the money market, was the formula

which would be used increasingly during the twentieth century.

The performan%e of iﬁstitutional and corpo:ﬁte developers
demonstrates the dichotomy in Méntreal's houging market//mThe
fact that they restricted themselves to a- 1uxu?y//%ousing
market points to its higher préfitabiljty; The'fgct that the
few forays inté,,Montreal's working-class markets were not
repeated says a lot. about housing development for the poor.
it was~impossible to build soméihing ﬁ?é yorkﬁng class could
afford to pay for and expect to come awgy with a léfge profit.
That market was therefore left for the local carpenter-joiner,

carter or grocer.

The quintessential house builder .in Maontreal was -a
French-Canadian petty commodity producer. He was essentially

an artisan drawn from the building trades. He bullt one to

M
s
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four houseé, almost always duplgxe;, during the course of the
1866-1880 building cycle. If he was successful he went on to
become a full-fledged contractor. He was imitatgd by others,
especiqlly local retailers énd{artisans outsi@e the building
t;ades, .also genéral;y French-Canadian. \Other imitators
included French—Canadiaﬁ blue-collar workers wﬁﬁ were smaller
scale still in operations (one to two houses). iogether,
these individuals,. whether grocer or 1labourer, bu%lt up

Montreal's new housing bit by bit in every corner of the city.
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CHAPTER SIX N

FINANCING NEW HOUSING

THE MARKET FOR MORTGAGE MONEY

The financing of housing development, just as much as the
social origing of housing developers, is another key area of
ninetéenth*century urban research which has received 1little
attention. If we are to understand the role of" housing as a
spatial sorting mechanism of urban society, both the producers
of housing and their means must be exposed. This thesis has
sought to explore the producers of Montreal's residential
buildings through an exhaustive study of one entire building
cycle. Looking into how these producers found financing for
their production demands an even more complex study, which is

unfortunately beyond the scope of this thesis.

We are able to add to the knowledge of the financing Pf
nineteenth century urban development by undertaking a few
strategically planned ~areas of research. These shed
considerable light on the house construction financing process
in Montreal. It 1is hoped that the results will encourage
other scholars to begin researching the financial history of

housing.
The starting point of our discussion on the capital
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market in housing development in Chapter One centered on the
presumed low profits, high riék and slow turnover associated‘
with construction financ;ng. Theoretically, the supply of
funds for- residential construction was a residual flow from
the capital ‘markets. -This implied that financial institutions
would génerally shun such financing endeavours. VYet jdét as
surely as housing was being built for profit, so there had to
be a market for mortgage money. Since few houses were built
by individuals strictly for their own personal consumption,
the market for mortgage money had to be a substantial one [see
Chapter Five]?!. Between 1868 and 1877, excluding 1872 for
which we have no data, the building permit records reveal
1,572 different builders or 94.5% of all non-institutipnal
permit hoiders were building for profit?. Since "speculative”
housing construction was the norm and Montreal was such a fast
growing city [see ,Chapter Three], the m#rket for mortgage

money must have been importarit.

If housing 1is a branch of- commodity production and is
bought and séld in ordef to reap potential profits at every
transaction, one doﬁld'expect that a specialized segment of
the capital market wouldirdeyeiop to provide funds for this
branch of the capitalist econoemy . Normally this would take
the form of an institution set up‘as a financial intermediary
designed to buy and sell capital while using 1land and any

buildings erected thereon as collateral for the extension of

.
Y
S
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mortgage financing. Although Montreal was the largest urban
centre in Canada, and oriented heavily toward housing, for
profit, there was a surprising weakness of institutional

mortgage financing as we shall see.

Most of the specialized forms of institutional finaﬁcing
we know today were developed in thé nineteenth century.
Montreal was the location from which most of the country's
capitael developments such as railways, steamship lines, and
factories were organized and financed, or at least th;ough
which they were handled. For the large amount of financing
originating in Great Britain, Montreal was the intermediary,
containing the largest number of financial heéd ofices and
Canadian offices of British and American financéal

institutions?.

Aside from lttle tidbits of information which appear from
time to time in various researchers' work, we owe what we know
about mortgage financing in the nineteenth-century Canadian
urban context to Edward Neufeld. There is nothing else even
approaching a systematic or even monograbhic'treatment of the

subject. Neufeld, in his seminal work, The Financial System

of Canada, devotes an entire chapter to the development of
building societies and mortgage loan companies :° .Canada‘.
The subject of mortgage financing crops up elsc.here in his

book as well. By force of circumstances, Neufeld will provide

~203-



the basic frame of reference for the ensuing discussion of
mortgage financing in 1870s Montreal.

2

The aims of this chapter are }imited, insofar as the
Kbuilding permits on which this thesis is based yieldedl no
iinanciai information whatsoever. New sources of material
must be examined if the mystery suriounding the finaﬁcing of .
housing is to be unlocked. The st}ategy pursued " is to first
complement Neufeld's work by providing a closer examination of
Montreal's institutional mortgage lending network in the

1870s. Neufeld focussed mainly on developments in Ontario.

With material generated from John Lovell's City Directory,

Charles Goad's 1881 Atlas of the City of Montreal, the

Government of Canada's Séssional Papers and Canada Gazette,

'

and both the Statutes of Canada and the Statutes of Québec, we
will be in a position to fill the void in knleedge concerning

’

the state of mortgage financing institutions in Montreal.

- Secondly, a more intimate look at the realities of
financing housing construction and how builders coﬁed.with the
problém will be done through)very selective readfnés of Deed
of Sale aﬁd Deed of(Loaﬁ records contained in the Government
of Québec's‘Montreal‘Registry Office. These are copies of the
notarized documents affecting urban propgrties. Three case

studies will be undertaken of ,the actual financing of newly

built-up streets in Montreal, These case studies were
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selected to illustrate in depth the development histories of

three key types of houses in ‘three neighbourhoods of the
1870s. . .

One, a case study of wélfe Street in Saint-~Jacgues Ward,
represents working-class Montreal with its.ciassic fourplexes
‘in a row, A second case study examines Drolet Street in
Saint-Louis Ward where one of the many large developments of
small single-family row housing in a burgeoning white-collar
neighbourhood was located. Finally, in a third case study, we
will look at housing near the top of the hierarchy by choosing
an example of luxury houses on Sherbrooke Street in
Saint-Antoine Ward. ' Before examining mortéage financing at

"the builder's level, let us first look at the framework within

which such financing operated.
MARGINAL FORMS OF INSTITUTIONAL MORTGAGE FINANCING

To gauge the amount of institutional mortgage financing
and to find the sorts of institutions involved in such
activity 1in Montreal, we will examline Charles Goad's 1881

Atlas of the City of Montreal, which shows the owner of every

building in the city?®. The mortgager or lender is not
normally the legal owner unless thé mortgagee cannot meet his
financilal obligation. 1In cases of default, repossession would

cause the mortgage lender's name to appear in the Atlas. 1f
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that lender was a corporation, then its hame should s0 appear,
giving us 8 rough idea of what corporations were involved in
mortgage lending. Repossessioﬁs should be plentiful as 1881
was ‘a year of economic _depression. The fiqures provide a
rough indication of institutional mortgagor patterns in a
snapshot at the end of our building cycle {(consistent with the
scope of this thesis, only residential and mixed
residential-commercial buildings were verified). Of course
the unknown element in this exercise 1s how many repossessions
were initiated by private individual mortgage lenders. We

will come back to individual mortgage lenders later.

Oonly a handful (0.4%) of residential properties vere
listed under. the ownership of banks in the 1881 atlas. éut in
other terms, charté:ed banks held one-tenth of the residential
buildings repossessed by financial institutions [see Table
6.1]. Because the Banque d'Hochelaga and Banque Ville-Marie
appear repeatedly on lnew resideﬁtial ~buildings, we 'suspect
that they were engaged in illicit mortgage financing. Or they
may have been discounting notes from merchants which included
credits extended by the latter to others for housing

construction.

Following British practice, Canadian bank charters
generally prohibited the banks from lending mortgage money,

)

and charters granted or reviewed after the Act of Union in
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"TABLE 6.1 RESIDENTIAL BUILDINGS OWNED BY FINANCIAL INSTITUTIONS
MONTREAL, 1881

W
£, 0w
- 1 -
v Z a8 3
R B P B
S 83 5 E5
I
S 5 £ gy B |88
[&] (Al 5 v —
5 B OE 5 3 | #3
S o> w L E g i~
< Z Do 1) 353
WARDS: ° - - mox & < x
STE~ANNE ¢ 0 6 47 53 1982 -
ST~ANTOINE 30 0 0 77 107 4171
ST~LAURENT 0 0 0 9 9 1910
ST-LOUIS 0 1 54 63 2373
ST-JACQUES 9 0 0 130 139 2552
STE~MARIE ‘ 18 0 0 265 283 2594
TOTAL: 65 0 7 582 654 15581
. PERCENTAGES: 10 0 1 89 100
PERCENTAGE OF ALL| t
RESIDENTIAL BUI- |- - ' ' ' ;
BUILDINGS 0,4 0 | 0,04f 3,7 4,2
Chartered banks: Banque d'Hochelaga 30
Banque Ville-Marie = ' 22
Bank of Montreal ]
Banque Jacques-Cartier 4

Insurance company: Sun Mutual Life Insurance 7

NOTE: Ownership 1is equated with repossession by reason of default on
mortgage payuents to the financial institution in question. An addi-
tional 47 houses in St-Antoine and 6 more in St-lLaurent Wards have
been omitted from the count as these were built directly by building
societies according to building permit records. They might well have
been repossessed bur more than likely reflect lingering ownership

by the building soclety that built them, justifying their omission
here. :

SOURCE: Charles Goad, Atlas of the City of Montréal (1881).
1




1840 specifically included provisions prohibiting banks "from
lending on the security gf lands [and] houses .., or holdiné
lands or houses except for .the transaction of their
businessg"¢. The regulation did not entireiy prevent the
practice, For example, illicit operations were made obvious .
during, the spectacular failure of the prgstﬁgious Bank of
Upper Canada in 18677, /

The official returns of the chartered bankL for 1875 show
nationwide average monthly assets of $744,000 in real estate
6ther fhén bank premises, a mere 0.4% of their total assets®.-
Both .the nationa) statistics and our invéstigation confirm
that charterédﬁ bauks, despite their vast ‘capital«resou;ces,
hay be reasonably exclﬁded from fﬁftﬁer Study‘of’ mortgage
financing. |

v \ L

Savings banks, on the other hand, held no \residential
préperty in Montreal in 1881. This is not‘surprising as by
1871 there were only two privately controlled .savings banks
(one in Montreal and one in Quebec Cit§), a handfui of’savings
branches run by the chartered béhks, and a string of savings
banksloperated by the Federal Government generally through the
post Office!, Moreover, lpans on real estate were prohibited
by lawl®, Gone was the possfbility that Sam Warner notes in

Boston's case: Massachussetts, since 1834, "had established a

number of mutual savings banks that served as a useful means
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of gathering small savings aﬁd pooling them for mortgage
investme‘nt“.x Small inyes‘tors could not turn to this source
pf capital funding for housing const'ruction in Canade;. -

-~ :

What about insurance companies? Along with the chartered
banks, they were among the most ’powerful and fastest growing
instruments in the circulation of capital. Property and
casualty insurance companies’ were not likely to mobilize-
capital for i\ong—term investments, as the 'nature of their:
business was short-term policies, and ‘claims against them
‘varied from year to year‘i. Life insurance companies though,
were und'o,ubtedly a vital source of real estate 1mort§age
c’apitél. They were. allowed to invest their funds in real
estate and by 1881 about three-quarters of their total assets
were in‘ real estate mortgages and bo’nd‘s“. Life insurance
business was split up between Canadian, American and British -
firms, the “Amefic;sns being responsible for about half of all
life insurance in force in Canada in 1875, \wlith Canadian and
British firms dividing up the other half. Monﬁreal was thé
locus of 21 out of 29 foreign firms maintaining head offices
or chief agencies in Canada, but only two of the seven native

life insurance companieg*.

The Goad Atlas of 1881 shows only seven residential
buildings (three properties) held by an insurance company, the

Sun Mutual Life Insurance Company. This represents only 1% of
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all suéh buildings owned by financial institutions [see Table
6:1].‘ What happened to the 73% of , insurance assets invested
in real estate in 18817 It must be rememperedythat the
majority of insurance firms located in Montreal were foreign
and these companies tended to siphon their funds away té their
codntry of origints, Alsoc Montreal's two native companies
were new to ;he business in the 1870s. The real heartland of
the native insurance business was in Ontario,

It is possible that insurance companies were also very
selective as to where they invested their funds, preferring:
wealthy neighbourhoods to poor onhes or | perhaps larger
commercial properties in  the downtown areas to small
residential properties. Their strong concentration on huge
office projects in Canadian central business districts today

lends credence to such a possibilityls.®

Or perhaps their
mortgage financing went into land speculation and subdivision
instead of buildingé,‘ the arena of an entirely different set
of investors and segment of society. Land ‘speculation was a
pursuit enjoyed by the b&urgeoﬁsiel’, not by the typical
Suilder who operated at a very small scale of investment. It
was the bourgecisie who controlled life insurance companies in

the 1870ste,

Further vresearch into insurance company records could

clarify their role 1in real estate investments. One thing
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appears certain. Their involvement in small-scale residential
construction, the type that dominated Montreal's housing

industrf, was probably nil,
BUILDING SOCIETIES AND MORTGAGE LOAN COMPANIES

What does stand dut in Table 6.1 1s the heavy
participation of building societies and mortgage loan
companies 1n the mortgage financing business in Montreal.
They were active in virtually every ward of the city except
the central business district. As measured in 1881 [see Table
6.1], the building societies were responsible for B9% of all
repossessions by mortgage financing institutions. What is
even more striking,is that the location of these repossessions
is almost exclusively in new areas of development. As none of
these repdséessions occurred in new wealthier areas of the
city, we can deduce that the building societies at least

played an active role, in financing construction in

working-class areas, -The potential for a 1ink with our
small-scale builders 1is strong. We will come back to this
link in a case study of Wolfe Street. First we need to

understand how these institutions were structured, how they

functioned, 4nd who was behind them in Montreal.

"

Building societies and mortgage loan companies were near

the peak of their development in the 1870s. They would be
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gradually superseded by trust companies beginning in the
1880s1?.  There were two fundamentally different types of
mortgage lending institutions, both formed during the 1840s.
There were the mortgage loan companies set up on commercial
principles and the terminating building societies, frequently
called mutuals, set up on co-operative princibles’”. Mortgage
loan companies, és the name implies, were in the business of
extending locans on the security of real estate, generating
profits from the transaction for their shareholders. They
originated in Great Britain and were designed to fill the need
for long-term funding as opposed to the commercial credit
provided by the banks which was inherently short term 1in
nature. Their niche 1in the capital market was the financing
of real capital investments and facilitating the transfer
(i.e. resale) of such fixed assets?*. Their clientele might
include land speculators, farmers, -builders, buyers of
existing buildings and even commercial interests who were
interested in building or expanding tﬁeir—premises. Mortgage
loan companies were, therefore, joint-stock or like
corporations formed to provide funds in the broad- field of

mortgage lending.

The other type of mortgage lending Iinstitution was
fundamentally different. This was the terminating building
society. It was set up as a closed circle of investors who

pooled their capital and drew on the collected funds one at a
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. time. When each member‘ had had his turn, the profits were
divvied up among them and the society was terminated?2?. The
terminating nature of such organizations was only a way stop,
however, 1in an evolution that rapidly brought agout other
;orms of mortgage lending insfitutioﬁs. The .most important
change occurred in 1859 when the Canadian ‘Government brought
in the Permanent Building Societies Act. Followiﬁg British
precedent in 1846, the new act embodied the realization that
there were two groups of people interested in dealing with
building societies : non-borrowing members who were interested
iq investing in  them, and borrowing members who were not
interested in investing in them2?. A permanent building
society was an ihstitution set up to collect investment
capital and lend 1t out to the builders and buyers of real

estate as a purely commercial proposition.

The new Act was a step forward in the evolution of

!

mortgage lending institutions because:

... theoretically its 1life was perpetual and
because it began to accept deposits, Its life
was perpetual because of an arrangement whereby
a new group of members could begin a new cycle
of share payments on. the first day of each
month, in contrast to the former arrangement
whereby a new member, if he wished to join a
society after it had begun operations, had to
pay up all past instalments. . A further
improvement was that the duration of 'share
payments was fixed, not indefinite ... [Its
capital] was revolving capital and its
permanency depended on a steady stream of new
members or of o0ld members subscribing to a new
cycle of shares, [Thus] the act of 1859 1s an
important one, not only because it permitted
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capitalization of shares, but alsc because it

formally recognized the practite of societies

taking deposits and excluding borrowing members

from profits?t,

Although terminating .building societies - were still
possible, there was henceforth a new breed of building society
which resemblgd joint-stock companies and hardly differed from
the traditional mortgage 1pan" ‘companies. The practical
difference, lay in the fact that ‘mort'gage loan companies could
issue debentures, a valuable toizl in attracting capital. Even
that right was extended to an Ontario permanent building
society in 1873, After that the floodgates opened, and the
larger building societies were allowed to.mvest in government

securities?®, The change was formalized in Québec in 1877

with the passage of an act?s.

By the mi1d-1870s, permanent building societies and
mortgage loan companies were basically the same and the
evolution continued intc the 18B80s with the formation of trust
companies. There were more differences between individual
companies of whatever category than between categories as they

were set up under a variety of governmental jurisdictionsz?.

Montreal had many mortgage-lending institutions during
the 1866-1B80 building cycle. They came froma wvariety of
backgrounds, legally speaking , and were well rooted in the

several dominant ethnic groups of the city. They also evolved

-214-



structurally during the course of the building’cycle, some
extending the scope of their business, others fading into
oblivion. Montreal entered the beginning of the ™ cycle with
seven mortgage—lending institutions, reached an all-time peak
in 1876 with 29 societies and companies, and ended the cycle

with 23,

Following the basic structural cleavage betwéen
terminating building societies on the one hand, and permanent
bui 1ding societies and mortgage loan companies on the other
hand, our Montreal institutions are separated into generically
labelled ‘"co-operative" and "commercial" mortgage lending
institutions. The former category includeg building societies
based on co-operative pr..aciples where shareholders were
members in ‘a financial structure generally designed to
accommodate the small investor. These were often called
mutual building societies, The other categorf includes a
variety of mortgage lending institutions operating on purely
commercial principles. These companies were generally aimed

at the bigger investor and were profit-oriented.
CO-OPERATIVE MORTGAGE-LENDING INSTITUTIONS

The co-operative building societies in Montreal fell into
two main groups: termiﬁating buildings societies and trustee

builaiﬁg societies. In the 1866 to 1880 cycle, of 21 new
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co-operative societies, the majority came from the francophone
sector of the city [see Table 6.2]. While terminating
building societies in Ontario were on their way out by the
1870s, they seem to have been in full flower in Montreal?®.
The sudden emergence of French terminating building societies
15 especihlly noticeable [see Fig.6.1]. Perhaps a lag factor
due to language was the reason, since these were institutions
of British origin. Or perhags iﬁ/waé due to the very recent

nature of French-Canadian mass migration to Montreal2?,

Besides being Sverwhelﬁingly French 1in.character, the
social and spatial origins of the officers and directors of
these terminating building societies reveal a lot about just
who among Montreal's francophone popuiétion was undervriting
mortgages. Using the social class typology developed 1in
Chapter Five, we find that 19.7% of the officers and directors
Qere members of the bourgeocisie (merchants and manufacturers)
.while 70.5% were members of the petite Dbourgeoisie. The
iatter can be broken down into the following groupings: 34.4%
were 55 the t;aditional petite bourgeoisie (grocers, dry goods
storeowners, édealers, contractors, all of whom owned their
work premises); 21.3% were professionals (advocates for the
most part) who can be placed with the petite bourgeoisie by
virtue of iheir_ownership or control over ‘their workplace; and
finally 14.8% others were closely identified with the

bourgeocisie and exercised a huge degree of control over
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TABLE 6.2 CO-OPERATIVE MORTGAGE LENDING INSTITUTIONS
MONTREAL 1866-1880

i

TERMINATING BUILDING SOCIETIES
Montreal City & District Bldg. Soc.
Soc. de Cons, Canadienne de Montréal
Société de Construction Montarville
Société de Cons. Métropeglitaine

Soc. de Cons, Mutuelle des Artisans
Société de Construction du Canada
Dominion Building Society

Société de Cons. de Maisonneuve
Jociété de Cons. de Saint-Jacques
Sociét¢ de Construction Nationale
Soc. dg\Cst. du Comté d'Hochelaga
Soc, de Cons, du Coteau St-Louis
Soc, Mutuelle de Cons. Soulanges
Soc. Cdnne-Frangaise de Cons. de Mtl
St. Mary's Building Society

TRUSTEE BUILDING SOCIETIES
Montreal Mutual Building Society
Provident Mutual Building Societly
Commercial Mutual Building Society
St. Ann's Mutual Building Society
Irish Mutual Building Society
Canada Mutual Building Society
Imperial Mutual Building Society
Victoria Mutual Building Society

NOTES Was founded ca, 1863.°

oo

cap., 40).

)

societies urder same name.

d Name changed in 1877, 'without change

Was founded in 1857- (see Statutes of

See Table 6.6 for reincorporation as

OPERATION
+1866-1868
+1866-1868+

18672-1879

1872-1880+

1872-1880+

1873-1876

1873-1877

1874-1876

18741877+

1875

1875-18B78+

1875-1878

1875-187%

1875-1886+

1876-1877

1867-1880+
1871-1880+

. 1873-1880+

1875-1880
1876-1880
1876-1880+
1876-1880+
1879-1£80+

NOTES
a
b,c

Quebec 31 Vic.
permanent building

in structure or

status, to Dominion Mortgage Loan Co. (Statutes of

Canada 40 Vic. cap. B80).

+ Means the company was in operation before or after

our study period.

Most building societies were incorporated in one language

only. Those that did have bilingual titles are listed here
under the language of their executive officers.

SOURCES: John Lovell (ed.), Montreal Directory, 1866-67 to

1880-81, Statutes of Canada, Statutes of Quebec.’

-217-



1

FIG 6.1 ETHNIC IDENTITY OF CO-OPERATIVE MORTGAGE LENDING
INSTITUTIONS, MONTREAL 1866-1880 ’
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NOTES F = Officers and directors have French Canadian names.
1 = Officers and d}rectors have Irish names,
B = Officers and directors have English or Scottish

(British) names but may include a2 few Irish as well.
Societi1es were reincorporated as permanent building
societies,

*
"

®

See Table €.2 for names of Socleties.
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capital by virtue of their senior managerial occupations
, (secretary-treasurers and cashiers - i.e. general managers -
of financial institutions). The remaining 9.8% were members

of the working class or building trade artisans.

This  dominance by the French petite bourgeoisie
especially wholesale and retail grocers, dealers, and
advocates is readily confirmed in spatial terms. Looking at

the place of residence of these 79 directors and officers, an

overall pattern becomes very clear, A small part of
Saint-Jacques  Ward, specifically Saint-Denis, Berri,
Saint—-Hubert Streets and linking cross—streets south of

Sherbrooke Street, was where 33% of them resiaed. This was
precisely the locus of Montreal's francophone bourgeocisie
during the latter third of the nineteenth century?®°., Arother
20% of all directors lived on adjacent streets in lower
Saint-Louils Ward, especially Sanguinet, Sainte-Elizabeth and
Saint-Germain (German) Streets, and a further 15% came from
nearby lower Saint-Laurent Ward and 0ld Montreal. Not a
single director came from the anglo-bourgecis heartland in

northern Saint-Antoine Ward.

It would appear that most terminating building society
directors were not directly concerned with housing
construction. Only a few were found in the permit records.

For the mcst part, shareholders of terminating bullding
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societies must have 'been interested maihly in buying used
housing as an investment as evidenced by the sudden expansion
of - such societies between 1871 and '1875, when building
activity was subsiaing. We are left with the impression of a
French~Canadian petite bourgeoisie , emerging from the
§aint—Denis corridor to found a series of co-operative
‘building societies, with the intent of investing in post-boom
housing as a means of furthering its economic progress.

The trustee building societies wvere creations of the
anglophone segment of the population, including the Irish.
These societie5 had two features distinguishing them from the
terminating societies. They had long lists of dire;tors, and
officers and directors turned over every two to four years.
The other feature waé their highly organized nature. All had
advocates, notaries, surveyors and an auditor on retailner.
With this expertise, the financial ‘affairs of these societies
seem to have been better ﬁanaged than those of the French
terminating societies where bankruptcies were frequent. The

three trustees appointed at the top of each organization were

the quarantors of clean operations, doubling the traditionally

elected executive of president, vice-president and
N
secretary~trea§prer. These societies were designed to be
N ,
professional. \

The members oé these trustee building societies also
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exhibited somewhat different spatiél and social patterns from
those : of the simple terminating societies, The city
directories give complete ligts of the directors of all eight
societies. The first .one to be founded, the{Montreal Mutual
Building Society, had minority French pgrticibation‘on the
board, while fivg others were run by BEhglish and Scottish
directors, The gther two were exclusively Ipish [ see ?ig.
6.1.)]. They seem to have been formed at regular intervals
over the course of the building cycle. All were in operation
at the end of the cycle. Like the terminaging "bhuilding
Asocietzes just examined, only a mipority qf the directors were .
picked up in the pernit recordg, signifying that most were

probably investing in houses already built.

The trustee building societies 1like the terminating ones

-

wvere dominated by peiit bourgeois eléments of society (44.6%
of the 85 officers and direct;rs ‘raced). They were dealers,
grocers, dry-goods storeowners, and small merchants for the
most part. The real difference lay in the par&icipation rate
of artisanal and working class Elements. A mere 10% of the
direcéofs of the terminating societies, they formed a hefty
37.7% of the directors of the trustee societies, quite
competitive with the group of small businessmen, A
*white-collar group ofvclerks and bookkeepers and a blue-collar

éfoup of skilled workmen plus a few independent artisans made

up this aimportant group. '~ Clearly the social base of these
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trustee building societies was broader and somewhat lower down
the social ladder than their cousins, the terminating building

societies.

Just as significant and as distinctive were the spatial
patterns of residence. The officers and directors, being
mostly English-speaking, were predictably mostly West~End
residents. They lived in wealthy Saint-Antoine Ward north of
Saint-Antoine Street (26%), in lower Saint-Laurent Ward (17%)
and in lower Saﬁnt~Louis Ward (12%). The southern portion of
Saint-Antoine Ward apéears to have missed out on involvement,
but Sainte-Anne Ward contributed a large portion of members

(37%).

Co-operative building societies as a whole would appear
to have Eeen used . to further the economic interests of the
petite bourgeoisﬁe, both French and English. The cleavage
between the two main linquistic groups appears complete. Even
their internal.management structures differea, the English
ones b?ing better organized and generally more successful.
Yet not to be overlooked was the sizeable participation rate
bf workers and artisans in English societies while the French

working class was noticeably absent from its co-operative

t

societies. ,

’e

The special case of. Sainte-Anne Ward should be underlined
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because its residents contributed so many directors to the
trustee societies. They appeared on the boards of every one
of these societies. Two were made up almost exclusively of
residents of Sainte-Anne, with the St. Ann's Mutual Building
Society catering to the ward's Irish population, and the
Victoria Mutual Building ~Society, headqguartered at Grace
Church (Anglican}, catering to 1its English populationiﬁmr\
Among working class districts, Sainte-Anne Ward stands out\\
again, as it did elsewhere in this chapter, for 1ts extremely
low rate of repossession [see Table 6.1} and in Chapter Two

for its extremely high rate of illegal housing.

1t is difficult to gauge the impact of <co-operative
building societies on housing construction. Few members turn
up, in  the building permits. It is quite possible that the
trustee societies were designed for the purpose of helping
members to acguire ‘homes, not invest in them, The French
terminating societies, on the other hand,‘appear to have been
designed as investment tools an@ may, therefore, have had an
impact on east-end housing construction. Further research
into these mortgage financing institutions 1is necessary té

highlight their role in Montreal housing.
COMMERCI AL MORTGAGE-~LENDING INSTITUTIONS
The evolution of the commercial institutions’ parallels
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that of the co-operative~ societies’,h except thaé the
commercials entered the 1866-1880 building cycle with a much
stronger base. They fell into three categories: permanent
building sécieties, mortgage loan companies, .and a special
group of housing development corporations which had the powers
of a mortgage loan company [see Table 6.3]. The'e;pansion of
permanent building societies took place early in the'cycle and
tapered off rapidly 2s the boom peaked and subsided (see Fig,
6.2). The permanent building societies and the mortgage-lcan
companies were well represented by both linguistic

communities.

Montreal entered the building cycle 1in 1866 with two
dajor English permanent building societies, the Montreal
Permanent Building Society and the Provincial Permanent
Building Society. Both had powerful financial backing and
both broke new ground in Montreal by 'transforming themselves
into mortgage loan companies with greatly expanded powers in
1875, - From straightforward permanent building society
operations with the right to grant only mortgage loans secured
by real property and to invest surplus funds iﬂ either bank
stock or public securities3??, they transformed themselves 1into
complex financial i1nstitutions.

In 1875, as the Montreal Loan & Mortgage Company and the

Provincial Loan Company, these mortgage loan companies
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COMMERCIAL MORTGAGE LENbING INSTITUTIONS

TABLE 6.3
MONTREAL 1866-1880

PERMANENT BUILDING SQCIETIES OPERATION NOTES
Montreal Permanent Building Society +1866-1875+ a
Provincial Permanent Building Society +1866-1875+ a
Soc. Perm. de Cons. du District de Mtl. +1866-1880+ b
Soc. de Cons. Canadienne de Montréal +1868-1880+ c
Soc, Perm. de Cons. Jacques-Cartier 1871-1880+
Société Permanente de Cons. Royale 1872-1873
Société Permanente de Cons. Mont-Royal 1875
Société de Construction Saint-Jacques +1877-1880+ c
Soc. de Cons. du Comté d'Hochelaga +1878-1880 c
HOUSING DEVELOPMENT AND MORTGAGE LOQAN ASSOCIATIONS
Montreal Building Assoclation 1868-1880+ da
Colonial Building & Investment Assoc. 1874-1880+
MORTGAGE LOAN COMPANIES
Trust & Loan Co. of (Upper) Canada +1866-1880+ e
Crédit Foncier du Bas Canada 1873-1880+
Montreal Loan & Mortgage Co. +1875-1880+ a
Provincial Loan Company +1875-1880+ a
Crédit Foncier Canadien 1876-1877
Canada Investment & Agency Co. 1879-1880+
Crédit Foncier Franco-Canadien 1880+
NOTES: a Reincorporated as a mortgage loan company with new

e

powers in 1875, the Montreal Permanent Building
Society becoming the Montreal Loan & Mortgage Co.,
the Provincial Permanent Building Society becoming,
the Provincial Loan Co.

Name changed in 1872 to Compagnie de Prét et Credit
Fonciers without change in structure or status.

Converted from terminating building societies of the
same name.

Reincorporated in 1878 under the name Montreal
Investment and Building Co. with expanded powers
commensurate with those granted to the Colonial
Building & Investment Association.

Founded in Kingston in 1843,

NOTE Companies incorporated under bilingual titles are
listed only under the language of their executive officers.

SOURCES: John Lovell (ed.), Montreal Directory, 1866-67 to

1880-81,

Statutes of Canada, Statutes of Quebec.
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FIG 6.2 ETHNIC IDENTITY OF COMMERCIAL MORTGAGE LENDING
INSTITUTIONS, MONTREAL 1866-1880

PERMANENT BUILDING SCCIETIES

1866 67 68 69 70 71 72 73 74 75 76 77 78 79 80
B B B B B B B B B *
B B B B B B B B B *
F F F F F F F F F F F F F F F
F F F F FF F F F F F F F
F F F F F F F F F F
F F
F

HOUSING DEVELOPMENT AND MORTGAGE LOAN ASSOCIATIONS

1866 67 68 69 70 71 72 73 74 715 76 77 78 79 80
B B B B B B B B B B B B B
B B B B B B B

MORTGAGE LOAN COMPANIES
1866 - 67 68 69 70 71 72 73 74 75 76 77 18 19 80
B B B B B B B'B B B B B B B B
: F F F F F F F F
B B B B B B
‘B B B B B B

F F

-
w
o <]

- Officers and directors have French-Canadian names
Officers and directors have English or Scottish
(British) names but may include a few Irish as well.
Societies were reincorporated as mortgage loan
companies.

NOTES F

=
i

*
il

See Table 6.3 for names of companies
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obtained the right to invest their surplus funds in municipal
and corporate debentures, Dominion and provincial securities,
and corporate stocks, not just bank stocks. They could
henceforth accept deposits like a bank and even 1issue their
own debentures. They could act as an agency and trust company
with the fiduciary powers af holding and investing securities,
mortgages, debentures and stocks, much like a modern trust
company. Finally, they «could acquire land and buildiﬁgs,
lease and sell and even construct houses, though this latter
right does not seem to have been exercised??, In short, these
two corporations, together with the <Colonial Building &
Investment Association founded in 1874 (which we will discuss
later), were the first true trust cbmpanies in Quebec and as
such were precursors of thec big trust company expansion of the

1880s and 1890s.

It is small wonder these two building societies gained
such sweeping powers from the Québec Legislature, once one
ascertains who was on their boards of directors. The
Provincial Permanent Building Society had Sir Hugh Allan as
its president, transatlantic and 1nland shipping magnate
withogt equal, railway investor and head of the first Pacific
ra1lway syndicate, president of one of the 1largest Canadian
banks, the Merchants' Bank, of the Citizens Insurance &
Investment Company, of the Montreal Telegraph company, of the

Montreal Warehousing Company and of @& host of cotton and,
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woollen mills and mining companies, plus innumerable other
directorships?+¢. His vice-president was none other than
William Workman, director of the Montreal City & District
Savings Bank and president of the City Bank, partner in one of
the largest hardware importing and manufacturing businesses,
former mayor of Montreal and a major land subdivider in the

town of Sainte-Cunégonde.

The other building society, the Montreal Permanent, had a
blue-ribbon 1list of powerful merchants on 1its béard. Its
founder was Matthew Gault, also founder of the Exchange Bank
.and the Sun Mutual Life Insurance Company. The board included
George Frothingham, partner with William Workman in both a
huge hardware importing firm and the St. Paul Shovel & Scythe
Works on the Lachine canal, Thomas Caveghill, one of the
ci?y‘s big grain and produce merchants, Frederick Kay, owner
of one of the large dry goods importing firms, Henry Thomas,
wholesale dry goods mercpant and president of the New City Gas
Company, and A.W. Ogilvie, thé flour mi;ling magnate and grain
merchant. These two building societies obviously had clout’in
the financial' and political arenas. All their officers and
directors, save three, 1lived in wealthy Saint-~Antoine _Ward

north of Saint-Antoine Street.

The francophone sector's credit instruments appear .to

resemble” one another. What we saw with 1ts terminating
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building societies seems to hold true with 1its permanent
building societies. It is not quite so easy, however, to draw
conclusions based on the ownership of tﬂese firms as we did
with the termidating societies. With the” exception of the
Société Permanente de Construction du District de Montréal,

none 1listed their directors in the Montreal Directory.

However, i1f their officers can be deemed representative of the
group, they were run by a petite bourgecisie made up of
commercial businessmen, professionals drawn from the legal
profession, and séniocr managerial people, Most lived 1in the
we§tern end of Saint-Jacques Ward, essentially Saint-Denis to
Saint~-Hubert Streets.
Bt N

The francophqne element of the populatioq entered the
1866-1880 building cycle with only one permanent building
society and no mortgage 1loan companieé:u‘ The fact that one
institution changed its oaame to iiie Compagnie de Prét et
Crédit Fonciers in 1872 did not in any way make it a mortgage
loan companf as it was afchange in name only and did not come
with any new pbwers or privileges?®. Three other permanent
building societies came 1n£g bging by cogverting the capital
of their terminating building societies into fixed capital?®.
Finally, three more building societies were founded as
permanent ones although two of them failed within a vyear or

two [see Table 6.3]. All these permanent building societies

operated with the simple powers granted by the 1861 Building
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Societies Act and its predecessors, allowing only mortgage
loans secured by real property and very carefully

circumscribing their 1nvestment of surplus cash,

Two mainly francophone mortgage loan companies were
founded during the building cycle. One failed while the other
survived [see Table 6.3)}. The survivor, The Crédit Foncier du
Bas Canada, was an innovation on the Québec capital market3’
and was designed to compete with the Ontario-based ‘Trust‘&
Loan Company of Upper Canada?®, This new company had
important backers from both the French and English élites in
Montreal, the French ones being numerically dominant. For
example, the Honourable Charles Wilson, a merchant and former
méyor of‘Montreal, ;nd senator of the Dominion Government
obviously had political connections. Both he and Charles §.
Rodier, a mérchant and manufacturer, were no strangers to real

estate development judging by what is known throuéh the

permits and through their earlier careers.

The backers also had links with other financial
institutions, particularly other building societies. Alfred
Larocque was a director of the Montreal City & District
Savings Bank ana president of the Artisans Mutual Building
Society; M. P. Ryan, a merchant and a member of the Québec
Legislature was vice-president of the, "Artisans";

Jean-Baptiste Lafleur, an advocate, was Secretary-treasurer of
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the "Artisans”. Thomas Caverhill, an important grain
merchant), was also vice-president of the Exchange Bank of
Canada and a director of the Montreal Permanent Building
Society. Interlocking directorships with other building
societies and financial institutionﬁ wvere important features
of mortgage lending institutions. Each building society or
mortgage loan company for which we have lists of directors
features two and sometimes more members who were on the hoards
of other building societies and banks., Bank connections were
undoubtedly crucial.
=

The Crédit Foncier du Bas Canada was limited to lending
first mortgages only, but could also make loans to
municipalities, corporations and "fabriques" (parish church
stewaFds). It could issue deBentures and take deposits. 1Its
key role was the granting of long—term {up to 50 years) fully
insured first mortgages. Two other mortgage loan compaﬁies~
joined the fray at the very close of the building cycle - the
Canada Investment and Agency Companf and the Crédit Foncier
Franco-Canad:ien.

The third category of the mortgage lending firms were the
houéing development corporations. - The Montreal Building
Association was the first and was founded &n 1868 by wealthy
backers with the express purpose of building houses, something

which it subsequently did quite well?®?., Although the building
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activities and boards of directors of this and the second
development firm - the Colonial Building & Investment
Association — have been discussed earlier [see Chapter Five]l,
their more purely financial transactions must be mentioned

here.

There 1s little evidence on which to form an idea of the
mortgage lending activities of these development associations,
although they vere empowered to extead such funding. In
addition to the many clauses dealing with'landlaqqu151tion and

housing development, the Montreal Building Association was &

mortgage lender. Its market, however, was probably as
restricted as 1ts development area ~ wealtﬁy upper
Saint~-Antoine and Saint-Laurent Wards.' An interesting

'

breakthrough in mortgage lending occurred when the Calonial
Building & Investment Association was incorporated in 1874
Here, for the first timé, a mortgage lending company in Québec
was.given fiduciary powers\similar to those of a true trust
company*®, This was the breakphrough that- the Montreal
Permanent Building *Soc1et; and the Provincial Permanent
Building Society seized upon in 1875, thus forming the nucleus
of Qdébec‘s new trusf'company industry.,vFinaily,,in 1878, the
M&ntreal Bullding Association, after a succe5§ful ten years of
building single-family houses, sought for itself the new

privileges granted the 'others under the name Montreal

Investment & Building Company*?.
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SOURCES OF FUNDS FOR HOUSE CONSTRUCTION

To better understand the rgle all these building societies
and mortggée loan companies, played in housing construction,
let us refer again to Goad’'s 1881 Atlas of the City of
Montreal. Grouping the Freﬁch—Camadian Lerminating and
permanent building societies, we find tha? virtually all their
names appear n 1t. All owned properties which had been
repossessed, Heyond the expected coﬁcentration of properties
in the francophone East-End, many of these building societies
appear on residential properties in’ the West End, including
Sainte-Anne Ward. They are absent only from the wealthy area
near Mount Royal. . The overwﬁelmdng majority of these
repossessed properties anywhere in the city wefe’\new houseé
built during the 1866-1880 building cycle. -1t is therefore
reasonable to suggest that these‘ffnancial institutions @ere

heavily engaged in the financing of housing construction.

These francophone terminat&ng and perménent building
societies had devéloped almost from gcratch at the beginning
of the building boom. They ’undcubtedly played d crucial role
'in housing development at least in east-end Montreal. They
were basicallchreations of the French pecite bourgeoiﬁie,
both commercial and professional elements., Their loan market
obviously was the faét expaﬁding francophone working-class

suburbs and secondarily the vwest-end working-class districts,
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These societies seem to have been all conceived and controlled
in the few blocks around Saint-Denis and Saint-Hubert Streets
south of Ontario Street, It is probably not too far from the
truth to say that French-Canadian professionals and
businessmen played a large role in financing the new duplex

townscape.

On the anglophone side, excepting the trustee builéing
societies which do not appear to have been involved in new
house construction, a small number of permanent building
societies and mortgage loan companies stand out. ‘Thesel
permanent building societies, together with the two hodbin@
development corporations, transformed themselves sfructurally
to form the nucleus of a new trust company 1industry. Their
ownership was i1n the hands of people who were members of
Montreal's anglophone élite and were either part of or close

to the organization of Canada's capital economy. They- had a

Y

major impact on new house construction,

’

~

The names of the Montreal Lganl& Mortgage Company and the
Provincial Loan Company (both former permanent buii&ing
societies) and the Trust ‘& Loan Company of Canada appear
freguently on repossesseé properties across the city in' 1881,
They were active . everywhere but nowhere mére than in \the

newest housing districts. The powerful anglophone bqurgebisie

seems to have competed in the same areas and in the same types
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of ‘housing as the French petite bqurgeoisie. These
English-speaking merchants and 1industrialists were apparently
no more strangers to tﬁe vast new east-end townscape of’
duplexes than 'were the French building society directors of
the Sainf-Denis Street Area. Big merchant—indusfrialist
‘capiéél definitely seems to have fouﬁd its way into the hands

of ﬁhe small-scale French-Canadian builder:.

But lest the role of the building society and the
mortgage loan compqpy in Montreal be exaggerated, it might be
wise to recall Edward Neufeld's analysis of mortgage lending
institutions iﬁ Canada: "Mortgage companies in general by the

. 1880s had experienced phenoménal expansion, accountin§ for
aboug one-quarter of the assets; bﬁ all f;nancial
intermediaries or about half as large as the chartered'banks"h
Yet he asserts that the industry was concentrated in Ontario

.in such a way that "in the year 1888, for example, 92% of the
‘assets of 78 loah‘gomganies {which represented nearly all of
the companies) arose froﬁ business in.Ontario*?, 'For a city
of its <ize, Montreql did not have that many mortgage lendingl
ihst;tutions. The total at the end of the building cycle wos
24 societies and_ycompanies in 1880; but three were in
liquidatiop. For a c}tylof 170,745 peoplé including- suburbs,
21 éct%ve mgrégagg lending firms, at a time when such
institutions were éupposed‘ to be at their historical climax,
was not an %mpressive total. ' We will compare these figures

I

«
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with building societies elsewhere in the En

world at the end of the chapter.

Besides the Ontario case, we Have a fey bu
 statistics for other cities in the English-speak
take a geographicaly 1.mote ‘example, Victo
Australia, which essentialiy ins the City
yegistered lSBi building societies ‘fk'gﬂ?é acc
local Building Societies Act¢?’. Clo%er t o home
associations were chartered between 1860
Philadelphia while Montreal had about eight. B
Montreal had 27 building societies and

companies, Philadelphia had at least 450 as

. active operation*+*.
In Baltimore in 1899, a city of just over 5
there were some 250 to 300 active building socie

Their capital was entirely 1local and ofte
small. Their members were chiefly artisa

glish-speaking

ilding seciety
ing world. To
ria State ih
of~ Melbourne,
ording to the
, 148 building
and 1869 1n
y 1876, while
mortgage loan

sociations in

00,000 people,

ties,

n very
ns and

mechanics, mill and factory hands, sometimes

laborers, often women. Some associations
based on ethnic solidarities ... Some
associated with a craft or shop ... Whi
investor class and institutions such as ch
held the ground rents, the working
contributed the 1largest share toward fin
the houses  through the building and
associations*?,

Montreal was a long way off from any of these mo

why remains something of a puzzle,
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Like in Baltimore, the Roman Catholic church played a
very conservative'role in urban development. The Church was
an important landowner. in Montreal, espediall} its religious
orders. . Hugé estates given to these ‘orders 5n the early days
of the colony  were located in strategic areas of
nineteenth-ceﬁtury development, primaril§ in' west-end
Montrealt®, Wh%le theﬂlcﬁurch in Baltimore derived large sums
from its ground rents, it is known that the Churéh in Montreal
derived iarge sums from thé subdivision and sale of building

lots on these estatest’., But neither made a serioqus attempt

to build or to finance construction.

It is apparent that a significant amount of mortgage

financing came from elsewhere, outside the realm of capitalist

financial institutions. . The seé;ch for mortgage lenders
finally 'nmarrows down to individual lenders*®, The local
lumber mérchant, the neighbourhood doctor, the widow =~ these

were the kind of people with sﬁrplus~funds, .who were willing
to invest them in a conservative mannér on:fhe securify of
something real, something palpable, something with obviously
accruing value - land and the’buildings erected thereon.‘
Neufeld notes the process in the context of 1840s Upger Canada

(Cntario): '

This demand for credit was first catered to by
the local investor through  barristérs and
solicitors, somewhat K in the same manner as the
local private banker provided commercial banking
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facilities., But the lawyer acted primarily as a

broker between borrower and lender and, of

course, as a legal advisert?,
Exactly the same could be said for Montreal, indeed for all of
Québec, by substituting the word '"notafy" for "barrister”™, -
"solicitor" and "lawyer". ‘Québec's notarial system provided

the tool for matching up lender and borrower,
FINANCING WORKING CLASS HOUSING CONSTRUCTION -~ A CASE STUDY

Ultimately it 15 . in notarial documents that the real
sources of mortgage funding can be wunlocked. One route 1s to
track the dealings of a particular building society, or a
known individual lender, through the Notarial Archives, once
the identity of the lender's notary 1s ascertained. Another
route is to conduct a search through the notarized ‘deeds),
orgaﬁizéd by property, at the District Registry Office. We
chose the latter route,

The area chosen 1s in the midst of the most intense zone
of housing development during the 1866-1880 building cycle -
east~e$d Montreal north of Sainte-Catherine Street. - That
slice of Salnt-Jacques and Sainte-Marie Wards from
Saint~Hubert to Papineau Streets running up to the Shgrbrooké
Street escarpment was almost wholly built up during this
building cycle, It was built up to ;éepommodate the swelling

ranks of French-Canadian workers. Practically ébe%y ' 5treet
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was built on Montreal's standard housing model, the two or
two-and-a-half storey duplex, usualiy in its quadruplex
configuration. Wolfe Street, between Ontario and Robin
Streets, was arbitrarily chosen to represent the district®e,
As bofh sides of the street were ostensibly identical, the

west side was chosen for the deed search.

The story begins in April, 1871, when the executors of
the Louis Boyer estate sold part of lot 974 to Augustin and
Olivier #obert for -513,000 ($1000 down payment and a 15-year
mortgage at 6% the first year, 7% for the remainder). The
purchase was for 90,105 square feet (8371 m?) of land, future
Wolfe and Robin Streets lnciuded; It was bordered by Ontario,
Amherst and Mignonne Streets, and the lot line between future
Wolfe aﬁd Montcalm St;eets. ‘Tﬁe transaction seems to have
been concluded between suppliers and buyers of provisions.
Boyer's sons, who were the executors, were 'part owners of
Boyer, Hudon & Co., produce, provision and grocery erchants’
in the wholesal;ng district of 0ld Montreal; Auguyétin and
Olivier Robert were each owners of a grocery, wine arnd liquor
store along Sainte-Catherine Street west of their Jand
purchasef (The Roberts also dabbled in housing construction as
we have -permits for three diffgrent buildings each, mostly

flats over , shops, located near their stores and‘ near their

Wolfe Street purchase, all built between 1868 and 1870.
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The next transaction occurred in May 1872, abogt a year
later, wlien the Roberts subdivided their parcel into 21 x 66
and 21 x 70 foot lots (6.4 x 20;1 m and 6.4 x 21:3 m) and
extended Wolfe and Robén Streets through their land. The
purchase and subdivision were timely as the permits show that
housing development was sweeping through the area, 1872 being
the peak' year. The lots were snapped up immediately. Our
sample contained 30 lots, numbers 61 to 90, most of which sold
between June anq August of 1872. Only two of the lcts did not

l

sell immediately.

The first houses were built by Olivier Robert himself.

His houses set the tone for the whole street. He built two

‘flat-roofed quadruplexes (eight flats) on four lots during

1872. These houses reflected what was being built all over
the entire district and his lot purchasers followed suit [see

Fig. 6.3].

i
!

Olivier Robert held onto the two guadruplexes for several

years. He rented the flats to. shoemakers, a baker, a sailor,

a carpenter, an engineer (machinist), a clerk and a teacher.

Aside from this rental income, he mortgaged the houses late
that year. He ga;nered $1800 for four years at B8% from Mary
Cushing, widow of the late Canfield Dorwin, a prominent
broker, and $2000 for ten years at 7% from the Sociéte de

Construction Montarville, both on the security of the houses
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F1G.6.3 FOURPLEX ON WOLFE STREET

An example of the typical fourplex built
on Wolfe near Ontaric in the early 1870s,
Saint-Jacques Ward. -
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and the land on which they sat. No doubt he had o“ther real
.esState projects élsewhere, because as a further démonstration
of how he could squeeze investment capital out of his assets,
he managed to obtain a large mortgage of $10,000 for five
yea\rs at 8% in June of 1873 from the Trust & Loan Company of
Canada on the strength of the debts oyed him from many of his
lot sales. He certainly was not allowing any grass to grow

under his feet.

The Roberts' lot \purchasers did not fare quite so well.
They were a mixture of workmen involved in the building
trades, and small retailers and local businessmen, precisely
the Isorts of people who dominated the building permit records.
They were drawn from the working class and the petite
boubrgeoisie, in roughly-—requal numbers.. Twelve -lotsl were
purchased by people whose occupatioﬁs vere carpenter,
plasterer, painter and joiner, while twel\;e more were bought
by people 1listed as a merchant jeweller, ‘the wife of a
hotelkeeper, a dealer from Laprairie, a brick contractor and a

"rentier et commercant"” (gentleman and dealer).

‘"The terms extended to all buyers were much the same -
$400 per lot ($700 for the lots nearest Ontario Street, an
important artery of mixed land use), no down payment required,
with l4-year mortgages for early buyers, l2-year ones for the

others, all at 7%. All buyers were required to build within a
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year and were forbidden tb erect tanneries, soap or candle
factories®!, The lots wvere mostly sold in foursomes, with
most purchasers teaming up to make the purchase. For example,
Narcisse Racette, the brick contractor, went before the notary
with Alphonse Saint-Jean, a plasterer, each to buy two lots,
Together they could pool their respective building skills and
contacts to complete each other's guadruplex. -In another
case, Joseph and Calixte Richer, presumably brothers and both
painters, purchased adjacent lots and borrowed from the same
sources at the same time, These unpofficial partnerships are
entirely consistent with the building permit £indings 1n
Chapter Five where evidence of family 1links or of mutual help

arrangements through complementary skills were uncovered.

The first sign of trouble occurred very early, by August,
1872. Pierre Piché, a carpenter, transferred four ]ots,.twb
t - Jean—Baptiste Houle, another carpenter, and two to Alphonse
Pauzé, a dealer. ' Each of the buyers took over the debt owed
to the Roberts f&r the land. Not a cent had been paid on the
land nor did Piché register a penny of' profit on the
. transaction, Obviocusly he had been unable to line up
financing for the building project. A similar situation took
place the following June when Alphonse Saint-Jean, 'a
plasterer, his one—year allotment to build expired and no
building underway, handed over two lots to Elie Archambault, a
joiner, with no profit on the transaction,

L4
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The remaining buyers proceeded fairly rapidly to line up
mortgaqge financing for construction, given. the stringent
building deadline. Seven of the eleven buyers took out loans
with the lcocal lumber dealers , Alfred Roy & Fils, for sums
ranging between $300 and $500 per quadruplex, (always with no
interest for the first three monpths, and 8% thereafter with no
fixed term to the debt which was secured by the lots).
Presumably this loan was to facilitate the acquisition 'of'
materials. Houses in Montreal were built with two-inch t£ick
(5 <m) solid plankwéll construction. Bricks were required
only for the tire walls and the venecer. Montreal houses weré
really heavy wooden houses, hence the imporpance of the local
lumber merchant. \

The Royé were astute businés;men used to dealing with the
poorly cabitalized builders typical of the area. By offering
no~-interest loans, they guaranteed the builders' patronage.
This allowed the builder to use the materials absolutely free
of chargé, carry the construction project three months closer
to completion and line up additional mortgage financing which
would pay off the Roys at the same time,. Should the builder
be unable to line up further financing, then the Roys, as
sec ond mortgagers, were counting on the accrued ‘'value of the
property imparted by construction in order.to claim the value
of part of it, Alternately, the unlimited term aliowed by the
Roys to the builder gave him the choice of paying off the loan

o
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in fairly tiny amounts. It was a business gamble that had its

risks but probably allowed for a profitable volume in sales,

The same seven builders took out\mortgages with building
societies anywhere from two weeks to two months after the Roy
mortgages. Unlike today's mortgage financers the . building
societies were willing to extend mortgage financing on
properties that were already twice ehcumbered. Neither the
Roberts nor the Roys were paid off at the time the buzlding
soc1etlesidrew up their mortgage deeds. In s1x cases, 1t was
the Société Permanente de Construction Jacqgues-Cartier
extending the funding; the seventh one was the Société
Permanente de Construction Royalek Each . burlder dbtained

between $llbO and $1200 for twelve years at 6% interest. The

seventh builder obtained $1000 for only 6 years at 7%.

What followed in all seven cases .was financial ruin.
Alphonse Pauzé, the dealer, and Philoméne Bétournay, the wife
of a hotelkeeper, had to <han&cthefr properties, complete with
quadruplex,‘back to the Eu1lding society. The transaétlon was
recorded as a sale equal to the amount st¥ll owing on the
morﬁgage,’presumably to prevent a formal default where the
building society might - have had to fight other creditors for
the equity. In the Pauzé Qcase the building society assumed
the 52024.64 debt owed 1t, the entire $800 debt owed the
Roberts, plus a small sum owed the city for a sewer connection

y ot
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on Wolfe Street; it acqguired title to the land and a
quadruplex/still lacking its brick veneer. In the Bétournay
case, the building society assumed the $2224.88 debt owed 1t
.and acqguired title to the land and what appears to be a

shbstantiaily finished quaéruplex.

Jean—Baptxéte Houle, the carpenter, had to hand his
property over to Alfred Roy, the second mortgagor, in April,
1873, with th; one-year deadline almést up; NO mention was
made ' of any building on the land but undoubtedly éqme
constructiocn had taken plage. The transaction was reéorded as
a sale, again to protect the mortgagor's interest in the
equity, and Roy agreed to take over the $800'mortgage owed to
the Roberts and the . $1100 mortgage owed to the building
society. Three months later, Roy sold the property, complete
with guadruplex, to Patrick Jordan and Frangois Bénard, other
lumber dealers, for $2000 plus the assumption of the $800
mortgage belonging to the éoberts. Jordan and Bénard vere
apparestly‘znvoived in all Stéges of the building industry.
They sold materials through their lumber business, they built
houses themselves; and they bought new rental properties as in

the present case.
Three other builders had to sell their properties with
partially completea quadruplexes, to outside parties, In each

case there was no profit, but the buyer assumed the
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outstanding debts, in one case, Olivier quette, the
jeweller, haq to bail out in September, 1872, only one month
after obtain{ng financing, while Elzéar Augé, a joiner, quite
possibly working for him, took.over the $2824.64 of debts owéd
to the Roberts and the building society. He successfully
completed th? bulla}ng. Joseph Richer, the painter, had to
sell his pro;erty and all its mortgages to Fran,cois Martineau
in August, 1873. The other painter, Calixte Richer, sold to
pPascal Hébert dit Lecompté, a carpenter. Thig turned out to
be a nightmare for -Hébert where the building contractor,
Ferdinand Gaghon, took out a lien on the property. It was

eventually seized and sold at a sheriff's sale to the building

society.

The seventh and last of the uhsuccessful builders was
Jean-Baptiste Marchand, a carpenter and joiner, who iost his
property including an apoarently finished quadruplex through a
seizure and sheriff's sale to the lot vendor AthStiq Robert
in November, 1873. The same day Robert sold the quadfuplex to
Henri Pépin, ;’ notary. Thus was the street bgllt up chiefly
through a string of failures.

Some builders didls howevef, manage to complete their
projects successfully.” Were they in any way different from
the others? :Interestingly, all three of %he builders who

completed their projects‘ without financial ruin, had gone
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directly to a building'soéiety, the Société de Construction
Canadiennne de Montréal, to negotiate substantial mortgages in
order-go‘ pay off the lot wvendors and finance coanstruction,
One can infer as evidenced by .the financing they obtained,

that their . credait standing was higher than the others.
\Nggc}sse Racette, a brick contractor, Elie Archambault, a
\ ﬁofner, both of whom appear in the building permit records for
other brojggts nearby, ‘and Jean-Baptiste Fortier, a dealer
from Laprairie,.borrowed between $1800 and $2200 for 10 or 12
\yEarB a£ 6%, for the construction of each of their

i

quaﬁfuplexes. Fortier, leased his building out for a
) neigﬁbourhood échool duri&g the winter of 1872-73, then scld
it for housing the féllowing spring. Racette and Archambault
held on to their properties for several years extracting

rental income before disposing of them.

Only one other builder remains to be dealt with ~and he
constitutes a special case, Pierre Sainte-Marie, "gentleman"
and dealer, was the buyer of the $700 corner loés. ﬁe also
( bought the adjacent 1lots on Amherst. Street behind. By
locating at the intersection of Amherst and Ontario, two
important mixed commercial-residential streets 16 east-end
Montreal, he held property‘of potentially high value. He
chose to concentrate aon th%vAmhevst rather than the Wolfe side
of his purchase, turning the lots around Kto face Ontario

Street. He lined up $1200 inﬁerim\one~year mortgage financing
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at 8% with Benjamin Limoge, a "bourgeois”, while ‘he was
building his three-storey buildings on the corner of Ontario
and Amherst. He must have previously obtained financing
elsevhere on some ‘other security. One year later he
remortgaqged the property, with its completed buildings, with
the Société de Construction Métropolitaine, of which he was a
shareholder, obtaining $3000‘1oan interest free. He never did
build on Wolfe Street but this does not seem to 'have'caused

any problem with the Roberts.

Exc]uding.Sainte*Marle‘s four lots and the two which did
not sell, the Wolfe Street sample yields 24 .lots on which
constructﬁog of twelve quadruplexes took place. - Of éhé
shccessfﬁl coméletions, two guadruplexes were built dlrectiy
by Olivier Robe;t; one of the subdividers, and three more were
bpilt Hy' Fortier, Archambault and Racette.  The seven
;emaining quadrup]éxes wvere not completed by the permit
’ holders, that is, the original builders. The‘factor that
seems to separate failed from successful buzlders'is building
experience. Not one of the failed builders crop up 1in the
pefhit records for 1868~7l/1873~%7. Apparently t hese were
first and last, ventures for them all. Conversely, the
successful builderé, except Fortier from Laprairie, do appear
in the‘permit records, once or twice prior to their 1872 Wolfe
Street developments. The general finding in Chapter Five of a

city built overwhelmingly by small-scale builders, and more
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particularly by one-time only builders, is confirmed here in

the case study.

The residents of Wolfe Street were overwhelmingly of
working class background. Of the 48 new residents listed in
the 1873 and 1874 directories as inhabiting our 12 fourplexes,
35 were clearly éf the working class, almost all in blue
collar trades (shoemakers, joiners, carpénters, stonecutters
and layers, carters, sailor, painter, plasterer, tailor and
labourers) with a handful in white collar jobs '{teachers, post:
office clerk). Ten other resid§nts might be qualified as
being petit,bourgeois or artisanal (gro;ers, bakers, butcher,
contractor, blacksmith, jeweller) and the balance comprises
thtee‘widows. ‘Oniy two of thé quadruplex buildefs aétuéliy
appeared among the residenté. ,

What this analysis of the legal' documents on ‘the
~developmeﬁt of Wolfe Street reveals, with its astonishing
‘number of prober;igs repossessed Ey'fihancial institutions, is

that the 1881 Goad atlas study shows bﬁt the tip of the
rléeberg. It is interesting to note that repéssessiohé by
corporate financiallingermediaries in'laal were'équal to 4.2%
of all residential buildings in Montreal {see Table 6.1]. If
we isolate only those districts dominated by new construction
ggrxng the 186&-1880 building cycle, then an even more severe

bicture emerges, especially with regard to the contrast
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between‘hew high-rent districts and new low-rent districts.
wﬁile in the new ricﬁ districts, 'corporate repossessions
represented slighﬁiy over 1%, in the new poor districts,
between 4 and 17 percent of the houses had Eeen repossessed by
financial institutions in 1BB1. In our. East End area, the
picture was even more/stark, EetdeeanQ and 17 pprcentsf.’(Yet
our Wolfe Street sample demonstrétéd; that a lgrger‘ shére of
properties were either seized by individual mor tgage lenders
such as Rox or Robert, or unloaded at a loss onto a new buyer
willing' Lo take on the accumulated debts. This leaves no
" doubt that Montreal housing was undercapitalized. Yet
somebow, with one mortgage on top of another, and often with
builders changed in ﬁid-construction, housing got Euilt.

'

~HOUSBING CONSTRUCTION FOR OTHER SEGMENTS OF THE MARKET

In cdntrast to the financial fiascos that surrounded
housing construction in working class Saint-Jacques and
Sainte-Marie Wards, dealings in newv "middle class"™ 5suburbs
like'éafts of “upper Saint-Louis Ward, or in the,hearfland of
'bourgeois Montreal - upper Saint-Antoine Ha{d - were much more
tranquil. In upper Saint-Louis, on Cadieux, Laval, Drdlet and

Saint-Denis Streets, where developers“created a single-family

housing enclave, larger scale operators dominated prodhction.
‘One of the largest suchqdevelopments occurred opn Drolet-
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Street. A consortium of real estate speculators, in a rare

case of involvement jh housing construction, had a row of 45

houses built, 44 little Gothic cottages 'and one two»storej'
duplex |[see Fig. 6.4]). The process was prderly. Benjamih -
Comte, a "bourgeois? according to the dgeds, a financi;r;
president'bf the Mutual Fire Insurance Company,' commuted his
huge tract of land in the North End of all seigneur:al keés fn
October, 1871, thereby translating it into the ﬁf;kﬁc: aleu
roturier” regime or freehold system®?. This event signalléd

.

that he was ready to sell.

A consortium of four members of the French-Canadian
élite, purchased the land in February, 1872, right at the peak
of the building boom." The purchase ‘price was $120,000 for
4,275,690 square feet (397,212 m?), with a $40,000 down
payment and 6% interest on the balance, plus a three cent
surcharge on every square foot sold for building 1lots,
eventually adding $128,271 to the purchase price. This meant
a full purchase price of 6# a square foot (63# per m?) as
opposed to 14f a square foot (51;55 per m?J for the Robert
property discussed earlier. Of courge, the Comte praoperty was
50 times larger.  The lowei\pripe may be attributable to the
scale of the purchase, and to the fac£ that the land was
further from thé,centre of economic activity, ﬁranslating’into
lower land values according to classic 1land value theory.

Actually, the Comte purchase was even cheaper when one
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FIG.6.4 SINGLE-FAMILY HOUSES ON DROLET STREET

Two-units of Place Comte, the 45 unit row erected
by David, Drolet, Laurent and Richard in 1873-4
on Drolet near Roy, Saint-Louils Ward.
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considers that half did not have ‘to be paid until the lots
vere sold. Thus the originpal capital outlay was a mere 3f a

square foot (31f per. m2).
[

\

‘Gustave Drolet and savére Rivard, both advocates, were
part ‘of thelconsortium, while Michel Laurent was a prolific
and well-known architect .(designeg of several 1important

,
French-Canadian owned. downtown buildings as well as much
-housing, incluaing, of «course, this row). The fourth mgmber
of the group waé Ferdinand David. Oraiginally a painter,-he

-

becamé a highly , successful building contractor during the
1860s,, cityAalderman’ and member of the érovincial,?arliament
at the time ofﬂthése real estate undertakings".‘ These people
had money{"professibnal kno;~how, and political connections,
the rthp recipe for successful neal‘estaté ventures.

The consortium filed subdivision ‘pléns in March, i872,
for the Montreal po;tlon'a;d in December, for/ghe‘ Viliage
Saint-Jean-Baptiste portion®s. At the same time -the. Roberts
vere suEdividing their p%operty down in the Amherst, WOiée,

Montcalm Street area, Lots were 20 x.72 feet (6 x 22 m), much

the same size;aé the Robert lots. They sold for ~about $270

undeveloped, or 19f¢ a square foot ($2.00 per m?), 1in sharp
contrast to the $400 the Roberts,were getting for their lots

on Wolfe Street at 29¢ a sguare foot ($3.11 per m?], Of

course, the original cost of the land would have been a majory
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factor. The mere act'of\~subdiv§ding waSJ a very profﬁﬁable
exercise, registerﬁng a 2i6% increase ‘in’ the price’of.land in
the Drolet Street case, 107% ig ‘the Wolfe Street ‘one.

The consortium then engaged 1itself in building the 45
unit row in one bl&ck"éf . its massive tract of land.
Constructioq began near Duluth Street in Village
’Saint—Jean—Baptiste early in 1873 and ran down the west side
of Drolet Street to Roy. Street by early 1874. The rov was
distinguished with the name "Place Comte", following Q'Brltish‘
t;adition of naming row house/coﬁstructions (and probably to
keep old Benjamin Comte happy as he was still owed a lot of
money). The houses were all soldybetween October, 1873, and

i

September, 1875,

No doubt the project was launched to stimuigte bui%ding
and to set the tbne for the type of development the lot
vendors wanted. The move was similar te the Robert strategy.
However, the Drolet Street Strategy wa% a dgbarture fromnboth
the prevalent form of developmeﬁt just a few blocks éast bﬁ
‘SaintwLahrent and Saint-Dominigue Streets, where cramped.
duplexeg predominated, and from the éreqalent Montreal housing
typology. Little Gothic cottages' in a .row were definiteiy
innovative. The developers hoped to attract the French petite
bourgeoisie from lower Saint-Denis Street, Other

single-family row housing was indeed attracted to the area,
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but it would take decades, or two more building cycles, before

the entire subdivision was built up.

No financing was ever arranged for the construction of
the row of houses. Except for the 6% mortgage and the
deferred ps&ment scheme obtained from Compe for the original
purchase, the consortium registered no deeds of loan on the
security of their lots duping the construction phase, It is
likely that they had sufficient capital reserves from their
lot sales since 1872 to enable them to finance the
constrqctiqn of the 45 houées themselves., As soorf as the row
was finished (1874), the consortium mortgaged ten of the

houses with the Trust & Loan Company of Canada, either to pay

off some debts or to raise capital for some other venture.

Purchasers of the new houses Jlikewise exhibited an
uneventful financial history. Five houses, sold to two
different buyers, were repossessed by the vendors, many years

after the initial purchase. All purchasers accepted mortgage
{ . [
terms directly from the vendors, and no other lenders,

\

institutional or individual, were involved. The price range

was $1770 to $1875 per house with four slightly wider houses

selling for $2Q00«each and the corner duplex for $3400. .Down

payments were as low as $200 in some cases although some
©

purchaSers managed to pay in full; mortgages on the balante

~owing usually was for five years at 7% and in a few cases for
: ) ,
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eight yvears at 8%, The burchasa price incluaed Lhe'deferred
land payment that the consortium had to pay Comte (i.e. $43.20
per house). Other terms included fire insurance on the
property in order to protect the mortgagers’ assets, fireproof
" construction on all future additions, the usual prohibition of
factories and manufacturing activities, and interestingly, the
obligation to plant a tree in front of each house and maintain

¢

it in perpetuity,.

Most customers bought only one house, {our purchased 1in
pairs, and three others bought groups of four houses. Of the
45 houses built, only 15 were occupied by their owners (33%).
This is low considering these are single-family houses. It
serves to underscore the fact that ®ven. among single-family
houses, Montreal was a ténant city. Thé Wolfe Street sample
yielded a home-ownership rate of only 4.2%. The dgroup of 34
people who eventually purchased "houses on Drolet Street
differed markedly from those we examined on Wolfe Street. The
predominan£ buyers {35%) were wholesalers or retailers
invélved in one form of trade or another; small merchants,
dealers, grocers and one contractor who often bought more than
one house. They were largely speculative buyers who would
earn a rental income while waiting for the right moment to
sell with a good profit. The blue-collar working class buyers

(about 26%) did not buy in volume. They were drawn from a

variety of skilled and semi-skilled trades. Only two ook up
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residence. A guarter of the buyers (26%) were mainly looking

for an attractive place to live. A few were advocates, but

most were white collar workers - clerks, bookreepers;'

(
government office employees . C

The consortium of buildergldid indeed attract elements of
the French petite bourgeoisie up Saint-Denis /Streét, but
primarily as investors. What they created iﬂdthe en?wwas the
qérm .0f a new white-collar worker neighbourhood off uppeé
Saini-Denis. _When one looks at the residents of éhe row,

' wheth;r tenant Qrkownfr—occupier, only one group stands out -

"white~collar workers. Océhpying :pughly' half the available

‘fhouses, they were about . evenly deided} between English and
French speakers, As other builder§ cobied their example of
shall.single~family row housing on adjacent Sstreets, a new
white collar neighbourhood came slowly into being.

If the,petite bourgeoisie preferred to stay down on

. Saint-Denis Street, Montreal's real  bourgecisie lived
élsewhere, and qﬁite separave from the newly emerging white
collar suburbs. The bogfgeois heartlénd was located‘ on the
southern slope of Moun; Rofalr down as far as Dorchester
Street, west of University Street and Beaver Hall Terrace [see
Fig. 4.2]. As a ﬁeans of establishing a comparative measuring

stick for housing costs, we willlbriefly examine a property

located at the south-west corner of Sherbrooke and Victoria
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Streets.

When McGill University (known .officially as the Royal
Ins=itute for the Advancement of Learning - the R.I.A.L.) sold
off the rest of its estate facing the campus across Sherbrooke

i

Street 1n the 1870s, the lots were larger and more expensive

ﬁhan the norm. In September 1870, the R.I.A.L. sold off a’ 28

'

¥ 120 foot lot (B.5 x 36.6 m) on- Sherbrooke Street to Rebecca
Blake, widow of the late William Blake, ,a 'New England
businessman, and daughter of Thomas Brown, who was an official

assi@neé {a sort of property:trustee). It sold for $i330 cash

or 40¢ a square foot ($4.26 per m?), while four adjacent lots

sold for roughly the same price, but with a 10-year hortgagg

.at 6% interest,’ to Charles Wilson, a =senator of the new

Dominion Government. He had been' a mayor of the City of

Montreal and was founder of one of the largest hardware
importing businesses in Montreal. He was. a director of the

Scottish Provincial Assurance Company and a prominent real

estate developer.

When Wilson resold one™of the lots a year- later, he had
bid the price up to $1.00 a square foot ($10.77 per m?), a

hefty increase symptomatic of the value of prestige in
Y

‘location. Meanwhile, both Thomas Brown and Charles Wilson set

about building three stone houses on the same model 1n 1870-71

[see Fig. 6.5]. Each house was three and a half stories. The
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"FIG.6.5 SINGLE-FAMILY HOUSES ON SHERBROOKE STREET

Row of three 3 1/2 storey houses built by Wilsén and
Brown 1n 1870-1 on Sherbrooke at Victoria, Sairnt-Antoine
Ward,



half storey provided servants' quarters under a full mansard
roof, and there was a full . basement half above ground,
equipped as a kitchen and service area. There were therefore

five full floors of usable space.

The Browns spld their new house in March, 1875, to John
P§llow, a‘big industrialist, co-owner of Pillow, Hersey &
Company, a huge nail factory in Pointe Saiht»Charles
{Sainte~Anne Ward), for $22,000. A $3000 down ‘payment was
made and Pillow was‘ given ten years to come up "with the rest
cf the césh free of interest charges. The price was twelve
times that of a $1800 single-family home on Drolet Street for

three and a Half times the floor space.
COMPARI SON OF HOUSE PRICES ‘ :

table 6.4 allows a comparison of land and house prices in
our thrée éample areas, All' figures represent the recorded
sale price and do not take interest charges into account, Of
courée, thé cost of financing, 1s always incorporated into
every subséquent sale. In other words, every selling price
generally reflects ' the vendor's purchase price, plus his
finanéing costs, plus imprpvements costs if applicable and a

profit if possible. Table 6.4 also shows the same figures

reduced to standard units per sguare foot (or m?).

¢
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TABLE 6.4 COST OF HOUSING IN MONTREAL 1870-75 .

SIZE LOT SIZE TOTAL AREA ~ PRICE

OF LOT PRICE OF HOUSE = PRICE PER H.H.  PER H.H.
($) ($) . ' (%)
A. 21 x 66 400 21 x 25 1,256 525 ea. . 625
‘ (48.77)
B. " " 21 x 30 1,400 630 ea. - 700
(58.53) '
.. C. " : " " 1950 630 lower ' 650
‘ ‘ (58.53)
1,260 upper 1,300
(117.05)
D. 20 x 7¥ 269 20 x 30 1,800 1,800 1,800
' ‘ (167.22)
E. - oo 21 x 30 2,000 1,890 2,000
, (175.58)
F. 28 x 120 1,330 28 x 46 22,000 6,440 22,000
o (598.28)
A and B - Wolfe St. 2 storely duplex
c .~ Wolfe St. 2 1/2 gtorey duplex
D and E - Drolet St. 1 1/2/storey single-family house

F Sherbrooke St, '3 1/2 storey single-family house
NOTES H.H. = household
Measurements are in feet and square feet; figures 1in
! brackets are in square metres. Metric equivalents
for lots and houses are as follows (in metres):
20 (6.1), 21 (6.4), 25 (7.6), 28 (8.5), 30 (9.1),
46 (14), 66 (20.1), 72 (21.9), 120 (36.6).
The Wolfe St. 2 1/2 storey duplex contains one flat
on the ground floor and another flat in the two
upper floors .under a full mansard roof.
The Drolet St. and Sherbrooke St. houses feature
a full mansard roof and a full usable basement half
»above ground.
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TABLE 6.4 continued: COMPARITIVE PRICES PER SQUARE FOOT {(per m?)

OCRIGINAL PRICE OF < AVERAGE
PRICE OF SUBDIVIDED PRICE PER
LAND ) LAND 1 HQUSEHOLD
($) (%) (%)
A, - 0.14 0.29 1.19
(1.55) (3.11) (12.81)
. (’ &
B. 0.14 ' 0.29 1.0
(1.55) (3.11) ©(11.96)7
c. 0.14 0.29 ~1.03
{1.55) {3.11) (11.11)
D. 0.6 0.19 1.00
(0.63) - (2.00) (10.76)
E - - 1.06
(11.39)
F - 0.40 3.42
(4.28) (36.77)
NOTES Prices calculated according to gross area.

The Drolet St. and Sherbrooke St. houses are calculated
on the basis of a full usable basement, thus three
floors and five floors respectively.
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We have already commented on the vagaries of land
pricing, Sut it would appear that once housing was built on
the l%nd a clear pricing gradient took over. Thus the final
price'for a flat 1in a duplex was $625 to $700 while a larger
%lat occupying two upper floors was $1,300. However, flats
were never sold separétely, as - é duplex was legally
indivisible. A single-family house of identical ground
dimensions . but offering two floors of 1i§ing space plus a
full-size wusable basement half above ground was $1800 to
$2000. Finally, a leap to ultra luxury, four floors plus

usable basement, on a much larger ground plan, with all the

trimmings included, produced a $22,000 price tag.

On a sqguare foot {(or m?) basis, all household prices work
out to between $1.00 and $1.19 per square foot (foughly $11 to
$13 per m?) whether one lived on Wolfe Street or Drolet
Street, in a simple duplex flat, a double-storey flat or 5
small single-family house. . The luxury house on ‘Sherbrooke
Street, with 1its nmnany extra features and high quality

materials had a much higher cost of $3.42 per square foot (or

about $37 pef m2).

THE S£YAKY FINANCIAIL SCAFFOLDING AROQUND HOUSING CONSTRUCTION

\

What we know about the financing of housing development

S
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can be summarized in several main points. Builders 1in the
, . ,

we§lthier dist;icts seem to have been able to take care of
themselves financialiy. Builders like David and company, or
Wilson, did not have recourse to mortéage'lending’individuals
or . institutions, having émple dépitélx reéoﬁrces from other
ventures. Should a bﬁilder require‘it, these districts were

provided with institutional financing,

The bulK.-of Montreal's new housing was built under guite
different circumstances. House building was dominated by

small developers, mostly one-time-only developers. The

i
'

bankruptcy rate was fiercest in working <c¢lass east-end
Montreal, and 1illegal housing was rampant in working class

vest-end Montreal [see Chapter Two].

Based én the macro-economic theories expressed in Chapter
One, 1nvestment in housing construction can be viewed as one
of the less attractive forms of capital investment, because of
1ts slow turnover, high risk and low profitability. . Under
such circumstances the capital market for housing would likely
be piece-meal and poorly deveiOped. This-would appear to be
. the «case given* the few institutional outle;s for mortgage
financing, evident: in the review of financial institutions,
created ¢©® organize and circulate 'capital.in the nineteenth
century. The case study of Wolfe StreegA and Ehe 1881 Goad.

atlas study i1llustrate the shaky financial scaffolding around
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.could claim the working class and artisanal memberships other

housing 'development. The system did prodice housgs’ but the

builder who finished a house was often not the one who began

it.

Mutual and permanent building Societies which involved

shareholders in housing investments were fewer in number in

Moptreal than in other cities. Only 24 building societies and

mortgage loan companies were active in 1880. Except for the

eight trustee building societies, few of Montreal's societies

cities seemed to have, Therefor%, “although Montreal's
mortgage—-lending institutions did héve an impact on local
housing proauction it seems to have been weaker and less
broadly based than in other cities of the English-speaking
world. Private individual‘lenders invariably picked up the
slack.

In reference to individual lenders, Bellman, an authority
on buiiding soclieties in Britain, wrote that “maéy of the
misfo;tuﬁeé of mortgagors have been causea by the calling 1in
of a private mortgage at an inconvenient moment, and even when

it is found possible to replace the ‘private mortgage, the

-borrower may be involved in higher interest charges and fresh

legal expenses"3%. The double and triple encumbrances seen in

the Wolfe Street case study, appears to have been a standard

‘feature of the development process in | working-class

o
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neighbourhoods®?, The situation was fraught with danger for
the builder as it pnly took one mortgage creditor to bring the

whole financial scaffolding down. )



FOOTNOTES - CHAPTER SIX

The distinction made here between -permit holders:
who built for profit and those who did not is not
intended to imply that people who built or
contracted to have built a house for personal use
did not reguire mortgage financing; some did and
some did not. The distinction 1is made because it
is assumed that in a capitalist economy where
housing 1s viewed as a means of producing syrplus
value there is a far greater likelihood that the
investor would have need to call upon the capital
market. -

The total number of residential buildings for the
City of Montreal in 1881 was 15,581 according to a
count: done from the Goad Atlas of the City of
Montreal (1881). This count includes residential
buildings with shops on the ground floor, The
City assessment rolls for 1881 . record 26,539
households., The city-wide ratio of households per

building in 1881, therefore, was ~ 1.7 households,

basically a duplex. The- ‘figure would probably" be
yet closer to 2 if commercial premises were
leached out of the data. 0ld Montreal, that is
Fast, Centre and West Wards, vere not' included in
this calculation. -According to our 1868-1871 . and

- 1873-1877 permits, only 5.5% of all houses were of

a non-profit type, built exclusively for occupancy
by the permit holder /

Official tabulatlons of banking and insurance
companies operating in Canada recorded monthly in
the Canada Gazette reveal the overwhelming
financial dominance of Montreal * in the 19th
century.

Edward P. Neufeld, The Financial System of Canada; .
its Growth and Development (Toronto: Macmillan of
Canada, 1972).

Charles E. Goad, Atlas of the .City of Montreal
(Montreal: Charles E. Goad, 1881), I,

Edward P. Neufeld, "Banking Legislation 1822 to
19447, in Money and Banking in Canada, ed. Edward
P. Neufeld (Toronto: McClelland & Stewart, 1%64),
p. 360.
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Adam Shortt, "Currency and Banking, 1840-1867", in
United Canada 1840-1867, Vol. V of Canada and its
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their Institutions by One Hundred Assoclates ed.
Adam Shortt and Arthur Doughty (Edinburgh:
Edinburgh University Press, 191%), pp. 289-290.

C.A. Curtis, Statistical Contributions to Canadian

Economic History (Toronto: Macmillan Co., .1931),
1, p. b59. These assets were reported under the
heading "Real estate¢, the property of the Bank
(other than Bank Premises), and mortgages on real
estate so0ld by the Bank". These figures would
also .include commercial and industrial properties
as well as undeveloped land owned by the banks.

The fascinating histery of Savings Banks in Canada '
is recounted R, T. Naylor, "The Rise and Decline
of . the Trustee Savings Bank in British North
America", Canadian Historical Review, 63, No. 4
(1984); pp.532-539 . and in Neufeld, The Financial
-»+; OP.C1L. L .

Ibid., p. 153.

Sain-B. Warner, Streetcar Suburbs, the Process of
Growth in Boston, 1870-1900 (Cambridge: Harvard
University Press, 1962}, p. 118. N

Neufeld, The Financial ..., op.cit., pp,. 178,288.

Ibid., p. 258.

Information ' relating to  insurance companies
operating in Canada are compiled from the "Report
of the superintendent of Insurance for the year
ending 31 .Dec. 1875", in Dominion of Canada,
Séssional Papers, 9, No.-8 (1876).

Neufeld, The Financial ..., op.cit.,, p. 178.

Henry Aubin, City for Sale (Montreal: éd.
l1'Etincelle, 1977) documents the international:
financing of '1970's urban development in Canada
and the key role played by insurance companies.
Central business district development has been
omitted from our research as it did not integrate,
housing. The huge Barron Block, an office
building (1871), and massive warehouses built by
the Montreal Warehousing Company and various
religious orders of nuns (1860s-70s) testify to
the existence of this form of development in the
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19.

20,

21.

22.

local 'market .

For a portralt of the typical land speculator and

subdivider, see Paul-André Linteau and Jean <Claude-

Robert, "Proprlete fonciére et société 3 Montréal:

une nypothése”, Revue . d'histoire de l'Amérique.

francaise, 28, No. 1 (1974) PD. 56-62, and also
Paul-André Linteau, Maisonneuve "1883-1918

(Montréal: Boréal Express, 1981), pp. 41-46.

A verification of the officers and ' directors of
the. Canadian . insurance companies more than
justifies this statement.’ See ipsurance company
advertisements in any 1870s Montreal Directory and
Joseph Schull,  The Century of the Sun (Toronto:

‘ Macmlllan of Canada,’ 1971)

Canada's first trust company - the Ontario Trust
and Investment. Society - was a ‘loal~ company whith
received fiduciary powers in 1872, But most of
the large medern-day trust companies were founded
in the 18805 and 1890s. Trust companies had all
the financial advantages of building societies and
mortgage loan companies plus additional ones
making them better equipped competitors and much

more flexible to change. Ultimately, some
building societies and mortgage loan companies
simply reincorporated themselves as trust

companies, while most either dlsappeared merged
together or were absorbed by trust companies. The
apex of building society and mortgage loan company
development was reached during the 1880s when they
counted for nearly 30% ~of all financial
intermediary assets 'in Canada. Ever since then
they have witnessed a long . and steady decline
relative to other financial intermediaries. 'See
Neufeld, The Financial ..., op.cit., pp. 177,
203-204, 217-219, 293-295.

The first mortgage loan company was the Trust &
Loan Company of Upper Canada, founded in Kingston
in 1843. The other basic type of mortgage lending
institution - the terminating building society -
had its. origins with the Port Sarnia Syndicate,
founded in Sarnia in 1844. See Ibid., p. 176.

Ibid., p. 178.

Ibid., pp. 186-188. See Statutes of Canada

(1845), 8 vic., cap. 94, and (1846), 9 Vic., cap. :

90 for more details.
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23. Harold Bellman, The Building Society Movement
(London: Methuen & Co., 1927), p. 12.

24. Neufeld, The Financial ..., op. cit., pp.192-194,
See Statutes of Canade (1859), 22 Vic., cap. 45
for details. ' :

25. Ibid., pp. 194-195.

26. Statutes of Canada (1877), 40 Vic., cap. 50. Only
+building sogisties with a ‘-capital stock of
$250,000 or ' more could be <constituted and .such
societies would be allowed to invest in municipal
debentures and Dominion or provincial securities,
as well as accept deposits and issue debentures of
their own. ) :

27. Neufeld, The Financial ..., op. cit., p.180.

28, Ibid., pp.192-196. ..
~

29. The censuses of 1842, 1844, 1850, 1852 and 1861
show the francophone .element of the City
" population as 42,5%, 43%, 43.6%, 45.3% and 48.4%
respectively. However by 1861, Montreal's urban

- population had spilled over city boundaries, and
if these predominantly francophone 'suburbs are ’

> added, the French element was slightly over 50%.

30. This statement is confirmed by the research on
French-Canadian élites and institutions by Paula
Kestelman, "The Evolution of an Urban Culture
Core: A Study of French-Canadian Institutions and
Commerce in Central East Montreal", M.A. Thesis,
Department of Geography, Carleton University,
1983, and the research on occupations and assessed
rents by David Hanna and Sherry Olson, "Métier,
loyers et bouts de rue: l'armature de la société
montréalaise de 1881. a 1801, Cahiers de
géographie du Québec,- 27, No. 71 T(1983), pp.
255-275, ’

31. The Irish Mutual Building Socjety, appears to have
catered to the Irish population  outside
Sainte-Anne Ward as none of its directors came
from there. ' ) ] .

32. See Consolidated Statwutes for Lower Canada _(1861),
cap. 69, under which they were i1ncorporated.

33. See Statutes of Québec (1875), 39 Vic., cap. 63°°
and 62, for a description of these right§ and
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35.

36.

37,

38.

39.
40.
41.

42.

powers.

Brian J. Young, "Hugh Allan", in Dictionary of
Canadian Biography, eds. Francess G. Halfpenny and

Jean Hamelin (Toronto: University of ‘Toronto
Press, 1982), 11, pp. 5 - 15.

See Statutes of Canada (1872), 35 Vac., cap. 109
and compare with the Building Societies Act in the
Consolidated Statutes for Lower Canada (1B61),
cap, 69.

These were the Socciété de Construction Canadienne
de Monitreal, converted ip 1868 under Statutes of
Québec, 31 Vic., cap- 40, the Société de
Construction Saint-Jacques in 1877 and the Sociéteé
de Construction du Comté d'Hochelaga in 1878 under
Statutes of Canada, 40 Vic., cap. 81 and 41 Vic.,
cap. 41. The mechanism for such conversions was
prescribed in the acts.

The 1nnovative aspect was summarized in the
preamble to the act of incorporation: "Whereas the
persons hereinafter named have, by their petition,
represented that great advantages would result to
the public from the formation of a landed credit
company, with sufficient capital for the making of
loans for long periods, repayable by means of
sinking funds, or for short periods with or
without  sinking funds; and that such an
institution, fecrmed on the model of the best
landed credat institutions of Europe, would be a
boon to Canada ...". See Statutes of Canada
(1873), 36 Vvic., «cap. 102 and Statutes of Québec
(1875), 39 Vic., cap. 64.

The use of the word "trust” in the corporate title
did not impart fiduciary powers on the company 1in
guestion. This firm was simply a mortgage loan
company, the first one i1n Canada (founded 1in
Kingston, 1843), and did not possess any fiduciary
powers on which to build an estates, trusts and
agency business as would be the case with true
trust companies. See Neufeld, op. cit., p. 203.

See Statutes of Québec (1868), 31 vVic., cap. 41.
See Statutes of Canada (1874), 37 V.z., cap. 103.
See Statutes of Canada (1878), 41 vic., cap. 42,

Neufeld, The Financial ..., op. <cit., pp. 176 and
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43,

44,

45.

46.

47,

48.

180, and Table 7.1 on p. 181.
Bellman, op.cit., p.64.

F.B. Sanborn, T"Report to the American Social
Science Association", (1888), as cited in Bellman,
op.cit,,, p.85,

Sherry Olson, Baltimore: the Building of an
American City (Baltimore: Johns Hopkins University
Press, 1980), p.220.

The largest of these estates, or "fiefs™, at the
outset of the nineteenth century were the "Fief
Lagauchetiére" owned by the Soeurs hospitalieres
de Saint-Joseph de 1'Hotel Dieu de Montréal (the
Hotel Dieu sisters) and located in  suburban
Saint-Laurent Ward; the "Fief Nazareth”™ owned by
the Soeurs Grises (the Grey nuns) eguivalent to
the entire extent of Griff.ntown; the "Domaine de
la montagne" owned by the Messieurs de
Saint-Sulpice (the Sulpicians) forming the entire
area west of Guy Street extending south to the
escarpment near Dorchester Street; the two "Fermes
Saint-Gabriel"” owned by the same order and by the
Soeurs de la congrégation Notre-Dame forming
virtually all of Sainte-Anne Ward west of
Griffintown; finally the "Fief Saint-Joseph”™ and
"Fief Saint-Augustin™ located mostly just outrside
the city limits in suburban Sainte-Cunégonde and
Saint-Henri,

For example, documents proving the extent of this
business are available 1in the "Archives de
Saint-Sulpice"” located in the Vieux Séminaire next
to Notre-Dame church on Place d'Armes in 014
Montreal.

This source of mortgage money must be substantial,
possibly dominant., No firm answer can be provided
on the real role individual mortgage lending

played in financing housing development in
Montreal Dbecause the research is a thesis 1in
itself, But accurate sources do exist. It would
suffice to take a sample of the names of

residential permit holders in 1868-71/1873-77 from
the Building Inspector's annual reports of the
City of Montreal and track them one by one, n the
"Index aux noms"™ at the Provincial Registry Office
in the Montreal court house ("Palais de Jjustice").
Deeds of Loan pertaining to those names can be
looked up by their reglstration number to verify
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49.
50.

51.

52.

that they relate to the construction described in
the permit. Details as to the amounts borrowed,
interest rates and amortization period, as well as
the identity and occupation of the lender can be
gleaned from this source.

Neufeld, The Financial ..., op. cit., p. 179.

Jean-Claude Marsan chose Wolfe Street to
illustrate his concept of the typical vernacular
house of the second half of the nineteenth century
in Montreal:

"C'est...dans le secteur...délimité par les rues
Amherst, Sherbrooke, 1'avenue Papineau et par le
boulevara Dorchester, que 1l'on peut le mieux
reconstituer 1'évolution domiciliaire vers un
premier palier d'habitat type. En effet, dans ce
district a peine transformé depuis son premier
développement, on peut retracer une
standardisation progressive des ilots, des lots a
bitir et des habitations, pour aboutir & un modeéle
caractérisé de rue et d'habitation dont la rue
Wolfe <constitue sans doute un bon exemple."”
Jean—-Claude  Marsan, Montréal en  évolution
(Montréal: Fides, 1974), p. 2689,

Buyers vwere obliged to build within the year a

"good" house of two or more Storeys, or a
one-storey house topped with a' "comble frangais"”
meaning a mansard roof. Otherwise, no other

building terms were 1laid down. If the buyer did
not meet this obligation, then the Roberts were
empowered to repossess the lot.

In these newly developed areas of Montreal, the
new high-rent districts and new low-rent districts
are defined as those areas dominated by new
construction and located at either extreme of the
assessed rent scale [see Fig. 4.2 map of rents in
1881]. New high-rent districts are: Saint-Antoine
Ward north of Saint-Antoine Street and
Saint-Laurent Ward north of Ontario Street. The
new low-rent districts are: Sainte—Anne Ward south
of the Lachine Canal, Saint—-Antoine Ward south of
Saint-Antoine Street, Saint-Louis Ward north of
Sherbrooke Street, Saint-Jacques Ward north of
Sainte-Catherine Street, western Sainte-Marie
Ward, north of Sainte—-Catherine Street and eastern
Sainte-Marie Ward (east of Colborne Ave.). The
latter three divisions constitute the new East
End.
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57.

The commutation of property from a ground-rent
system to a freehold system had been made
gradually possible under the 1840, 1843, 1859 and
1860 acts affecting the seigneurial regime on the
Island of Montreal. Property owners availed
themselves of the right whenever they wished upon
payment of commutation fees to the "Seigneurs”™ of
Montreal, the religious order of Saint-Sulpice.
See Georges E. Baillargeon, La survivance du
régime seigneurial & Montréal {Paris: Cercle du
livre de France, 1968). /

J-C Robert, "Ferdinand David”, 1in Halfpenny and
Hamelin, op. cit., p. 235.

The delay 1in filing the Saint-Jean-Baptiste plan
wvas caused by the Province's total revamping of
the cadastral system. The City of Montreal was
regstructured between 1869 and 1871 while the
surrounding suburban villages were done in
1872-73. The rest of the island was accomplished
in 1874 and 1877. The Village Saint-Jean-Baptiste
cadaster was officially reopened for registration
in November, 1872. It could be argued that the
cadastral restructuring in suburban Montreal,
coming as it did at the ©peak of a building cycle,
caused significant delays in subdividing and may
have dampened real estate activity during the
upswing, The same could be said for Sainte-Marie
Ward which remained largely wunsubdivided north of
Sainte-Catherine Street until its cadaster was
reopened in April, 1871. West-end Montreal was
not so inconvenienced as its 1lands had been
subdivided long ago, well 1in advance of wurban
expansion.

Bellman, op. cit., p.47.

Warner found that multiple mortgages on a same
property were the norm in late nineteenth century
housing development in Boston and vicinity. Thus
the risk was spread among several mortgage
lenders, a feature made necessary by the number of
small lenders in the field. See Sam B. Warner,
op. cit., p. 123.

2
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CHAPTER SEVEN

CONCLUSION

JOINERS, FLATS, AND FINANCIAL JEOPARDY

There were two major spheres of investment in Montreal.
One was the sphere discussed by R.T. Naylor who demonstrated
that a small group of powerful merchants, headquartered 1in
Montreal, retained control of Canada throughout the nineteenth
and early twentieth centuries. They dominated patterns of
investment through the state structure and the British

portfolio capital at their disposal. Naylor also showed that

“this group of merchant-financiers invested heavily in

large-scale manufacturing 1in nineteenth-century Montreal,
giving the city its lopsided industrial structure!, This was

the business world of the mansion dweller.

Beyond the windows of his mansion, office and factory was
the other sphere. The <construction of housing in Canada's
largest city required the mobilization cof an enormous amount
of capital and labour. The <city almost doubled 1its housing
stock during the 1866-1880 building cycle. Indeed it more
than doubled if we consider the number of flats. This 1s the

sphere which this thesis has explored.

The house building industry was not contreclled by an
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oligopoly. It was not characterized by large investments or
by large-scale operators, Rather houses were built on
location in artisanal fashion. An entrepreneur, usually a
carpenter-joiner with experience in building, built one or two
houses, usually duplexes, After obtaining a double or triple
mortgage on his property, he rolled up his shirtsleeveg and
worked alongside a smali number of other skilled workers,
often members of his extended family. If he was the
neighbourhood grocer or butcher, then he had the local
contacts tc engage the ne‘cessary workmen for the project.
Building houses was a part-time occupation. Often the builder
failed to complete the project due to financial stringency and

someone else carried it to term.

The house building industry was characterized by
small~scale entrepreneurs who operated with small sums of
capital and survived on small profits. Building a house was
seen as a manageable investment. The existence of some
large—-scale operators opens up a different ‘view of the
building industry,. They tried to standardize their models as
much as possible, using ) the same hougse model over and over
again. This allowed for economies of scale in planning
layout, organizing materials and creating ornamentation.
There were several large sash and door factories in Montreal
in the 1870s, and of course bricks, 1ron and glass were

available from local fectories. The Montreal Building
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Association mobi lized the resources of many wealthy
shareholders in a successful corporation that cranked out
scores ©of houses following three or four basic designs. All
these factors were signs of a new organization of production

within the industry.

Large-scale development, however, was mainly restricted
to the upper end of the housing market. Spatially, this
translated into a broad arc cradling Mount Royal!
Typologically, 1t was equivalent to single—family row housing
although there were significant exceptions to both trends.
This scale of operation was largely absent from working-class
districts which, after all, contained the bulk of Montreal's
housing stock. Here the builder was caught between the high
floor of building costs and the 1low ceiling of worker
purchasing power. We have shown that the per square foot cost
of a dwelling unit was much the same at all levels of the
market [refer to Table 6.4]. That was the floor. The only
significant way to trim the total cost per household was to

reduce living space.

The low ceiling was wages and researchers ar- agreed that
Montreal was 3 low-wage city?. Nineteenth-century statements
by industrialists corroborate this research.

Hochelaga Cotton manufacturer, Mr. e,

specifically stated i1n 1876 that one of the

reasons he had helped to start a company 1in
Canada rather than the United States was because
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labour was 'cheaper by from 25 to 30 per cent'.
An American manufacturer believed wages in

rQuebec were 'nearly 60 per cent 1less' and
stressed the advantages of having 1local people
to draw on?.

It was this 1low ceiling that gave rise to the duplex in
Montreal. Nothing better explains 1its astonishingly rapid
spread throughout the <c¢ity than wages. By the 18705 more
duplexes were being built than single-family houses. The
mingling of several, mainly British, housing models and the
deployment of duplex derivatives such as the fourplex, triplex
and sixplex shcws the innovative and adaptive skills of
Montreal's builders while underscoring the market constraints.

In the process, Montreal received a unique typology of

working-class housing.

It builders opted so massively'for the duplex it was not
because building bylaws fq;ced them to. The standard 25 foot
(7.6 m) duplex could juét/as easily have been reshuffled into
a pair of 12 foot (3.7 m) single-family houses as was, for
example, the case in Philadelphiat. Nor can cultural reasons
be invoked as the duplex was not particularly important to
either British or French-Canadian housing traditions. Large
families were not a factor either, as the phenomenal
French-Canadian birthrates were a rural experience, In

Montreal, French-Canadian birthrates were no different from

those of other working-class families?,
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M.J. Daunton asked the same guestion of the Tyneside
region in Britain. Why terraced flats (duplexes) when the
rest of working-class England was made up of single-family
houses? He rejected cultural factors, 1land prices and land
tenure systems as explanations after examining each one
empirically. He likewise rejected other supply-side arguments
such as land monopolies and speculation, The key to the
Tyneside enigma is on the demand side. He empirically proved
that working-class wages in Newcastle were lower than anywhere
else 1n England during the nineteenth century®. Our arqgument
is that the same reasoning applies to Montreal in the North
American Acontext. Certainly the ewvidence gathered 1n this

thesis points in that direction.

All it took was a chance introduction 1in Montreal of
fourplexes with Tyneside connections and the solution to the
city's housing crisis spread rapidly. That chance
introduction was Sebastopcl Row, a railway-built housing
project in Pointe Saint-Charles introduced in 1857
coincidentally following a series of devastating urban fires.
Builders operating 1in the wvicinity with connections 1n the

East End were responsible for the model's rapid diffusion.
’ With low wages a key factor affecting the housing market,
the duplex represented the best solution 1n a very tight

investment opportunity for the small builder. Translated into
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its classic fourplex configuration [refer ¢to Fig. 3.8 or 6.3)]
the builder could cut corners in construction, For example,
he could roll four chimneys into one central shaftt and use
only one flight 'of stairs for the two upstairs flats, In an
eqQuivalent row of four narrow two-storey single-family houses,
the builder would have had to supply at least two chimneys and

1
certainly four separate stairways.

The builder who responded to the investment opportunities
inherent in & rapidly growing, 1increasingly proletarianized
population was French-Canadian. Usually of modest social
origins and building on a small scale, French-Canadian
builders were over-represented by 15% relative to the:r
proportion of the population. The British-Canadian builder§
equalled their share of the population. It was the Irish (21%
of the population) who were largely absent from the building

process.

English, Scottish and French builders were found at all
levels, The differences between the British-Canadian and
French-Canadian groups in terms of class origins was slight,
The most significant difference was 1n the much higher
proportion of merchants, financiers, transportation company
owners and manufacturers who were building for profit on the
British side. Conversely there was a much higher proportion

of carpenter-joiners among the French. Several went on to
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become successful large-scale contractors.

In general, the builder's social profile was the same in
the several cultural communities. In other words, despite
ethnic differentiation, there were 1dentifiable types of
profit-oriented builders. They were most often building
tradesmen (30.5%). 1If not, they were likely to be retailers,
wholesalers, or artisanal retailers, such as grocers,
storekeepers, dealers, butchers, bakers, blacksmiths (23.6%).
If not from either of these groups, the builders were
blue-collar workers, particularly skilled workers, carters,
shoemakeré or labourers (20.7%). These were the people who
stepped 1n and took the risks, trying against odds to make a
profit out of building houses. Housing construction was not
particularly a concern of the élite, professionals or

£

white-collar workers,

The lack of Irish builders may be explained by their lack
of contact and familiarity with the building process. Irish
carpenters, joiners, bricklayers or roofers were scarce, thus
they did not have a springboard in housing construction. They
were also absent from the Ci£CUltS of capital normally tapped
in the building process. The French-Canadians had their
building societies, and the British-Canadians their mortgage
loan companies. The Irish were a target clientéle for French

and British builders.
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The financing of new housing fell mainly to the two
French and British élites. On the French-Canadian side, the
building societies which made east-end duplex construction
possible, were run by the major wholesalers, dealers,
retailers and advocates of the Saint-Denis Street corridor.
This was French Montreal's pet1t bourgeois nucleus,
close—knit, enveloping all the important French-Canadian
institutions, public administration functions and commercial
enterprises. Competing with them 1n the same working-class
neighbourhoods were the mortgage loan companies, run by the
power ful British—Canadian merchants, industrialists and
financiers. They tended to finance larger developers 1in both
East and West Ends and were no strangers to the underwriting
of duplexes and triplexes. For this bourgeoisie, spread over
the flank of Mount Royal, mortgage financing was a small cog
in 2 huge wheel of diversified investments. Beyond these two
groups of institutional mortgagers, there were the more
informal circuits where building capital was made available
through the mediation of the local notary or lumber merchant.
This was probably the source of a majority of house building

funds.

Between the three groups of mortgage lenders, housing got
built. There were failures, especially among the French
building societies, but_ the system survived and expanded,
developing more sophisticated tools for mortgage flnanciﬁé by

I4
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the end- of the era. The bﬁilders themselves did not always
get through in such good financial shape. Market demand was
strong, hence the incentive to build. But ability to pay for
housing was weak, hence the risk., Judging by the small number
of mortgage lending institutions in Montreal compared with
other cities in North Amerjica, building capital was hard come
by. Small~-scale builders took the risk and tapped 1nto
several sources of capital in succession in order to complete
a project. The method was as dangerous as the creditors were
numerous. As a result many builders failed in the gambit to
build and make a profit. Property seizures, especially in the

East End were plentiful.

Alexander W. Ogilvie could not help but reflect on these
questions as he pulled up in his carriage to his new mansion
on Edgehill Avenue, off Dorchester Street, one evening léte in
1880 7. Ogilvie was the founder of the giant flour milling
company beéring his name. He was a founding director of the
Sun Mutual Insurance Company, and president of the National
Insurance Company. He was on the boards of mary other major

firms.

Pulling 1nto Edgehi1ll he had glanced over to Fort Street

where an impressive row of houses stood, built by the Montreal
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Building Association of which he was a director. They had
been good investments., But times were bad economically, and a
builder on Essex Street, just a block beyond Fort, had failed
to meet his commitment to the Montreal Loan & Mortgage Company
of which Ogilvie was also a director. The company had had to
seize seven houSes. Who would buy them in these times of

tight money?

After alighting from the carriage, Ogilvie walked over to
the beautiful gazebo perched on the edge of the cliff
overlooking the lower town. He and his fellow mansion owners
on Edgehill had purchased the cliff in common to preserve the
view. He could see through the haze his flour mills down by
the Saint-Gabriel and Mill Street locks. The smoky factories
on the Lachine Canal had creatéd thousands of jobs, and the
workers' hcuses lay before him 1like a carpet. Production was
down at his mills and there had had to be dismissals. The

idle capital frustrated him,

He turned his gaze from the mills to the houses. At
least, he thouyht, his buiiding and mortgage loan comparnies
had gotten out of there early. The M.B.,A. had last built down
there in 1873, and the Montreal Loan & Mortgage had wisely
refrained from financing houses down there, Workers' housing
just could not be built for a profit as far as . he was

concerned, at least not for the kind of profit he was willing
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to risk capital on.

But someone was sinking money 1into those houses. He
remembered his friend Louis Tourville, who was on the board of
the Société de Construction Canadienne de Montréal. He was a
grain merchant on Commissioners Street with whom he had
éoncluded many business deals. He lived over on Saint-Denis
Street 1in an elegant stone house 1n the French district.
Tourville had recently mentioned ruefully how his building
society had had¢ to repossess five different properties 1n the
West End. They were all in the city below the hill, amidst
those plain little boxes of houses 3jammed up one against
another. 1f Tourville wanted to invest 1in that kind of
housing, Ogilvie thought, it was all right with him, but he
could not see any sense in it.

Then he smiled. He thought of his rivals over at the
Provincial Loan Company - Sir Hugh Allan and h:is brother
Andrew, William Workman and the others. He had just found out
from an acquaintance, George Cruikshank, a flour merchant on
the board, that the Provincial was in deep trouble over ats
East-End 1investments. It had repossessed 39 different
residential properties out there, 112 buildings in all.
Allan, the richest man i1n Canada, was not so smart after all,
mused Ogilvie. Certainly, the Montreal Loan had sustained

some losses there as well but nothing on that scale. It only
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proved his point, workers' housing was not worth investing in.

He turned away, enter@ng his house through its wide oak
doors, without a thought of the hundreds of carpenters,
joiners, grocers, butchers, skilled factory workers and others

{ who had undertaken to build those houses below the hill and

elsewhere., They were the people who most often lost the game

\

of financial jeopardy.

L8
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Journals, 1876, App. 3, T"Report of the Select
Committee on the Causes of the Present Depression
of the Manufacturing, Mining, Commercial,
Shipping, Lumber and Fishing Interests", p. 133.
These statements and others are cited in Bettina
Bradbury, "The Working Class Family Economy:
Montreal, 1861-1881", Diss. Department of History,
Concordia University 1984, pp. 44-46.

See Laurence Lafore and Sarah Lee Lippincott,
Philadelphia, the Unexpected City (New York:
1965}. ‘

Yvan Lamonde, op.cilt., p.75, notes that: "La
famille ouvriére montréalaise ne semble pas avoir
connu 1l'expérience traditionnelle ~ rurale et
pré-industrielle - de la 'famille nombreuse’,
Jean de Bonville (1975) précise gque la taille
moyennne de la famil:e montréalaise en 1891 était

de 5.1 personnes. Elle était de 5.2 dans le
quartier Sainte-Anne, de 4.7 dans Sainte-Marie, de
5.3 dans Hochelaga et de 4.9 dans

Saint-Jean-Baptiste. Selon Ames (1897) elle étaxt
de 4.9 dans la 'City Below the Hill' ou, de fait,
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la famille canadienne-frangaise n'était pas plus
populeuse que la famille irlandaise, par exemple.
... La famille ouvriére montréalaise ne semble pas
avoir été élargie comme la famille rurale
traditionelle™.

M.J. Daunton, House and Home in the Victorian

City: Working-Class Housing 1850-1914 (London:
Edward Arnold, 1983), pp. 65-71, 78, 80-81,

This hypothetical scenario 1is based on people,
places and facts drawn from our research.

| 9
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v APPENDI X

Administrative wards are divided into "sub-wards" in
order to break up contrasting social areas within the same
ward, or to distinguish areas that underwent different periods
or processes of development, Saint-Antoine Ward 1is divided
along Saint-Antoine Street into north and south in order to
separate the rich and poor sections. The same operation is
performed on Saint-Jacques Ward, dividing it into eastern and
westefn zones along Amherst Street, Sainte-Marie Ward is
split into eastern and western halves along Colborne Avenue
(later Delormier) because the two zones, both poor, were
physically separated, with little housing around the dividing
line,. Each area had an entirely different development

history. The divisions of Saint-Antoine and Sainte-Marie

Wards correspond with the official partitions of 1899.

When referring to cardinal points, we have retained
traditional Montreal usage. Hence, what should be the north
end of the «city is commonly known as the East End while the
North End actually lies in a more westerly direction. A good
portion of the West End lies more accurately in a southerly

direction [see compass points on accompanying boundary maps].

Montrealers have always thought of their city as located

along a major west-east river (which just happens to jog north
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past Montreal) along which two major axes of development
occur, one called the East End, the other the West End. When
a third axis developed leading away from the river and

perpendicular to it, it was naturally referred to as the North

End,
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