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ABSTRACT 

., 

'T'he productlon of housing underwent sign:i ficant change in 

Canada's metropo1is during the nlneteenth·century. Montreal's 

building permIt records of one buildIng cycle (1866-1880) 

constitute the basic source of data. - An architectural history 

of the essentullly British onglns of Montreal's duplex 

housing (superposed flats) leads to a new typology of 
multi-famlly housing which dominated construction by 1880. 1 

The spatIal patterns of a dichotomous market, of single-family 

houses versus f1ats, are examined. The participation in 

hOllS i ng development by French-Ca nadian and secondar i ly by 

Br'itish-Canadian builders, and the absence of the Irish, i5 

hlghlighted. Building activlty was extremely small scale 

al though sorne large-scale and corporate developers were 

active. Building trade artisans and entrepreneurs, local 

shopkeepèr sand sk i lIed workmen, elements of t r-adi tional 

petit-bourgeois, artIsanal and worklog-class society, were the 

chie f bu l·lders. Through Notan a l rec ords and Governmen t 

Statutes, the methods o( mortgage financing and the role of 

buildlng societles and indivldual lenders are exposed. 
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RESUME 

Au cour s du 5 i ècle dernier, la construction domic iliaire 

à Montréal subit une transformation remarquable, comme en font 

foi les permlS de construction émis entre 1866 et 1800, source 

fondamentale de nos don nées. L' hl stoi rr:: de l f arch 1 tectur e 

, montréalaise témoIgne d'une évolutIon penda.nt cette période du 

quadruplex dUX ongines brJ.tannlques vers une nouvelle 

typologie domlcillaire de logements superposés qUI en vlnt il 

dominer le marché vers 1880. Le présent trava 11 examine les 

caractéristiques spatiales de ce marché à deux pendants, où la 

maison unifamiliale s'oppose au duplex et au tnplex. Il 

souligne la prépondérance des constructeurs Canadiens 

frança15, le rôle secondaire des CanadIens brlU.lI101ques et 

l'absence des Irlandais. La construction domlcillaitt> se 

poursuiJit n une échelle trt;5 modeste en dépit de l'activité 

déployée pa r certnin5 promoteurs d'e1îvergure, carJ les 

ent repreneurs se recrut ù lent pr i nc i paIement dans la pet l te 

bourgeoi51e tradItIonnelle, chez les ûrllsnns et boutIquiers, 

et même da:ls ld classe ouvrIère. Le rôle des SOCIétés de 

constructIon, l<>s 5curces du ;.::apital hypothécaire et 

l'interventlon des prêteurs prIvés sont mis à Jour, grâce au 

dépouillement d'actes n~tdrlûUX et: de statuts gouvernementaux. 
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CHAPTER ONE 

INTRODUCTION 

'A CRUCIAL PERIOD' IN THE STUDY OF HOUSING 

In the early nineteenth centurYt Montreal staked its 

future on the import--export trade of staples. It was a 

mercant i 1 i st Ha ter-ba,sed economy on v;h lch Mon t real sucess fully 

achieved its role as middleman and trans-shlpper for British 

North America 1 • Flnancial institutions developpd alongside 

this economy but factories were still exceptIonal. A 

contemporary observer in 1839 noted "as it .... has but few 

extensive manufactories to support it, [Montreal's] continued 

increase must depend upon the trade it can command"2. 

Ànd grow it did, from 18,767 inhabitants in 1821, to 

22,503 in 1831 and 27,297 in 1842, a moderate but sustained 

growth 3 • But thlS mercantilist world ensconced ln a small 

colonial city came crashing clown quite suddenly durlng the 

1840s, as England moved to dismantle the old rules by which 

the game had been p1ayed. The anger and tears of the merchant 

êlite, coupled with the effects of a commercial cri sis dt the 

end of the decade eruptecl ln 1849 into severe riots in 

Montreal·. The old order was passing. 
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Change came rapidly. During the 18505, Montreal found 

itself at the heart of a new railway system that linked the 

Atlantic Coast wlth Ontario and the American Mid-West. Th~ 

city developed a uhole range of fi nanc i il l se rv ices 1 from 

chartered banks to Insurance compatlies of aIl sorts, and 

mortgage companies by the 18705. Factorics - l~rge ones-

popped up likc mushrooms a11 t:hrou9h the H350s nnn thereafter 

such that by IB81, 70~, oi Montreal' 5 \lorkers \/orkcd in 

f~ctorles employing 100 han~s or morc 9 • Its population 

soared, almost doubling in th~ decade betueeG 1851 and 1861, 

and almost qUlntupllng between 1852 and 1901. Ethnical1y 

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 l 50 dId it chan~e 

the social relations of production on a broad scale. Petty 

commodity production gave way to capltalist production. The 

labour process vas undergolng dramatic reorganization. Along 

with these fundamental changes came modifications in the 

spatial order of the city. Home and work were separated. 

Urban land became functlonally more segregated. 1\.5 a result 
\ 

of the new class processes undenJay, residentinl 

differentlatlon took on increasing signiflcance ln the 

nineteenth century·. The city was rapldly reorganizing itself 

-2-
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into discr~te neighbourhoods dominated by class and ethnie 

dimensions. 

AS aIl these transformati9ns were taking place, equally 

radical proce5ses of change werc reshaping thp basjs of 

survival of the city's expanding proletariat. 

The family, childhood, gender deflnitlons, even 
motherhood vere potentially subject to change 
..• Work outsidc the home, came to constltute a 
more significûnt part of both boys' and girls' 
lives Widespread employment of whole 
families, of children and of mar-ried \lomen was 
typical of carly industrial capitalism'. 

Just as much as city, economy, society and family were 

being reshaped during the second haH of the 

nineteenth ce~tury, it stands to reason that housing - the 

dominant occupier of urban space - was undergoftng rapid change 

as weIl. The changes t ... ere fundamental as Hell as 

qua n t i ta t ive. Housing had to adapt to the new social and 

economic re-ordering of the city, as weIl 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 lnquiry pursued 

here in the examination of ,',-he architectural, spatial, social 

and financial dimensions of the changing residential city. 

The main questions raised are these: under 

industrialization, do houslng models change? What spatial 

-3-
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patterns evolve in the stratification of the expanding housing 

market? Who, in a rapidly changing urban society, cornes 

forward to build these houses? Finally, hOl~ i5 capital 

organized to cope ~ith Lhis suddcn surge in demand? 

It 15 argucd hen: thnt urb<.lo houslng undcrHent important 

changes ln its structure, method of productIon und means of 

f ioanc i 09 to .3.dapt LO the chnnged c i t"ctlmstunc('~, OL the 

industr:al Clty. {'le Id11 cJCDmïne Lhcsc pcrspcct ives in the 

context of Montreal in the; 18705. Pnrt of th i!; lemporal 

choice \Jas dlctatcd by practical considerat ionG such ':'-,5 the 

existence of data for the 1870s uhich were not availablc for 

another period. More fundamentally, the choicc developed from 

the realization r subsequent to my Mnster's thesis research, 

that the third quarter ot the nlnetcenth century WDS crucial 

in the systematic rc-orderlng of Montrcal's housing typology. 

The neu forms that were created Dnd propogated during that 

perio~ pcrvad0 housing construction in Montreal cven to this 

day. 

The main argument about structural change in form, 

production and financing i5 similor to the one pursued by 

Joanne Burgess in her examination of the shoemaking industry 

in Hont rcal f rom 1840 to 1870. She noted tha t thlS \las the 

period during Hhich shoemaking - a major industry in Montreal 

- underuent massive structural change, 5uch that by the 18705 

-4-
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there were giant factories, embodYlng a strict di~i5ion of 

labour, alongside a host of artisanal producers working out of 

workshops in the communil y 6. Housing ln the 18705, 

emb6dying ne" features of capitalism 5uch us mas!:> production 

techniques, él ne\! division of labour, and institutional 

financlng, \Ws niso very much influcnèed by an oider artisannl 

mode of production IJith its 5mall·~5ci11c output, tamily labour 

au,? tlnùncing <llu.lngemünls lnâdc uith Jnd5viduo!.s. \'1e are 

examining hore il crllical brjdg~ pcr50d in the house-bullding 

proces~;; . 

Fe\;! reseaÎ:chers hiJve delved ioto the realm of hou5iog., 

Those \'Jho have use housing more as a backdrop· against Ilhich to 

hlghllght social processes in the city. Sorne signal uorks 

stand out in the British arerw, 5uch as Enld Gauldic's Crllel 

Habitations or R.M. rritchard's HousJ!~ an~ ~al'ia! Structure 

of the City? ln Canada, several researçhers have produccè 

excellent l'1OrJ;s on ninè'teenlh century housing conditions in 

Horklng-clûsG neighbourhoods: Gregory l\caley' 5 Working C1855 

Toronto at the T~~ of the Century, Jacques Bernier's "La 

condItIon .des travailleurs, 1851-1896", Terry Copp's The 

Analom,y 2! Poverty, t·Hchael Doucet' 5 °vlorldng Class Housing in 

a Small Nineteenth Century Canadian City", Marc Choko's Criscs 

du logement à Montréal, or Gregory Levine et al. ~ Housing 

Que~lion in Kingston, Qntario 10 • The production of housing, 

however, despite lts critical importance to the reproduction 
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of labour and the spatlal sorting of social classes, is rarely 

the subject of a specifie inquiry in itself, except among 

architectural historians, who look at it solely from a design 

point of vieu. 

'l' he ex cep t ion t 0 the ru lei s H • J. Da un ton' s ! 1 () ~ il n é! 

~ ln .the Vlctori;::i\!,Cityll. In his \lork he grapplcs \Iith 

the t'ypologicaJ diffcrences bet\:een I3dti:oh cltie5 in lC:,t-ms of 

working-c}ass housing charactcl-ized Gy tcnc:mellts, terraccd 

flats, bélck-to-bpck houses or cottages. \'Jdghing supply (lnd 

demand, he cornes up uith cogent argumpnts [or the regional 

difEerences \lithin the context of the Same process 

industrialization. This is one of the themes picked up ln 

this thesis, through an cxaminatlon of Montrcal's unlque 

typology of duplexes and triplexes in the context of this 

city's own process of industriaLizatlon and in the llght of 

local supply and demand. 

Rarer stIll is research pcrtaining to the group of 

producers who built homes. These people formed an lmportant 

segme~t of urban society. They vere responsible for bUIldlng 

the most visible element of urban space - its residcntial 

neighbourhoods. 'rhey provided the physicùl frame\vork \l'Îthin 

which the family economy functioned and reproduced itselC. 

They were significant in the ~ccumulation process in general, 

given the huge amounts of capital it took ta build the 
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residential townscape. Yet we know little about them. 

Tllo plonecrs stand oul in thlS üthenlÏ!;e <3eserled field, 

Harold Dyos and Sam ~"al'ncr, both,oi: \lhom grenU:' infLuenced my 

thinbn9 dnd the structure of tins thCSt~i. ill Victorian 

mnn}' of qucst 1 on[; j 'l r,t'l'Jl <lted 

London, Ellgt"nd, dllO l>ostOD, 

EilCb th" 111 ne t.ccnlh"ccllt ury 

building procc~;!) as J:- élffécted flCII Guhurb[i c't thO;;0 vast 

industriaJ cities. 

'rhelrs \/ere stuc:ics of. middle-class suburIJ!J, illUwugh 

pockets of Ilealth and poverty cXlsted Hl cach 5uburban locaJe. 

They looked al the backdrop of urban groulh ln tC'rms of 
'. 

popula ti on, transportation and the separatIon of work and 

home. They scrutlnlzed the bujldinq process in Lcrms o[ legal 

constrnints, land tenure and subdivlslon of land, They 

examined the circuits of capital Lhat were tapped ln financing 

constructlon. They described the orchltcclural [brms \lhich 

rcsulted trom thcsc constralnts and inputs. F;nùlly they 

studied the builder himsclf, hlS social otlgins and the scalc 

of l!is'oporations. 

C]oser to home John Weaver and Hichncl Doucet have done 

research on the building proces5 and have tocussed on builders 
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themselves. These two authors have independently examined 

different- parts, of HamIlton, Ontario, ar different times 1l • 

Although MIchael Doucet \,ith land 

speculation d!ICÎ Gllbdiv-iG10Il, 
, , 
l t 

of tilt: \ () cent ury 

house-h\l1 i ( LIly procc'f,:- ." tIc broach more spec 1 f le subjects. 

HOUSING BY HelQt·1 Atm IHYS'1' 

While other \>Jorks on housing construction and urban 

deveJopment !lrlve becn set- in sorne particular histonc period, 

this thesl;:; makes D conr,ClOllS ntternpl lü place housing 

'productlon ln the conlcKt of cconomic' cycles of InV(·:;tJn-:ot. 

\ Even a C 1Jrsory g)i1IlCC at lh'.: cyc1ic,1l bE:haUloU!-

construction in !-1onlrcal rcveals the logic: of Invt'stîyilt:n<) 

the Dhcnomcrjon of rH!\i hOUGi ng in :-0rms of ils boom ilnd bLlst 

pù t Le rn 1. 1 J. The creation of liC,,; hou'~ i nq 

(jt'àpLicéJlly resel/lblus (J serlCS of steep mountc:ins !.>cpar<èted 

by dccp valleys, peakln9 and bOlLoming in synchronous fash:011 

from CIty co city. Eélch cycle brings vIth It not only ,1 

spi1tial Cl,tenS1011 of the Clty bl.t àlso innoviJtions ln ::ile 

t ypo:ogy and architect.ur-c of housinl]. 

lnvestlgal~ng the proàuction of hou~)lng by ChOOS10g l LS 

eronomic thythm as a Lime fr-ame ':::onslltutcs not. ooly <1 SOl:nd 
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FIG.1.1 SYNCHRONOUS BUILDING CYCLES 
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method of periodization but a150 a ·'~"~".9iCql 

which to examine changing patterns. 

framework within 

The cyclical character of economic activity has long been 

recognized ln capltallst industriallzed economies. Clément 

Juglar 1S generally credlted with the discovery ln 1860 of 

successive upward and downward phases, hence the term "Juglar" 

cycles cojned later 1c • More slgnliicant 1S the eventual 

definltion and elaboratioll of d nlodel featuring three dlstinct 

cycles, the short, interm0diate and lùng-wave cycles, which 

emerged ln ]939 in Joseph Schumpeter's work l ', 

Intermediate econonne cycles, especlally those identified 

by Simon Kuznets in 1930, are the cycles most relevant to 

constructlon 16 • They involve bas~c realignmer.\ts between major 
\ 

~ 1 
segments of the economy. The creat.!l')n of e,'fié:ess capaclty in 

/ 1 
/ 

the boom period i5 followed by ? contractIon period where the 
" \ 

capacity is used up. The theory ~pplie5 tü iqems. requlring a 

, long investment commitment such aS (ai1waY5, canals, 

factorles, gas-works, power dams and therefore goes beyond the 

commerClal inventory adjustments typical of the short economic 

cyc le. Ernest Mandel explained the ratlonale thus: 

The cycllcal development of [the] capitalist 
economy becomes particularly feverish thrcugh 
the extension of the basis of this economy at 
the beginning or-each recov~ry, and this happens 
through the sudden appearance of new markets for 
important sectors of lndustry-,- which thus 
stimulates the activity of the capitalist goods 
industry. These new markets may result either 
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from the geographical extension of capitalist 
production (penetration into a non-capitalist 
milieu) , from the appearanee of new seetors of 
production (teehnologieal progress) or trom 
sudden leaps in relations between competitors 
(disappearance of a powerful competitor as a 
result of war, of technological backwardness, 
etc.)l? 

" Rai1way bUIlding j5 the classic cxample of thlS feverish 

extension of the basis of the economy, reaching out to new 

markets with the openlng of neu trunk and branch llnes during 

each cycle. In the Unlted States, the entlre railway building 

process, roughly encompassing the era 1830 to 1915, took place 

within the framework of [ive complete cycles. These cycles 

varied between 14 and 20 years in length (trough to trough) 

and averaged about seventeen 18 • A simi)ar argument can be 

made for housing, as the city feverishly extends the basis of 

its economy. Housing, as a permanent fin~l-demûnd good, is 

ooly part of a phyical urban plant made up of streetcar 

tracks, streets, aqueducts, faetories and 50 on. John 

Riggleman ln a comparative study of major American cities 

found synchronous bUllding cycles ranging between 13 and 22 

years duration (trough to trough) and averaging about 17 

yea r s l' . 

The correlation between railway and housing construction 
,-' 

cycles, in both timing and duration, may be carned a step 

further by examining the key inputs, labour (immigration) and 

capital. Brinley Thomas' comprehensive work makes c1ear the 
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correlation between capital inflow, immigration and North 

American building cycles. He also argues their inverse 

relatlonship with investment and building cycles in Great 

Britain 20 • Alexander Cairncross pioneered ln the study of 

this trans-Atlantic relationship and proved that for Canada, 

as we~l, 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 ln Great Britain 21 • Because the 

cycle itself is a feature of the economlC system of the 

continent, North American cities have roughly synchronized 

building cycles which tise and fal1 together. Baltimore, 

Toronto, Montreal and other cities, are aIl 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. 

wi th the broad context of the building cycle understood; 

what then are the specifie causal factors involved ln each< 

phase of its rise and faII? It has been noted that the 

building cycle 1s one of the sharpest of all economic cycles, 

that i s, clear-cut in outline, attainfng enormOllS amplitudes 

vith high peaks and deep troughs 22 • Mau~ice Lee provides a 

succinct explanation of the phenomenon by looking at both 

supply-side, factors: 

, < 

-12-
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Cycles in residential building construction appear 
to be of even"" greater severi ty than the 
fluctuations in non-residential building. The 
reasons for this are not completely clea!;'; but, 
undoubtedJy, the speculative character of the 
residentiêl construction market carries â part of 
the answer. Once the upturn has begun, builde~s 
begin ta produce in anticipation of demand either 
for sale or for rent. Sl'~ll builders are subject 
to excesses of optimism 0urin9 the expansion phase 
and incj,illed to excess,~s of pessimism during a 
decline2 J. 

Although Lee places the emphasis on psychologlcal 

factors, he also makes a cogent argument in terms of the 

supply of mortgage money. AS an expanslonary phase of the 

economy begins, the money market is characteristlcally "easy", 

with lenders making mortgage financing available at low rates 

of interest, with small down payments and extended 

amortization pel:" i ods. AS the expan!:ion continues, 

corporations, which have been drawing on their liquid 

holdings, use up their internaI funds and begin drawing on the 

money market to further thelr projects. 
( 

At th i 5 po i n t 

competItion i5 fierce and credit tightens. Mortgage money 

becomes suddenly more expensive as funds are drawn back lnto 

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 marketsH. 

This contributes to the huge surges and deep troughs in 

housing construction. 

Housing construction i5 an "end"of-Une" or "last resort" 
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type of capital investmel't. 1t tends to be risky because the 

product 1S fairly complex to organize, is labour-intensive and 

cannot be turned over rapidly. :;: t: does not have the poten t ial 

of quick and high profits possible :0 the stock market. Nor 

does \ i t offer the secure prof i ts oL r for instance, bond 

1nvestment. But most importantly, as thlS thesis wi 11 seek to 

demonstrate, the c1aSS1C house builder in the latt :'lneteenth 

century was a person bf modest means operating on a very sma.l.~ 

scale [se~-èhppter Pive]. His command of the money market was " 

close to nil, and he was a poor credjt :-isk [Sec Chapter Six]. 

He could not compete ,dth strong opportunities for commercial 

and industrié\l 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 lo9ical slices of time within 

which the physlcal, social and economic characteristics of new 

housing const ruct ion may be exami ned. Tha t build i ng cyc les 

and housing construction cycles are synonymous lS easily 

verified in the accompanying graph comparing total housing 

permits with all permits (houses, shops, factories, churches, 

schools ... ) between 1866 and 1880 lsee Fig. 1.2). This 
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FIG. 1.2 NUMBER OF PERMITS ISSUED 1866 -1880 
CITY OF MONTREAL 

f", ;' 
l ';, 

1 
1 

1 
1 

-"" 

- 1 100 

1000 

900 

8«;10 

700 

!500 

300 . 

200 

100 

o 

CITY Of' MONTRE" AL Il''INUAL n[PORTS 

" 



thesis focusses on one building cycle in Montrea~, that of 
. 

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

housing produced in 1867 through 18BO. It seeks t 0 explore 

what was built éluring that cycle and \fhere that construction 

was occurring. It seeks tJ) find out who was involved in the 

building process and to trace where the capital came from to 

finance i t • 

AN OUTLINE OF THE THESIS 1 

Chapter Two expIa ins the methodblogy of record match i ng 

used in this thesis. Since building permi ts were in the form 

of abstrar: ts and did not provide full information on the 

houses or the builders, l have made use of two other 

contemp'orary , sources ta complete lhe information. Ci ty 

directories and insurance atlases together wlth the permits 

were used to gcncrûte a ne\'.' data bank on a house--èx-house 

bas i s. This technique building construct i on 

information, typology, locational data, and occupational and 

ethnie characteristics to be compiled and correlated for each 

house and each bu Ilder . 

This tnesis brings a considerable body of new 

understanding to the existing works on the building process. 

While Warner does not delve into the orlgins and supply and 

demand explanations regarding Boston's distinctive housing 
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typology of double and triple-deckers, this thesis asks where 

Montreal' s duplex, type came from, why it spread 50 rapidly and 

why 50 many de r i vat ives were crea ted f rom i t • It i s argued 

he re tha t the duplex was an important mode 1 which enabled 

bu i lders to house adequately the newly crea ted 

,urban-indu5lrial proletariat in 10dg1ng5 It could afford. It 

is further argued that Montreal, unlike Boston or London, did 

not have a sizeable aging housing stock on vlhich the new 

proletariat could fall bock. .~ontreal developers therefore 

had to create new housing models. These new models rcsulted 

in a distInct tripartite housing typology. The deflnltion 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 productj..on in the context . 

of i t 5 ma r k e t. The typology developed in the previous chapter 

is not sca t tereà at random. Single-tamily housing and duplex 

housing tended to eoncentrate in mutually exclusive zones. 

But the t ypology was an ove rlappi ng one dS we Il. Some areas 

featured a considerable mix of housing types. The bui,lding 

permits aiso reveal architectural variables which have 

important social class and therefore spatial implications. 

Building materials, roof types and basements all of fer 

significant social eues lo the.city's housing market. 

AlI the authors mentioned earlier have tried to come to 
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grips with the social origins of house builders. Thi s thesi 5 

has the advantage of knO\ling ,"lho vi rtually all the house 

builders in 18705 Montreal ware. They focmed a populat ion of 

ncarly 2,000 people, just under 2~ of rt,he city' s total 
, \ 

,-' 
population. Our Vle\'l of the bUllder is enhanced by a concise 

knowledgc of his scole of operat ion, and the occupalional dilta 

olloy us to analyse his soci~l ori9in5. 'l'he class dimension 

is ùnù] ysed ~ n relation to large and small-scale: dcvelopment. 

It is c:.rgue<, thal the lB70s \12S il t:::-nn!litlonnl peri,od uhere 

capitill:>.Sl uild pcd:t:y commodity procJuction of houDing \:orked 

though mostly olmed Dt di([crent 

markels. ~'ic c,)n Diso specify the roJe of ~é1ch of Montrcal's 

thrce main ("uHuruJ communlti(5) 

housj ng. These are the subjects of 

:n lhe construction 

Chapter Fi vc. 

of 

Chapter Six, using entirely different sources, discllsses 

the fi nanci ng of housing development. H.i. th the except ion 

perhaps Ol Dyos, fe~1 hDve made a serious attelhpt to ITresUe 

with lhlS cr'ucidl aspect of house builders. But Dyos' ~lOrk 

hilS leGS applicéltlon t'o Montte<.>l because the \</ho]e system he 

exposes \'las based on ground t'ents \~hich did not e>{5 st in 

Montreal ln the second ha l f Ol t he Tt i ne te en th-een t ury. 

Because therr.:: i~ il dearth of studies on housing fInance in 

freehold cities, ChnptE.:r Six beglns with an examu1ation of the 

finûnclnl sy::;tem (lod ho\'l il relalcs :0 hous::.ng. Jt i5 argueè 

that the' J8JOs \1aS il transitional period \vhen~ lraditional 
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sources of credit from private individuals operated alongside 

new forms of institutiona1 mortgage lending, 

Whàt this thesis is about i5 the building process under 

capi ta l i sm. lt 18 early industrial 

bui Ide rs responded la industrializéltlon 

concerned \<l i th how 

and the crec:üion of 

new instruments of capi tal investment 1 and hOI-' they responded 

to a pressing market [oc housing anè. ta the advent of a huge 

proletariat- It especially !;eeks to find 00t- \1ho these 

builders l1erG', 'rhé n(,~\1 typology of ilOlIsing developed and t.he: 

financial ir...3titut.ion~foundeê. dming t.his cruci<::.l period have 

demonstrateà il remarkable stayHlq pouer lh:-ouyh time. Smal) 

privale housr~ builders and la. 

they Here ovèr a hundred yeofs 

creators of the bui lt urban 

gOVf'rnment intervention. 

--19-

ones - st 1.11 as ananymous as 

ago - rcmilln today the chief 

environment despite direct 



FOOTNOTES - CHAPTER ONE ---- --, 1 

1. See Gerald 'l'ulchinsky, The Rivee Barons: Montreal 
Businessmen and the crrow~f IndustI-Y and 
Transport, 1 183 7-:l:8~ (Toronto; Un i versi ty Of 
Toronto Press, 197'7): 

2. Ne"ton BOsllorth, Hochtlûqû D~a {Mont" :-eûl: 
Greig, 1839), p. 194-.--~-

3. 

4 . 

5. 

David B. Han:-tD, "The ~.Je\l 'rOiJo 
C::-eaLion of al': Uppc:r Middle Cl<.:.GS 
Slope cf Mount Roy;)l : n the 
Century\', M.A. Thesis, Dt::-pi'lrtment 
Uni.vürsi ty of. '!:.'oronlo, 1977} p.2"7_ 

lb;d., pp. 83-39. 

of Mont:-eül; 
Suburb c'/ the 
Miè-Ninct,~cnth 

of Geogr ~:phy, 

Jean de Bonvi.lle, ~--Bapti~ Ga9ne~L(' l~~ 
travailleurs montréalals à la [ln du XIXe siècle 
'(Montréal: Editions de l'l.urOre-;-I975},'PP:- 34-35. 

6. See R. Harris, "Residential Segregation and Class 
formation in the Capitalist City: a Revie ..... and 
Di rections for Research", Proqress in P.uman 
Geograp!2Y, 8 (1984). 

-, 

7. Bettina Bradbury, "The Working Class Family 
Economy: Montceal, 1861-1881", Diss., Departrnent 
of History, concordia UnIversity, 1984, pp. J, 
458-459. 

8. Joanne Burgess, "L'industrie de la chauS5l:;:-C à 
Hontréal: 1840-1870; le paBsage de l' artisa :lat à 
la fabriqUé", Revue d'histoi,re de l'Arnér-igue 
irancaise, 31, No. 2 (1977), pp. 187-2::"0. 

9. Enid Gauldie, Cruel Habitations: ~ Histo!:'y' ~f. 
Working-Class Housing, ~-f918 (Lonàon.: Allen & 
unwin, 1974); R.M. Pr.ttchard, Housing and the 
~tial Structure of the City: ResTdëntm 
MobITrr.x and the Hous mg Mâ.rket in an Engl [st: ci'ty 
since the Industr'ial RevolutIon (Cambridge: 
Cambt i dge Uni V'e rslty Press -:-1976) .--' 

10. Gregory lZeal€'y, Wod~ln9 CIas!) Tor..2.!!!.2. at ~ Turn 
of the Centuri' (Toronto: New Hogtown P::-ess, .2. 973T; 
Jacëjüës Bernier, "La condition des t::é.lvi,Ül:eurs, 

- 2 0--

" 1 

) 

! 
, \ 

( 
.""~? 

i " .. ~ 
- ~ 



1851-1896", i'- Les travailleurs guébécois 
IB51-189§., ed. N. B&langer et al. CMor:trea): Les 
Presses de l'Ur:iversité du Québec, 19ï3)i Terry 
Copp, The ~natom.y. 2l PoveE..E..Y: the Candi t ion 0 [ t~~ 
Hor king Clu(Ü,. ~. MonUcal, 1897~--rroront9: 
~4cClelland {;. Stewart, 1974); Mlchùel Doucet, 
"Working Clas!;; Housing 111 il Small !:\11neteenlh 
Century Canad::.an City: Hdmilton, Ontario 
1.852-1881 r, in Essays in Workins ~las_~ History, 
ed. G. H.ealey and Peter Warrlan (Toron'to: 
McClelland 6< Stev/art{ 1976), Marc Chok,o, çri~ du 

'logcf!lc!!l {: Montréal, ~,-193.9. (Montreal: Edltlons 
cooperati.',Jes Albert Sé\lflt-Martin, 1980) - Gl:egory 
Levine, R. lIar::-is ()r:d B. 05bornc, :!'.h::=:. 1I011siJ29. 
Q.!:!csti9D. in ltin<)st9n, Ontario, 18J!l-19Ul, R<?port 
on an Inv,...:stigllt 1011 (Kinuston: Dcp:·. of Geography, 
Qucr-:o's [Jrlven;':~Yr 1982), 

12. Hnrold D:;,'oS, VJ.~i<::n ~~: :... . .?tucyof. the 
Growth '0:: c.:nnberwe 1 l (Le lces Ler: Le Tcc.: s t-ei 
Un l::.:crs i ty'Prcss~. 1961) i Sam n. Wc roor r Stree 'CCUl 

Subùrb5: LOC ?t"'ocess of GrO\lt.h in 'Boston', 
iB70-1900 "(Cambridge: Hilrvard-Un5"ersl';,:/ Press, 
1962)-:--

13. Joh" C', t.Jciwer, "Frpm Land Assembly L 0 Soc la] 
~~aturity: The Suburban Lite of WE'stdalc 
(Hamilton), Onta::'io, 1911-1951", Hic..\oir<: Sociale/ 
Social History, 11 (197B), pp. 411-440; Mich<lel 
Doucet, "Speculat ion und the Physical 'Development 
of Mid-Nineteenth Cen::ury Hamilton", in Sh~Ein9 
~ ~ Lilndscape: Aspects 21, ~ Canadian 
~-Bulld i ng Process. eds. Gllbe rt Ste l ter and 
Alan Artibise (Otta\ia: Carleton Univcrsl-::Y Pl'CSS, 

1982 ), pp> i 73 -199 . 

14. Clément Juglar, Jes crIses 
retClur ~.I. i odig~c en Fra~, 
Et~-~ (Pan Sr 1860). 

''': omme rel ill e sel leu r 
en Ana1eter~e-et aux .. ---

15. Joseph A. Shumpc ter 1 Ë.~s;~ Çycl_~ 
McG r a "l-H i] J 1 193 S ': . 

16. Simo,l Kuznc: s, Se= ular Hovemen ts in ?roduc !..ion and 
Priees (Buston: Hougnton MiUrrn, ' 1930) ënd' 
èont i nned :. n Simo:: Kuznets, "Long 'T'erm Cl',i:lnges in 
Nùllonal Ir.come 0: the United States sine,:: 187J", 
in Income è',nd ~-1e2.:th, 2:l? sec., cd. Simor KuzneLs 

-21-



(Cambr idge: Harva rd Un i vers i ty Press, 1952). 

17. Ernest r-1andel, Marxist Economie TheorYI trans. 
Brian PeéJrce (London: Merlin Press, 1(69)1 l, pp. 
358-359. 

18. 5ee Kuznets, Secular Movements ... op. c::..t., Chart 
53, p. ]9j and ':'abTë 53, pp. 526="5L7. 

19. John R. Riggl·::::man, "V<1t"lations in Building 
Actlvity in ur:ited States Cities" (uClpublished 
doctoral dissertation, Johns Hopkins University, 
1934) as ciled in Walter Isard, nA Neglected 
Cyc le: the 'rran sport - Bui ld l og Gye le" 1 ~he Hev iew 
of Economie Slatlstic5, 24, No. 4: 0942 1 p. 150. 

20. Brinley TholllclS, Mi~:on flPd !L~ Deve":'opment 1 Q. 
~ra i s~l 21 _~.E..! t l s~ ~I'd ~me[l ca..!l Long fYc 1 es 
(London: t-IJethuer and Co., J972f, chôptcrs 2-4. 

21. Alexander' 1\. Cairncross, Home allc Foreign 
Investment 1270-1913 (Cambridsc:--- Cambridge 
unIversitY Pre~;s; f§S3). This theme \las further 
deve10ped by Kernelh Buc.kley, ÇaQital Fo:::-mation in 
Canada 1896-193 C ('l'oro:. to: Mcclell a nd an::: -- St:ewa rt; 
1974T~ -------- ---' 

22. Arthur F. Ilulns éJnd Wesley C. MitcheJl, Heasurlng 
BU51ne..;>Ë. f.YEle~ (New York; Nat i ona] Bureau of 
EconomlC Research, 1946" pp. 418-420. 

23. Maur-ice '-J. J>e(" , Macroeconomies; Fluctuations, 
Growth and SLabilin, 4th ed. (Homewood, Ill.: 
R.D.tr\lln: J96 7 ), pp. 62-63. 

24. Ibid., p. 65. 

- 22-



'CHAPTER TWO 

THE: METHODOLOGY OF RECORD MATCHI NG 

CREATING A COMPOSITE DATA BASE 

Most historlc,ll urban reseat'<.:h rel ies on one basic source 

for quantitdt1vc inf'~cm(}t:()n and enhances it with qunlltative 

material. The hil!1lC :,ourC": mic:1t be hospl::.al record!:;, tax 

assessment rùL~<:;, IlW-,èJSCll;::lt cen:;us dat", or -::ump,H'Y payrolls. 

o Il (l {J, r (~C 0 rd md t chi n 9 

in order lo recons::ruct ,:11 adeauate (:Jatn base. 

One entire cyc: c of houslf;g production 15 under study 

here. BuildIng perm:.. 1.5 I/CL!}d normalJy suffice ns a dala base, 

but such il source n:::: lonset Cl:lstS H; l'1ontreôl. 1 nstead He 

: nformation have permi t ,:11 ieh 

COfltilin..::d in v perrli~ ,_. ::;incc thl':je abslracts lack precise 

d second basic source - a C!i.y alJas-' 

was recHHred tu conir-:'cte <':od enhûncp the pcrrn:t da::a. Recause 

bo:~ sources lackrd key bui ldi ng - typology <J.nd 50C 1010glcal 

ln forma L Jan, a tll1rr::: SOL':-ce was 

employed. 'l'h·~se thr~e sc,urees \,.;ere used sim'-lltaneousJy on il 

h0-1se-h~' house bas);::: lü ;econstruct the r.1:Jrphological élnd 

socLlJ data nccess::-ry ::::;, \Ind~rstanê the me<!nl"1g of the 

ph:Jsic<3~ exten,;10n -f the city ~'l the conte>:t of a building 

cy-::le. Deforr: the f:ndings, we need to evaluate 
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each source indi vidually. 

NATURE AND USE OF BUILDING PERMITS 

The heart and soul of this research are building permits. 

Since 1863, the City 0: Montreal has published ward summaries 

of new buildIng cO:-istruc::ion ln its an,:ual reports 1 • 

Between 1868 ûnd 1877, vlÏ,th the u:-:fortunate orrissior. 0[-1872, 

annua} tabulations inc::"ude a:1 absL::-act or eacl-: permit. These 

data cov"r one bui :dlng cycle. Wl th permit .::lbstract's­

ava:lnble [or 78.3% 0: res.làentL:l_ buil(~ings produC'ed during 

the \>IhoJe cycle, the decision was cas] ta concentrate the 

research on 

resldential 

thlS bu::.lding cycle 1 • 

bUIldings unaccounteà for, 

This left 

9.7% due 

21. 7% 

ta 

of 

the 

omission of the year :872 from permit records and 12% in the 

"tails" of the cycle, t:hat i5 the years 1867 éJîd 1878-80. It 

was tell. that these hcuses could be located i ndi vi dually by 

,olher means and that the lack of builder lnJor'mation for this 

."mlssing" 

analysis. 

21.7% .. ould not seriously comprom i se the soc ial 

The not-so-easy pa rt was systemlZing the research so that 

buildings could be located geographically, and 50 that 

necessary additlonal ëata for the social analysis could be 

gene rated through othe!- sources. 'l'he ln i t laI problem lay in 

the summary nature of these pernllt abstracts. Each abstract 
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g~ves the name of the permit holder, the street and ward where 
(, 

he or she was building, how many buildings were being erect~d, 

the type 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 2.11. 

To learn how Montreal's housing production was located 

and what types of houses were bui l t / two key variables were 

requ i red: street address and the number of dwellings per 

house. These had to be ferre::ed o:""t from other sources. The 

fact that nany streets :0 Montreal, even vllthin Lhe boundaries 

of one ward, were about one and il quarter miles long (2 km)" 

made the address search dlf.ficult, but the 0r:ly means of 

distinguishing a triple}! from il duplex from a s,ingle~family 

house was by locating the building. 

The solut i on was a linkage of three separa te 

contemporaneous source s: pe rmi t a bstrac t s, Lovell' ~ street 

directories, and the 1881 Goad atlas of Montreal, supplemented 

by the 1869 P1unkett & Brady map of Hontreal. The flrst 

objec t ble was to isolate the tolal housing production of the 

1866--80 trough-to-trough cyc le. Proceed i ng a st reet at a 

time, ward by ward, and using the 1881 atlas,,- as a base, 

produe tion was systema t ica lly subt racted through a vi sua l 

check of the 1869 map and a seareh of c5vic addresses ln the 
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NOTES TO TABLE 2.1: 

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 classie plankwall construction (huge wooden 
board covered with brick veneer), topped with a sloped roof 
andcontaining an undetermined nurnber of flats. This type 
of permit WBS retained for study. 

John Gallagher's and Moise Lemieux's permits arC! for industrial 
land use only and were rejected for study. 

George Monette' 5 permit 15 for, a pair of residential bui Idings, 
3 storeys high with' a fIat roof, and was built at the back 
of the lot as rear housi ng. This ,type of pennl t was 
retained for study. , 

The Grey Nuns' permit is for a convent and althouqh essentially 
residential in' character véis rejected for study as 
constjtuting an institution. 

G.W. Reed's permit i5 for a two-storey brick masonry flat 
roofed extension to the real:' of an existing buildlng; this 
permit, althbugh reBidential, was rejected for study as not 
constituting a building in its Ovin right. The same was done 
for resi~ential permits indicating nadditional stprey". 

Miss Ann vJones' permit on the other hand does constitute an 
entiI.~ly new buildihg, the l:'emark "kitchen in rea!:'" merely 
indicating that the building included a rear wing containing 

_ a kifchen. This type of permit \las retained for study. 
G.B. Burland's permit 15 similar except that the remark "coach 
~ house in rear" indicated that the permit allows for the 

constructton of an independent stable as weIl 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, i5 

actually for a rectory which is essentially residential. 
Thè City of" Mon~real's permit for a police and fire station, 

although classified with residential permits, was I:'ejected 
for study 'as being a ,'misc lassi ficat ion. 111 mun lcipal 
buildings appèar to have been arbitrarily c~55i-tied under 
"dwellings" •. - "-

The Mont~eal Building Association's permit is typî~al of t~ose 
houses bl,lilt by-a financial institution as -an investment,.. 
This type ~of permit was retained for study. 

The Eveché's permit i5 for housing built as an investment and is 
not -to be confused with presbyteries, schools or the 

-Arcbbi shop', 5 pa lace, a U of which could be bui! t by- the 
:Eveché ~s we~l. Thfs, type of permit was retained for study. 
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1867 street directory'. By means of this painstaking 

pr.ocedure, a table of 1867 to 1880 production by street could 

be drawn up. 

"'-

~)seCond ob]ectlve was ta link houses to the per,mits at 

hand. This '.>Jas done in three ways. (1) ln sorne cases the 

owner's namc, which appears on each property in the Goad 

atlas, could be matched with a permit holder and cross-checked 

with the dllnensions of the building. (2) If the permit holder 

moved into his new bullding in the following two years, his 

name might appear in Lovell' s directories, and the address 

could be matched ta the physical description contained in the 

permit. (3) The remaining houses were dated acCOrding to the 

year. prior to their appearance in the directori(!s, and matched 

by date and· descflption ta the permit information. Other 

)techniques were applied where necessar~;. including field 

observation~ and cross-chec~lng with modern land-use maps. 

~hough the ·method was tedlOU$, a high rate of success (89%) 

was possible. Ou t 0 ( 2, 6 3 0 pe r mit son l y 28 2, r e pre 5 e n tin 9 441 

houses, could not be locûted. 

With aIl tracing work completed, 4,716 residential 

buildings had beeo individually located and fully identified. 

The highest success rate WûS in ~t-Lûurent, St-Louis and the 

upper portion of St-Antoine Wards 4 • In these areas buildings 

• were generally di stinct i ve and property ownership fairly 
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stable. The lowest 5uccess 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 homogenelty 

and rapid turnover made tracinq difficult. In summary, lf our 

detalled permlts represent 78.3% of the entlre cycle's housing 

production, and if 441 untraceabl~ resldentlo1 buildIngs 

entail a furthf:'r 1055 of 6. n, then Ile are leEt wilh ôlmost 

72% of the cycle's ~roducllon ]ocnted dnd Idenll[led, still an 

ample portiol": 0;1 Wh1ch ta base the social anùlysls of houslng 

producers. 

: It remains to be emphasize~ that even though only 72% of 

our resirlential building cycle's production was definitively 

traced to l ts bullders, the remaining 28% was at least located 

on the map by comparlng the 1867 street directory lo the 1881 

atlas. In other words, every resldential bUIldIng bUllt in 

1867, 1872 and 1878-80, years for which we have no detailed 

permlt dala, has been identified as ta type (e.g. duplex ... 

and located. Even the 441 untraceab1e bUildings are in fact 

located; they simply cannet be linked to their bui1ders. Thus 

the only difference between, the 28% and 72% portions 15 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 HOUS l NG 

More houses have been mapped than the official returns 

allow for. Slight discrepancies were discovered between 

officié)] permlts registered and ilctual n~\} houser. round. 

There ;:HP rc;ughJy ]'30 .J.ppdr'~ntJy ullrcported construction 

pro j e r t :; , <} e n c: ud 1 y C 0 P " i st i f) 9 0 f () r: co: UI(l rf'sidential 

bulldI nw 1 Lü JB1ï, 1 t 15 

permi l;, 1 buL ln féj('r /)011" 01 

Rnthct 1 tlh:y a)"e hOIl~){"'s that 

escap('c] the notlce of trw clvic ,-,ulh(.Hjtie:;. The LOlu1 lS not 

negllt]lble Slnce they probabJy acc.:ountcd for an tlddltional 700 

more Lhan the 6583 rcsidcntlal bu]ld~ng5 in the cycle's 

produc LIon. l,~;idc from lheir numbcrs "wd locations datn ate 

not available Lo ascertain hO\1 thesc houses may have d,iffercd 

from those ln the cycle's official house count. 

might: bc (:j~pcctcd! the i 11 cg.:11 houses 
, 

overwhclmlngly in vorking-class nClghbourhoods. Thore appear~ 

ta bc a strong correlation between poor wHrds and the presence 

of i]lega] hOll!;es. The champion dlstrict is Ste-Anne Ward 

with ~}5 llle:gûl houses during tl1<.: j'cirs ]860-1871 ,md 

1873-1877. \']c estlmatc ~6(J such houses Hcrc buiJ.t durln~ the 

entlté cyçle. Pu r t ot il 15 duc ta clcrlcnl error as the 

entire 1875 produrtjon on Seigneurs Street 
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appears to have been omitted (fourteen houses). The remaining 

hundred or 50 houses arc sprinkled throughout suburban 

Ste-Anne, ospcci~JJy in thosp arcas south of the Lachine Canal 

SUft-oundiIlg L1ll-ec sides of the Grand 'J'funk HaÎ.ltlay shors. 

Could Il be thôt the E1l911~;hsr)f'id~lng \!(l)"J:lIHj CL.lS5 \li1~ just a 

littlc mon' <,U<,piCIOU c] of l'J'Ill (lL,thr;rlry thall anyone else? 

Or could It D( ~_hc1t t hcrf' \Ul!>: lmp1y ,(}r(';,t('r 19l\OrnnCe of 

munlcipdJ 

rac_,ly got 

'l'he 'lUlllb:'!- 0) 

bUIlaing boonl Has !Oub:;idinCl. Eoch yei.ll [rom 1874 onwards 

brIng!> forth ~;vid.!n(;(: of GC
.) to l()() illcgul buuses, l1hi10 the 

offJciéll nnnUé:d productioll figures \'/(!re dropping from 773 to 

2 8 6 r e s ide n Lia] bu i l d i n 9 s • Ce r tén n l y é) t 0 Ull 0 f iJ ho u t 6 0 

lllegal houses agalllst 286 officlal ono~; for 1877 ren1i1in~; 

startllng. A more typical ycar on the UpS\l1I1Cj (1870) shoilcd 

about 60, lega] houses against official flgll"'CS of 529. One 

must remcmbcr thnt 1873 was the bcginning of a sharp and long 

economic depression. Perhaps the lnCtCasInq number of illcgal 

houses IYas a conSClOUS gamlJlc on the part. of builacr-s to cut 

construction casto by building below standard, and tü cundc 

-prosecution by sclling guickly,and disappearlng. 

The la,; provided thélt (1n Clme)- or a l;uildcr of an 11lcgal 

bui~(hn9 should be prosccutccP. Once the buildIng l'la,; sold tél 

- 31 -



an unsuspecting buyer, the city, upon finding out about the 

illeglll structure, Hould pursue the new o\<mer. It would he up 

to the Ol·mer tG pursuc the builder, lE he could find hjm. 

This hypothesis becomcs all th~ more plausible after a rcading 

of the ,..:nnUé) 1 reports of lhe Buil~ing Inspeclor lo City 

'Counc il. One ~}u~jpect;:, that he and 1115 Of[lC(; 5taff \-Tete 

suffering from ['Il..igur: in COPHHJ \1ith t.he boom yen!:'!; of 

\las ,l 
rcctildtrL.ni l)llijder~ \lho 

code 1 and the COlliie J 1 

compl emen \ 

ha c k loq 

Îlnd no! 

r c ; ufjed 

of court Cil 50 G ngi.1l n s t 

adl1c::red to llw build:ing 

t () 1 Ile l"ùél S(; the: ';lai [.L nq 

OlIvier Houillord, in!>pector of Buildings for the Cily of 

Montreal betucen 1865 and 1883, \las a very conscientious agent 

of the City and enforcer of the building by-laws. One notices 

the number of bUIlding code infractions t:abled by Rouillard in 

1866 compared with hIS predecesHor's performance i~ 1864 had 

ncarly quadruplcd'. Onc also notices the much increascd sizc 

of the Inspector's annual reports during Rouillard's tcrm and 

hlS fr~quent lobbying for building code amcndments. 1~15 

Jobbylng apparently produced l"esul,ts, as there is il dl:'amiltlc 

illcrease in the differcnt categories of building code 

infractions during the 1870's. His term was markcd by a 

con~)tant grappling vlith nc .. ; building technology tbat \W.5 

ilooding into ninetccnth-century Montreal, .hi s 

indctatigablc war on wooden bUIldings. Ile often rililc:d 
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against owners who used by-law loopholes ta re-build major 

parts of their buildings in Hood, or ta build huge 

thrf'c- s tot'oy aIl -'lQod Lenemen t 5 out of small one-iHld-a -ha l f 

storey wooden houses'. 

The fallgue faclor du{' ta thc building boom, not to 

mClltion tlw extrél ,\Jorle crcaLe:d by his dilIgence ln lrying ta 

W(1kc the CIty sa[Cl- [rom fire, pl"oduct:d thé inovltablè request 

for hoIr fl"Onl Cit.y ('ounci1: 

Gentlemen, 1 have also t.e calI ta your attention 
that from the rapid progress and the extcnding 
of t.be City, it i5 quitc evident thùt il has 
become an absolute necessity that the Inspector 
of Buildings should have sorne 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 9~neral Inspection of 
Buildings now crecled throughoùt the City, and 
also the Inspection of Buildings which may 
herçafter he erected, and to examine the cause 
of complaints and other demands which are too 
lIumerous to det .. )Ïl in 'this Report. l therefore" 
\Jould humbly sU9gest, that two competent 
persans, underslanding properly the French and 
EngJish languages, Drawing, and also the 
Construction of Buildings, be appointed te Dct 
as Assistants ta the Inspector of Buildings~. 

Apparently his piea for help wenl unheeded, as Rouillard 

had tu repeat his request, verbatlm, ln 1882, thi s t ime 

begging for just one assistant. In 1883 he dropped' dead. His 

predecessç)[ had dropped dead in 1865. Agillnst this backdrop, 

vlolating the la.'1 \las probably \Jorth the rlsk. The incrcosing 

non-pursuit or lute pursuit by the Inspector wus kno\ln ta 

bullders, maklng' the gambit a]l the niOle enticing to 
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unscrupulous or under!inanced builders. The supply of 

unsuspecting buyers was no doubt plentiful. BUllders could 

reduce thejr ,constr\,lctlon c05ts considerably by omitt,ing an 

internaI firewall or skimping on structural beam and post 

con~;trllctl(')n, or even hy goinq [or brolte ,jnd erecting (j \'iOoden 

hOll~3e. V101-killg-C]<Hj~; Montre,;} lli:H; .he most OhV10U!> vlctim of 

such altC'mpt[,.' 

Hlule lhe: foregoirog discUf,SlOII con"Utlltr:'!', é1 dei",1)J(~cJ 

ev<.duiltl0n of the bujJdirHl permit 3bstracLf" the othel buslC' 

sources of diJ.ta requin:: evaluation ilS lIell. primary among 

them are the Montreal directories. PubliGhed annually by 

Robert Mackay from 1842 to 18b4 (wllh the exceptions of 1646 

and 1851), ailer his de~th b::,' hlS' ,;life Christina, fi'om 1855 Lo 

1862, and finally by the publisher John LovelJ 1 from 1863 to 

this very day lhrough lus fjrm, these direclories \'IC!t: 

dcsigned as a re[crcnce to dll headG of hoUseholds in 

Mont.real f largely for commerc lé1 l purposes. Typically, women 

iJ.lmost entlrely esciJ.ped the notice of eflumerators unlc5s there 

WélS no male head of household Lo be had. This meanl that only 

\ddoVlS t1nd indepcndcnt splnstcrs appcar in Lhc listing. 

Starting as an alphabeticn1 lIstIng ln 1842 bascd on famlly 

names, lt included the head of JlOus(;hold's occupatlol1 and 

address. Occupation is an important dlstingulshlng feùture 



for people vilh the sorne name. It is the best and som~timen 

the sole clue to a social stntuR and a connectlon lo lhe 

economy, p'.ll-ticular1y in the construction sector. 

5pr i [lej 1 gener~lly during May, t hrough a ~t n~ct ,by ~: t rect 

f:llumerat ion. The di3ta coll(:ct co \leI (! good lhe 

')!ldJvidU[J1 enumcriltor alld t!l0 degr0f' (JI' COllt ro] Cl:C1Cj<;vi OVt'l 

Id m by r1H' publ J ~;hcr . 

:on lt~; 

Lllic indicallng the second ÎlnH of th(: ycar durinq IIlnch the 

dircctorywns publishcd and the first twlt of the [oJlo\llng 

yOdr: for I/hich the data \'lC'r'e consid("rcd stll.l currClil. For 

convenicncc, \H_' \lill only rcfcr La the year duri119 \lhlCh ddLa 

wpre collected, not the hyphcnatcd version ln the tIlle. 

Bcglnn5ny vith the 1864 dlrectory, ~ street dl r-ect ory 

This fOt-lniü oUered the saine In[ormation 

as before, bill organlzcd lt spéJtiaUy by street and civic 

address, complete \,; i t h cross-strcets. Although the ]864 

cd il i on il se If is of litt-Je use, beCilu~.e of the strange and 

InCOllsistent addre55 systém (lnd the III'-tny qilpS ln the datû, th(' 

followlng year's cdltlon uses thr new syslemnllc 5lr0c~ 

addt"{:sses Introduced citY-Hlàl: 1 n t10nl rei) J D nd ~;hO\I ~ a 

rf..'fiwrkable degree of complctencs_;. lfappily, Lhese InnOVé...t:lons 
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wcre introduced }l.Ist ln time for the lfl66-18flO buIlding cycle. 

BeyoncJ the dct of loc(lti'ng Deil bui lc.1jngs, the: Montreal 

t \1 0 }; t, Y var id. li les m i ~ s ; n 9 

f rom t 11f' huilcling permIt ()bstr(lcL~;. The fi r 'i t Hê1~) bUIldIng 

type, thût l~; \·!lH:Uwr the permIt \las for fJ. ~.JnCJ1('L\lfllly house 

hui lt:lnq. 

i1ccompli',hcd lllf'lcJy by rount HIC) th" 

Jiur bu5 1 ci j llC]. Ilol/CV( 1- r up~;1 i~ l t~, l 1 ill', f J"C'qlwnl l y : hi1l'/'d ' " 

11 ',('('('!i(, 'Y 

',(J! t J 11(1 \: " donc lJy c ()UiI t i r1<; 1 he 

fOl é dch Ilf'll t'p', J d('rJt 1 il J bUl id l IlIJ ';l<lr\ [llfJ fI-Off' tlw moment 11 

f l l' ~; t (~pr)(; f- 1 cd III the ÔllPc:orie'j. Th i s rOU:1 t \Iil:, ver 1 f l r:c1 

for Th" cnlll-C 

!WilU of hou~jcholrl [)cr dwelling dnd t-!11lt OCC'Upêl111 S \lould ocrupy 

il residenLlal btllJdinq <1~; Hltcndcd by the buildet-, at leilst III 

the f l r st few yenrs. In other 'dordr;, l t 

thcre UOUld be vlrtuCilJy nu suhdivision of dwcJJinys ln L IH~ 

year!; ImmedJùtely foll0\'lnc:1 const ruet ion. 

l' e é1 ~) 0 n él b] ( In unly very e~ccpt IDnal cases dJd 

!l.~,L<:,ct o~'y 1 J '5t mOL c t hôn one hcad (lf IH'useho.Jd PPl- dWf'lling" 

(\(curr('d • 1) :., : t t:,J. t l ') n S Il h Cie t Il' ' br ot hé: r '01 ,'1'" ()! t en 
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spinsters shared a sarne dwelling. Infrequently a man and a 

woman, with differcnt family namp9, appcared to sharr the sarne 

dweJlinq. GrnE.:rillly, Ut e ,; e e x ccp t i 0 rI:' \1 (: n~ no l Cl i f fi cul t t 0 

figure out. 'fhe n,al rrnbl('1n ln determiniilg huusc type was 

Und(,l ;:-lS eheaply 

the <:lll hOl"l( jr dlld 

t- Y P j C;l ! ] Y " li ',p 1 c: i 0 U:, rw LU r (' 0 f pcop l r f II 

No slnglf' 

dlrec..tory c:Jn be élecLll-ed ul.iformly bad Ot gooo, ~;üve fo:-

cxccptJoo.d eitct.llllst-,:lOCCS such as 1864, becausc caen 'dlfPctOL'y 

\las th2 product of il numbcr of enum~ratoré, sorne good and , 

sorne Di:ld. The varlation~ in quality are more cvidenl at th~ 

individuill stfect-li5lj~g lavel rather lhaG al 

lcve 1 . Olle: filCt01- clearly ln Lovell'!; favour !!<::tS the: 

regulality oi his annual enumerfltlon and tllC' l cngC'v l ty and 

of lus flrm, founded 1.î 183~)" The rccognltJUll 

t net uf rnély hàVC brQken d()l/n sorne reSls!.n!1C(: lo III S rllHlUiJ 1 de', r-

l:noc l, i ng. 

,John Love 11 himsel: ln :B63, ~~e yeu:- he ,ook oVcr- triC' 
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explained at sorne length the trials and tribulations of 

compiling a city directory: 

In a city of the present extent of Montreal very 
many difticllJties in compilation are met with. 
Many persons, from nllsapprehension 01 otherwi~~e, 
absoluteJy refusü Lo give any Information as to 
thelr names; and others, with sorne inconccivable 
object, give St<itement!, absolutely talse. Care, 
judgment, and Vlgl lance are requircd as 
necessary QIli1l1flccltlons ln th0se \·,hu go from 
hou se tü bouse te> obtélin the onginal 
informatIon, ùS ~,Ie~l as compelency ln both 
languages a~; t 0 11)(' orthography of naine!;; and 
w he r e, ci S ,d \1 i) Y 5 1 s l hL c: il S (!, C a n~ i n s e J e c l 1 0 n 
does not pr0t cCL r :"011\ cngac]t n9 one or t wo 
incompetcnt person;.; ;,m0ngst over tllcnty cmployed 
for thi~ purposc. h liant oi spclling sorne 
names, cither ~rench or English, exactIy in the 
proper manner, has Ied III many CiUiE'S to the 
notice by the compiler of the omission ol the 
name ln Its proper place. Steps having been 
taken Lo ilscerlain lhe cau~e, such mistakes have 
bcen corrected, only on furlher investigation to 
leael tCi the dlscovery thaL the name hod becn 
taken and inscrtcd m<:llly pages out of i ts place 
ouing ta incorrect orthography on the part of 
the person origlno11y taking the names. This is 
but il samp]c of one of the rnany difflculties 
encountered .... A cor.siderable enlargcment l'Ii 11 
be observed in the work, and the publisher may 
slatc that he has in point of faet cndeavorcd to 
obtaln the name of every residcnt in the cIty 
élnd suburbs~. 

As one mlght cxp~cl, dccuracy was lcss of a problem ln 

\,c2Jthiel' nClghbout-hoods, not only becau~e such people had il 

grcaler comm0fclnl intereSl in being lncluc!ed ln the 

dit"ectory, but a1so bccüuse thcir neighbouthoods 
, 

wen~ heavlly 

domlnated by streets of JaIlly new single-Eamily houses with 

relatlvely - few compl ~call ons. To enumera te i!l poorer 

nelghbourhoods, one was either faced wllh very old housing, 
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often in zones of mixed land use, or new housing with high 

wi th the, older housing occupancy densities. The di ff iculty 

was to find it in the first place, and then figure out how it 

was subdlvided; the problem with the newer housing W8S to be 

sure to find tear enlrles and tear court yard housing, very 

c6mtnon in nineteenth--century Montreal. Rare is the street in 

any given directory that Includes ev~ry single tear house 

address. R~ther, successive years offer a smattcring of 

resldents From such housing, and different ones, each year. 

Occasionally a street will appear one year with no rear 

housing residents whatsoever, the result of sloppy 

enumeration. 

Sorne tests have been performed by other researchers on 

the Montreal directories ln order to obtain a measure of their 

reliabilitylo. Suzanne Cross and J.G. Dudley took 500 Irish 

heads of households from thel87l manuscript census returns 

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

Montre~ Directoryll. The retrieval rate was 58%, based on 

the restnctive condition' that both name and occupation had to 

match. Thuy Thach, in a slmilar study of the Irish, managed 

ta locate 59% of his 392 heads of households drawn from the 

1861 manuscript census ln the contemporary dlrect~ryll." He 

found that from his sample of clty-wide Irish heads of 

households, he could trace 

62% of skilled workers/~and 

67% of white-collar oc~upations, 

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 valida 

Thach also found, interestingly enough, that Catholics 

fared significantly worse at the hands of enumerators than did 

Protestants in the same occupat iona1 groups. For example f he 

was able to ret~leve 65% of his Protestant labourers from the 

1861 directory but only 44% of his Catholic labourers, a 

curious wrinkle to the directory enumeration questIon 13 , Tt 

is unlikely that enumerators practiced discrimination on 

religious grounds. It is more probable that the Irish 

Catholic population Iolas especially suspicious of auth.ority. 

Certainly Thach's study ~upports the contention that the 

farther one descends the occupational ladder, the weaker their 

representation in,the city directories. ChristinL\ Mackay, in 

the preface to her 1857 city directary, 

of this factor: 

took particular note 

It 15 with the utmost difficulty that anythlng 
like accuracy can be obtained among the working 
classes in the suburbs, the fear of taxation, 
etc. 1 causing them to give wrong names, and in 
many instances to withhold them altogetherl~. 

Robert Lewis, in his thesis, ~xamined a dlfferent segment 

of Montreal's working class population for a more recent 

periodl~. 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 Shops16. He was able positively to 

locate 60% of them ln the 1900( 1901 and 1902 ci ty 
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.dir'ectories. L'ooki-ng next at 'white-collar workers, he orew a 

sample of ,299 government clerks from federal and municipal 

records in 1902 17 • In this instance, he was able ta locate 

66% from the same directories. In spite of the fort y year gap 

bet~~én Thach's and L~wis' study periods, their retrieval 

rates are similar. 

It is possible to get better results, as long as the 

researcher i5 .dlling ta adopt less restr ict ive matching 

de fin i t ion 5 and i s able to span several consec ut ive yeats of 

directories in the sea rch. It 1S 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 residehtial building permits in 

1868-71 and' 1873-77, a total of 1704 were found ln the 

directories, leaving only 128 unlocated permit holders. The 

high success rate should not be éonstrued to be the result of 

.~ a population drawn from the ranks of the elite. The permi t 

'-j'holders came from al! walks of life, partic'u1arly from the 

ranks of skilled ~orkmen as will be seen in Chapter Five~ 

. The method 
, 

~sed in tracking the 1,832 individuals who 

appeared on the building permits was ta,carry out a four-year 

search in the directories. The year the ,permit was issued, 

the' preceding yeat and the two years following the permit 
- , 

·i ssuance consti t uted the four directories consulted. A 
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certain latitude was allàwed with the spelling of names. 

Misspellings were very commmon. For example, a Jean-Pierre 

Fr 1 sé wi th a development on Montcalm Street h 
Î..\ . 

ln t f' pe r m lt 

records, turos oul to be Jean~Pierre F'risel in the 1874, 1876 

and 1880 directories, but Jeùn-Plerre Frissé 10 1877. Since 

the address \~as the same and the,::,e \~ere no otht>r Fri~ets, it 

was reasonable to tle these entr ies together. Severill people 

bearing the same name \lere sorted out by finding cne of them 

1 i v i Il gin l'lw il e \1 ho li 5 e 0 r i n c los e pro x l m l t Y . The seéJ rch 

would OccéJsion;)1_1y go ueyond th-:;: four years if tl1ere viaS a 

lead thnl tequired confll.'mation. Of the 128 unlraceable 

permit bolders, it lS cntin·1y p05sib~e that som~"were simply 

f rom out of lown. 

The Lcchnlque was time-consuming, but the, results confirm 

the value of '-ity dlrectories as research tools'. Most heads 

of household were recorded by Lovell, as long as the 

researche r i $ vlill .. ng to seélrch for them in seve ral 

consecutlve volumes and adopt a fJexible attitude towélrds 

spelling. Virtually everyone was listed 'at least t\iO or three 

t i mes ln a dec ade. The main gualification to beat: ln mlnd 

when using Clty directories is that it is unHise to base 

research on only one or even t\-lO cor.secut:vc dlrectories. 

Four appears ta proviéie the necessary cornbinLltion for 

reliability, rnaking sure to straddle the year of prlme 

interest. 
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EVALUATION OF CARTOGRAPHI C SOURCES 

re~;(;arch l S great1y enhanced by coupling it 

The 1881 Gc>ad Atlas, more 

cor rel. L l Y t it 1 '-: rl l\t l a~; of of r-.10flt!~il1, l c; an urban 

10 li.'': in'_ 'J or _ -1200 

cadastra} nUl7ltJct ùlld lC1cntiLy of o\lncr, lt p:c<;ent s an 

extraordinary Vi5Uill testimony of: the Clty ovcr a century ago. 

The urban atlas was a relatively new concept ln 1881. 

The true prccursors of the genre were the early hand-drawn 

plans produccd by f 1re insurance companics in the la te 
1 

elghtecnth century JO England. ln 1808 and 1845, :.h(' Phoenix 

\ 
Assurance Comp~ny of London produccd !Juch plan!:> t or Mon~: tcal 

and il handfui of other Ill' 1 ''':'1 sh ~orth Amer ican Cl '- 1 es. 

Apparently none survlve. Tho fI rst puoJ ished Canadian urban 

aLli1\::i ;;25 the Boulton Atlos of J8S8. lt dcp::.cted Toronto éJt il 

sCù1e of. 1:1::00 (one hundi:"cd fc-::l tothe,lnch), 

,5c().le Goad \lould Lner cmploy. In 1867, the D.l-.. S~;:born 

Compan}' of Ne\" Yor!~ began prOdUCl!lg published br,,:: insu::ance 

atlases in the United SlaL'2S and latcL Jn Canada 10 • 

C.harles E. Goad, c) Br":tish :mmigré .. nt, Ci:me to Cilnadn <J.S il 
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civil engineer in 1869. He set up business in Montreal in 3875 

ta prodtJc<.' his 0\1[1 ;;edes of fin: insur<1ncf' city atlases. The 

all-impv:tant ~ ink \li j'h the 

by Goud :l1msC'l::: in 1883: 

in!3L.nlncc bu"inc<js wns underlined 

\ 

\ 

Co~exist,::::nt \llth the ;XilctlC{' of fire losurance 
covcring miinuf:aclllrl~g f1~>k5 espC'ciôlly, and 
hazardou:.... anù nonlH!z<"::-dollfi r-isks t:nd occupations 
loci)t:~d ;::,~. il dJstnnc0 fr')i:1 the office o[ the 
ins\lror .::_~) H('J] { caolc t'he neC('SS.: ~y for, if not 
the immeèiate us(' of ,'he 'sui'vey' f il C1ç;::;rription 
of the r.Jrcmiscs to ,)(' covr-rcd o,f lh" policy, 
with the (lccornp;:;.nyinc 'diag::-am' 0" ground plan, 
sho\ling 'ol onl',' the :~1terr.,:J haz<-::d of the rlsk 
itself; !.lut 'lU, t',lilliv,_ pos;lioL as to 
neighboU"lng f,truc_ùrC's, tht.-:r cla!;ses, 
occl.Jpancy, etc., bl' 'hich "tl(' lfl!;urcd pr(:miscs 
mig:1t he: ':'){pos(;d, no" only for th": r.ccurityof 
the undennitcr against nnsrcprcscolûtlons of 
lhe hazur6 "ii] fuI or otherW1$e, - as to the 
hazbrds ottt'nding sueh nsks, but ~lhat might 
aIsc be 1 n possession of seme acknovilcdgcd datu 
upon \lbieh Lo approximate û fair premium r<::l1.:e 
Jor tbe r ~ sI; ù ssumed l ' • 

l Th~ ~atiollalC for the c:'lI(~rgcncc of a firm such aS GOi3d's 

sp cl,lllzlng ln the dctailcd cartogtaphy of clLles Iles in the 

veL 0".nce of the Industn,,l Revoluti"n. To begin with, the 

odgUnlZéJt:on of the cconomy o.long cnpit.::.llst lloes ushered in 

al': ra 0,-

tCès ~n u 

cntE: ::-pnse ' 

pdv.::.u~ instltutJons deslgned to fulflll spcc l fic 

large sqlle \/h: le ma kIng 2- prof i t out o[ ~hc 

FI re i nsurance C ompan i (; S VIere one such 

inne'Jatio!'. ! des l gf)ed vS th'2y \Ie r (- to spread the ri sk of 

inswdng one's prcm i ses large numbcr of 

pOIl cyholèers ùl: bascd on business pn :1C iples. Scch flrms 

concentrùtc:d lnùI;;]Y on urban ar<~ilS and rnpidly ('xpanàed the- i t-

basc internùtion<.oJly. Detai Icd Ut bdn ca::-tography arose é)S a 



specifie business need of insUt'ing against fire. Henee the 

explosiol\ of çity titlüsc[; after the mid-~cnlury once 

lithogrùph.:' beeamo \!ldelyavailablc. The fi €' 1 l k e li i s <: wc r c 

handlod by sp(~ci<.:,lizcd firffis opernli.lg on budnc~,s principJes, 

aiso spreôc:ing out ntJlioTlill1y ilnd jnternatJonnlly. 

tht> Atlas ,-::,f the 41 p);; l (' SIS 

daler!, V.1t, 0t1!ily lG/~l, In80 c- HIC" l'cl, ct l[HJ tllf' ~'(:ilr LÏI 

whid: that 'l't1f: 1 l il Il ' ' l t. Il t l Jt 

h1ghl j <Jbteo 1 n the At luS: col ou r 0; reflccling the bUIldIng 

mat el' la 15 used, every bUllc1ing lllciuding (Jnl1('lU'5 

out-buildings carcfully dnHln jn, namùr, of propt>r'ty olln<;I'Sr 

cndast.r,Ü numbc r sand civi c ôddres5eS indicûted. In 

subsequent atlas series, Gond would Increase the carlographle 

precision cven further by draughting at il sCiJle of 1:600 (5û 

feet to the inch) and lncluding building functlon, hcight, 

roof l ng and dozens ot other fl rè, rcla t cd deta ils. 

The Atlas HilS found to correla'tE' exactly Hlth the p~rn\1t 

descriptions <)nd ta he extrnordinanly fl'cc of errars. Only 

tl/O Important omissions \vcre round, one in Ste-Anne and the 

other ln St-Jacques {<J,H'ds, involving severnl hous('s ln cne\"'. 

case - a rü\: on the: l'iest Gide of BourgeoIs Street, and a grour 

on the south side of. Ontario Street. OlhcnllUc only err'ors 
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and omi 55ions of a very minor nature were found, and 

exceedingly few (missing civic ùddresses, inaccurate O\lOer 

identitlcs, uncoloured or miscoloured bui J ch ng!; ..• l . This 

represen t S il trulv remûrLùl>l<> boon lO urban 

research. 

Il second c:artoqcophic ,~ourC0f the' rJ)unkect r Brady 1I1;:: .. pJO, 

the IL ilù fi 

commissi0n0d by the Clty of Monlloal . .. 
sho\.lS ('V(;ry :.ingJ(: blli](hng in oUlLlne, ·,lthi •. t-he clly 

limil5. The :3cale 15 much smnJler th<::n Goad'5, 1;>00 fCE't to 

the 111C11 Ot j :4800 compareù \Iith 100 fcet to the lr,lcl: or , 

1:1200. The map in qucGtion 15 datcd December 1872 \-lh.ich 

. \lould pInce i t squarely at the middlc of the buildIng cycle . 

This dote, however, does not correspond ta the informat ion 

shO\In. As slrr::et aiter street \.vas seat-chcd ln the course o[ 

Incating houslng permits, ]869 was found to be the octunl date 

of the map. lül bouGes \lith 1868 permits Hcrc plctur·~'J on 

this mop as were most houses uith 1869 permlts. 

\'li th 1870 or lùter pcrmits were pictured. Thus l t \'oul,~ 

llppcar that lhe surveys \-Jere made duri;--,g 11369. 

The peculiar exceptlon to the 1869 dote conccrns il smoll 

number of houses vith permits [rom 1870 and 1871. 1\11 l'lere in 
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St-AntoIne und St-Laurent Wards north of Dorchester Street, 

not more chan ::. hundred houses. One suspects tilt. given the 

lengthy delay b'é:!llJcen the surveyirlg for and fJUollcùt- . on of the 

IIIG Pt the autho:-s mUS7- have noticed hO~'ï house:: Here CjClJug IIp 

al) ove-r the ci::y, be;ng al the perk of boom and dec ided lo 

the moSl the c! t Y \ be \"!d l Lh Y s lopr; of 

Mount Hoy<~,lJl. 

t h (, ç - t Y id r }w Cl;:: <] i n II' 'fJ () i 

bn(;lll. 

[aillngs. Yt2t once 

Fundamenlally, al} three llli1j'Jr SOUITC!l 

used - permit t:.icstracts, city directories and city c::tlas - Dre 

reliablc, 9000 qUùl i ty sources. Their s:gnificancc CHlO 

complemen tari ty cun only be er.hanced by ,:ombullllg tllem. 

Record matching is a tedious and t ime-consuming technique. Ta 

create û nc\~ dD li) base (rom thesc 
\ 

sources to::>k i)pp::-oxlmùtcly 

60 full tvorking days per ,,:arq. There ,'ere sn: such wi)rd~ in 

the city not countu1g the Central Business DIstrIct. 'rhe 

result vws an c;:treme:l.y precise rccon"truction of bu,ldcrs and 

blH ldîngs over· .:hc course 0: fourteen yCDrs. 

Each basic 
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reasons. Bach const i t utes 

building process. In eUect, 

an i n de pe n den t w i t ne S 5 t 0 the 

the technique of record matching 

is nothing more tl!tlll i:-:'fl 'adaptat ion o( the leg;::} pr i nciple of 

on durillq 

thref rclj,:.b1p r)Ul clifferent 

Whclt ."lIll'l <1':.. i~ ,-,Il dCC\J'·cd.(' portray,_ l pl what wenl 

hlf, h' lchTl(~ (·ycl·2. 



FOOTNOTES - CHAPTER T~ 

1. See the "A.nnual Heporl oi th~ Inspt:clcn- of 
Buildings for tbe City of Mont real \. con:aineo ln 
the g~port~; on ~hE: ~c:.S-.9unt~ of_!~ f-$!:po:-aqo~~ (21 
the CUJ'. ,~~ ~ontr<:.:a~ Qnd Rep'or:J:l~, Qi CIty. OUjE~ill~ 
[or the Y~f~::.E.. f!nd: n9. •. • . (31st cJanuary or 31 st. 
Deccmber 1866 th;:-ough H177) and ln th,: l\rHldiJl 

H~r.?2.!t~ .~J3, ... 01363' 65; lW18-83) ';torcc ln ~ht! 
CIty of r!Jontrt::. J ;U'r'hiVP~3 un(ü>r th:: tj':.-Je 
\'Rîpportli annucl[;·. 'l'he türm "building pcnnit' i;; 
\lsed loonel,! in ,j1i~. t.l:ed~i dS Mont.re.j] did ;lC)t 

hi1v<' ~1 forfil'=:l bUlc,Jinq permit ~;ysle!ll in ',he lf>;O!, 
;1f1c'l J 87(l!i \/hf't (> iln ovnel ()f pl't..lpel ty had ,0 

formê.lly n:gjstet 11l,~ int('nrlon 1.0 buiJcl : mod:1y 
il f~t!:"'uct.urli.' \Ilth Cit.y ililll. Inr;L<:ild, 't.Juildl:Hl 
l nspec t ion" ,:oulo De t.11(; mon: ",ppropr i ô le term cl <; 

it \1(:5 the I115per~tor'5 dut Y ln ferret ou; dl1 nc:;.! 
construction, reg; st.er ) t for f>tiltlStici11 purpo5e~; 
dlld inspect it for building code vIolationG. 
Slnce the proccss resembles the bui loing perrnî t 
:,ystcm in dl1 but t.he mcthod of regist rnt lon (by 
the Cit.y i'1stend of by the builderl l'le .".ill use 
the more easi1y recognizcd term "pcrnllt". 

2. "Permits" are not to be confllsed \'Iitb "bt.ll1dinqs" 
ilS one buildIng permit could and oitcn diè contaÎn 
severn1 buildIngs (whether ,t'csidentinl, 
commercial, industrial or institullonal, thol~gh 
rai·cly in the latter- case). Furthermore, 
"residentiaJ. buiJding" or "dwelllng house", to 
JSf' the correct nincteenth cent ury CIty of 
Hontn;ûl term i5 not to be confused \>lit.h 
"dwelllng" (or "lcgcment" in French) or currenL 1y 
used terll\5 such as "fIat" or "apartment.". A 
rcsidentinl buildIng could, and u5uillly d1':1, 
contnin more théln Orle dwelllng unit 0 

3: Decau5c ot: the inaccut'ilcies H1 any given year of 
the Montreal Directory, il running cornparison 
sometlmes hud to be done \~ith the preceàing i.}'ld 
[ollo .. li ng yeilrs. Ma jor problems developcd whe n 
the City changed the street numbering dunng 
lntcrvening years. 'l'his was the cùse \lith il few 
streets. Jn ench case il table of civic .:lddrcss 
""quivalen\:, hac1 to be draHn up fOt the street. :11 
::-ilrc ''::L1fles, no adèresses \>Ihatsoeve, eXlsrcd for 
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cer té). in 5 uburbar, st r cet 5 

Name matchl.ng by property 
procf:ed in these ~nstilnces. 

or 
\las 

portIons thereof. 
thc onl;' way to 

4. 'l'he French ~Iard nnmcr; Hill b(' 115-:'~c1 C)(::' lusively 
throuqhout this ',"hesis. ';hi:.; is donc bccilu~,e of 
the paradoKlcal situntioll Hhc·re i)LJ but Sr-Antoine 
Wnrd are commolll';' rcfcrred to in the n, neteent:h 
cept dry by hoth '_l1Pir Engllsh and Fn~nch nélmes, 
yet Sl-AnLoille, ::.he must Engli!:>h of (l11 ~!ards 
(~j(tV(: pedwps Ste-Anne) \Iil!> and 1') neVet )'(>fcrr"ed 
t01n anylhlng !J"lL tr" French. S:nce F:::-'::Ilch 15 
hi~}L(J1icdlly the !<lngui);';jc uscd ';y:,t'~miltic.:-~lly, i;od 
sinc.(; mOdern t1s,'ge eHlpha5l::~eS th,;;- Fren{:~1f tt;1~) 

\1111 b0 -'Ll!' pr.'cticc Ed{~t, l'k::;t iJnc: Centre 
Har cl,:, hv\" V{'t", twill" Cj<'IlU) l( Î III!;, Lll oc 
t (:1 c; n-cl f '" 111 El.' 11 ;,11 

5. Si~t: Corpe.,. ,Lio!l of "(' City of ;ïofltl "J, Tnc 
Char \ ct eJnc1 Qx .. <.HI!.> thL Ulï of 0.s~r,~!.Iea ~, 
(M()nCre(ll~-john ~ovcl1-: 1065) chaplcr 9, bY"J~nl 
('oncernill~1 the er::c.tion of buildings, neCLlons 27 
'Incl 36. Hous(!!i WCl"(, deemed to contra velle the 
building regulatlollS ln 1860s and ]8705 l'-1ontre,1l 
if they uefe bull::: out of wood, had il \woden roof 
covering, héld an insufflcient number of f:;.rcwalls, 
had non-regulatjon chimneys, had insufficicnt 
structural \Jooden bcams or posts, or contI av<'oec: (l 

vi1riety'of minor buildlng reg'lliltions. 

6. Hou lllùrd' 5 predeces SOl"" Jean-Rapt l ste DubuC' t , 

listed 37~) buildi:îg code inft-actiolls in 1863, ilnd 
217 ln )86,1; the transition ycar of 186'1 lists 
only 207. But du::-ing Rouillnrd's Eirst full YC';:H 

il:' Inspector, he t.ablc:d 918 infractIons for 1866, 
f0110wcd by 974 1:1 186ï (See "Annual Report of the 
Inspector of Bt.::Idings " op.cit., tor the 
years 1863-67). 

7. City by--la\",s ililowed t.he owncr of an outlél\lcd 
wooden shlogle roof to patch such ù roof \,;ith like 
materials. Ol;lflcrs found thût by l.-eplaclng theu 
prohibitco roofs in sections over several years, 
they coulà circurr.vent the City's bY'-laws and get il 

new cheùp roof. i-"ike\>lise, by-laws ùllo\H.:d o\>tners 
to convert thelr othcrwise prohibi te'd old \looden 
houses to flat-roofed structures using ooly wood 
(or the cxtended 'valls. There \>las nothing in the 
by-law about helgnt, howevér, and the owner might 
the:-cfore create hi5 perfect}y legal practlcally 
nC\>1 ùll"\'"ood tencment atop n\l old woodeo house 
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(see "Annual Report of the 1 nspector of 
Buildings ... n , Ibid., for the years J869, ]870, 
1871, 1873 alld 1879). 

8. "Annual Hcport of -he l"spect.or of EèI11dln(~s ..• '·, 
Ibld., tûr the yc,_:- 1811'. pp. S ,6. 

9. aOhll Lovf~11, ed., ;~~~kaD Montrei1~ Dircct~!.2.!. 
r~_§}-.c>i (Montreal: John Lovpll, 1063;. pp. '~:î-16. 

JO. See G<1t"('th ;,hd\I, . ;)ir0cLories ,'~> ~)oLJCe:; . -. UrbêHl 
Hlst()ry: a ReVIf_'\I 0: DrIllsh é.!ld C-.n..ldlan 
Naterl,Jl", ~b~ îlj&lCJ !:S:Q.rboo:, (L';l-:~esterJ 
19U!l), for ~,n OV(:ï·,1"0\/0: 'lhe user> ,l;"'~ rel!:.lnllt:y 
c·f nidpteent'h cellt-...:ry c' y dir.'ctol'ic. 

11. IJ.S. CroSL ;!iHJ ,J.{ DllC'-."y, 'Compi1l' lVC <.udy of 
;,Ln.'('T nin:c:"ollt:-- ,tne) C('nsu:::; Helurr·~.> [01 Jon", 
UrlH\!.: 11 iE.!~...!:~Y l3.~~ _.::"::J, l, No. J (1972 '. t pp. '") 16. 

12. Ç)uoc 'Ihuy Th<1ch, The t)rcupi'llOnùl St uct u:-e and 

13 . 

Resident.i,:} Pilttc:rn 0; Iri~;h-Bot·., lI(:ads of 
HO\Jseholds Hl MO;ltrea1. in 1861", B.A. '~'heSls: 
Department of Geoy::-aphy, McGlll Univ(:t~ity, 19!H, 
p. S5, and Table 2. 

Ibid., p. 55 ( ilnd Table 

l'l. Christina Mackay, cd., Mac~'s M:>ntreal 
Directo.!"y, New !fclln~, Correçteg iD. ~ !:: Jun.~ 
~-58 (Montren1: Owler & SLevenr>Ol1, 1857), p. 7. 

15. Robere. D. Lewis, "T'he Scgregated City: Hesidenll,ll 
DiffE,:rentiation, Rent i:)nd Income ln Montre.::ll, 
1861-1901", M.A. Thesis, Department of Geography, 
McGi1l University, 1985. Lewis did not conduc:t iJny 
formaI retr ieval t~st5 c.. the ~ontrea1 p~eclory. 
However, c:alculations b<Jsed o:lhls origu1<Jl dat,:; 
rcveal the rates expressed herein. 

16. Lewis drew his sample of 338 rail\lé1y IlOt la:rs Hl 
~;even major occupational groups foreman. 
boilermaker, brass finlsher, machinist, 'carpentet', 
païnter, labourer - from the "Accoùnts p<Jyab1e, 
Mllster Mechanics Office, G'l'R System, Motlve Power­
Dept. & Car Dept.: for personal services rendered 
at Point st. Charles dt.:ring the month of January 
1902" (Public Archives of Canada, RG30, vol. 
2034) • 

1 7 • LC\41S dre\l h.i.s :><Jmple of 299 gover-nrnent clerl,~s. 
from tltlO sources: Post Otfice,lst-, 2nd o:1d 3rd 
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class clerks, letter carriet's and customs clerks 
f rom the Government of Canada, Annual 'Report of 
the Minister of the Interior, and the Annua1 
Re(?ort of the AudltOr General (Ottawa: Queen r 5 
pnnter,-190?'); pl'Js -municipal c1e::-ks from the 
City of Montreal, AnnuQl R~po~t of the fl!.Y 
T!:.~_<:~.~\!.rer (Montreal: Modern PnnUng,1902-)-'-

18. Robèrt J. H2 yl1iUd, Pl rc: l nsurétnce ?lans l il the 
Ndtion~ll Mill? Col:!. -.:ctlon (OttiHÏil: Hinistr;r of 
Supp1y ilOàSc:::vlces CanadZl, 1978), pp u-x. ' 

19. CnarJ0:; E. GODd, "Commen~i.1rY"f Insun::ncc ,!;r,d ReDl 
Ssta~~ sode: 1. (J E 33), <: sei v::(r~ G\'lyn ?O\lky, 
"An Introductlon t:r· Dri:_2.::>h rir:: Inf;t.;ranc(' ?lans", 
'Tb~ t-iDJ? ç.2l~.2.E., :~o. ? c; (198(1 " p. H. 

;; 20. ~; l url!; c 1:.. t [, J r a ci y t " P l. éH lof t]; -: ci t ~7 0 [ i: () n t'l ':':: } 
31Llde hI Orele;: of t;'..C t·in:JOl", Al:lcrme:p and C:: Llzens 
l rom & 'rri<Jonomet r. CEll Survc>y b" Pl u;;.'~ett Brùdy 1 

8nglnc~~rs, HcviseC Elnd Corrccted j:~) Dcc. 1872" 
\t<1ontrcal: J)wl""lanè,- Latr~cain [ Co.). 

n. At leélsl St.e--Annc, S'..:-Louis, Sl~JiJcqu::s â.nô 
Ste-Bélrie W.::rds '·J.n bl' certiflcc1 as datl:lg trom 
1869. East, Cen;:::-c; and West \>lards, the c:cntral 
businr:s5 disoict, ~Iere :lot che:cked. 
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CHAPTER THREE 

A UNIQUE HOUSING TYPOLOGY 

Montreal 1.5 a specIal case when it cornes to North" 

Amerlcan \.rban hOU5)r~g. The ci ty 15 renowned c: for i ts 

abysmally JOli homc··our;:::rshl:î rülc ln comparlson to almost 

every othc::!' North l\me:."lcan 
~, ' 

city. tvh<~t: has been ignored, 

relevant te the home' c' l nprSfllp dcb:Jle, lS the büSle questIon 

of housing types. Even the Canada 1-10rtgag0 ùnd Housing 

Corporation ha5 becn ùnable to recognlzc: Montreal's unique 

typology fer ~Ihat it is and insists on clilssifying housing by 

a pan-Canadian formula thal obfuscates more th2.n it :-eveals 1 • 

Whé1t social planner5 hève L:nlcd to take lnto aecount: is that 

Mont::eal's devclopmental path vIas dlfferent. Although il does 

not fit the norm, 1I1l~ does not neeessarily imply failure. 

The à uplex , Mont real' s claÎm 'to d::' stinct Ion, hous i ng 

model which, historlcaL: .. y, may have been super::'or to English 

back-to-bllCi: hOUSlflg or ScottIsh or American tenement housing. 

The duple;: and ltS '/EHiants ùre today stIll m'.leh more 

comf G L table and humi3n - scale f orms of houslng 

bloc!:s, subdlViàcd old single-famlly houses and hlgh-ru;e 

"Jungles" sa common elsewhere. From Ci property ovnershlp 

pOl n L. of V l e vi f • the ';" alJo\/ 'Lnùc-h grealeI' ace e ss :"'0 

i !leome-prod Le l ng hous 1I~ S by S ma 11 :. n ve st 0 r S " S 0 ci 0 log l ca Il y , 
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they are renowned for the i r abi li ty to integràte extended 

fami 1y 9roups. 

Here we expl~r'e' the special historical ci rcumstances 

whicn allowed Montrea l to go on i ts own path of hous i ng 

development, parting company with the rest of North America. 

The duplex has been a durable and adaptable form ot housing 

for the lo\ver end of the market, showlng decade after decade 

tha t happi ness does not n'ecessar i ly have to ta ke the iorm of 

an indi v i dual castle w i th the cost 0 f a heavy mortgage., 

Montreal builders still crank out blocks of duplex derivatives 

in the Iatest subdivisions despite federal subsidy to 

single-famî 1y bungalow proj ects. 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 wi thin which ~ t became Montreal' 5 domInant form of 

housing, But before we can embark upon this important change 

ln the housing typology, we need to establish the basic 

features of that typology. 

During the second half of the nineteenth centurY'1 

Montreal's housing typology sud.denly became much more complex 

than i t had ever been. Housi ng evolved rapldly in 

architectural terms and it was during thlS pe:::-lod that new 
, ' , 

standard fOl:ms of multi-famlly housing made theH appearance. 

The new typology may be viewed. as a tripart i te' one made up of 
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single-family housing, dupl~x ~ousing with aIl its,variations, , 

and triplex housing. Alth~ugh the three segments tended to 

,respond to a hierarchical market where single~family h,ousing 
" 

'. ·pccupied the t6p layer and triplexes the bot tom, they also '. 

\ ' 

overlapped with one another to a,considerable degree. This 

overlapping series featured juncture points where a variety of 

housing models ca:existed. 

The accompanying illustration [Fig. 3.1} shows how this 

typological ser ies rnight 'look if the most common Mont real 

house models' of the 18605 and, 18705 Were assembled on one 

st reet. The ser~e5 of nine houses are organized along a 

sliding scal€ of ~ent levels per ~ousehold ,(i.e. hause or 

flat) based on lB81 rentaI evaluation's2. Triplexes are absent 

from this ~llustration because they did nct yet constitute a 

common hou se model 1n the 18705. 

. 
The first type of the seriès was the slngle-family house. 

At ~qe top of this catégory was the mansion, a large detached 

bouse set on a spac i ous lot. A fai'rly tlght and workable 

','defÏni t ion of mansions allows thern ta be separated from the 

test o~ the ~ingle-family housing. Mansions were taken to be 

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

;The term mansion simply means a large single-family house and 

Montreal had plenty of them. They were ha rdly ever 

flat-roofed". Most were square in shape, with a frontage of 36 
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feet (Il met~es) or more, occupying a ground area of over 1800 

square f!:!et (167 m2) and situated on a large lot. Such a 

definitlon Jcft prpctical1y no nmbiguous cases allo\ling for a 

clean break bcl\leen large attéJ'.ched houses and f n~e-standing 

houses set on larg0 lotg [sec Fi.g.3.1, house no.l]. 

, Wh. l_ EQllollcd or'::.t 

luxury multi- slor('y hou~c~.l il! t,'tched to one ùnotlwr 0 They Ilere 

cornmonly t IIO-ë<od--,":'I - half '~lOt el' shi gh, oH houÇj: 

housioC) (l.C. t\lO ~';lngJc-fillJnly houses )olned uy il common 

walI') -1",5 so tille ëlS not cven to ll..lrrant any analyslS. Eltcept 

for manSlons/- houses [or- lhe \lell-to--do ln Montceal (Jl\lays 

shareel lhelr SJelC ualU; \llth nelghbours, \Thether such houses 

were built Indivldually or ln serIes. Conver sely, these 

houses Here oCton very deep [sec Fig.3.I, houses no.2,3,4)~ 

From lh l S PC'lot on ln the typology of housing, 

single-famlly models shared the market with duplexes:" Such 

was lhe case rOI" t\lo-sto~-ey and, one-and-n-half storcy types,. 

W,l th or \1 i t hout il basernon ~, 
'1 

usually f ound ln rO\lS ln 

n(!i gh'bourhooels uhcre the largér dupJ eKCS could be round [see 

Flg.3.l, houses ~o.6,71. These Ncre'the type 'of slngle-family 

houses thal domlnated.' At the bottom of the serles \lcre the 

small Indlvldually built ottached Slngle-family houses that 

could be round scn t te rcd arnong \:or kl ng-- c la 55 ne i ghbourhoods. 
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'The duplex family formed the next Se[le~. MultIple 

dwelling houses Dre commonly known as "plexes" j~ Montreal 

with a prefix signifYlng the number of units contained. At 

the top of the Geries waE the luxury two-and-a-half storey 

duplex built on a raiscd basemenl. ThIS model offered four 
1 

completp [Joars of UVlng space, dlvided tlla per (amlly. This 

upper-incarne duplex model WDS ln competItIon with smallcr 

single-f.nmily models [sec f'jg.3.1, house no.5]. 

'Mort:: COnlmon \lnS the L\ic;-ùnd-a--hi11f storcy buscment-lc~,;> 

dUplex. 'l'hi::; t '(pc cl 1101'1 cd the buildcr 1.0 sc::.tlsfy tllO 

dif[ereni residentLJl markets. 'rhe bottom unIt, on the ground 

fIoor, \1élS quite smt111. 'J'he llpstairs unit s'panned tHO floors, 

with the upper floor under a rnonsard or gable roof. This 

upstairs unit was quite spacious, about twice the size of the 

downstairs unit. Th~ prevalence of this model ln vorking 

class neighbourhoods g~ve M6ntreal ~ts dl~tinctive vertlcal 

social stratifIcation. Ski lied workers, artisans or local 

businessmen might be found above unskilled workers making 

such areas a social lay~r cake [sec Fig.3.1,'house no.8]. 
\ 

Finally came the hlO-storey dllpl,ex of ~lOrkinq-class 

Montreal. This model \laS Dften found in a "[ollrplex" format, 

meaning two dllple~es designed as one building with a common~ 

slalrwny to' the upstairs flals ([,ce Fig.3.I, Hous(' 110. 9]. 

Variants of lhese dupic;x 'models included shop and d\lelllng 
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combinations \lh i c h ba 5 1 ca lly tV1o-storey and 

lwo-and-a-half storey duplexes wltll the ground floor fIat used 

for commercial purposes. 

A by-léH/ of 1865 imposed certain linllls on houses and the 

amount of squec~ing thnt could be donc: 

Evecy Building, except () prlvatc d\:elling, ovet 
thlcty <lnd undec flfty f(Oct in \lldth, shedJ have 
at lcast one brick oc stone \lalJ runnln<] from 
front ta rear; or if over [i f ty [cet"anci under 
'scvcnty-flve foct uic1th, Glwl1 have t\IO 

partition \/L:llJs <lS <)bOV0; or it !)v('r Gcvent y 
[fiVE:] fec:" and under aile hundrpd, shall havc 
thrcc partltlon u~~ls ns above 3 • 

Thls mcnns thnt slnglc--fntnily houses or "ptivatc dHcllinqs", 

had ~o limits placed on them. But multl-fdmily houses could 

be no llider thnn 30 [eet (9.1 m) lf buUt singly, no \/1 de r 

"than 25 feet (7.6 m) If bUllt in paIrs or fOWS. No other 

constrainls applied during the 1866-1880 bUllding cycle. 

HClght, numbcr of units, \1indo\~s, and ventilation Ilct-e of '10 

concern to the Munlcipol Govcrnment. 

Thesp llml ts &et tlù:! tone for mInImum houslng in 

MonLreal. Sinc~ masonry fire walls were exp~nslve, they were 

to- be avoided at aIl costs. $0 builders opted for duplexes, 

\Vtllch wcre tuo supcrposed flnLs, ' no \-11 de r than 25 fcet 

(7. b 01) , occaslonally ne ., narrow as 12 [eet (3.7 m) . The 

30- foot (9.1 m) lndividunlly built duplex a11o\lCd for sorne 

-59-



imaginative comblnations. Such bui Iding~, \lere used to 

incorporate a "porte-cochêre" or eneloGed paGsageuay ln the 

building and still allow for il unit upstairs and a small~r one 

downstairs. Somctimes the builder r~50rted to a configuration 
1 

of two very narrou units side by slde over one downstairs 

ùnit. 1~ese tuo-ovar-one duplexes or "three-plexes" vere 

'found ln only il fe\l cases. 'l'he clas'sic approach (or obtùining 

11lghcr housing densities, hO\levcr, \1(1:; the option o( building 

redL' courtyord housinS} acccsrJed Vid the ('nclo~;ed piîSSill~.W\J~:y 

incorpocélted in the front- bllilding~). 

The triplex <lS the third type of the trjp,HtiLe Lypology 

IJil5 il fwturül derlvallve of the, dupl~x. Constrained by the 

same 25 or -30 foot (7.6 or 
, 1 

9.1 metre) by-lau, l~ \las found ln 

tua basic form~: n two-and-a-half storey mansard-roof or il 

three-s~orey flat-roof building, cQntainlng three superposcd 

flats. The upstalrs flats gqner~lly sharcd a common outsldc 

door. The Idea of pairing up duplexes into fourplc~{ blocks 
, 

with common upstalrs access ,\,a5 tran<smitted at the outS('t of 

the triplex l~tO il sixplex formaL wIth a common street level 

access ta ,111 the upstnl,rs tlats [sec rlg.3.2J. The triple>: 
1 

Vas il new hausing typo ln the 1860s and its full developmcnt 

lay in the ,future. Duplexes and trlplexcs remained the tvo 

milln,strearn models of multi-famlly houslng right up to', the 

]9305 when triplcxos rnpi~ly faded out of the housing market. 
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FIG.3.2 TERRACED SIXPLEXES 

Three-slorey row of e~ght triplexes arrang0d 
1,0 si}(ple}: format, bui lt by Chûrle5 Sf>rnphim 
Hodier, m<lnufacturer, .ln' 1872-4 on Barré neur 
de la r.1ontagne, Sainte-Anne HutU, 
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The pre~encc of multiplp doorvays ln duplexes and 

tnplexcsj dif.itingui5hcs Montreal' G lHulti- family dwellings from 

Bos ton ' 5 do Il b l c - de c k (~ r 5 a n cl l r i pIe - de c l: c r fi \1 h 1 c h t Y pic a 11 y 

have only oné milln out,r,ide doofllay. Dunng the 1866-1080 

cycle ln t.1ontrpùl, lIoL-king class house doonl<lys \'fere at. qr-olmd 

leved, and t hose for luxury duplc}[cs Ilcre up i) ;,Lone 

f,~aLur<'C, lor uhie,h IJionlte.:d bC'CillllC 

'1 élmOll!,. 

e;.c~pt t or 11<' l gl1t . Th(~ \lldth of il how,c' could v,)ry trom l? 

fec't (3.7 m) lü 36 fçet (lJ m), bUl the ovcr\1ht'lming .l1aJo!Îty 

~/ere be/tween 20! and 75 !cet \·;idc (6.1 ta '1.6 metres). Deplh 
, ' 

nlf,o ViHi,:d hu-Je.' 'The stilndard depth >lilS 25 to 32 [cet 0,6 
/ 

tü 9.7 metres), although the home::; Of the lIeûlthy aften 

'rhc differcnces ln 

ground area of il G1-nqJe- fûm11y hOUb(, r~n [rom a lypic<l~ 500 to 

700 square fccL (46,.? to 6:),m:l) .up lo il maximum of 2000 square 

fpet (J86m i ). Mont~cal housef, Hcre aL\lays built to the' lot 

l J ne, i) nd the lden of al)owlng'J sIde path for dIrect ~cce5~ 

to th~ rf:'ar l'f ttH.' lot. did nol come into usage until the 

beglnnlng of the t.,erltieth century. l'hus \<Iith the exception 

of mil n 5 l 0 Il 5 and [J t L' \-l i s () llll e cl Cil::' e r. (, f de t il che d hou ses, n Il 

housing, single-L.1miJy or multl-[nmily, for r1ch or for poor, 

i.nner-city or slJburban, VielS nttached h-ou5ing. 
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Wc \lill ((turn tO thl:' typology;:15 \/c eXiJmlne ncu hou~)lng 

in Chélpter Four. Slnce Montreal durlng the I1lf1eteenth cf>nlury 

cllverSl[lcd'llS typology \-Ilth ~,everul Lbrm~i of multl-fmn\ly 

houslng bas~cally struclured ardund the dup10K, W0 necd next 

t 0 gal!) il clearcr under~itôfldillq of t tH' ong211 of the duplex 

imd the condlLlons tlli1l .. llJoHf:d lt~; sudden huhl on LIa' Clty'~; 

'l'Ill-: om (; l N OF 'ï'HE HOl')'fHEliL DUPLeX 

(!!lv of the CI1)gma:, 01 11c'lllu'al hou~.iJng i~, Ilherl' the 

duplex cornes flOIll.- C:ls('llhet-e ln 'North AmerlC" "duplexes" i1n~ 

semi-dpLached ~nngl~-iamily houGes. Théy bei,r no H:L.lllon lo 

Montrenl'!} o;uperposed flats. The closf:st hou~>inlJ torrn one can 

(lnd in NorLh America 15 New England's double-deckcr und 

trlple-dccker houses. There are cnough pnralJcls ta establish 

thesc as close COUSIns ai Montreùl's duplexes dnù triplt:.:xl:s, 

Yet- cnough diifercncC's ar1se tü rCJcct ilny 

Influence betvlpen tht' t\l() tH-ban cn'J1ronments. 

Idea of mut ua] 

The ma!;[, mlgrê.ltions of il [-ural French-Canadlùn population 

to New England during the second quarter of the nlnctecnth 

century Dnd 1ater woald scem to provlde il 1091co1 Jink HIth 

that rcg10n'5 double and trIple deckcrs. Surcly sorne of thesc 

Illl grants must have Ilved ln "deckcrs". Tins culturnl 
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,transference hypothesis i5 rejected for several rcasons. 

f lrst , the Ilnk was bctween rural Quebec and urban New 

l';ngL.lnd. Tht:: tics beUl(~en the citles of Monlreil1 i:lnd, ~ay, 

~>Jorcestcr, Massachusetts, \lould bc \iCilk, ('vcn non (;)cjste:nt, 

compùr-cd 1.0 the tll::S bel-\Jccn i) l'ur,d "rang:' on the JOII01 SaInt 

Lallr(;!lce a r 1d Horcester r 

studl(~(; 0 Bo~;tun no(,_ the' l!llpor-tilIlCC' of 

COlltl[l~_tor.c:. trom the C:Iludidtl t-1.:JtltiIllC' provJncC>é>'. Ther \lc-n-

5 e COli d 0 Tl ) Y t 0 r u r il l N (. ,J l'; n g L. n der S 1 Il U l C bu J ) cl i Il CJ t r ù de; •. 

flere too ir- il 1!1lgrûllon from a Can.~dl<1n rural III l l ieu Lo iJ Nevl 

f~ Il 9 l () Il d li r ba n mil i e \J , yet npither !lalIfax Tle)1- S.nn\. .John 

became double or Lrlp]c-deckcr clties. 

The most de(lnltJVe mcaTls of rejectlng the Montreal-New 

Englùnd hnk ln houslng 1S in the éHchltccturc of the houses 

themselves. New England' s tfdeckers" vIere \Isuùlly detùched or 

scml-detached structures built of \iood under <J front-faclng 

gable roof. The st y] lng was done ln typICùlly Amerlcan 

faslllon, the ovcrall form emphaslzing the Amerlcan love affcl1r 

vIth Greek Reviv~l (e.g. gable and faclng front) an~ the 

detalling suggested Greek, ColonIal Revlval, Itallanate, 

Shlngle and Stick styling and i} host of other tasles. 

TyplCùlly they had one common front entrùnce 5
• Montreal's 

"plexcs" 1 on the other hand, uere largely budt ùs plank\lùll 
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structures covered,\/ith brick., The roof \ft:lS flat or mansnrc3, 

but rarely,gablc. The SlyIi~9 was very subdued, a local 
, ' 

ver5io~ of simplified British Italianatc and French Second 

/ 
EmpJ re' styling. The fundamental difterence \'~aS the 'separate 

butside entranccs usually ptovlded fOl" ll!c upst<llrs and 

downstairs [Iats. 

, 
~10ntreal' !; "p le,:" f àIT)l ] Y hi- S 1 il [<let v c1ua} orlCJln, 

, , 

n C l t Iw r J) n k e d' Lon () ~~ ton . 

f oenl -::,f ,dupIcK. 

house Hho~>c long slde iaccù the street. Undecgoing a 
, 

subdIvision procc5s ln the carly Olnetcenth cchtury, such 

bouses werc givpn an outsidc stalrcaée, somellmes shrouded in 

Ilood fot- prou"cLion .ùgalnst the Hcather, \Iîth a l1ell doot" 

punched into the' gable end on the second floor level-. From 

this emerged a I1cltlVC duplex as builders adilp,Led Lhe idca LO 

n c ~;l y bu 1 l t t \'10- a n cl - a -- h a1f s t 0 r c y hou 5 e 5 [ e a L url n 9 0 ri e OU l =5 ide 

stZilrcase at the slcle of thc bUllding for a ,duplei: or tv/o such 

stal rca se s, one a t cac h end 1 f or il f ourplex [sec Fiq.3.3J. 

V~rlanlS also eX15ted where the outside stalrc~se ran up the 

front of the facade flush to it. 

These na~lve duplexes found favour in Quebec Clty and 

Montreal during the l810s, 18505 und 18605, posslbly 

elsewhere. Nouhere dld thcy become a domlnanL building type. 
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FIG.3.3 
NATIVE QUEBEC DUPLEXES 

Tua-and-a-half storey 
stuccaed duplex on 
Ste-Rose near Papineau, 
buiJt 18505 with outside 
stalruay ta upper fIat. 

Twa-and-a-half storey 
~ooden fourp1ex on 
Visitation opposite 
S~e-Rose, bui1t 1852 
with enclased outside 
stairway ta one af the 
upper flots. 

\, 
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In Montreal they cropped up ocèasionally i~ ~orking-class 

districts. Only a few survive today. Yet by 1880, Montreal, 

and particularly its East End, was a sea of duplexes and 

fourplexes of a very dlfferent kind. Thcse' duplexes featured 

separate entrances to each fl~t ~ith halls and stairways 

incorporated into the structure. Fourpl~xe~ often had a­

common doorway and inside staircase for their upstalrs flats. 

Roofs \lere either flat or mansard and featured a typically 

early Victor ian heavy \looden Corrllce 0 What \las the origin of 

this mode] ot multi-famlly housing uhich 50 rapldly supplanted 

the natIve duplc~ and became Montreal's domInant house typ~? 

The architecture provides the nec~ssary hint. One must 

reier to Great Britain, specifically te the Newcastle area in 

northeast England. This is the area of the unique "Tyneside 

flat" or terraced flat whose distlnctiven,ess M.'J. Daunton 

establishes: 
{ 

The domlnant form of working-class bye-law 
housing in Gateshead was peculiar to a 5mall 
area of north-east England: the terraced fIat. 
Although it was imitated in a few areas at the 
turn of the ccntury, the terraced fIat was the 
prevalent house type only in a narrow band on 
either bank of the river Tyne. It is indeed 
u5ual1y referred to as the Tyneside . flat, and 
the style was rare even five miles from the 
river. In England and Wales in 1911, 3.7 
per cent of the urban population [lived in 
f lats J. 'l'he divergence of the north-east of 
Eng1and from the national pbttern i5 striking, 
for 25.4 pel" ccnt of the population of 
Northumberland, and 14.6 per cent of the 
population of Co. Durham, lived in flats in 
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1911. 'Flat dwellers were, however, highly 
localized even within the north-east of England 
since in sorne areas the incidence of 
flat-dwelling was actually below the national 
average ... The pattern in the towns along 
the Tyne was very ,different, for in Gateshead 
62.5 per cent, and in Sopth Shields ~3.1 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 
provintes 7 , 

\ 
\ 

\ 

Architecturally, these nineieenth-century Tyneside flats 

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

0(' brick, ,they came in rows, and théy were two storeys high.,-

with separate entrances for flats at the street level. They 

aiso came in fourplex groupings. Like Montreal duplexes, they 

were almost without stylistic pretensions, simple windows and 

doors being punched out of a smooth facade 8 • The divergence 

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

instead of the fIat or mansard roof more typical in Montreal. 

, 
.We have one local ized region of Great Britain whose 

dominant 

.' 
housing form in the second hal f of the nineteenth 

cent ury was different from anywhere else rn Europe, . and 

another localized region of North America whose dominant 

·houslng form during the same period was similar ta the Bri~ish 

model but unique in its own national and continental setting. 

While there was no direct physical link between the two, there 

does appear lo be an indirect link t~rough the railway 

industry. 
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THE ADVENT OF SEB1\STOPOL' ROW 

When the huge Grand Trunk Railway project was :aunch'ed in 

1852; Mont real was chosen a5 the loèus for one of the large st 

engineering projects the world had ever seen. That project 

was the Victoria Bridge, at t\!O mlles in length (about 3 km), 

easily the longest brldge ever· attempted any1."here and unde'r 

,ore of the harshest physical environments, given the extreme 

variations in temperat 1Jre betlleen summer and Idnter, and 

especially given the ma55 force of the spring breëJk'.Jp ,of a 

sheel of ice t\-JQ miles I"ide. The site chosen for the bridge 

was Pointe Saint-Charles and accompanylng t~è construction of 

the bridge )'lûS a massive raihlay shop complex and rûilway 

workers' housing. "The firm of Peto,' Brasse}' & Betts, the 

largest l:'ëJilHûy cont'rncting iirm in the ",/Orld, IlûS glven the 

responsibility for the construction of railHay, shops, 

bridges, stations and houses. The m0!:>t prest igious engineer 

of the lime, Robert Stephenson, son of one Dt the early 

innovators of the steam locomotive, lias 

design of the victoria Brldge'. 

\enlrusted Nith 
1 . the 

Peto, Brassey & Betts almost l'lent bûnl~:-upl over the 

venture in spite of tr::::i.r vast resources. But ln good British 

railVlay tradition they did bulld permanent housing fot the 

raihlay labour force, and vibat they built is of particular 

interest here 10 • In 1857, on a slip of land next to t:he shops 
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on the western side, they built a long row of duplexes 

essentio.Jly '"(~rraccd flat.s ll • It 1'1é15 namec1 "Scl?P.stopol Row" 

to commetnol"nte the 1855 taU of Sebastopol to French and 

Britlsh troops durlng tnc Cnmean 1'7ar 12 • The si zc 0 i the 

housing project \>/û!::': immense by t-.1ontreal standards, eûsily the 

largest ever iJttempted thus far in the city [sec Fl.g 3.1}.]. It 

compr i sed l\lelve duplexes. arranged i il pai r s, t hereby 

constituting six fourplexes, l'Iith a tenement or boarding hou se 

section in the centre of the project 1J , It i5 likely the 

contractors had plans for more houslng bul scrious financi"ll 

ditficullies foreclosed such options. 

'-----
Visually, these, terracèd tlats.could . have been right out 

of 'the Ne\Jcaslle area, the bi rthplace o[ steam l:'ai1\la1's and 

heart of the coal and i r:on industry in Gr:eat Britain. The 

seale and innolJative natpre of these houses must have 

a ttrac ted \'1 idespread at t ent ion throughout Montreal. Bes id~s 

their plain brick construction and simple functionalist 

architecture, the featul.:'"e \Illich clearly attracted attention 

\laS the grouping of four flats ln one building and the shared 

doon1ay and interior staircase for eac~ pair of upstairs 

flats. Eaeh dOI'lnstairs fIat had its OHn lndivioual entrance 

door. This format came to be embodied Hl most Montreal 

fourplexes in the second halE of the nineteènth century. 

Sebastopol Row appears ta be one of the prototypes for. 

Montreal' s duplex type~ and more spec if icnlly the protot ype for 

i ts c lassic fourplex grouping. 
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The link \/ith Netlc<Jstle can be established, though 50 fnr 

only t 11 r 0 U 9 h c ire um 5 tan t i Cl J. ' (' V J den ce. Thomas Brassey, 

although he bui1 c rni luays ln eVI2r.y othe~ cùgion 0;: Great 

Driudn including southcrn,scotJnno,. never garnered iJ raih!<Jy 

contract in the northeôst of gngland H • Nor, from the 

eVldence availélble, lIas Morton Peto ever 

regicn even though he tao l'las a leading 

\lÏth thousands of rûi hlay mi les to his 

Betts' activities are apP<lfently unrecorded. 

involved in that 

railVlay contractor 

credlt 15 • Edward 

_,,-oother possible Ilnk i5 James Hodges, the chief engineer 

Oll lhe Montreal scene during the 18505, 

aspect of consttuction on the bridge, 

\lho f?upervised every 

shops and houses 16 • 

Al though il man of vast ra i lway experle,nce, he 'lias a native of 

his railway Hork \'1as conflned to 

London l '1. He probabl y had neve r 

the south of Eng1é::!nd and aIl 

that area or just north of 

seen é3. duplex before. But what of Robert Stephenson hlmself? 

He and his famous father vlcre born on the 'l'yneside. His base 

of operation al\~ays remained the Ne."castle area. Milny of r11S 

engineering projec'ts were located in .:he area and h~ Ivas given 

contract,s for all facets of ral hl8y ,clork 1 c, 

about terraced flats. 

He certainly knew 

We knovl that Robert Stephenson came to Montreal ln August 

1853 to ViSIt the site at POInte Saint-Charles and do the 

plann i ng u . We also knol'l that he was at the top of the chain 

(, 
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of command in the planning and construction of the Victoria 

Bridge; he ulone conceived and deslgned it 20 • 'l'he strec:ts 

that "ere L::.id out adjacent 'L.O the SllOpS on the castern side 

bear th(~ names·. of his latast engineering triumphs. Britannia 

and Menai Strcets were named for the spGctacular high-lcvel 

tubular Britannia Bridge over the Menai Straits in Wales, a 

feat that il t tracted thé atten t i on 0 f every '!la jOt eng1 neer 1 n 

\lest.ern Europe. Conway Street Has named for 'his innovativD 

bridge over th~ Conway Hlver 21 • 

Robert 

collierlf'S 

NeHcastle'l. 

Stephenson also Has a manufact.urer. He O\~ned 

ln E:ngland \iod 009ino manufactory at 

There is a possibllity that he or his father r 

\/ho founded the works, may have had terraced flats hui It for 

thei r own" 0rkers. It 1s even more probable that it was 

someone. on his Newcastle office staff who was rcsponsible for 

design l ng Se ba 5 t a po l ROH. It 1 S a] 50 possible thnl 

~Victoriatownn, the sile made up of Britanniaj Conway, Forfar 

and Menai Streets, \.a'5 supposed to be a planned workers' 

village:<l, We lack, as yet, documentary proof to support these 

conten tians, We do know that the tinancial difficultles of 

the Grand Trunk Railway forced It to sell off the Victorlatown 

lots ta indlvi'duals in the 18605 and Sebastapol Ro\/ to the 

contractars in 1862. 

the houses ln 1868. 

For similar reaSons, they in turn sold 

/ 
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The ù.rchj tectur<::tl eVldcnce S(!CIJlS ta 1101gh on the side of 

Sebostopol as the prototype for Montre~1'5 boom 5n fourplexes 

und 'si){plexes in Inter, years. 'l'he key teature is the 

'intrigulrlg use of ù. common door and lnsi'de stairuuy for two 

upper fldts in Sebastopol ROH. Despitc the strong link \lÏth 

the Tynesidc area, duplexes and fourplexcs there do not seem 

lo oHer this feature, at least insofar as the available 

l~terature on the Tyne region suggests. Where did tHis common 

upstalrs access originate from? Three ,possible explanatlons 

m<ly provide an answer. 

" The fitst and most slmr1c is that the model 'vIas exported 

by Robert Stephenson' s Ne\lcastle-based cngineers f rom a more 

e xot ic type 0 f Tynes ide fourpl ex. The second and more 

academlc explanat ion i 5 that someone \/Orklng under the 

ul1!br€-l1.a of the PE"to, Brassey & Betts \flrm was aware of recent 
, ' 

innovatlons in worker housing s4ggest~d by such philanthropie 

concerns DS the "Society 'for Impioving the Condition of t,he 

Labouring Clc:;sses". In' 1851, under the patronage of Queen 

Victoria's husband, Prrnce Albert, il fourplex fealuring il 

common stairease [or t;he lwo upper tlats ~laS fcatured at the 

Great Exhibitlon in London l4 • Al though ,it bore no 

archItectural ~esemblanee whatsoever to SebastopoJ Row, the 

idea of a eommon acce5S lü two upstairs flats may have 

influenced the designers of the railway housing. 
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'l'he third élnct most colo\Jrh:l e)(pl.::lnation \1a::.: r.onstL-ucted 

[rom u r'(!col]c:clion of long-torm, Sebùslopol RO\l reflldcnl, 

'l'homûs D0'Hllck. He :-0(ers ta lhe rnilvi3y' g' "callboy" syé'tem. 

Freight 'Crains Herc dispatched 2:'3 tU.lfflc dcmanded from the 

Po i n te-S<J. i nt -Chu des yùrd adjûeen t. 'l'he ra il "lùy could ca lIon 

il lrain eL'et-l at any time of day or nighL Raih;ays 

traditionally relied upon the callboy system ,,;here .. as soon as 

the train crew requircments wcre drawn up, callboys were 

di spa tehed a f ew hout:' 5 ahead of depart ure t imé lo ,l sel' i c 5 of 
addresses to ca Il, and wake up if nece 5 sary, the c re\~ members 

fl")m a priority list and back-up list. 

Sebastopol RO~I did indeed ',house a ,large ntimber of runrling 

t rades people as we Il as shop employec~, a 5 the eensus and 

city directories testif.y. Thr- story goes that the common 

inside access to each !-lait' of upstairs flats, ,complete "lith 

hall doorways to the downstairs flats, \}as an ùr:chitectural 

manipulation to allo\-! callboys efficient access to four flats 

from the same hal1way. The architecture of Sebastopol Row 

certainly bears out the stol;"y ~Iell. 

No matter where the truth lies, the majorlty of Montreal 

fourplexes of the 18705, whether West End, East End or North 

End, embody th15 feature of il common Indoor accesS to the 

upstaas rIals. When the slxple}: (paired tnplc'xes) came to 

supplant the fourplex around the turn of the century as 
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Montreal'~, r;Utnr}é:nd hou~;c model (or U:cpopu1ar market, the 

sume common i ndoor ë..CCC>SS to t hr:: uppe ::most flût:3 coulé. be 

found, tInt; time on Lill:.' second floor at :,he he<:,d of an outslde 

staircùse. The stamp ofScbastopl Ho'-; on 1·';cnLrcD.} domestic 

architectJre lS undeniable. 

John Cooper in bis Sludy of Montreal SOCH:ty in the 1850s 

certainly felt that Sebast~pol RO\<l \'/as n prototype for duplex 

hous i ng i!nd Jeu n -Cla ude Ma r san cou Id fi nd no rcason tü re f üte 

the cl<:llm H • Marsan goes 'further und demünstrates ho\~ 

Montreal' s clà5Sic fOldplex was the standû!-d housing type 

("habitation typ~",) cf wO::-king-cla$s neighbourhoods in the 

second half of the ni cteE'nth centuryl6", Thcre rem<é!ins a gap, 

hOvTever, in ei~plaining hO\1 Sebastopol Row' of 1857 b-::cahle 

Mûrsan's "habitation :'ype"/ or ho\-: the ôuplex/ ,from dn unusuùl 

form of hoùsing ln the mid-ccntury becc::me Montreal s dOffilnant 

forlT! of housing by 1880. ln order to answer this questlon, \Je 

nced to bncktn:ick tü the 18405 and cnderstcJnd the hou51ng 

market pr10r to the construction of Sebôs'topol Ro,,·. We also 

need to -c;-:amine the secies of extr'aordinary Cl:-cums::ances that 

·led to the Crf'atlon of an '.;!ntlrely dlfferenL houslng market by 

lhe time Sebastopül Row V/ilS built. 

PROCESSES Of." CHANGE tH THE HOUSI NG MARKET 

In 1847, Montreal was very much il slngle-!:amily city wlth 
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a mooerale lovel' of home o\7ner;.;hip, about 32~,1). Tb e r il t i 0 0 f 

households to hOU5(.lS appcûrs Lü bo\'er c round one 20 • 'rl1cse 

figures certainly do not leave much room tor multi'-family 

housing. In faet, Montrcill Has very' rnuch a pre-lr1dustrial 

single-famiJy housing CIty with merch<1llts living in rented 

premlses in t:h~ heart of the city ùnd at'tlsans and workers 

lIving on the periphery, [ requently Hl o\·mer-OCCllpl cd 

dwelJings. The highest home- ownersh i p ra tes wet e j n 

Sainte-Marie W<lrd (45.1%) and Salnt"Jacques Ward (42.4%), 

preclsely \>/here the onslauqht Ol duplexes would be heaVlest 

twenty years bter 2'. 

By 1861, a Clramatic shlft had occurred. Montreal's 

homc'-ownership rate had jlopped to 18.8% Dnd SaInte-Marle and 

Saint-Jacques Wards had nearly halved thClr rates (24.2% and 

22.6%). Thc trend'continueà Lo 1881 (14.7% borne ownersll1p) 

the S<lIllC tlyJO \Jillds agaln almost halvlng thelr rates (13.3% and 

14.31, ) • 0ther èq,triCl5 a1so ShO\4Cd drùmatlc drops ln 

home-ownershlp, Sa Inte-l"nne Wat'd dropping from 32.7% ln 1847 

to 14.5% ln l8bl, then to 1 2,. 5't 1 r, l 88.1 J c. • , ~ S<llnt-Louis and 

Sillnt-Laurent Nùrès tumbled at about the same r<lLe. Somethlng 

dramatic had takcr. place in the 1850s. 

l t was actually a three-fold pLoces!:>. Fust 1 large-scale 

industrializatlon came to Montreal very st;ddenly ilnd rapldly 

in the 18405 ilnd 1850s, once il well-rounded transportatjon 
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(slone vh~rves, channol drcdging, 

The 1'2. te of expcnsion ,'las phenomenal \/1 th one or tuo ne\! 

large factol"ies 0f __ éning up every year betFcen 1842 and 1855 

edch offerlng 70 new jobs or morc, with many in the hundreds, 

thi.s ln a CIty of about 58,000 people (1852) [sec Table'3.1). 

Coupled \lith this huge l ncrease in tbe numbel of jobs came a 

rapid decline ln the independence of arlisdnal Hork , a new 

dIV i s ion 0 fla bo ur .'1 n d the los 5 0 f con t toI 0 ver con dit 1 0 n S 0 f 

work. This shocklngly swift proletarianiza~ion of the labour 

force in the mld-century was the souret? of rnuc:h socÎi:d 

friction in Montrec:::1 J2 • 

The second proeess of change was maSSIve immigratIon from 

abroad and mIgratIon from the counlryslde. From 1821 to 1850, 

the annual rate of population gtfo\>lth in Montreal vas 5.5~,. 

1 

Belween 1850 and 18bl, it jumped to 9.7% [see <.';ig_ 3.5J. The 

surge ln popuLltlon ensured il labour surplus. Sharp ethnic 

dlfferentlatlons eiDsled in the labour force. In 1850, 44-% of 

Montreal's populatIon claimed French of1gln, 32% c la imed 

En911~h-"Seot\lsh or Brit:sh-Cilnadian origllls, and 20% claimed 

Irish This situation fostel'."ed mutualJ y 

dl sadvantageous C ompet: t ion. Common lnstitutions and 

organizations were "leak '4 . 
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TABLE 3.1 MAJOR FACTORJ ES EST1\BLI SHED Hr MONTREAL . 

YEAH 
OPENED 

1842 
1843 
1845 
1846 
1847 
l848 
1849 

c. J 849 
1850 
1850 
1851 
1851 
1852 
] 852 
J 853 
1853 
1854 
1854 
1854 ' 
1855 

NOTE 

18/!2 - ]855 

NAME OF FI HM 

MCDOWELL & ATKINSON, FURRIERS 
WM. SMY'l'H &. (O., BOOTS &- SHOES 
J. & W. HILTON, CABINET MAKERS 
AUG. CANTIN - MONTREAL MARINE WORKS 
GOULD - CITY FLOUR MILLS 

'PAIGE & CO., THRESHING MACHINE FACTORY 
E.E. GILBERT - BEAVER FOUNDRY 
BROWN & CHILDS, BOOTS,& SHOES 
R. SCOTT, EDGE,TOOL FACTORY 
BARTLEY & DUNBAR - ST.LAWRENCE ENGINE WKS. 
GRANT, HALL & CO., SAW MI LLS 
AITKEN & CO., SHIRT MAKERS 
OSTELL SASH & DOOR F ACTORY 
A.W. OGILVIE, FLOUR MILLS 
BUR,RY & CO. 1 l"OUNDRY 
BROWN, HIBBARD, BOURN - CANADA RUBBER CO. 
S.B. SCOTT, SHIRT FACTORY 
MONTREAL INDIA RUHBER CO. 
GRAND TRUNK: RLY (Victoria bridge & shops) 
J. REDPATH - CANADA SUGAR CO. 

Employment figures are as of 1855-S6. 

NUMBER OF 
EMPLOYEES 

95 
80 
82 

200-250 
200 
175 

60-80 
800 

76 
1150 

70 
300 

75 
hundreds 

70 
158 
100 
110 

thousands 
100 

SOURCE: Montreal General Rall~ay CelebratIon Committee, 
Montreal in 1856, (t-1ontreal: John Lovell, 1856) 
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RETURNS FOR CITY & SUBURBS: 

1871 lB.767 

1025 12,503 

1831 27 )97 

1842 40:290 

1844 44,285 

1849 40,207 

1850 46,648 

1852 57,715 

1861, 100)23 

1871 126,314 

YEARS 

SOURCE PUOLISHEO SUMMAAIES OF CENSU5 AETURNS 

FiGURE 3.5 
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't'he' third process which contributed to push Montreal ,\ 

toward multi-family hOLlsing l'las fire. Montreal lost 207 

houses in Ir'ish \Jorld ~g-cJ.ass Griffinto"ln (52inte-Anne Ward) 

in June 1850, and 150 houses in largely Ilorking-class old 

Faubourg Saint -Lauren t: ( southern, Sa i '1 t -Lauren t Ward) in 

Julyn. In June IfJS2, a Eire \~iped O\...t 1,100 houses Jn the 

French working class eastern part Jf Montreal ( southern 

Saint-Louis àno Saint-Jacques ward~)J( ~ This aggregate 1055 

of 1,457 houses represented 19%' of the 7,607 occupied and 

vacant houses recorded in the 1850 munlcipal census J 7. 

The majority of houses in MonLLeal in 1852 ilere -~Iooden 

'-. houses. Thé Canada census llsted 4,531 frame houses out of a 

total of 7,190, or 63%311. A by-law passel in 1841 had 

prohibited the construction of nei'l wooden structures only in 

Old Montreal 3 '. Thus, if Montreal \'laS a city of singli:-family 

housing prior to 1850, it vias probably due in part ta cheap 

construction costs. l t \<las undoubtedly little '''ooden 

single-family houses that gave the East E,nd the highest rates 

of home o\lnership in the city [see Fig.3.61. All that changed 

after the hres of 1850. In 1851, the city sought and 

obtained permisslon from the Canadian Parliament, to change 

its charter 50 aS to forbid aIl ne"l '-looden constructlon in the 

future: 
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FIG.3.6 S~ALL, .S'lNGLE-FAMI LY HOUSE 

9ne~and-a-hal f sto,rey stuccO,ed ,,,oaden hause 
on" Mon tcalm' near Ste-Cather ine, bui lt 18505 
in Saint-;-Jacques War'd, typical of East End 
housing prior 1:0 t}1e spread of the duple:x~ 

1 
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••. To prohibi t and preven t the const ruction of 
any wooden building, of any kind or description 
whatever 1 or the covering of any building of any 
k i nd whatsoever, w i th Shing les or wooden 
materials of any kind whatsoever, within the 
City limits 40 • 

By 1852, there was an acut e housing crisis 

.. 

in 

working-class Montreal. New migrants were surging into the 

city at a phenomenal rate. Jobs were plentiful but tht; 

proletarianization of the work force was making rapid lnroads 

on working-class and artlsanal independence. ~ages were 10'01. 

Manufacturers in 1856 boasted about the cheap supp1y of 

labour: 

. 
Agricul tural wages are not 50 high here [the 
rural areas around Montre31 J as' in those 
portions of the Province where wheat is more 
largely grown, and hands can be obtained to work 
in the factor ies a t more reasonable ra tes t han 
there. AlI these caUSéS concurring make this 
[Montreal] t:he best site for a manufacturing 
city in Canada, perhaps the best on this, 
Continent· 1 • 

Housing, always 1agging behind popula t ion growth 1 was even 

scarcer, given the loss due to fires. The new regula t ions 

requued a much more expensive form of housing - briek or 

stone elad with fireproof roofing. 

We have no typologieal data on housing ln the 1850s. 

,Such housing was wiped out 50 long ago that remnant5 from the 

18505 can probab1y be counted in the dozens. Until a detalled 

study of records from that deca-de is made, we will not know 
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exactly how the transi tion took place. But Hertzog 1 s wor k 

offers a few 1e'ads. H0':l'e-ownership had dropped' I?recipi tou51y, 

by 1861. But Hertzog could f ind no 5igni f icant groupings of 

duplexes anywhere' in the city ln 1861°, "Even more 

perplex Ing, he found tha t the newly developed st reets f eatured 

a moderate level of home ownership, of the order of 28%, not 

far f rom the 164 7 av~rage. J • The decline ln home ownership 

was not happeni,ng here. Even the redevelopment of a11 the 

burnt-over districts brought W1ith lt a higher occupational 

-profile than before 44 • These areas certainly were not 

accommodat i ng bur ned-out fami lies. We can only conc l ude tha t 

the precipi tous drop in home ~wnership by 1861 came from a 

wave of ov~rcro\<{ding and subdivision ~f existing working-c1ass 
r,.~ 

housing. \' 

When Sebastopol Row was bui lt in 1857, bui lders must have 

found it an appea1ing solution, especially given the vast 

working-class mar-ket piled up in the old working-c1ass 

distr-icts with new members pouring in every week. A new boom 

took off in 1859. It was during this boom, which ended in 

1866, ihat the duplex apparent1y began spreading throughout 

the city. Along with the introduction of the fIat roof, it 

allowed bui Iders to counter the hi gher costs imposed by the 

stiff post-fire building code. Ely the tim~' our 1866-1880 

building cycle dawned, the duplex type was spreading rapidly, 

espec ia11y in the crisis was most acute. 
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By the close of the cycle, far more duplexes h~d been produced 

than single-family houses, and the first triplexes had come on 

the Scene. 

THE MONTREAL DUPLEX - AN ARCHITECTURAL SYNTHESIS 

1 n adapt i ng the, duplex to a mass market, bui lders 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 s ide or • 
front walls of the structure, it was rapidly supplanted by the 

Sebastopol model which internalized its stairways, combining 

them in th,!;! case of the fourplex. This increâsed the ground 

,,,:,' coverage of the lot for residential purposes. The native 

duplex model survi ved, however, by being shoved to the rear of 

the lot where, rear court yard duplexes featured outside 

stairways appended to their facades. 

While this marriage between the' nat~ duplex and 

Sebastopol Row 'lias taking place, another significant union 'lias 

occurring simultaneouslr: 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 weIl. Thi s townscape, cent red around McGi 11 College 

Avenue and Sainte-Catherine St reet 1 featured br ic k 

construction, flat, roofs, 'heavy wooden corn i c es and an 
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Italianate architectural vocabulary [see Fig.3.7J4s. 

The fIat roof was a product of the Industrial Revolution. 
\ 

Made from ro11s of manufactured felt 1 sealed with 

"composition" (probab1ya form of tar), and covered with 

gravel, this innovation allowed the construction of a highly 

efflcient cubic building. It was much cheaper to build a fIat 

roof as it required far fewer materials, and solved a special 

Montreal problem - fa11ing snow and icicles. Snow build-up on 
t) 

the flat root even had the advantage of insulating the house 
" 
during 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.". The first known residential 

application in Montreal was made in 1855 by the noted 

architect George Browne on his spectacular terrace of row 

hou~es called "Wellington Terrace"·'. This prestigious set of 

ten single-family house~ built on sainte-Catherine Street, 

with palatial facade and ornate flat roof surmounted by 

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

Builders reduced these terraces in scale, dispensed with 

the basement and slmplified 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 
q 

[see Fig. 3.8). The result was a model that dominated the 

1866-1880 bUIlding cycle and persisted through unti1 World 
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FIG. 3.7 MOUNT ROYAL TERRACE 

" bullt 1858-9, McGill CoBege Avenue 

\-

• 

-Source McCOrd Museum 

J 
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FIG.3.8 TERRACED f'OURPLEXES 

Two-storey row 0 f bri c k duplexes 1 a rranged in A 

four:-plex format 1 buil t by Jean-Bapt ist,e 
Deslongchamps contractor, in 1810 on Logan near 
Plessis, Saïrite-Marie Ward. 
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War 1 in all working-class districts of Montreal. Thus were 

the working-class terraced flats of Newcastle united wl'th the 

.elegant terraces of west-end London on North American soi1. 

Nor we re the adapt ive abi lit ies of Mon t re'al '5 bui Iders to 

end there. the mansard roof, invented by the F.tench in the 

17th cent ury and revi ved under Napoléon III' i n the 18505, 

could easily he found by the 18605 and 18705 as Cl competitor 

of the flat roof model. Offering a large nearly cubic volume, 

it completely supplanted the traditional steeply pitched gable' 

roof such as migh t have been f ound on a na t ive duplex, and the 

more British 10w pitched gable roof which Seoastopol Row 

carried. This new roof type gave Montreal' 5 duplexes a 

sI ight 1y more French fla vour t 0' complemen t the heavy Bd t i sh 

overtones Isee F'ig.3.9]. 

This adaptive activ i ty during the )8605 and 18705 shows 

the impressive sldlls of local builders. Going well beyond 

slavish copying, builders drew their inspiration from 

innovatlVe elèments introduced from British, American and 

French sou~ce's and adapted 'them to their native architectural 

vocabulary.. They developed a special Montreal model sui ted to 

the particular sociêll and economic conditions of the dnie-. 

This evolution cont j'nues down to the preSent clay as the duplex 

issU 11 undergoing changes to meet needs 1 n the lower end of 

the housing markeL 
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FIG. 3.9 LARGE DUPLEl\$S 

Tw6-and-a-hal f storey man sard roof br i c k duplex 
row (third duplex modified with a false mansard 
roof in the 18905), built by Joseph Morache, 
'carpentèr-joiner, Isidore Morache, bricklayer, 
Pierre Pelletier, bricklayer",and Odl1lon Riopelle,' 
plasterer, in 1873-4 on St-André near Ontario, 
?aint-Jacques Ward. ' 
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HOUSING ELSEWHERE IN THE INDUSTRIALIZING WORLD 

It is hard to evaluate whether Montreal's experience was 

unique. Studies on nineteenth-century housing development are 

scarce and housing typology statistics virtually non-existent. 

One exception 1s M.J. Daunton's book on British working-class 

hous in9. He makes the observation, based on statistical 

ana1ysis of data trom the 1900s and 1910s, that the typical 

English situation of single-fami1y working-class housing was 

exceptional when placed in a broader European context. The 

Scottish tenement situation was the more typical one. On the 

other hand, he acknowleqges that working-class housing ln 

North America was closer to the English model"'. 

Within the overall pattern, Dal:1nton allows that there was 

also great diversity in what type of tenement (e.g. scale of 

hui lding, size of rooms ..• ), or what type of sing1e-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 ci t ies which offered something di fferent 

to i ts working-class populat ions - the double or triple-fami 1y 

house. He mentions Newcastle and nearby Tyneside cities at ' 

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

list we could add Montreal. 

Typologically, none of Canada's maJor urban centres, save 
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p~rhaps Quebec City, featured the duplex, or superposed fIat 

concept, as anything but an exotic form of houSin9, if at aIl. 
u 

Toronto, Hamilton, London, Kingston and Ottawa in ontario, 

Hal i fax and Sa lnt John in the Ma ri t i me s, a Il were 

characterized by varieties ,of single-family housing and 

handfuls of boarding houses, tenements and apartment blocks. 

Whi le the duplex format could be found in Quebec Ci ty' 5 

working-class neighbourhoods in the second hal f of the 

nineteenth cent ury, i ts development came more from the 

evolution of the native duplex. 1 t wa 5 far f rom be in 9 a 

dominant form as it was in Montreal by 1880. Of course, 

nOwhete in Canada were the forces of industrialization, 

intense in-migration and rapid prol~tarianization felt to such 

~ degree than in Mon t real duri ng the second ha l f of the 

nineteenth century. 

Interestingly, as other cities ln Québec began t 0 

industrialize more intensely around 1900, they too adapted the 

duplex format to their housing stoc k. Troi s-Ri v ières, 

Sherbrooke, Hull, Chicoutimi, as weIl as Quebec City developed 

worklng-class ne l ghbourhoods of duplexes and t r iplexes after 

1900. They represen ted a spread of the Montreal model 

although they a150 incorpora ted the wooden galleries and 

outs i de sta i rways more typical of tradi t ional Québec 

archi tecture,!.. By World War II 1 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-fami1y housing 

quite distinct from anY...9ther Canadian region much as Boston's 

"decker" housing spread rapidly ta other industrializing 

cities in the southeastern New England region. 

Besides housing typology, another perspective to look at 

15 home-ownershlp rates. In Canada, it is diffi,cult to bnd 

an adequate comparison with Montrea~. The only city that came 

anywhere near Mont r eal' s popu1a tian 1 Toronto, had a 

-
home-ownership rà:te of 33%4'. Toronto, however 1 was a city of 

single-fami 1y row and semi-detached houses with no resemblance 

to Montreal whatsoever. For a comparison elsewhere in North 

America Robert Banows' study of major cities in ,the United 

States in 1890 is helpfu1 50 • If we bear in mind Montreal' s 

1881 home-ownership rate of 14.7%, the city doe 5 indeed stand 

out. On1y New Yod City, at 6.3%, had a rate lower than 

Montreal's, bu't its exceptional size and position in the 

American economy placed it in a class a11 by itself. Besides, 

the extremely 10w home-ownership rate is easily explained by 

the huge number of tenement houSes in the city. Boston, was 

next on the 10w home-ownership list after New york. l ts rate 

oE 18.4% waS not that far from Montreal' s. Here the numbers 

of double-decker and triple-decker houses were obviously 

reflected in the high non-ownership proportion. Sam Wa rner ' s 

study of Boston' s housi ng deve lopmen t prov i des sorne va luable 

analysis of that city's housing typology which can be related 
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to Montreal Sl • 

It would appea r tha t Boston presents the most viable 

compari son wi th Montreal in the late nineteenth-century. We 

need to know where i ts double and triple deckers came from and 

under what conditions they flourished. Much work needs to be 

done compar i ng 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~l, while Montreal's had slumped 

further toll.5% by 1941. Evidently the twocitiesdiverged 

at sorne point during the twent ieth century. We need to know 

what underlies that divergence. 

Montreal certainly waS and remains a special case in the 

Canadian urban context when lt cornes te housing. The 

emergence of the duplex form in Montreal was due to a series 

of special historical circumstances. Its rapid spread through 

aIl contemporary working-class districts and its evolution 

throughout the late nine,teenth and entire twent ieth century 

are, however, anything but accidentaI. The domlnance of the 

housing mat"ket 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 Eollowing chapter, we will examine more 

closely the spatial attt"ibutes 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 Gov-ernment since 
1946, and administers Federal housing subsidy 
programmes, produces an annual compilation of 
housing. Most research on the i ndust ry and 
political decisions regarding housing policyare 
based on these statistic,s. The standard 
classification used defines four different ,forms 
of single-family houses, to wi t: single deta't:hed 
houses, semi -detached houses, row or a t tached 
houses, and mobile homes. On the multi-family 
side, i t reeognizes duplexes -and apartments. The 
problem arises in the definition of duplex. It lS 
considered to be a two-dwell ing detached house 
w i th one fla t over the other. This i s a ra re type 
indeed in the Montreal region. As a result, 
Montreal' s c lass ie duplexes which come in 
semi-detached, attached or row form'are merely 
lumped in with apartments (as are triplexes, 
fi ve-plexes, sixplexes and other va riants) • Of 
course none of these forms of houses bears any 
affinity whatsoever with apartment blocks, hence 
the futility of basing any study of Montreal' s 
multi-family housing market on C.M.H.C. data. 

2. The following data are taken from the 1881 City of 
Montreal assessment raIls (" feuilles de route") 
under the entry "valeur locative - rentaI value": 
house no.l, $1200. annua1 tent; no.2, $700.; no.3, 
$450.; 00.4, $270.; no.5, '$180. o'ler $140.; no.6, 
$141').; no.7, $120.; no.8,· $80. o'ler $60~; no.9, 
$50.over $40. This illustration is taken from 
Sherr'y OIson and David Hanna, Plate fi' "The 
Transformation of Montreal, 1847-1901", in 
Historical Atlas o'f Canada, Il, ed. Louis 
Genti1core (Toronto:~niversity of Toronto Press, 
in press). 

3. Corporation of the Ci ty of Montreal, The Charter 
and ~-~ of the ~i ty of' Montreal, (Montreal: 
John Lovell, 186ST;" capter 9: "by-law concerni ng 
the erection of buildings", section 26, p.46. 

4. Sam B. Warner, Streetcar Suburbs - the Process of 
Growth in Boston, 1870-1900 (Cambrldge: Harvard 
University Press, 1962):--P. 129 and p. 201, 
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footnote 14; a 1so Frederick Bushee, "Ethn ic 
Factors in the Population of Boston", Publications 
of the American Economie Association, IV, 3rd sere 
(May 1903), pp. 80-83. 

5. An illustration of -a Boston doub1e-decker house of 
the 18505 appears in Warner, op.cit., p.20. 

6. -Michel Lessard and Huguette Marquis illustrate one 
such conversion in their Encyclopédie de la maison 
~~ébécoise (Montreal: Editions de l'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 
rnaking the house into a duplex. 

M.J. Daunton, House and Home in the 
Ci ty,: Working-Clas5 Housi~1850-l914 
Edward Arnold, 1983), pp. 39-41. 

Victorian 
(London: 

8. Illustrations of the Tyneside flat appears in John 
N. Tarn, ~ Per Cent Philanthropy: An Account of 
Housin ln Urban Areas between 1840 and 1914 

Cambrldge: Cambridge University Press,---19~ 
p. 12. (in Newcastle), in Stefan Muthesius, The 
English Terraced House (New Haven: Yale University 
Press, 1982) r pp. 132-134 (in South Shields and 
Gateshead), and in Daunton, op.cit., end of 
chapter 4 (in Gateshead). 

9. James Hodges, Construction of the Great victoria 
Bridge in Canada (London: 186~ attests to the 
singular-engineering feat this bridge representedi 
Harold Pollins, "Railway Contractors and the 
Finance of Rai lway Development in Bd tain" 1 in 
Railways in the Victorian Econorny, ed. M.C. Reed 
(New York: Kelly, J968), pp. 212-228, singles out 
the importance of ~ontractors like Morton Peto and 
Thomas Brassey. L.T.C. Rolt in George and Robert 
Stephenson the Railway Revo1ution~London: 

10. 

Longmans, Green '& Co., 1960), documents the 
exceptional engineering career of Robert 
Stephenson compared wi'th his contempories. 

John N. Tarn, op.cit., pp. 
strong association between 
workers' housing projects 
18505. 
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Il. See \ internaI corres~ondence from Grand Trunk 
Railway concerning conveyance of "workers' 
cottages in Point St. Charles" to the contractors 
Peto, Brassey & Betts dated February la, 1859 with 
map . and deed (Canadian National Corporate 
Archives, M9ntreal). Confirmed by Deed of Sale 
between G.T.R. and the contractors before notary 
J.W. ~saac50n, December 26, 1862, for sale of 
"workmen' 5 houses and outbui Id i ngs" (Arch ives 
nationales du Québec à Montréal). 

12. Referred ta as 
Loan and Deed 
where Jonathan 
bor rowed money 
the ent i re row 
Peto, Brassey & 
Montreal) . 

"Sebastopol Row" in the Deed of 
of Sale dated October 14, 1868, 

A. Simpson, an engine driver, 
from John Partington to purchase 
of houses from G.T.R. contractors 
Betts (provlncial Registry Office, 

13. See Robert Doucet, "'La deuxième bataille de 
Sébastopol", unpubllshed report to the Ministère 
des affaires culturelles (Montreal: 1983). 

14. Arthur Helps, Life and Labours of Mr. Brassey, 
1805-70 (London~72~ 

15. See PollihS, op.cit., and Alexander W. Currie, The 
Grand Trunk Railway 2i Canada (Toronto: University 
of Toronto Press, 1957), p. 5. 

16. Kathleen Jenkins, Montreal - Island City of the 
St. Lawrence {New York: Doub~eday & Co., 1966T,~ 
344. 

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

18. See Rolt, ~p. ci t. 

19. Samuel Smi les, - The Li te of George Stephenson and 
His Son Robert -sTePEensoo (New 'Yo~k: 1868), p. 
477. 

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

21. RoI t, op. ci t., pp. 304-315. Both projects were 
undertaken between 1846 and 1850. 

22. Smiles, op. dL, p. 474. 

23. The hypothesis of a planned workers' village seems 
likely. Sebastopol Row, which itself appears to 
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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 emp~oyees. It pales in 
significance compared to the workers' housing 
projects built by contemporary British railways 
such as the 845 workers' hOUSéS 'built at Crewe by 
the Grand Junction Railway, and the 242 workers' 
houses bui1t at Wolverton by the London & 
Birmingham Railway, both during the 18405 [see 
John N. Tarn, op.cit., pp. 148-151J. 

24. Tarn, op. cit., pp. 20-2l. 

25. John J. Cooper, nThe Social Structure of Montreal 
in the 18505", Canadian Historical Association, 
Report of the Annual Meeti ng 1 ( 1956) J p. 68: 
Jean-Claude Marsan, Montréal en évolution 
(Montreal: Editions Fides, '1974), p.268. 

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

27. Stephen Hertzo9, nA 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. 

1 

28. The Cityo~ Montreal's assessment rolls 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. Th~ 
discrepancy between the 1847 househo1d figures and 
the 1844 number of houses means elther the former 
was under-reported or the latter was 
over-reported. The leap is sudden between 1842 
and 1844 but appears to be confir~ed by the 7,607 
vacant and occupied houses in the 1850 municipal 
census after a severe economic ~owdown, and the 
7,424 vacant and occupied houses in the 1852 
Census of Canada following sorne d isastrous of ires. 
See Hertzog, op. cit.,. p. 95 and David 13. Hanna, 
"The New Town of Montreal - Creation nt 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.Z8, 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 (980) pp.42,SO. 

29. Hertzog, op. ci t., pp. 94-100. 
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30. Ibid .. , p, 95b. 

31. See Gerald Tulchinsky, The River Barons: Montreal 
Businessmen, and the Growth of In?ustrf and 
TransportatIon, 1837-1853 (Toronto: Unlverslty of 
Toronto Press, 1977);-aISo see Montreal in 1856 by 
the Montreal General Railway Celebration~ommittee 
(Montreal: John Lovell, 1856). 

32. The process of proletarianization and the social 
friction resulting from it are eloquently 
described in Joanne Burgess, "L'industrie de la 
chaussure à Montréa]: 1840-1870 - le passage de 
l'artisanat à la fabrique", Revue d'histoire ,de 
l'Amérique française, 31, No. 2 (977) , 'I~P. 
187-210; and Margar,et Heap, "La grève Cies 
charretiers à Montréal, 1864"-, ibidem, 31, No. 3 
(1977), pp. 371-395. 

33. See Census of the City of Montreal, 1850, in 
Montreal Pocket A1manac and General Register 
1851 (Montreal: J. Starke & Co., 1851). 

34. Cooper, op. cit, p. 68. 

35. Alfred Sandham, Sketches of Montreal, Fast and 
Present (Montreal: George BIShop & Co., 1870), pp. 
125-126. 

36. Ibid., pp. 132-134. 

37. See footnote 31. 

38. Census of the Canadas, 1851-52, op. cit. 

39. City of Montreal, Com~ilation of the Bye-~ and 
Police Rerulations ln Force in the CIty of, 
Montreal Montreal: ~. Starke --& Co., 1842)7 
chapter 2: "Fire Department", article 56, p.sa; 
"That any person or persans who shall hereafter 
build in that portion of the said city bounded by 
the River Saint Lawrence, craig and Saint Louis 
Streefs, and by Lacroix and McGill Streets, aoy 
wooden dwelling house, or use aoy such building as 
a dwelling house, or who sha11 make any fire in 
aoy wooden out-house, shall incur and pay a 
penalty not exceeding five pounds for each 
offense" A 

40. Statutes of Lower Canada, 
(Aug. 30, 1851), article 58: 
Consolidate the Provisions 
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Incorporate the City and Town of Montreal", 
(Toronto: Derbishire ~ Oesbarats, 1851), 

41. Montreal in 1856, .op. cit., p.37. 

42. Hertzo9, op. dt., p. 132. 

43. lb id., pp. 126 -127 . 

44. l b id., pp. 124 -1 25 . 

45. See Hanna, "The New Town of Montreal", op.cit. or 
condensed version in Hanna, "Creation Qf an Early 
Victorian Suburb ... ", op.cit., pp. 53-54. 

46. The introduction and features of the fIat roof are 
well described in Montreal Business Sketches by 
Canada Railway Advertising Company (Montreal: 
'Longmoor~ & Co., 1864). pp. 1?8-ll1. 

47. See Hanna, "The New Town of Montreal .. ", op. cit., 
pp. 108-112; or condensed version in 'Hanna, 
"Creation .•. ", op. cit., pp. 53-~4. 

48. M.J. Daunton, op. cît., pp. 57-58. 

49. See M. Campbell, "The Changîng Residential 
Patterns in Toronto, 1880-1910 h

, M.A. Thesis, 
university--of Toronto,--yg7~as cited in R. 
Harris, G. Levine and B. Osborne, "Housing Tenure 

'and Social 'Classes in Kingston, Ontario, 
1881-1901", Journal of Historical Geography, 7, 
No. 3 (1981), P r 275. ~ 

50. Robert Barrows, "Beyond the Tenement: Patterns of 
American Urban Housing, 1870-1930", Journal of 
Urban History, 9, No. 4 (1983), p.416. 

51. See Warner, ~p. cit. , 

52. See' Barrows,' ,op. cit., p. 416, ahd John T. 
Saywell, Housîng Canadians: Essays ~ the History 
of Residentia1 Construction in Canada (Ottawa: 

,1975). 
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CHAPTER FOUR 

THE SPATIAL ORGANIZATION OF THE HOUSING MARKET -

CONSTRUCTION FEATURES AS SOCIAL CUES 

Having identified and located every residential structure 

built during the 1866 to 1880 building cycle (i.e. buildings 

produced from 1867 to-lSBO inclusive), we can look into how 

the housing market wa~ segm~nted. Housi ng - typology and 

construction features prov~de convenient ways of examining the 

segmentation. The distinctions between single-family, duplex~ 

tri plex and mi xed c'ommerc iai-res ident ial bui l.di ngs crea te a 

system by which we' can'- observe how housing producers v iewed 

their market spatially. We, will see how the single-family 

house became increasingly restricted in spatial terms. We 

will also see how a relatively new and d~5tinctive model, the 

duplex, overwhelmed the housing market, and how and where the 

,triplex emerged during this builQing cycle. 

Housing also differed in the quality and types of 

materlals used and in the basic form of the house. while 

typologica~ data had to be reconstructed from other sources, 

an analysls of materials and form is possible directly from 

the permit records. In tHemselves they revea1 interesting 

spatial patterns worth examining 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 

claS5. Several materials and methods of construction were 

avai1able to the builder. The 1B606 and 18705 were a turning 

point for construçtion materials and techniques. prior to the 

18405, Montreal had been a wood and stone city. After World 

War 1, it was destinecl to become a brick city. According to 

the 1825 census, for example, wooden houses accountecl for 

64.3% of a11 houses, stone houses for 31.9%, and brick houses 

only 2.6%1. In the Census of lB5~, the proportion of wooden 

houses remainecl virtually unchangecl at 63%, but brick houses 

(13.7%) hacl made rapicl gains at the expense of stone (23.3%)l. 

Fires and anti-wood~n construction bylaws in the 1850s changed 

those proportions raclica11y. 

By 1868, wooden hOUSQS were a purely resiclua1 form of 

construction allowed 

Instead, a trick-clad 

only ln e~ceptiona1 circumstances. 

wooden hou se was the standard. The 

method of construction was a combinat ion of old and new 

techniques. The ancient French method ot construction was 

known as "pièce-sur-pièce" and consistecl of stacking squared 
" timbers horizontally between upright squa~ed timbers using a 
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mortise and tenon technique. from this, builders in the 

nineteenth century developed t~e plankwall technique {see Fig. 

4.11. It employed broad boards sawn two inches thick, stacked 

horizontally edge on edge and'toenailed to substantial posts l • 

The result was 8"solid free-standing wooden house whose only 

voids were windowand door openings, the antithes:is of the 

light balloon frames being introduced in the Unlted 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 Eireproofing. 

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 

nurnber of wooden structures/ on the other hand. In masonry 

st l''uetures, br ie k had ' overta ken stone as the favoured 

material [see Table 4.11. 
'\ 

These house-buildi ng ma terials 

correspond to Social div\~io,ns. Plankwall construction, a 

cheaper method, was synonymous with working-class hOU5in9· 

Thus western Sainte-Marie Ward (districts 21,22,23) featured 

92% of its new housing in the plankwall eat~gory·. At the 

other extreme, northern Saint-Antoine Ward (districts 

8,9,10,11) had only 3.7% of its new houses of plank.wall 

construction and two-thirds of stone. Indeed over haIt of aIl 

new houses built of stone,city, wide were ln that area. Stone 

was a sigo' of affluence in a city increasingly dominated ,by 
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~IG.4.1 PLANKWALL CONSTRUCTION 

Expo5ed plankwall constructibn undergQing 
renovation with brick veneer removed from 
18705 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 BRI,CK-FACED 
SUB-DIVISIONS MASONRY MASONRY FRAME PLANKWALL 

ij # # # 

Northern St-Antoine 563 253 0 31 
Saint-Laurent 149 186 1 60 
East-Centre-West 12 9 0 9 
Saint-Louis 81 321 6 241 
Western St-Jacques III 168 1 223 
Southern St-Antoine 75 266 12 327 
Sainte-Anne 8 • 160 11 311 
Eastern Ste-Marie 15 48 1 170 
Eastern St-Jacques 3 44 13 377 
Western Ste-Marie 2 45 14 701 

TIfï9 1500 59 2450 

MASONRY WOOD 
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 sinee brick masonry and brick-clad plankwall were 

indistiriguishable except to the trained eye .. 

Roofing also sho~ed distinctive features and sorne social 

differentials. The ga\le roof with its two sloping sldes, 
1 

Montreal's traditional roof, ~as on the wane in the 18705. 

Two new types of roof were now dominant. One was the mansard 

roof, It took hold in Montreal by the mid-1860s and swept the 

gable roof out with amazing rapidity. Although counted as ô 

haH storey \quite accurate for the old gable roof}, it 

probably shauld be cal1ed a three-quarter storey because it 

allowed much greater use of the floor under the roof. In the 

18605 and 18705 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 5ingle-fam~ly houses. 

After 1855, the fIat roof made rapid Inroads in Montreal 

[see Chapter Three for origlns}. lnt. 1868, the first year for 

which we have detaileD permit data, 41% of aIl new resldentlal 

buildings had fIat roofs. In Sainte-Anne, Sainte-Marie and 

eastern Saint-Jacques Wards, aIl strong worklng-class areas, 

they constituted the majority of new roofs. The cheapness of 

the lnnovation had obviously nct escaped builders. The 

pnncipal hold-out against the flat roof, ln splte of such 
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prestigious fIat 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 norther.n half of Saint-Antoine Ward'. This area swung to 

the new stylish mansard roof. To a lesser, extent, 50 did 

Saint-Laurent, Saint-Louis and western Saint-Jacques Wards, 

aIl of which had pockets of affluence. 

Of aIl new residential buildlngs erected according to the 

permits, 42.2% had gravel roots - that is, flat roofs - as 

opposed to 

both gable 

found the 

57.8% with slate or metal roofs which included 

and mansard types, although field observations 

gable to be scarce [see Table 4.2J. There was a 

strong clans dimension to rooting as only a minority of new 

housing had fIat roofs in the central and western wards where 

the bourgeoisie was present~ In the mainly working-class 

wards in the east and southwest of' Montreal, the fIat roof 

was the norm. Yet the class connotation was never exclusively 

applied as prestigious houses did have fIat roofs while scores 

of two-ând-a-half storey duplexes had mansard roofs. In the 

subseqyent 1880-1895 building cycle, the two dominant rooL 

forms - mansard and fIat - were married producing a fIat 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 1866-1880 cycle. 
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TABLE 4.2 HOOSE ROOF TypeS IN NEW HOUSING 
MONTREAL: 1866-1880 BUILDING CYCLE 

WARDS 
SUB-DIVISIONS 

Northern St-Antoine 
Saint-Laurent 
Western St-Jacques 
Saint-Louis 
East-Centre-West 
Southern St-Antoine 
Eastern Ste-Marie 
Eastern St-Jacques 
Western Ste-Marie 
Sainte-Anne 

SLOPING 
ROOFS 

* 
% 

747 88.2 
276 69.7 
352 70.0 
445 68.6 

18 60.0 
383 56.3 
105 44.9 
191 43.7 
281 36.9 
109 22.2 

2907 57.8 

FLAT 
ROOFS 

If % 

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 l' 

only, years f~r which we have detailed permits. 
For map of wards, refer ta Appendix. 

" 
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A basement was also a good indicator of the quality of 

the building. It was expensive to excavate and required a lot 

of additional materials. -If a builder could get away with 

simply scratching down below the frost line 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 levr-~ and a stone 

foundation laid in around the perimeter to provide a footing. 

This type predominated in working-class neighbourhoods. About 

59% of all houses built during the 1866-1880 building cycle 

had no basements. The relationship' between housing 

-construction and social class 1s easily grasped when one 

rea1izes that in a working-c1ass neighbourhood like western 

Sainte-Marie and eastern saint-Jacques Wards, about 94% of aIl 

new housing built had no basements. In Sainte-Anne Ward, the 

proportion was much the samet 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 usable floor. This full-height finished ~pace was 

generally used as a service area. Where 

domestic servants laboured away preparing 
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TA,BLE 4.3' ÙSE., OF ,;BASEMENTS IN HOUSING CONSTRUCTION 
MONTREAL: 1866-1880 BUILDING CYCLE . 

WARD HOUSES HOUSES 
SUB-PIVI SIONG WITH WITHOUT 

BASEMEWrs BASEMENTS 

# % # % 

Northern St-Antoine 759 89.6 88 10.4 
Sa int-Lauren t 248 62.6' 148 37.4 
Saint-Louis 355 54. 7 294 45.3 
Western St-Jacques 269 53.5 ' 234 46.5 
Southern St-Antoirte 287 42.2 393 57.8 
East-Centre-West 12 40.0 . 18 60.0, 
Eastern Ste-Marie 33 14 .1 201 85,'9 
Eastern St-Jacques 35 8.0 402 92.0 
Sa i nte-Anne 33 6.7 457 93.3 
Western Ste-Made 36 4.7 726 95.3 

2067 41.1 2961 58.9 

" 

NOTES Fi9ures are for the years 1868-71 and 1873-77 
only, years for which ·we have detailed permits. 
For mal' of wards, refer to Appendi x • 
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clothes, receivin'g deliveries anç3. storing goods. Where,income 

did not, the womal. of -the' household laboured there a't these 

ta'sks. 

These spaces were weIl Lt with naturai light as most 

Montreal basements were weil out ot. ';:!'->e ground by half or more 

of the baSement height. Some houses 1 particuiarly in 

wealt.hier areas, also had "tails", that is rear \v~.·,'::is .-:arrower 

than the' widtt 'of the .Muse. Although common in many otn~r 

cities, they were not particul~rly prevalent in this city. 

The poi n t tha t emerges , from these ana lyses of 

construction fentures is tha t 'there 'were important 

architectural distinctions in the housing that carried strons 

social ..:::onnotations. Whether bui Iding mater iaIs, roof types 

or basèments are used as measuring 'sticks, the city' s housing 

stock appeared to be polarized around tw6 extrernes. 
1 

Nort hern 

Salnt-Ant.oine Ward was at one extrerne, reflecting a bourgeois 

reality, whi le Sa i nte-Anne, eastern Sa i nt -Jacques and 

Sainté-Marie Wards were atthe other e~treme, r,'flecting a 

working class reality. Between the two a. :niddle ground 

represen t ed by southern Sa i nt,-Antoine, Saint-Laurent, 

Saint-Louis and western Saint-Jacques Wards stood out 

suggesting areas of considerable r.1ixing ot' soc ial c lasses or 

areas undérgoing redevelopment and social change. For further 

refinement; we will now approacn the spatial attributes of the 
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housing market from a typological angle. 

THE PERSISTENCE AND EXPANSION OF SINGLE-FAMILY HOUSING 

Nearly haIt of a11 houses built from 1867 to 1880 were 

duplexes 6. Once other forms of multi-family housing are added 

in, the proportion climbs to 60%. That includes flats over 

shops (9.4%) 1 t r iplexes (4. 3~) and a f ew boa rding houses [see 

Table 4.4]. Montreal was transformed. The othe r 40% of 

production was taken up by single-family houSlngincluding the 

1% that were mansions. There wa~deCidedlY ~ dual market., 

Where wer.-e these new houses of each type distributed, and what' 

do the distributions tell us about the sorting out of urban 

soc ièty in the 1870s? 

, 'l'he incH vidual • 5 abi li ty to pay for housing is best 

indicated by rent. Mont real possesses an annuai ren tal 

evalua,tion for e3ch and every househo1d whether rented or 
, , 

owned by its occupant. This special assessment has been 

compiled since 1847 for the purposes of computing a property 

tax knC;;wn locally 'as th'e nwa~er tax". Though despised by 

Mon trealer 5' for genera t ions, thî 5 tent a ssessment by household 

i5 a boon' to social scientists. ,1 ts sys'temat ic nature 

provides a good relative measure of, the value of housing by 

household. ~t can be used as a substitute for i'ncorne sinCé 

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

overall purchas i ng pbwer. 
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TABLE 4.4 PERCENTAGES OF HOUSES BY TYPE ' 
BUILT IN MONTREAL, 1867-1880 

DI,5TRI BUTI ON SINGLE mjPLEx ,SHOPS TRIPLEX 
BY WARD FAMI LY, HOUSES WITH 'HOUSES 

HOUSES - FLATS 

STE-ANNE 8.5 11.9 8.9 29.3 
s'r-ANTOINE (south) 12 .. 4 15.8 13.6 10.7 
ST-ANTOINE (north) 34.5 2.7 9.5 1.0 
ST-LAURENT 10.1 -4.3, 14.0 3.3 
ST-LOUIS '16.0 10.6 13.0 6.2 
ST-JACQUES ( west) 8.3 9.9 7.4 2.6 
ST-JACQUES (east) 1.9 13.6 11.4 24.1 
STE-MARIE ( west) 5.4 25.1 13.7 ' 17 • 3 
STE-MARIE (east) 2.5 5,1, 9 7.2 3.9 
EAST-CENTRE-WEST 0.4 1.3 1.6 

ALL WARDS 100.0 100.0 100.0 100.0 
tl OF NEW HOUSES 2887 3295 677 307 
% OF NEW HOUSES 40.2 45.9 9.4- 4.3 

NOTES Ail figures, except number of new l'louses are 
expressed as percentages. 

ALL 
NEW 

!-IOUSES 

11.p -
14.0 
16.1 

7.4-
13.0 
8.7 
9.1 

15.8 
4.5 
0.4 

100.0 
7179 
100.0' 

.. 
Total of 7179 new houses inc1udes 13 new boarding' 
houses • 
Ward subdivisions occur at St-Antoine Street for 
St-Antoine Ward, Amherst Street Eor St-Jacques 
Ward, and Colborne· Avenue (Oelorimier) for Ste-Marie 
Wa rd. ' 
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Any use of rental assessments should bear in mind the 

pitfalls ou~lined by, Gr~~ory Levine'. We need oot be overly 

concerned with these problems here, as the use of rent 
1 

assessments (hereafter called "rents") 15 used only as il 

1 relative, not an absolute value, to show gr05s patterns of 

distribution. By grouping a11 thE? rents in a pair of block 

faces (the· two facing sides of a street bet\oleen two major 

cros5-streets) and picking out the median rent to represent 

the group, many anomalies are eliminated. The medlan is 

preferable to the mean as the latter can be heaviIy influenced 

by exceptional values, 5uch as a mansion. To couoter 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 ~pper end. Although 

caution must be exercised in interpreting the absolute value~y 

the overall picture of 10\01 rent versus high rent remains a 

valid one. The date chosen ,for this rtsnap-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-Antoine Street north to 

the mountain, and a good portion of Saint-Laurent Ward as 

weIl. The second, more modest, includes the western half of 
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Saint~Jacques Ward and most of East Ward in Old Montreal. If 

we had data for the village of Côte Saint-Antoine (leter 

Westmount), we would see an extension of the high value rents 

of 'northern Saint-Antoine Ward. Aside from pockets of 10w 

rents in southern Saint-Louis and Saint-Laurent Wards, a new 

low-rent zone ln the North End stands out (made up mostly of 

northern SaInt-Louis Ward) with pockets of affluence evident 

here ând there. An extension of the asse ssmen t data i nto 

Saint-Jean-Baptiste Ward in 1886, fol10wing annexatior1, 

demo~s that 10w rents clearly prevailed ln that end of 

t~H:> Clty {sec Appendix for m~Jnicipal boundaries}. 

1'wo immense zones of low rents stand out. One 1S the 

East End lnc}uding virtually every single street ~ast of 

Saint-André Street. The rents dipped even lower still as one 

reached the northern edge of th i s zone around Onta r io St reet, 

and immediately west of Papineau Avenue. The other major zone 

of low rents 1S the southwest, mainly Sainte-Anne Ward and 

Sa int-Antoine Ward south of Sa inte-Antoine Street. TheSe 

areas north and south of the 1 ndustrial corridor a10ng the 

Lachine Canàl extelid 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 Salnt-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 househ.old rents? If we look at 

single-family housing first, Flgure 4.3 shows that the general 

pattern of development was for builders to aim for the 

mounta in. Single-fami l Y housing shows a very heavy 

concentration in a crescent surrounding Mount Royal from the 

upper reaches·of Saint-Denis Street at the city 1imits to the 

vicinity of Saint-Bonaventure Street where the Grand 'l'runk 

Railway penetrated the city. ThIS swalh corresponds with the 

northe rn port ion s of Sa i n t - An t 0 l ne, Saint-Laurent and 

Saint-Louis Wards. Together they ac.counted for almost 

two-thnds (62.5%) of the single-·family housing built in the 

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

The correlation between high rents and single-family 

houses 1S strong but by no means perfecto The western half of 

Sa i nt -Jacques Wa rd is notably absent trom the pa ttel.-n 

described thus far'. This niche of affluence (dlstrict 17) had 

on1y 37% of its new housing in slngle-family format whi1e 53% 

WiJS in duplex· forma t, on the whole very l uxur 1 OUS duplexes. 

The standard model was a two-and-a-haH storey stone masonry 

bui Id i ng w i th ra l sed basemen t and man5a rd rOO [. The four 

complete floors of living space gave each family (Wo f 1001"'5 of 

ItS own. These were taU elegant structures at complete 

varlance wi th the squat brick-clad duplexes of the working 

classa ThIS was the locus of the French bourgeoisie whIle the 
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single-famlly bastion near Mount Royal was the home 

l\og10- Scot t i sh-I r i sh bourgeoi 5 i e' . 

of the 

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 

dlstl n(;tlve market ...f.t.Jr mansions showed a marked tendency to 

concen'::.rÇlte ln northerrl Saint-Antoine Ward (76.7% o[ all new 

maosicns). The rest VIere strung' out a10ng Sherbrooke Street. 

The Identif:lcalion of mansions wlth the British-Canadian 

bourgeoIsie 15 an ind) cat ior. of rea l economic power. 'rhe 

occupa n t s read 11 ke ë) "who' S who" list of financiers, 

mercha>ïts and industriallsts in the national economylO. 

Or. the fdoges of the vast northern Saint -Antoine Ward 

were modest one-and-a-half storey cottages built ln rows to 

one or the other of two standa rd des igns. One was a Gothie 

Revival dèsign featuring a prominent front-facing gable 

decora t ed w i th the carpenter' s de l icate vergeboard 

("gingerbread") • The other was a Second Empire design 

dominat~d by a heavy mansard roof w~th dormers. These modest 

Iltt1e coltages were qUlte different in size, style dnd 

material from the swath of luxurious two-and-a-half storey 

SI ngle- f ami 1y row houses loosely hlllng the space ln a wide 

arc [rom Sainte-Antoine Street ta Upper Salnt-UrbaU1 Street. 

The fr l nges of 11 t:. tIe cottages were concentrated in the 
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northern port ion of Saint-Louis Ward where they shared the 

market with duplexes. There ",as a sizeable pocket of little 

cottages in southern Saint-Antoine Ward around Coursol, 

Fulford, Canning and Saint-Martin Street:; as well, and two 

small pockets a10ng Bai le and Tupper Streets in the west of 

Saint-Antoine Ward. A fourth was ùlong saint-Christophe and 

Sainte-André streets in western Saint-Jacques Ward where they 

a1so ming1ed with duplexes. 

they 

These frlnges 

are \'isually 

ilre worth 5ingling out not on1y 

di stinct ive but a150 because 

because 

they 

represented an alternative ta the roorny duplexes that 

domina ted tha t segment of the ma rket. They are worth st udyi ng 

for another signif icant reason. These fringe zo~es stand out 

with the highest proportions of speculative1y-built 

single-fami1y houses in the city. The rates of permit-holder 

occupi ed si ngle-fam i ly houses were a round 3 to 6% ln these 

areas while the norm elsewhere in the city was genera11y 

between 12 and 34% Il. We wi 11 have the opport un i ty to come 

back to these spec ial areas of speculatlve building when we 

look at who bllilt them in Chapter Five. 

Working-class Montreal, represented by Sainte-Anne Ward, 

and both eastern Sa i nt-Jacques 'a nd Sa inte-Marie Wards 1 

accounted for 18.3% of the new single-family houses but a1so 

half (56.6%) of the new duplexes. The single-family houses 

-120-



here appear as a sprinkling across the entire arêa. The only 

port ion of wor k ing-c la S5 Montreal where singl e-fami 1y hous ing 

registered a much stronger showing was in Pointe Saint-Charles 

and Victoriatown. These resident ial areas surrounding the 

Grand Trunk Ra i l way Shops in Sai nt-Anne Ward "'ere presumably 

high-wage areas. Half (50.4%) of the new housing in 
l' \ 

Victoriatown was single-family in character (district 1) as 

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

ma i n lin e ( dis tri c t 2). 

A high proportion of these houses were non-speculative, 

that is, occupied by their permit-holders. ln fact, the areas 

with the highest proportions of permlt-holder-occupied houses 

in the city were precisely these areas. Even northern 

Saint-Antoine Ward with aIl its mansions did not come close to 

these areas in . non-speculative single-family housing, with 

only 8.5% of new houses be ing occupied by permi t-holders. In 

eastern Sa i nt -Jacques and Sainte-Mari e Wards the propor t ion 

was 25%. In western Sa i nte-Mat'" i e not'" th of Salnte-Cathe r ine 

Street (district 22}, it .. as 34%, and in ,Sainte-Anne, 26.6%. 

The highest level of non-speculative single-fami 1y housing 

found anywhere in the city was in Victoriatown (district 1) at 

50.4%. We will have the oppot'"tunity in Chepter Five to 

explore who built these lnteresting little houses scattered 
, 

thl'oughout the new duplex Ùlndscape of work i ng-class Mont real. 
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In short, the çity's building cycle yielded two distinct 

zones of single-family houses. One zone was for the 

well-to-do and those aspHing ta be. Most of the 

single~family housing was built there, stone and bri~k row 

houses on streets reaching toward the mountain. The 

overwhelmlng majority were built by builders looking for 

profits, not a home. The other market was for the less 

affluent. There the single-family housing was almost 

invislble, submerged in a dense townscape of multi-family 

houslng. Their scatter ~id a re~llty of. working-class life in 

Montreal usually overlooked - that some residents of working 

class neighbourhoods could af[ord their own self-contained 

houses. 
) 

Houses were built individually, often for builder 

occupancy. AlI of it was sm311-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 produc t ion 0 f houseS of a'll type 5 ci ty wide. 

THE NEW DOMINANCE OF DUPLEX HOUSING 

Th~:map of duplex housing, Figure 4.4 contrasts with the 

siQgle-famiLy'housing distribution in Figure 4.3. The area 

near rhe mountain, stretthing from Saint-Antoine Street to 

Saint-Laurent Str~et 'is almost devoid of aoy duplex 

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

Sa i n t -Lauren~ and saint-Louis,' featuJ;"e Ç!uplexes ,qui te 
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prominently. The most intense concentration of dupl~xes is 

found in Saint-Ja~ques and Sainte-Marie Wards in the East End 

and ~outhern Saint-Antoine ~ard in the We~t End. 
t, 

Figure 4.4 actually shows both duplex 
1 

construction and 

related shop and dwelling cOlJlbinations. 'l'he st'andard; shop and 

dwelling WôS a two or t~o-and-a-half stor~y structure 

çontaining an upstalfs flat and a store where the downstai.rs 

fla t woul d; norma lly have' been., Another va rian t, resembli ng ,a 

rooming house, had il shop 'below with a stairway l'eading,. 

upstairs ~o several apartments. Such buildings, ~ften three 

storeys high, tended to be cl?sest: to the ce~tral busine~s 

djstrict. Combinatjons of shop and dwellings ~~re ty~ically 

loeated a10n9 important arteries sueh as Saint-yoseph, 

Saint-Laurent, Ontari.o and Sainte-Catherine Streets. 

Important groupings were also built a10ng Sainte-Mari~, Bleury 

and Saint-Antoine Streets. ' The rest were scattered across thé 

city in corner-store fashion. ln all there were 677 new shop 

and dwellingi built or 9.4% of the total h6use productiori. 

The featur.e that immediately catches the eye is the 

Intense development of duplexes in Saint-Jacques qod 

Sainte-Marie Wards between Amherst Street and Papineau Avenue 

north of Sainte-Catherine Street.- (districts. 19 and 22). 
1 

Vlrtually the enti(e district was de~elop~d in one fell swoop 

between. 1867 and 1880, Indeed mostly between 1870 and 11373, al 
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the peak of the cyc le. Pr i or to this development there had 

been .nothing more than a corridor, along Visitation, Street 

north of Mignonne Street. That corridor was developed wel~ in 

advance of our ,period and contained 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-thlrd of new duplexes and one-flfth of shop and 

dwelllng combinat ions were built here (in districts 19 and 

22) . 1 t was in this overwhelmingly francophone 

Saint-Jacques/Sninte-Marie area that the quintessential 

Montreal fourpYex gained its strongest foothold. Here 

modifled version of Newcastle at its most impressive. 

was a 

Street 

after street of terraced flats, four blocks almost 

unint~rrupted along Amherst, Wolfe, Montcalm, Beaudry, Panet, 

Durham (later Plessis), Sydenham (Inter Maisonneuve) and 

Seaton (later Champlain) St'reets. Almost overnight, this 

becam~ Montreal~s densest neighbourhood 12 • 

Why dl,d this,east-end dist:-ict undergo such a massive 

transfor~ation? .The industrial base in 'the northeastern 

sector of the city may have attracted builders [see Fig. 4.5J. 

The existlng visitation Street cOfridor with its glue, 

leather, thread, wood, and food factories, smaii 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-Ontario intersection 

were a m'agnet to potential housing developers. The underlying 

reasons are the 5urge in the francophone population coupled 

with a delayed reaction to the Great Fir~ of 1852 which 

elimlnaled so mueh east-end housing. The francop~one element 

of the population had more than doubled by IB71, ft mushroom 

growth, of lln, between 1852 and 1871 agéllnst an overall 

popuJatlon growth of 86% for the Lotal populatIon of the City 

of Montreal 1J • 

There was il' n,ev and growlng market for duplexes in the 

far East Ij:nd next to the city lirrllts. This area had slarted 

out as an artisanal VIllage along Dufrès~e Street. with the 

arrivaI of th~ brick'works in the north, the street railway 

car bains and the New City Gas Works in the 186G5 j~st outiide 

the CIty limits off Sainté-Marie Street, mUlti-famlly housing 

began to fill in the streefs on'bo~h sides pf ~he boundary. 
" " , " , 

Several other factories, ,-'n,?tably ,the \ MacDonald Tobacco 

Company, established themseJ,ves', in 'the vicinity during 'the 
\ . 

18705. Although the area was small tn çorhparison, with the 

district west of Papineau ~venue, housing densities in a ,few 

loc<l.llZed spots, such as Logan Street, rese511bled those of the' 

area lo the west, a portent of things to come. 
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Another market of ihcreasing lmportance was the North 

End. Northern Saint-Louis Ward accounted for 4.7% of new 

duplexes. The bulk qf those duplexes 1ay ln the narrow band 

between Saint-Laurent and Saint-Hippolyte (later Coloniale) 

Streets (district 15). As Saint-Laurent, Saint-Domlnique and 

Salnt-Hlppolyte Str~ets reached north, the zone of duplexes 

widened out cro55ing the city limits and embracing most of 

Saint-Jean-Baptiste Village. Figure 4.3, the nlilp of rents, 

shows this pattern. This part of Salnt-Louis Ward and, 

increasingly, Salnt-Jean-Baptlste village (saon to be annexed) 

were becoming wor~ing-class 5uburbs, remGved from any places 

of employment. A glance at Figure 4.5 confi,rms the lack of 

factories north of Sherbrooke Street. Most workers simply 

walked down the hlll ta their places of employ~ent. 

The old central wards reveal sorne changes ln make-up. 

Saint-Louis and Saint-Laurent Wards south of Ontario Street, 

formerly' known as Faubourg Saint-Laurent, featured much new 

single-famlly housing Isee Fig. 4.3). Duplexes bUllt ln this 

old district (districts 12 and 14) accounted for 8.5% of the 
\ 

new duplexes in severa1 sma)l CODcentrations. Shop and 

dwelllngs were confined to Saint-Laurent and Craig Streets, 

~nd to a lesser extent S~inte-Catherine Street. This weave of 

5mall patterns i5 what made the distnct distinctive. Many 
)~~ 

factories 1'0 Figure 4.5 were closer to the scale of workshops. 

The area lacked the huge manufacturing i ns ta llat ions 50 
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typical of the East End and West End. 

Likewise in rents, we see a complex mixture of bits of 

5treets with wldely contrasting median rents !see Flg. 4.2]. 

Even the median rents ço not do justice to the complexity of 

this area's housing ûs values differed widely withjn each 

street segment, especially ln the Saint-Louis haIt of the 

distnct. What we have i5 the antithesis to the model 

prevûlent elsewhere in lhe city. Hele aIl housing types 

playC'd a role. The Il('W housing incllld<'d 43.1% duplexes, 30.9';) 

slngle-families, 21.5% shüp and dwelllngs and 3.9't tnplexes 

(districts 12 and 14). This was the most diverslfied 

dIstribution anywhere in the city. The area was about evenly 

balanced between French and Engllsh, and claimed a h1gh 

proportion of the few non-French, non-Brltlsh ethnie groups 

Montreal could lay claim tOI according to the 1871 census. 
1 
1 

Meanwh,ile, housing ln the area was underqoing a 

densification process w~th the Infi11ing of rear lanes, the 

redevelopment of old sites, and the occupation of the last 

vacant lots. In 59 doing, lt was reaching oul to sever-al 

different markets. There was no single model. lts maIn 

arteries featured sophisticated commercial buildings with 

upstairs apartments. Duplexes could be elther spaclous and 

luxurious or narrow and cramped. The single-family hou ses ran 

the gamut from· cheap back-yard or rear-lane dwelllng ta 
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expensive mansion. Heterogeneity was the main characteristic 

of lower Saint-LOUls and Saint-Laurent Wards. 

In Sainte-Anne Ward, exactly half the new houslng was of 

the duplex varjety, its townscape resembling the East End 

except perhaps for the less frequent use of the mansard roof. 

Architeclur"i111y, the <:l,pa looked very homogf'neCJus as 

single-falIllly and duplPK houses blended t-')Cjpthl;l :rllnick-clad 

flat-roof ro\-!!;, ~he Olll,!, featu;"e Sep<.ltd' ,flq t [.em oClng the 

number oi dU01', c_ t qr OlllHl l pvel . TlH' du[,l el~ type was spread 

throughout t llf' ri! ed, {\'(-11 in r Id l,n fi llltown (district 4). 

A]though we hélVf' 110 hOU~lllq development information [or the 

Village oC Saint"'Gabnel adJacent, l'ents in Figure 4.2 and 

field observations show a slmilar trend across the city 

boundary. 

North of Saint-Joseph Street, ln Saint-Antoine Ward, the 

situation was one of contrasls. The area betwecn Saint-Joseph 

and SaInt-Bonaventure (district 6), cut ln two by 'the Grand 

Trunk Railway whlch ended here wlth Its main frelght and 

pa5senger terminal, was one of high densities, second only to 

the east-end cluster (districts 19 and 22)14, That wedge of 

southern Saint-Antoine Ward (district 6) a150 held the second 

hlghest concentration of duplexes ln the CIty, about 

two-thlrds o( its new housing. The impact o( new constructIon 

was especially felt in the numerOU5 slde lanes 50 commpn 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 durlng 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 

suburh of Sainte-Cunégonde was heavy industrializatlon. 

Numerous factories, aIl large and all labour Intenslve, had 

been built along the north side of the Lachine Canal, 

especially at the SaInt-GabrIel locks where des Seigneurs 

Street crossed the canal [see FIg. 4.5J. 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 Marlne 

Works( established ln 1846 and the Montreal Rolling Mills, 

establlshed ln 1868. Each had payrolls in the hundreds. At 

the Saint-Gabriel Locks, a string of factories encompassed 
, 

large foundrles, flour mills, machine shops and woodworking 

shops. 

Tnere 15 no question that housing development, especially 

the duplex development on either side of the city boundary, 
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owed its existence to this strong industrial presence. 

Montreal was still very much a walking city, at least Eor the 

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

Le prix du billet et la lenteur des chars 
suffisent à convaincre l'ouvrier de demeurer 
près de son usine. Il 1U1 faut débourser $0.25 
pour SlX blilets et $1.00 pour vingt-cinq 
billets; un journalier devrait consacrer une 
heure de travail â défrayer le côut de son 
déplacement. D'autant plus que le privilège de 
correspondre n'existe pas avant 1892 .,. Le char 
urbain ne concurrence pas un bon marcheur 15 • 

. North of Saint-Bonaventure Street, duplex development 

melted away qUlte rapidly. From Saint-Bonaventure to 

Saint-Antolne Street (district 7), a transition took place, 

with pockets of small brick-clad worklng-class duplexes giving 

way ta 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 
i 

looked in a different dlrectio~, figuratively speaking. The 

working-class duplexes looked across the tracks to the 

industries on the Lachlne 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 people of 

different class origins rubbed shoulders, house builders had 
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conflicting ideas as to which way the area would ulti~ately 

.. ~ swing. In 1887, the invasJion of the Canadian Pacifie Railway 

viaduct north of Saint-Antoine Street eut the area off from 

the luxurious mansions just up the slope, and cast the die in 

the direction of low-incorne housing, but tbat story.properly 

belongs with the 1880-1895 building cycle. In the 18705 the 

area had very much the appearance of those other transitional 

areas like northern Saint-Louis Ward or Salnt-JacquescWard, 

especially around Saint-Christophe and Saint-André Streets. 

THE ARRIVAL OF THE TRIPLEX 

As rapldly as the duplex burst onto the Montreal housing 

market after 1857/ yet another form of housing, 'the triplex, 

seems to have made its de but sometime in the 1860s. Commonly 

associated with the 1895-1918 and 1918-1935 building cycles, 

triplexes began appearing at leas~ two cycles earljer. Once 

the basic duplex model had been aS5il111 lated, i t did not take 

much imagination ta create a triplex. Still it is interestjng 

tha t bUllders were prepared to bUlld to'", such dens i t ies so 

early. The emergence of the trip1ex, even in smal1 numbers, 
v 

underscores the revolutionary impact of lndustrlalization, 

mass migration to the city, and fires an the housing maiket in 

working-class Montreal. 
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To pi'n down the first triplex is irrïpossible al this stqge 

as deta iled permi ts only go bac 1< as far as 1868, howeve r the 

first was probably built not much be fore this date. 

Furthermore., triplexes are hard to identify fr"om the permits 

as the typology 'must be worked out ln conjunction wlth other 

sources. There is a slight ,margin of error in Interpretins 

what was built as a triplex, or a .. three-plex" _ (2 

sided-by-side flats over one downstai r S . fla t ), or an 

ove-rcrowded duplex, or Li boarding house, but the error is 

towards under-reporting. Field work was used wherever 

possible to verify the identity of such buildings. In 1868 

three permits were issued fOJ; a total of seven triplexes, a11 

in the East End. The first identifiable permit for West End 

triplexes appears in 1870. By 1871, 20 permits had been 
, , 

issued for 55 triplex,es around town. Baslcally, triplexes 

,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 

hoysing market. - However, in loca l ized terms they were 

signifi-cant as they tended to be highly concentrated ln the 

densest neighbourhoods, (see Fig. 4.6J. 'Sa int-Jacques and 

Sa i nte-Marie Wards between Amherst St reet and Papi neau Avenue, 

north of Sainte-CatherIne, Street accounted for 40.7% of (' 

triplex production city-wide (dlst.ricts 19 and 22). 
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• 1. 

A second concentration was in "Salnte--Anne-Ward along the 

north 5 ide of the canal, on Barré 
'\ ) 

and, Paye t,te Streets, two 

r elatively insignif icant streets located behind cOn\mercial , 

Sa l nt -Joseph S,treet. 
\ 

They 'were a few steps from large 

industrial employers at Salnt-Gabriel locks and near the Grand , ' 

'1'runk freïght terminal [sl?e Fig. 4.5}. The same lOglC 0f 
\ 

locati9n applles to srnall clusters ln southern Saint:-Antoine 

Ward where the new Montreal Rolling Mills were located and ln 

ea stern Sa inte -Marie Ward near MacDona Id ,!'ohacco. 

In general, triplex Çleve10pment was suçurban. - The 

theoret i cal il rgumcn t tha f cheaper suburban lûnd, permi t tee'.! 

1005er, less dense, forrns of houslng doe9 not apply. Most of 

these trïplexes were-' loc"a ted ln a reas ~ where land waS 

plentiful. The cluster on Poupart Street cppos;te the 

MacDonald :robacco fac~o,ry,' stood in the rnidst of fields. The 

la rgest, groupi ng, between' Onta rio and She rbrooke St r,eet S, 

looked out at the vast total'ly undeveloped nortllern suburbs., 
, , ,-

The ün,l ts down on Barré Street were surrotlOded by l1lore vacant 

land than de,veloped, land. 
' .. 

The new faétorles' emplQyed ,vast pools of unskilled, 

low-wage labour. Wages of $1.00 a day were cornmon for 

unskilled workers in, the Montreal Rolllng Mllls. Te'mporary \ 

wage cuts, Father thah incre,lherHal raises', were the norm 
, 

during the last thir~ of the nineteenth centur'Y~·. wi th such 
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an 'eo<)!"m'ous i)1crease in law-wage -workers . and with housing 

undergoin~' ac~te' shortag~ p~o~l~m~ as 6~t~ined earlier, 
, , 

contractors w,ere comirÏg up- with new solutions ta enable pr9fi,t 
, 

between the cost ce 11 ing and , . the flbor of 
" 

purchasing, power. 

Hence l he squeeze 0 f low wag~s and ris i ng la nd costs produced 

the triplexes ln the flelds. 

Overall the housing market was spatiully scgmented. Two 

v'ast almost mutually exClu51ve zones dlvided up 'the city. One 

was a zone of single-ta~ily housing clustered around the apron 

of Mount ROY41. ThlS corresponded with Montreal's weallhiest 
. , 

neighbourhood. ,The other was a trun,cated 'zone of duple)(es 

with poe kets of tri pl eX,es 1 part in the southwe~t , part in the 

East End. Both were contiguous to areaS of i n 6u s t r ,i a l 

developme.nt. Yet there were zone~ of juncture 
" ' 

and overlap. 

Here small 5 i ngle- fami ly houses and 'large duplex'es mixed. The 

most significant ones wcre the asr;>iring white-collar, and small 

'business zones lapped ~nto - the outer fringes of the epron. 

The other ones Nere t.he smattering, - of single-family' houses 

amidst the w0r~ing-class areas where ~lgh wage earne~s and 

local businessmen lived. 

The main story of the 1866-188'0 building cycle, however, 

was the qominance of the housing,market by the dùplex. p'rom 

an unusual format· of h?using in the 18405 and 18505, the 

duplex spread rapidly dur i~9 the -1860s. By the t ime the end 
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of the building cycle came in 1880, duplexes had overwhelmed 

the East End where once single-family housing had dominated" 

taken over in other wor,king-c 1a5'5 areas and even penetra ted 

the middle-class market with a larger, more luxurious model. 

It had become, Montreal's main housè type. Behind thlS 

distInctive new element qf the built environment lay another: 

reality of industriôl Montreal the speculative bullder. 

,Just who he was and how he operat<:d will be the sùbjec t of the 

next chapter. 
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FOOTNOTES - CHl\PTER FOUR 

1. .Jacques Viger 1 Tablettes statist 19ues du comté de 
'Montréal, 1625, a's cited in Groupe derecherche 
sur la s,ociété ~ontréalaise au 1ge. siècle, RaPl?ort 
1972-'73, (Montreal: 1973), no page numbers .. VIger 
al 50 recorded a sma 11 number of hOUSE?s using mixed 
materials, accounting for 1.2% of al! houses. 

2. Census of the Canadas, 1851-52 (Quebec: John 
Lovell, 1853- 55), -T!;p. 46'7:'-'--

3. See John Rempel, Building with Wood (Toronto: 
University of Toronto press,-y§67T;T. Ritchie, 
"'Plankwall frêlming, a modern wall COf1stt"uction 
with an ancient history", Journal91 the Society 
2.!. Architectural Historians, 30, No. l li7l). 

4. Maps of ward boundaries and of ward sub-districts 
are to be f dund in the Appendi x . 

5. For further discussion of Montreal's great flat 
roof terraces, Bee David B. Hanna, "The New 'l'mm 
of Montreal - Creation of an Upper Middle Class 
Suburb on the Slope of Mount Royal in the 
Mi'd-Nineteenth Century", M.A. Thesis, Department 
of Geography, University of Toronto, 1977. 

6. The year 1867, when construction began to climb 
after the 1866 1014 point, is the tirst year whose 
housing production is coun(ed in the 1866-1880 
building cycle. 

7. See Gregory J. Levine, "Criticizing the 
Assessment: views of the Property Eval uat ion 
Process ln Mont real 1870-1920 and thel r 
Implicat~()Os for Histori'ca1 Geography", Canadi~ln 
Geograeher, 28, No. 3 (1984), pp. 276-284. 

8. T,his map shows median houséhold relit distribùtlons 
for Montreal and the independent municipalities of 

'Saint-Gabriel, Sa iot Cunégonde, Saint-'Hen.ri, 
Sai.nt-Jean-Baptiste and Hochelaga (,clockwise 
order) . ,Da ta were' not' available 'for, the 
muriicipalities of Côte-Sàint-Pa111', 
Côte-Saint-Antoine (future We'stmount, Saint-Louis 

. du' M~lê-End and Coteau-Saint-LoUIS (clockwise 
order). See Appendix for map of mUfllcipal,ities. 
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9. See Paula Kestelman., "The Evolution of an Urban 
Cul ture Core: A Study of French-Canadian 

"Institutions and Commerce in Centrdl East 
Montreal",'M.A. Thesis, Department of Geography, 
Carleton University, 1983, and David B. Hanna, 
op.cit.. ,Each demonstrates the strong ethnie, 
linguistic and reli;gious homogeneity within each 
zone, French and Catholic in the one, British 
(English-Scot-Irlsh) and, Pr":::.estant in the other. 
Despite the common social class position, these 
two areas developed separat€'ly. 

10. See Fennings Taylor, portiai'ts of 
Amer ica ns (Mon t rea l : 1865'T;J:-and j. 
Bo r t hw i cr k, op. ci t . 

Brltlsh 
Douglas 

il. The percentages' of permlt-holder oCèûpancy are 
based on those years for which we 'haVe permits -
that is 1868-71 and 1873-77, and not qn the entire 
bùilding cycle. Since these yeçrrs caf(ture the 
bulk of the cycle's building ,'8ctlvlty, (see 
Chapter Two) the pet-centages quoted should not be 
very far removed from the actua1 situation. 

, , 1 

12. Densities in 1881 were ca1culated at between 8,000 
and 10,000 households per km 2 in 'this district. 
See Sherry OIson, David Ha,nna and Patricia 
Thornton, "Pa [" tage soc i.a1 ' et pa r tage de l'espace à 
Montréal, 1847 à 1901", Rapport d'étape du 31 mai 
1985 au Fonds F.C.A.H. Québec, Projet 84EQ, pp. 
18-19. 

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

14. Densities in 1881 were çalculated at between 6,000 
and 9,OOO,househo1Çis per km l in this district. 
See OIson, Hanna, Thornton, op. cit., pp. '-18-19. 

1 

15. J.ean de Bonville, Jean-Baptiste Gagnepetit: les 
travailleurs montréaIaIS, à' la fin du XIXe sièëTë 
(Montréal: Editions de -l'Aurore:- 1975), pp. 
115"':116. 

16. William Kilbourn, ~Elements Combined: ~,Hlstory 
of 'llle Steel comyan y of Canada (Toronto: Clarke, 
IrWin & Co., 1960 1 pp. :124-25. This wage 15 also 
confirmed in Jean de Banville, op. cit., p.87. ' 
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C/AAPTER FIVE, 

'l'HE SOCIAL, OlUGINS OF BUILDERS 

, 1 

THE BUILVER INVISIBLE YET DISTINCTIVE 
, , 

If we are to understand the proeess of IJrban growth, 

particularly that related to the 
1 

development of housing, we 

need to know the people who were behind it. Few have looked 

l/')lo th'is pivotal group of urban SOclet1', y~t nQ other group, 

15 responsible for sueh a vast expanse of urban developmenL as 

houslng developers. 'No studyof ut-baJl capitalisrn should 

ignore this group, yet 'we know far mQre about those who bullt 
1 

't-h~"ba'llks', factories, railways and· streetcar lines than we do 

about those who bui1t the houses WhlCh surround and even 

'overwhelm those other elements of the built environment. 'rhis 

group has always b~en obscure. House builders operate out of 

no fixed location'. Once the houses are built, they sever: 'a 1-1 

connections with their producL 'rhe i r iden t i ty, 15 recorded 

usuaJly just once - ln a building permit. Few outslde' of' the 

immediate purchaser oJ the finished hou~e are ever aware of 

their identity. They are unsung in the annals of busin€:'ss 

history and businesS. promotion. Yet our daily lives 

probably more affected by thi§ group of capita1ists than .;lr'ly 

• 1 

other beeause they plan and conceive the shelters we' live ln. 
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A tiny number of researchers have tried to come to grlps 

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 specifie profile. He descrlbed them 

as "local middle class amateurs; men who had come to 

Boston from sma11 New Eng1and and Canadlan [MaritIme} towns . 
W 1 t h ou't a n y formaI in architecture or 

subdIvision, and hùrd pressed by lack of capital, ••. smilll 

inv,estors who lived.l in the 
( 

neighbourhood] or nearby"l. He 

a150 fOUJld a small group of la r:ge- scale developers, 1.4~ of 

the total. who were re5ponsible for 23% of a11 new houses in 

his study area. In Hamilton, Ontario, Michael Doucet found 

that builders in the second half of the nineteenth century 

rarely erecte'd more than SIX dwellings in any given yeùr and 

few were involved in more ~~an two.developments l • 

Harold Oy05 ln his study of suburban London, En91and, 

e-mphasized how many builders lacking re,sourçes, built only one 

or t wo houses, even at the peak of the buildin'g boom ln 
1 • 

1878-80. Although his 5mall-scale developers were working on 

a somewhat larger scale t'han either Warncr's or Doucet's, his 

find~ngs para11el theirs. Of his 416 individua1 and corporate 

builders who produced 5,670 houses during the years (1878-80), 

half built 6 or fewer houses, and almost three-qua,rtérs .built 

12 or~ fewer houses. However, 15 buifders who operated on a 

large 'scale each built more than 75 houses, and together 

1 
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accounted for about one·-third (l,800 houses) of the total 

product'ion 3 • 

These studi e 5 from widely sepa ra ted geographical 

~oCiltions agree on a profile. Most nlneteénth-century house 

buildet"s were small operators, wlth a tew very large ones. We 

shall see that they fit certain occupat ional profiles and 

social class affiliations. They show a dist:incllve profile Hl 

their ongins when cornpared to the rest of the urb"n 

popul a t ion. l 11 short 1 builders, desplte the 1 t' seeming 

lnvÎsibllity, were an identifiable population. 'rhe purpose of 

this chapter ls la ferret out the ,distinctlve characteristics 

of Montreal's house bUl1ders, while at the same t :fme 
1 

establishing what they had :ln common' with bui1ders elsewhere. 

In order ta determine the profile of the house builder in 

Montreal during the 1866-1880 building cyde, w'e will approach 

the matte,r from three different angles, each ,drawn from our 

linkage of perrnits, dlrectories and atlases. All data are 

drawil from the. years 1868 to 1871 and 1873 to 1~77; years for 

WhlCh we have detailed pet"mit abstracts. As described in' 

Chapter Two these permits repteserh 78.3% of the cycle's. 

produc t i on. 

The first appr:oach lS to classify permit holders by thelt 

5cJle of operations, and thelf position Hl the market, that i5 
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whether they were building for proflt or oot. This ln tl.lrn 

will be linked with the spatial patterns of large and small 

developers, as descr i bed in Chapte r Four. o f pa r tic u la r 

interesl 1S the contrast between builders of single--family 

houses and those of duplex housing. The second approach is ta 

focus on the saClal origios of developers by looking at their 

declared occupatloos. This will ullimately lead to a 

discussion of occupation and its relation ta clas5 positlon. 
,,~~ 

f 

The third 
.1 

approach 15 ah ethnlC perspectlve. 15 there 

any ethnie spec'ialization among Montreal's developers? Given 

the overwhe lml ng do'mi nance of financial, mercantile and 

industrial enterpnse in Montreal by the minodty Bntish 

eleme!1t, were French-Caoadians passive bystanders or active 

,participants in the capitalist opportunities of lhe building 

industry? This promi ses f' to be the most reveallng loca l 

finding. The chapter will be rounded out with a look at a 

spe'clal group of builders, the corporate and institutional 

developers. 

THE NON-SPECUIuATl VE HOUSE BUl LDER 

Be fore embarking on d'isc ussion 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 

-144-

" , 



groups 1 w'i th the former squarely inside the sphere of 

capita li st commodi t y product ion, the other somewhat, ' outs ide 

this realm. A not-for-profit or non-speculative builder is 

de f ined as a perm l t ho Ider who had a house bu i lt for hi s 

persona l use. 

l'lis house or he 

He might purchase the labour of others to build 

mlght bulld it hlmsel( perhaps with sorne 

house f or hi 5 own acc up1~c y was not meant ta family help. 

reap profits upon production. Of course, uitimately the house 

might enter the'capitulist market by belng sold to another 

indivldual, whereupon a profit might be reallzed, but we are 

not concerned wiLh this step. 

What concerns us here i5 the immediate purpose for the 

produc t ion of the house. .J,..L,..ê- permit holder was having Cl 

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 occupi ed ,hi 5 own duplex cannot be grouped wi th 

these not-tor-profit producers~ sinee the second fIat remained 

for rentaI occupancy, and provided the m!;ans by which a profit 

could be reallzed on the production of that duplex. Likewise, 

the buildet" who erected a row of single-family houses and 

occupi ed one of the uni t s ha 5 to, be cons idered part of the 

geol,lp of capi talist producers. Only those permi t holders who 

built one solitary house' of the single-family type for 

personal occupancy are considered as a spec ial group outside 
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the realm of capitalist production. These oroducers will be 

referred to as no_t-for-prof i t 

holders. 

or non-"~pect'latlve permit 

Just how significant this group or n('J,n-speculative 

housing producers was remains a moot guest 10n. J3ecause our 

data are limitf"d to certain years Iole have no way of knowing if 
'--J 

one-house permi t holders bui l t othe!.' houseS subsequen t or 

prior to that permit unless they appeared during 'the ye:us (or 

which we have permits. We do kn8\t1 thar. we have 355 non-pr9flt 

type hou ses or ~.5% of the 4;762 houses bUl::'l by ldenti~labl~ 

builders (eXcl&ding corporate and institutlonal 'Jevelopers). 

Sorne of these '355 permit holders pid appear III other per'mits 

with speculatIve housing ta their credlt. l f they are 
1 

left witp 260 permit holders. eliminated, we are who bu i] t or , 
. \ 

had buil t a house for themsè..l'yes. and who as far as we know did 
\\ ' 

not enter the'house-building'· arena again. TQey represented 

5.5% of aU identifiable builders. 

,On the whole, perrni t - ho'lder - occupi ed 51 ngle-family, 

houses dld oot represent an lmportant feature, of Montreal's 

h,ousing market. 
~ 

Yet spatially and socially, there,"ar:e ~ome 

important points to rnake. Since aIl mansions fall,into this 

category, it lS easily supposed that non"spec',ulatlve housing 

was a phenomenon associated with affluent neighbourhoods. 

Northern Saint-Antoine Ward had Qver ~ quarter of these 

.. 
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houses, and generally affluent SaInt-Laurent, Saint-Louis and Q 

western Saint-Jacques Wards showed high levels as - well [se~ 

Table 5.1J. 

In terms of occl\pati,onal status, nearly 20% of the 

non-speculative permit holders were merchants, manufact~rers / 

and financiers, and another 11% were professionals, senior 

government officials and senior managers. Most we re of 

British ethnie or1g1n (Engllsh, Scottish, Welsh) and almost 

all lived in northern Saint-Antoine and Salnt-Laurent Wards. 

, 

The'other two-thirds did not fit that social or spatial 

profile. We Eind wholesalers (dealers and traders), retailers 

[groc~rs and shopkeepe~s) a~d especially artisans (butchers, 

ba_kers" blacksmiths.- etc.}, not to mention a handful of 

con~ractors a classic petite bourgeoisie. Representing 

abou~ ~4% of the non-5peculative permit holders, these people 

were scattered across northern Saint-Antoine, Saint-Laurent, 

Saint-Louis and western Saint-Jacques Wards( and in eastern 

Sainte-Marie Ward. Most were Freneh-Canadian in origine 

Tne largest gr'oùp - were members of the working class. 

Representing ,43%, these 111 privileged working class owners of 

custom-built houses were ~rawn overwhelming1y from the ranks 

of bl ue-collar, not whi t~-collar, 
, ~-

workers. The largest 

occupa t iona l <;Jroup were, j6in_e rs ana carpen ters who possessed 
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,TABLE 5.1 NON-SPECULATIVE SI NGLE-FAMI.LY HOUSING 
IN 'MONTREAL - 1866-1880 BUILDIN~ CYCLE 

W'ARDS # % 

Sainte-Anne 35 13.5 

Southern St-Antoine 13 5.0 
\ 

Northern St-Antoine 69 26.5 

Sa i nt -Lauren t 27 10.4 

Saint-LoUIS 35 13.5 

'Western St,-Jacques 27 10.4 

Eastern St-Jacques 14 5.4 

Western Ste-Marie 31 11.9 

É:astern Ste-Marie 6 2.3 

East~Centre-West 3 1.1 

260 100.0 

NOTES Flgures are for houses appearing' in 1868-71 and 1873-7<] 
permï ts only. 
Ethnically, 117 of the se permit holders were of BritIsh 
or igin, 103 of French 9rigin and 22 of Irish ongin. 
There were also 18 of undetermined origin. 
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the skill to bUlld their own homes, Beyond, wor-kers involved 

in the bUllding tradeo were four other groups, each about a$ 

lmportant nümerically as the next: carte~s, shoemakers"Grand 

Trunk Railway blue-collar employees, and labour~rs. Carters 

were more independent than most workers and· in good tirnes 

could prosper., Shoema kers 

workers, we ,have no way'of 

might be art:\an-a-±-- or factory 

prOVlrlg elther cont~?n. 'The 

G.T.R, workers were hIghly skilled shop workers who commanded 

good salar'les. The labourers are mystlfying and are a~ 

diverse locatlonally as the)' are ethni,cally. 

The 111 working-class permlt holders showed a declded 

spatial and èthnic pattern. They were concen~rated ln three 

key areas: ln the working-clas5 East End (easter'fI 

.Salnt-Jacques and Sainte-Marie Wards) they were a1rnost aIl 
, < 

French, in worklng-class Sainte-Anne Ward th"'y '-'ere mostly' of 

BrItIsh extraction and a few of l,ri sh ongin, 'and in 

Saint-Louis Ward most were French. 

Thls workln,g class group of non-sp~culatlve house 

bUl1ders arrests our attention most of a11 because of the 
1 

Engllsh-French spllt lnto western and eastern camps. These 

two groups shed llght on the mlnorit~ 5ingle-fa~i1y housing 
) 

markets in Sainte-Anne Ward and the East End noted earller ln 
" 

Chapter Four. In SaInte-Anne these permit holders' were 

generally skilled workmen, more of,ten than not emp10yed by the 
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G.T.R.- In the East End the y were workers ' Involved in 1 the 

building trades, carters or 'shoemakers. These t wo 

" ,geograptically separated camps underscored the completely 

differènt composition of the more 

French and English Montreal. 

ptivileged working class Ln 

,Even though owner-occupied not-built-for~proflt houslng 

did not account for a large portion of the market ,in Montreal, 

Its minorlty poslt~on ln the 18705 houslng market helps'to 

highllght the dominance of the speculative builder, whether he 

was produc ing , rows of single-fami ly houses' or merely one or 

two duplexes. Thus we have a Eir:m indicatl'on tha't ln Montreal 

hou se production was a profit-oriented enterpr15e, a commodity 

built for mass consumptlon. 

THE BUILDER'S SCALE OF OPERATIONS 

House building in Montreal durlng the 1860'5 and 1870'5 

as a profit oriented venture occupied 94.5% of aIl Individual 

permit holders. Corporate - and institutional deve~opers 

swelled the'H ranks further. 'l'he term speculative builder IS' 

used loosely a~d i6 not meant to be a reference to the 

strlcter meaning of the term "speculation" whereby someone 

buys and sells a commodity, such as land''l.in the marketplace, 

exercising his right ~f ownershlp over' it ln order to extract 

extra surplus value ,without engag~_ng in any pr:oductive' 
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activlt~. The term "speculative builder" is widely used in 

the l'i terature on housing and is meant ln the more g~neral 

~ense of risk taking l production in expectption of a market, , ' , 

produc~io~\for a poteotial but unknown client. We know that 

Montreal'~a5 buil~'up by such people who constrvcted houses in 

t'he expe_ètation that they would sell. ln this respect they 

were no ,different fr'om other capil:aîis,t producers. What we 

need ta know now waS their seRIe Qf operatIons; 

The size of a builder's operations i5 an lmportant first 

step in understandin~ ~i~ ~ocial origl05. However, lh~re are 

,certain methodological p~oblems associated with this quest. 

'l'he fot"emost of these' i5 the fact that we lack permit holder 

Informa~ion for the years 1867, 1872 and 1878 to 1880 during 

the 1866-1880 building cycle. Of these, 1872, a peak building 

year f i5,a partieularly unfortunate .1oss. Whlle 1867 and 1878 

ta 1880 might marginally affe~t sorne developers' totals, 1872 

would probably add Slgnifican~ly to a good many house 

builders' tptal production. Nevertheless, the results 

obtained trom those year~ for: 'which we do have data \reveal 

patter:ns and trends. 

The 5mallest operators built only one house for sale and 

the largest (not counting corporate developers) built 67. Ta 

simplify the analysis of s~ale, we have_chosen ten houses as 

the break pOInt dividing small-scale from large-scale 
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The threshold of ten was selected because it 

corresponds ta a diffetence in th~ t9pe of house they built. 

B\Jilders of under-ten houses produced mostly duplex~s. 

Beeause the under-ten gtoup is 50 large, we will frequently 

subdivide it, looking at one-to-two house or one-to-four hous~ 

developers. 

Another methodological question in 'analysing scale of 

development 15 partnerships. Occasionally, lwo or more people 

lOO~ out a permit together. Only 6% of,1,572 speculati,ve 

bUllders wel.'"e involved ln partnerships. Half these 

part,nerships were ' two people b~ilding, two houses. It was 
\ , 

deeided, therefore, to divide these houses by the number of 
'1 

partnets' ,and treat eac,h person as an individual for 'the 

purposes ~f ~eale of operations calculation. This method does 

not hlsi,fy, the data sinee partnerships were small and even if 

thelr productlon i5 left undivide~, al~ but one would still 

fall lflto the ohe-tp-nine l'louse range4. Still the quest,ion or 

partnél7,ships has' implications beyond mere points of 
, 

methodologY,and we will return to them later in 'thlS chapter 

and the next. 

, 
Looking ut the overall picture, the pattern of housing 

dev~lopment is pronounced. The distribution of builders by 
, 

5cale would resemble an 
" ' 

curve péak~ng at 

two-house developers with about 88% of ail builders in the 
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one-to-four house rahge. 5mall builders (one to nlne houses) 

comprised 95.7% of aIl builders and most of them were in the 

one-to-two house range (70.6%). This leaves only 4.3% of a11 

builders ln the lO-to-67 house range. On the other hand, lest 

we d~smis5 this group of large-scale developers too rapidly, 

i t i 5 wor th not l ng thà t they were respons i ble f oc a qua-rter of 

a11 houses built by speculative bullders [see Table 5.2]. 

We therefore have a city built by very sma)} oper~LorS, 

bUL with a handful of big dev~loper~ actlve. Were these two 

grou~s operating at aIl le~els of the housing market? Or can 

we hypothesize that the handful, of lar.ge-scale developer.s 
"', , 

confined themselves to the luxury housing market? By chec~jng 

the spatia.}. distribution at the two' extremes tha't 15 

one-to-two house builders versus lO-to~67 house developers­

we can check thlS hypothesis. Table 5.3 ~hows that the- very 

small-scale builders operated throughout the city. The~ 

accounted for more than ,haIt the new for-profit housing in 

each sub-ward. They were' mo~t important in Sainte-Anne, 

eastern Saint-Jacques and western SaInte-Marie, Wards, the 

former representlng the biggesl west-end working-class area, 

the tWQ latter forming the big east-end working-class 

district. They were weakest ln wealthy northern SaInte-AntoIne 

Ward. 
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TABLE 5.2 PROPIT-ORIENTED BUILDERS BY SC ALE pp OPERATION 
-MONTREAL; 1866-1880 BUILDING CYCLE 

BUILDERS HOPSES 
li % # % ~ 

SMALL-SCALE BLDRS. 1505 95.7 3364 74.7 SlNGIiE-FAMILY 26 
(1 TO 9 HOUSES) MULTI -FAMI'LY 74 

LARGE-SCALE BLDRS. 67 4 . 3 1138 25.3 SINGLE-FAMILY 56.5 
(10 TO 67 HOUSES) MULTI-FAMILY 43L5 

I572 100.0 4502 lOp.O 

SMALL- SCALE BLDRS'. 
(1 TO 2 HOUSES) (1111 ) (70.6) (1668) (37.0) 
(l TO 4 HOUSES) (1382) (87.9) (2593) (57.6) 

NOTE The percentages are based on builders whose permits were 
registeted in 1868-71 and 1873-77 only. ' 

, , 

-154.--



TABLE 5.3 SCALE OF DEVELOPMENT BY SUB-WARD IN MONTREAL 
/ DURING THE 1866-1880 BUILDING CYCLE 

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

SMA1.L-SCALE LARGE-SCALF-
BUILDERS BUILDEnS: 

SUB-WARDS (1-2 HOUSES) (10+ HdtJSES) 

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 

Eastern 

Western 

Eastern 

NOTES 

St-Jacques 58.1 8.1 

St-Jacques 73.0 5.6 

Ste-Marie 73.4 2.8 

Ste-Marie 57 • .1; 6.3 

The percentages cover builders whose perrnits 
were registered in 1868-71 and 18~3-77 ooly. 
Percentages are not shawn for East, Centre, ,and 
West wards because the number <'10) of bui Iders i 5 

too small to produce meaningful results. 
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Large-scale de~elopers sho~ just the opposite trend, 

con f i ~m i n g 0 u r 

weakes~ in the 

hypothesis. Their representation was 

poorer wards wh i le it was strongest in 

northern Saint-Antoine. Another strong showing was in 

southe~n Saint-Antoine Ward which 15 indicative of large-scale 

developer activity, ln the new white--collar worker Eringes 

Identified in Chapter Four. ~ven 50, large-scale developers 

did build everywhere in the city. Moise OUlmet, for example, 

bualt 35 slngle-family two and three-storey masonry houses on 

fashionable str.eets' such as Victoria or Mansfleld in northern 

Saint-Antoine Ward. Pierre Houle built 27 plankwall flat-roof 

triplexes and shop$ with dwellings above, ln working-class' 

eastern Saint-Jacques Ward. Joseph Robert bu~lt 22 11ttle 

brIck single7fam~ly t6, cottages in southern Saint-Antoloe 
, , 

Ward, ~nd ,Hypolite 'Pichette b\-lilt 21 plankwall triplexes for 

workèrs li~ing" near th'é, Lachine Canal in SaInte-Anne Ward . . 
These large-sca}e 4evelopers.were a very mixed group. 

The most ~nduring lmage of the house builder in Montreal, 

however, 15 the small-scale- builder for hlS numbers were 

leglon. He built throughout the city, but he built only once 

or ,twice during the entire cycle. He never strôyed far as 

90.5% 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 5ub-war~. Such a builder could 

not have been a rull-time developer because one simply could 
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not survive economically on one or two construction 

undertakings- in fi}teen years'. In fact,_ the limited n'ature of 

hIS éntrepreneurship-suggests, that he prob~bly did not do 

we1f. The maJority of permitholders never returned for a 

second, building ÇJermi t,. 

The methodologlcal problem raised earUer may be resolved 

by generalizing,on these flodings. 'since hOU5~ builders were 

such small operators and,slnce 'about 88% of a'11 'specu~atIve 

bUllders ~uilt only one to four houses, this leaves ooly 8% 

more to fill up the rest of the s~all-scale developer category 

[see Taqie 5.2]. ~t would appear that the Iack ~f 1872 data 

ln partIcular wouid have no si~nificant bearlng on these 

results except to perhaps accentuate the contrast bet~een 

small and large-scale operators by increasing the number of 

smail-seaie builders ~hile ine~easing tbe size of operations 

of the la~ge-sca1e builders. 'This p~~alle1s Doucet's 'findfngs 

on nineteenth-century Hamilton where he fpund th~t 81% of his 
. 

house builders built on no more than two'10ts between 1847 and 

1881~. 

The classic Montreal builder, no matter where h~ operated 

in the CIty, fit Warner's de~eription of thè typical 5uburban 

Boston builder - an amateur. Building a, house ,was a sideline, 

a venture, perhaps a "get-rich-qulck" scheme' ... who knows the 

myriad reasons individuals had for building speculatively. 
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Certainly it could not "have been an easy living, otherwiSe the 

ten houses and over group would have been much larger. We 

need next to fathom this ar~y of specu1~t1ve builders by 

lookin~ into their occupatiohs t~ ttace the social origin5 of 

these "part-timers"., 

A WORKING DEFINITION OF OCCUPATION AND CLASS 

We have 1,572 fipecula~ive builders -and over 200 declared 

occupat ions. 
\ 

The thorn je st proble~ i5 how to group these 

occupatlons meanlngfully and arri~e at some'form of 1091cal 

soc ial structure. Warner' s classification of 

occupat ions into oine economie sectors (e.g. t'rade, 

manufacturing, construction, public service, etc.)' wou Id miss 

crucial social differences within each eCbnomlC sector. For 

example, his transport sector wou Id group 
tl 
a railway office 

clerk with a train conductor, a railway sho{:? machinist, a 

chief engineer and even a railway ~resident. Furthermore, the. 

occupational data derived from the city directories are 

spec i fie enough as ta allow these mea~in9ful soc ia 1 

distinctions to be made. 

We have already discussed' in Chapter 'Two the extremely 

high success rate in finding our ,permit holders in the city~ 

dlrectories. In the occupationai search, ~e can state that a 

full 92% of our speculative builders were 50 located. ,Robert 
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Lewis, who worked with rent and occupation parameters ln his 

work on residential different~tion in late nineteeoth-century 

Montreal, noted that occupa t ions were generally more 

accurately specifièd in the directories than in the 'tax 

assessment rolls 7 • The directories often specified when an 

iOdividual owned his. own business. For example, we might fjnd 

'tboot and shoe store", "proprietor of c?operage", or 

"pu"blisher" listed r under the occupations of cert;ain 

individuals. These same individuals 
'J 

were listed as 

"shoemaker", "cooper" and "printer" in the tax rolls where 

occupatlonal titles were reduced to the barest of necessiti~s. 
(,? 

direct~ries, designed as business d~rectories, were 
, 1 

evidently more concérned about accuracy among the 

,business-owning class. 

Among the specula~i v,e bui Iders a high number of 

ocçupations included company Oames, 'or the word "proprietor" 

01:" "store" appeared next to the occupatiofl. _fr"c-good rnany Gr~.ln 
".,-

Trunk Railway wor~ers(and managers had the letters "GTR" next 

to their occupation, an important feature slncethe -railway 

was Montreal's largest single employer. 
, 1 • 

The classification of 

a senior executive ln the, directories .almost' al.ways included 

bis title and the name of the company. If professionals 

belonged to an organization such as McGill Collage,. tbis was 

us~ally stated. C1erks who were ~ea11y managers were so 

recorded 50 as to allow i~terpretation (e.g. C1e~k of 
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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 owoers 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. 

There are several theoretlcal constructs of class to 

choose from. For example there are the weberian Inspired 

theories of Frank Parkin, ~hich tocussed On a market-based 
" 

theory of social stratificatlon, or those of Gerhard Lenski, 

based on power and privilege G • There is t.he more 
~ 

integrationist theory of class ,such aS Talcott pf:!rsons', based 

purely on social status'. There is Karl Marx's theory of 

class based on obJective social relation to the means of 

production, and all the refinements and modifications of hi s' 

theory that have followed since 1 &. AlI these theo~ies carry 

with them significant practical problems in try-ing to 'infer 

class position from occupationally derived data. 

Because this thesls seeks ta study people in their role , 

as producers of housing and beca~se the production rather than 

the consumption of housing has been the prlffie concern 

throughout, Marx's theory of socIal class is a logical choice. 

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

r of h9uSin9,' we need to know what other spheres of production, 

they were involved in. Occllpatjorra1 labels, with the aid of 

extrà information containeâ in 'the city directories relative 

to the ownership of the means of production, will be used to 

arrive at an occupational analysis a10ng thes€ !ines. 

Traditional nin€t~enth-c~ntury marxian class c~tegories 

defined society as an antagonisti<: d~vlsion. ,There we-re the 

capitalists (the n,bourgebisïe") 'on the ol}e hand, who owned' the 
, 

means of production, did, n~t sell: their labour but bought the 
(} 

labour of oth'ers. On the' otlie'r hand were the workers (the 

"working class") who d'id not 
, \ \ 

own the ,means of proçluctioo, 

could not buy the labour qf oth'ers, but rather sold their own 
> 

labour. A class ot arti sans was, recognized as an adjunct to 

t-he capi.talists insof~r as they too owned the means of 

production and did not sell _heir own labour. Where they 

differecl was in the fact that they did not buy' the labour of 

others except in a 1 imi ted way. 

But the polarization of society around two 'opposed 

cl~sses - the bourgeoisie and the working class - and the 

presence of a traditional artisanal class is not enough to 

explain what was ln fact a more comp1ex society. Many 

theorists have attempted to produce a more refined system of 

matxian class categories, theorizlng on the existence of other 
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middle groups between these tWQ poles. Suc h w rit ers a 5 

wr~ght , Poulantzas, Carchedi and Johnson have foeussed on 

elements of society that do not fit neatly intô one or the 

other c-Iass i f ieat ion, such as manage rs 1 technicians, 

profeSS1'Ünals, execu,tives, public seetor workers and so on l1 • 

These writers have attempted to identify old and new m~ddle' 

classes or have expanded the definitions of bou~gepisié, 

pet,l te bourgeoisie and working class to include these 
" 

ambiguous cases. 

Studies on class· in urbah ninèt€.enth-century Canadian 

society are somewhat 'inadeguate for the anàlysis' of our 

'speculative builders. Michael Katz, the first to make tests 

of occ.upation and class in sueh a context, evolved a fairly 
, . 

confused and conflictory class structure which lumps clerks 

with advocates and merchants in, an entrepreneur-ial classl~. 

Brjan Palmer, dlso looking at nineteenth-eentury Hamilton-

undoubtedly the best stuqied CanadJan city - evolved a much 

clearer class analysis of 'u'rban society but failed to provide 

any differentiation within the work~ng clas s 13. 

Our approach will be to translate a marxian class 

structure into an analytical typology. Borrowing mainly from 

G. Carchedi, we will identify a bourgeoisie as those who had 

ownership of r:he means of production, who performed the global 

function of eapi tal in that they controlled and supervised the 
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) labour process, and who derived theit incorne by appropriating 

surplus-value, either directly in the case of a manufacturer, 

or indirectly ln the case of a merchant 14 • We will include 

two rnpin occupational groups in this class: ma n u f a G tu r ers, 

lhose most directly involved in the control of production, a~d 

merchants and b<;!nk~rs/ representing mercantile and finance 

capltalists. The merchants and agents of various deSCrlptlons 

were importers and exporters in control of the circulation of 

goods. ,Bank or insurance company of f i cers and cl i rector s, 

owne,rs of investrnent - . agenc les and brokerage firrns were ln 

control of the circulation of capital itself. 

next ident i fy an art i sanal class and a 

tradi tional petite bourgeoisie (Carchedi' 5 "old middle 

class") . They owned the means of production, albeit on a 

small scale, but performed both the individual function of 

capital and the function of the collective worker 15 • Mernbers 

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 

bya few workers. The artIsan and the small-scale capitalist 

(i.e. small producers and retailers) are distinct from our 

bo u r 9 e 0 i sie which encornpasses the truly la rge-sca le 

capi talist. 

The artisan wa:: represented by such occupations as 
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butche r, ba ker 1 blacksmith, 
1 • 
cabl netma k e r, ca rriagemaker 1 

engraver 1 sculptor, jeweller and upholsterer. Among' the 

artisans we will 'highlight a specIal group of individuals 

involveÇi in the building trades. They included jOlners and 

carpen ters, masons, bricklayers, stonecutters j plasterers, 

plumbers, rooiers ~nd tlnsmiths. The traditional petite 

bourgeoisie, on the other hand, was an entrepreneurial group 

made up of local wholesalers (dealers and traders), retailers 

or shop owner 5 (groc ers 1 store keepe r s, saloonkeepers, 

druggists, conf ect iooer 5, barbers, e tç. ) . . 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 Eirst, consisting 

of hlgh-status autonomous workers. This corresponds to 

Carchedi' s "nèw middle class" and occupied a particularly 

ambi guous c lass pos i t ion rela t ive to the means of product ion. 

This group did not own the means of product i on as did the 

other two reviewed 50 far, yet iL performed both the globa l 

function of capi tal and the tunc t(ton of the co1lect ive 

worker 1 '. Idea 11y 1 the members of' this class were the 

managers and technicians who worked for the capita1ists but 

had a high àegree of control over their workiog conditions and 

over other workers. We will interprete this class rather 
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loosely to include two main groups: a managerial group 

consist ing of pr i vate sector managers pod publ lC S'ector 

government officiaIs, and a pro"fessional group cons,isting of 

not~ties, advocates, doctors, church mini sters, professors, 

architect5, civil engineers, and 50 on. 

Finally we arrive at the working class. This class dld 

not own the means of production and performed the f.unct ion, ~f 

collective labour power. Members of this class deriyed their 

i nc'ome ei ther by being paid part of the surplus-value they 

created or- &y he i ng paid out of the surp1 us-va l ué of 

production 17 : 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 divisibn into 
, 

unskilled, semi-sk~1{ed and skilled groupings (productive 

workers), and the service sector '(non-productive workers, bot~1 

private and public). These gr'Jups' are frequently referred to 

as blue-collar workers. The other group of non-productive 

workers distinguished here (both private and publlC sectors) 

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

As a means of illustrating these varlOUS subdivisions of 

the working class, we have the unskilled workers who were 

represented so~ely by labourers, and the semi -sk i lIed and 

skilled workers who were the most diversifled occupationally~ 
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They inç:luded m'achin~sts, engineers (responsible for boilers), 

millwrights, cutters, finishers, moulders, bottl,ers', weavers, 

shoemakers, coopers, . brickm,akers, und mllny more.' The 

blue-caIlar service sectpr w~s made up essentially of carters, 

milkmen,\ railway conductors, driver~,' coa~,hmen, sh"ippers, 

watchmen and. sailors in the private sector, and police-melî, 

constablès, bailiff.s. and turn'keys in the public,_ sector. 

Finally, in ~he whi te-collar labour force·thet:e were the 

occupations of clerk, bookkeeper, messenger, r~porte~· and 

:.commercial trave,ller. 

Women formed a special' group among our speculative 

bUllders. As dur class tategories are linkep to occupations 

which generally rater only to' male heads of households; women 

a~e the silent participants of this class typology. 
\ 

However 1 

31 women'(or 2%) appear among our permit holders and therefore 

\ can be classified 
~ . 
these women were 

in this study of occupat i on an? 

pe rmi ~s and 

class. 

recorded in in the the 

directories ~- the~f 
L }.!1J~_ag-e city 

marital status, either "Miss", "Mrs .. ~...-or 

di rector ies "yielded "Widow" . with the 

occupations for the unmarried women, husbands' occupatlons for 

the married women (except in one case where a matried woman 

was listed as principal of a Ladies' Academy), and decea sed 

husbands J occupritions for the widowed women. Based on these 

occupatlons, female permit hold~~s were classified anonymously 

with the Lest leaving a residual 0.8% of all speculative -. 
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bui lders who were widows who could not be t raced. These women 

came from varied backgrounds. Almost aIl were' small-scale 

opera tors. 

1 n summary 1 we have attempted to define ,Qn ana'lytical 

SOClal clas.s typology based on the social relation to the 

means of production. Of the four categories distinguished, 

the first is the bourgeoisie, " the group with control over 

capital. This class corresponds with large-scale :capitalists 

in product Ive and circula tory sphere 5 of capi ta 1. The second 

group i5 the petite bourgeoisie WhlCh is comprised of 5mall 

capitalists'. The other' members of the petite bourgeoisie are 

tho$e whose pr~me definition is autonomy in 'the workplace and 

control - either direct or indirect - over II/0rké,rs. Th i 5 ' 

group IS not made', up of capit,alists per pe· but rathe r 
i 

.high-status p~>ofessionals, off icials and, managers. , ,The, third 

group is the artIsanal class cOlhprise,d of pett.y' commvdity' 

producers. Finally, the fourth gr-oup i5 

whi,ch we will subdivide into unskilled, , . 

the workin',g , class 

semi-skilled 'and 

skilled workers, service sectoz; workers al}d white-collar or 

[fion-manual wO!:kers. Let ',us now look at our speculative 

builders. 

THE LARGE- SCALE PROFIT-ORI ENTED aUI LDER 

Speculative builders who operated at a large-scale had a 
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big impact on the new housing tnj}.rket.· 

" ' 
of aIl non~corporate profit-orïented permi t'hol,dèrs.' Wl1Q,'were 

these:'exceptional irldividuals in a market dominated by 'small 

producers7 

Four groups stand out: contractors (28. 3%) 1 artisans' 

involved in, the bui 1ding '[trades '09.4%} , prof essiona'i 5 

(16.4%)', and large-scale mèrcantile and financè cdpitalists', 

(13.4%) [s~e Tahle 'S.4). They represented ?ver th;ee-quarters 

of our' group. The working cla'ss.'was by definition non-existenl 

amQng these 'large-scale developers. The o~e "working-c1ass n 
, . 

builder i5 someth~ng of [a cur)osity .both because of his 

orlginsand because'of what he bl.lllt. OlIvier' Dorion i:;luilt 

wha t appea r.- Lo be four teen t i ny bac k -t'o- back one-storey fla t 

toof p1ankwa'1l houses at the head of visitation Street in 

1875, in an o'ld east:--end working-cl.ass corridor. He 'claimed 

to have been a turner, that is ',8 skilled workman, the year he 

took out the permit and'every' year the(eafter. The year 

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

as a 

pain~er . 

The cless lC large--scale develooer ,was the 
, 

contractor-bui1der-;-undertaker. These were people who fit 'the 

'label of '~pç,o,fessional developers.... ,They cl'early, made a 

living out of bûilding houses although it remalns conceivable 

that sorne mlght also have worked on major non-residential 
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TABLE 5.4 OCCUPATION AND CLASS OF PROFIT-ORIENTED BUILDERS 
MONTREAL: 1866-18aO BUILDING CYCLE 

BOURGEOI SIE -

Mercant i l'e 
and Finance 
Han\,Jfacturers -

PETITE'BOURGEOISIE , 

AUTONOMOUS WORKERS 
Professionals 
Managerial 

ENTREPRENEURl AL 
Wholesa lers 
Retailers 
Contractors 

ARTI SANS 

Art i sans 
Building Tradesmen 

WORKING CLASS 

NON-PRODUCTIVE 

BUILDERS OF 
1-2 HOUSES 

% 

6.9 

4.9 
2.0 

2.8 
0.9 

4.0 
10.5 
6.0 

B. 7 
21. 5 

27.9 

Wh i tee 011 a r 2 • 8 
Service sector 7.3' 

PRODUCTIVE 
Se'mi-skilled, skilled 11.2 
Un~killed '6.6 

UNKNOWN 10.8 
100.0 

TOTAL.# OF BUILDERS l,Ill 
TOTAL # OF HOUSES 1,668 

BUILDERS OF 
1 ~9 HOUSES 

% 

8.2 

5,J3 
2.4, 

58.8 

3.8 
1.2 

4.7 
11. 2 

7.6 

8.2 
22.1 

23.9 

2.3 
6.3 

9.9 
5.4 

9.1 
100.0 

1,505 
3,364 

+ 
-+ 

BUILDERS OF 
10-67 HOUSES 

% 

14 .9 

13 .4 
1.5 

83.6 

16.4 
7" 5 

6.0 
4.5 

28.3 

1.5 
19.4 

1.5 

o 
o 

,1. 5 
o 

o 
100.0 

67 
1,138 

1,572 
4,502 

NOTE Figures are based on permits for the years 1868-71 
and 1873-77 only: 
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construction jobs. They we~e largely French-Canadian ln 

origin, with a smatt:.ering of Irish Protestants, judging by 

their names. AIl shat;'ed' their origin5 'in the building trade,!: 

in the 18405, 18505 0[" 18&Os.' They had been joinet"s or 

carpenters, with an occasional mason, br'icklayer or pain.ter. 

The pro(essional 'deve1opers tended ,to specialize fin one 

type of house in one area. Sorne did cross ward boundaries but 

rarely. strayed far. Edouard Bastien, fo'r example, concentrated 

on _ duplexes in working-class wester;n Sainte-M'arie Ward. 

Archibald'- McIntyre built nothing' but luxury two-and-a-half , ' 

storey single-fami ly homes 'out of stone in northern 

Saint-Antoine Ward, mainly on MacKay Street. Toussaint 

Deslauriers built mostly small one-and":'a- ha lf stor'ey 

single-family row houses in southern gaint-An~oine Ward at the 

city limits" while Paul Fournier catered to a lower incarné 

, market nearby using duplexes as his model. 

A few contractors who did work in two widely separated 

areas rnay have played a vltal role in spreading house models 

around the city. Alexis and Jos~ph Robert indi~idually took 

out permits for small single-fami ly houses in southern 

Saint-Antoine Ward, the largest co~centration bf such housing 

in Montreal. They also did the sarne in weste,-lin Saint-Jacques 

Ward, contributing to the spread of that model. Ft"ancis 

McMann, who usua lly bui lt 1 uxury 5 i n 9 le - fa mil Y hou se 5 , 
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introquced a row of lux\.lry three-storey duplex~s ,'IIi th raised' 

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

Hard on the heels of these professional, develo~ers were 

the artisans involved in . the building trades. AIl of them 

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

expeet to find a di fferenee in the level of skill ,and 
, VI 

exper ience be,tween carpenter and joi ner (the la t ter presumably 

being more sk Llled than the ,f ormer) 1 in practiee this 

presurnption appears to be meaningless. l ndividuals" used the 

term~ interchangeably, calling ~he,m5elves a joiner one year, a 
, 

carpenter 'the next. sin cet h i s pa t ter n i s 50 consistent, we' , 
will refer to them as carpenter-joiners. 

Some of the carpen ter- J oi ner s bui l t one model in one 

area, sueh as Martin <Lefebvre who built duplexes in small 

numbers in the wor k i ng-c lass Saint-Jacques/Sainte-Mar ie 

distr lct. Others built several models in several 'liards, sueh 

aS Honoré Le febvre 'IIi th hi 5 duplexes in ea stern Sa int-Jacques, 

triplexes ln Saint-Louis, and single-family houses in 

Saint -Laurent. This group of builders may well have been 

respons ible for the rapid spread of the duplex and f ourplex 

models throughout the city [refer to Chapter Threel. Witness 

the fact tha t Jean-Bapt i ste Champagne, and hi 5 pre sumed brother 

Joseph" Champagne were bui lding single-fami ly rows on Magdalen 
-:fi 

street for Grand Trunk Railway workers just two bloc ks over 
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from Seba stop?l Street wh i le 
, ' 

erect l ng row s of duplexes 

simultaneously on east~end'Saint-Christophè Street. A similar 

case for the rapid,transmis'sion of the triplex trom one part 
, 

of the city ,to another could be made' with François-Xavier 

Labrèc'lue who built the city li mi ts in 

Sainte-Anne Ward and alsQ in m~re easterly Salnt-Louis Ward. 

It is difficult to establ i sh' jus t how this 

ca,rpenter-joiner group differed, socially hom the ,group of 

contractors. At a comparàble 'scal~ o t" operations, both ,would 

appear to be living from the profits of their building 

enterprises. Yet sorne différences are apparent. Contractors 

operated mostly ln the luxury and "middle-class" housing 

markets. SpatL;llly this translated into a broad sweep' running 

irom southern Saint-Antoine Ward, past the mountain to upper 

Saint-Louis, then down into western Saint::-Jacgues Ward. This 

corresponds wi th our 'high-rent areas in Figu;-e - 4.2. 

Conversely, ,the carpenter-joiner group,operated almost 

exclusively in 'low-rent districts, from Sainte-Anne and 

southern Sa i nt-An toi ne Wards, leapf rogg i n9 over to lower 

Saint-Louis, Saint-Jacques and Sainte-Marie Wards. They built 

mostly multi-family housing, while contractors and b'.Jilders 

preferred single-family houses. 

Whi le c ontrac tors were overwhe Imingly French in ori gin, 

carpenters and joiners were exclusively 50. Perhaps the 
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, , 

ca rpen t e .r'- JO i 1'1 ~r-s, wér e simply "-c on t.rac tor s- i ri -wa i t i ng" 1 5 i nce 
l' 

virtual~J:', a11,' contractors had been originally carpenters and 
( , 

\ ' 
join,ers. El\cept, f~r the different spatial patterns of eacl) 

group, there waS ll.ttle to distingllish them. Both were small 

capitallsts.- The contractor grot'lp not only came" f rom 

carpenter-joiner origins, about a qUÇlrter of them shifted back 
" , 

to the 'occupation of carpenter-joiner at one time or another 
, 

during the, course. of the Quilding cy<:le under study. AlI th.is 

points to a possible fluidity in class relations as these 

C ontrac'tors, j oi ners,F carpente r- s, undertakers may weU: have 

been' w-orkers 011 larger- projects when not investing in their; 

·own. One' po int ',must be made the term "ca rpente i" or 

"joiner"' canf}ot bc' automatically'taken to mean a simple 

skilled worker '- or' even an artisan, as the small c'apitalist 

obviously lurks within these numedcally, important occupations 

i JI Montreal. 

Outside of tnose directly invo~v'ed' in construction, 

pr-ofessionals and lar-ge mercantile and finance capitalists 

were the only significant groups, represen ted among 

large-scale developers [see Table 5.4 J. The term 

"professional" in thi 5 case is almost synonymous wi th 

advoca te. Ethnically most were French, two were Jewish. 

Almost all t31med for 'the new target "middle-class" markets 

described in Chapter Four, building single-family houses and a 

few duplexes in southern Saint-Antoine, uppe~ Saint-Louis and 
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western Saint-Jacques Wards. The t wo Jews, Frederic k and 

" " 
Henry 'Judah, besides being advocates, were also a solicitor 

for the Trust & Loan Company of iJpper Canada an,d a séigne'1i'ial 

;Tenure Commissioner respectively. Both were obviously into 

property-based act i v i ties and eacry had a sumpt).lous mans i on on 

Dorchester Street near the city limits, perched on the cliff 

overlooking their huge,speculative housing developments below. 

The mercantile and finance capi talists Were a disparate 

group. François-Xavier Beaudry btasnly labelled himself 

"owner of 200 houses" in the , , city directories. He bui l t 19 

buildi ng5" accorçH n9 to the permi ts ( almost all shop and 

dwelling combinatiol15 in 1010er Sa ïnt-La urent ward. 

J-ean-Bapti.ste Bealldry was direétor "of the Jacques-Cartier Bank 

',and of the MlJtual; Iosurance Company. He erected 16 luxurious 

single-family rdw housep near his mansion. Jean Leclerc, a 

b~g leather and commission merchant, built'tr'iplexe"s and 

, sing1.e-family houses on a small street in t~e heaFt of the 

city. Jess~ Joseph, the Belgian Consul and a prominent Jew in 

Montrepl, concent rated on ' mixed commerc ia l-resident ial 

buildings" in the j'leallhiest part of town. The mo~t 
1 

outstanding developer in Montreal" was Alexander Foster, a 

Scot, owner of a brokerage and ware-housing -drm, who bui lt 67 

luxury two-and-a-half storey stone single-family houses, 55 of 
q 

them i ri one single year (1871). wi th one sweep he bull t, up 

the neighbourhood immediately adjacent to McGill College 

'. 
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(University) on Lorne, Shuter (Ay1mer) and Prince Arthur 
f 

Streets. 

Taking all 67 large-scale developers together, sorne 

s?cia1 patterns become c1ear. Contractors and building trades 

artisans formed almost' half the group [see Table 5.4). 

Together Wl th wholesaler s anç} retai lers, t hi s gro~p f ormed 

59.7% of a11 1arge-scale Jevelopers. 

stood out among the remaining 40.3%: 

mercantile and finance capitalists. 

Only two other groups 

professiona1s and big 

When campa ring these f indings wi th Sam Warner' 5 122 mast 

active builders 1l , we flnd that the proportions vary 'with 

certain occupational groups, howçver it is int'!resting to note 

that the hierarchy remained the same in the two cities. 

Boston simply had relatively more contractors and 

proportionately fewer merchants, financiers, wholesalers, 

retai1ers and advocates i ovo1 ved in large-sca1e housing 

development. A.s in Montreal, ma nu f a ct ure r s , no.n 

bui1ding-tMdes artisans'and aIl segments M the working elass 

were absent from lar-ge-scale deve1opment.' 
1 

The large-scale house builder in Montreal had one more 

specifie social: trait he .. as more li ke1y to be of 

French-Canadian origin. Comprising about 68% of the whol~ 

group, French-Canadians represented but 53% of the total 
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population of ( the city of Montreal in These 

French-Canadian entrepreneur s, comi 09 f rom the ranks of 

carpenters 'and j oi ners, event ually became con t ractor 5 1 and 

joined by French-Canadïan advocates, were Montreal' s big 

hous i ng developers. Engli sh and Scot t i sh develope r s were 

present roughly in proport ion to the i r populat i on percentages. 

Only the Roman Catholic Irish were missing from the equation. 

THE SMALL-SCALE-PROFIT-ORIENTED BUILDER 

The other 1,505 bui Iders diverge 

sign if ican t ly f rom the social-dlass patterns of the 

large-sca1e group. The bourgeoisie and the pet i te bourgeoi sie 

recede, while the working c1ass gains in importance. These 

trends are magn if ied when one pa res down .the sma 11-sca le 

bui1ders to the smallest operators - the one-and-two house 

bui 1ders [see Table 5.4]. 

Professionals and managers represented on1y 5% of aIl 

small-scale builders and the bourge,aisie only 8.2%~ Little 

need be sa id about them. lnstead the focus will be on the 

art i sans and en t repreneurial pet i te bourgeoi sie who formed 

half (53.8%) of the small-sca1e builders, and the working 

class who formed a quarter (i3.9%). Among the artisans, the 

building trades were as important as ever (22.1%), and 

artisans outside the building trades even gained sorne 
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prominence (8.2%), ,- Local retailers were also a significant 

factor (1l.2%). 

If we sort out small-scale builders by individual 

occupation, we find that carpenters and joiners were the 

largest sIngle group, representing a full 16% of aIl small 

operators. The second largest occupational group was grocers, 

represent i ng 6.6%. In fact, small-scale construction was 

heavily influenced by a battery of 5mall local storefront or 

wo[' kshop bus i neS.smen includi ng grocers, butchers, 

storekeepers, blacksmi ths and saloonkeepers ~n that order. 

These people, generally on locat ion 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 deve:lopOlent was significant in every area of 

the cityexcept affluent northern Saint-Antoine Ward. Nowhe~e 

were they more important than in the working-class districts -

Sainte-Anne, eastern Saint-Jacqoes ahd Sainte-Marie Wards 

especially if local wholesalers are added in too. They were 

also just as important in Saint-Louis Ward which had 

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

Ta typify this group of builders, we might look at 

Clément Soulière, a grocer, who built a 'd~plex in' 1871 and a 

shop with' flats above in 1873 on Ontario Street in 
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Sa in te-Mar ie Ward. He moved hi 5 res idence into the duplex and 

rented out the other fIat. He also moved his business into 

the shop space and ren ted out the flats above. The bui ldi ng 

enterprise for him was not a terminal investment. It was a 

way of supplementing his income on a long-term basis. In 

contrist, Léon Perrault, a grocer who built a duplex and a 

shop with dwellings in 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 de~elopers 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 bricklayers, masons, 

stonecutters, plasterers and roofers. They were the maIn 

propagators of Montreal's vast'duplex cityscape by cop~in9 and 

repeating the model wherever working-class markets existed. 

Jean-Baptiste Gagné, a bricklayer, was typlcal of many of 

thèse small-scale builders. He built a very cramped duplex -

only 16 feet wide (about five metres) with a fIat roof - and 

took up residence in one of the flats. The next year he built 

aoother duplex next door. We have no record of any other 

const ruct ion. These projects, ~ere on Panet Street in the 
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heart of the working-class East End. Nearby on 
~ 

Sainte-Catherine Street, -.Joseph Bleau, a joiner, bui! t a more 

standard 21 foot (6'.4 metres) flat-roof duplex. in the rear of 

his lot in 1869. He too moved into one of the flats. 

Building in the rear of a lot was a typical fea t ure of 

development in working-class neighbourhoods. Usually about a 

àecade or 50 la ter, a bui lder - not necessar Dy t.he S-dme 

person would close of f the front of the lot wi th another 

duplex leav i ng a passageway or tunnel for access to the r€lar. 

Just as often, the pattern was reversed, build~ng in the front 

first and adding rear court yard housing later. 

In the same vast east-end working-class district, 

Benjamin Dénommé, a joiner, built a row of four duplexes 

(organized as a pair of fourplexes) on Beaudry Street in 1875. 

He di d not occupy these houses but moved f rom one address to 

another in the area every year. Perhaps he was t t"ying te 

confuse his creditors. Joseph Peltier, was a more diversified 

jo~ner. In 1873 he erected four duplexes, and in 1876 he 

bUllt one triplex and tWQ shop and dwelling combinations on 

separate sites, aU in Saint-Jacques Ward. The foregoing 

examples demonstrate the versatili'ty of most east-end 

ope ra tors. 

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 1 they were the la rgest occupa t iona1 group in Sa i nte-Anne 

and southe'i';"rt Saint-Antoine Wards. George Monette, a join~r 1 

was such a, developer in southern Saint-Antoine. He buiIt 

himself a modest sing1e,-fami 1y house on Saint-Martin Street in 

1870, then went on to bui ld a concentra ted lit tle development 

across the street in 1875. In a 34 foot lot 00.4 m) he 

squeezed t wo tr i plexes (a', si xplex ) . " 

In Sa'inte-Anne Ward, François Leduc 1 a carpenter, took a 

different tack, erecting a row of four sing1e-fami1y houses on 

Magda1en Street (Sainte-Madeleine) 1 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 

opportuni ty presented bi the presen,ce of a large number of 

sa la ried workmen. 

AIl those involved, in the' building trades 'Nere traced 

over the span of the bui ldi ng cyc le. We have àlready 

discussed the occupational fluidity of buildin .. contractor~ 

who frequently reverted to carpenter-joine~ statu~. The same 

S6ft of versatility is evident among the carpenter-joiners 
• 

themselves (i. e. those who were not contractors) '. l t was 

found that other occupations' sometimes entered into the 

situation, usually temporarily. This wa 5 probably an 

indicàtion 'of the risks invo1ved in hou se bl!ilding or of a 
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downturn in constructioh-~ _J,,~p_r,cing 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 

projec;t, he became a foreman; although we do not know for: 

whom. From 1875 on, he consistently listed himself as a 

carpenter. Joseph Labrècque, also a ca rpenter-joiner, bui l t 

two triplexes on southern Saint-Louis, then listed himself as 

a cabinetmaker for two ye~rs. 

himself wi th a contractor 

sing le-fami ly houses. He 

While a cabinetmaker, he allied 

and _ together they bui lt - 5 i x 

la te r reve rted to being a 

carpenter-joiner aS did the contractor. 

SMALL-SCALE BUILDER PARTNERSHI PS 

This latter example raises the question of the role of 

partnerships. There were very few declared partnerships among ,1 

the permits. Only 11% of aIl speculadve builders fOt:"med s1lè:h 

joint ventures. The vast majority of those partnerships built 

only two Ot:" four houses, usually duplexes, placing thern 

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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Illustrative of this phenomenon is the permit taken.,out 

• 
be Télesphore Nadon, a joiner, for two smal1 flat-roof 

duplexes on Durham Street (Plessis) in Sainte-Marie Ward in 

1871, followed by twa more nex t door in 1872. He moved into 

'one, then the other, as did François Nadon, , a 'plasterer, and 

Sy1va l n Nadon, a labourer. One can guess that the three we te 

brothers and that the construction of the duplexes was 

undertaken jOlntly. Per-haps only lI'élesphore appeared on the 

permi t because he arranged the financing. Perhaps the three 

made an ufl1>lr'jl,ten profi,t-sharing deal. We will never know. 

Event ually a 1'1 three moved out. This patter,n repeated itself 

elsewhere in the city but most t requently in the East End. 

In Griffintown (Sainte-Anne ward), John Britt, a grocer 

living on Nazareth Street, took out a permit in 1877 and built 

a duplex on the lot ne,xt door. The city directory shows that 

Denn i 5 Br i t t, a ship ca rpente r, became an immed iate residen f 

in the duplex, and the 1881 a t las shows he was the owner of 

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

the capital injtially but that presumed brother Dennis' 

contr i buted the bui Id i ng sk i Ils and through an ag reemen t 

acguired the property. This i n for ma l type 0 f pa r t ne r shi p 

appea r s ta have been comtnon. 

Figur'e 3.9 in ,Chapter Three illustrates anather common 

type of joint undertaking not officially, recorded in the 

-182-



, 
permits as a partnership. The perroits show that four separate 

individuals eagh built a duplex on Saint-André Street. Field 

research showed the architecture to be identical on all fÇ)ur 

City directories gave their occupations as 

.' carpenter, joiner, bricklayer and plasterer. Appa rently these 

fOLlr skilled workmen, each with skills complementlng, one 

another 1 collabotated on the design and execution of thi 5 row 

of four duplexes. Yet each owned and lived in his own duplex t 

i 
renting the other fIat. The point is important as uninforroed 

'f ield observation would automatically condude that one 
. 

builder was behind the entire t'OW. Many row' housing projects 

in Montreal, especially in working-class distcicts t were built' 

under this form of partnership. 

We have often referred,to'cases where builders moved into 

their ,projects, occupying thero aS a residence. The practice 

was indeed widespread a~ong speculative bui16ers. About 40% 

were found to have occupied at least one of their buildings 

right 'after construction. In the majority of cases this meant 

moving into a d~plex flat. This made the house builder a 

landlord as weIl. The situation was u~ually temporary as ~t 

was fOllnd that builders rareiy stayed long in their projects. 

The more likely pattern was one wher,e the builder occupied his 
'1 

project but because of financial' stringency had to sell i t a 

year or two la'ter. The ne!" owner might have wished to, move(' in 

hims'el,-, or the builder might have left of his own volition. 
(~ 
Ir) q/ 

\' 
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There i5. also the possibility the builder might have been 

living in the house as a tenant, having sold it to repay his 

debts. 

WORKING CLASS BUI LDERS 

It remains to look into the role of ,the working class who 

accounted for a q~arter of a11 small-scale builders, or 28% of 

the one-to-two Muse builders f see Table 5.4 J. The skilled 

and semi-skilled worker was the most active, but the unskilled 

workers and manual service workers were quite visible. Only 

wh i te-collar workers were absent. 

The sk illed wor ker as a bu i Ider wa 5 not iceable in three 

specHic areas: Sainte-Anne, southern Saint-Antoine and 

Sa i nte-Mar ie Wa rds. These were the areas where al1 the la rge 

factories were. Thus a number of boilermakers, eng i neers 

(bolIer mechanics), moulders, machinists, shipbuilders (at 

Canada Marine Works), coopers, ta.nners, etc., appear to have 

accumulated enough sàvings from thei r wages to engage in 

housing development on a modest scale. 

Typical of the group i5 Moses Cockfield, an English 

fitter at the G.T.R. shops, who built two flat-roof duplexes 

on Congregation Street ln,,.... 1873 adjacent to the shops ln 

Sainte-Anne Ward. He moved into one of the four flats , 
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himself. Isidore Godi 0, a French-Canadian boi1ermaker, 

erected two flat-roof triplexes on a 30 foot lot (9.1 m) near 
\ 

the city limi ts in southern Sa int-Antoine Ward. Being 30 feet 

wide, the triplexes constituted in eff,ect one building w-ith 
" 

six flats, as the bylaws allowed buildings up to that width 

wlth no interior firewalls. This sixplex can be considered 

typical of the minimum stan9ard housing of the era. Godin 

occupied one of the flats as d1d most skilled workers who 

built bouses. 

More surpdsing were the ~tt"ong showings by shoemakers 

(semi-skilled workers) and labourers (unskilled). Neither 

~ould be expected to receive high wages yet both contributed 

5i9n if ican t Iy to the wor k ing-c las 5 pa r t i ci pa t i on. i n 

speculati ve build i ng. These groups operated in SaintE'''Marie 

Ward a1one. Labourers were the third largest group of 

developers in that ward after b.uilding trade5 people 

(carpenter - j oi ne r s) and reta i lers (g rocer s) . 

Although, shoemakers in genetal are known to have 

concentrated in Saint-Jacques and Sainte-Marie Wards, there i5 
". 

no plaus ibl e explanat i on for thei r non-partie ipation in house 

building in the former ward. Labourers wer~ present in large 

numbers in almost, every ward. Why only those in Sainte-Marie 

should be 50 active in bullding houses remains a puzzle. Not 

even the existence of a dIstinct wprking-class "villagé" 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 nei ther lived nor , 

built their hou ses there. Their base of operations was 

strictly western Sainte-Marie Ward, the zone between 

Visi tation and Papineau Streets, especially north of 

Sainte-Catherine Street. 

Examples of these singular builders include Modeste 

Beaudoin, a labourer, who built two flat-roof duplexes in,the 

rear of a lot on Visitation Street in 1868. He mOl/ed into one 

of the flats. Similarly, André Lachapelle, a shoemaker, built 

one duplex on Durham Street (Plessis) near!:;>y in 1870. He too 

occupied one flat. Virtually a11 the labourers and shoemakers 

op'ted for duplexes, and remained in the one-to-two hou se 

range. The only other sizeable working-class group was the 

carters who showed the same concentration phenomenon in 

western Sa i nte-Marie Ward. Thei r development patter ns were 

aI 50 similar. Thus, working-class builders, who represented 

nearlya quarter of aIl small-scale operators, were evident 

only in Sainte-Marie Ward, save for a significant showing by 

skilled workmen in the western wards. 

ETHNI CITY PATTERNS "AMONGJ BUI LDERS 

Each ward showed sorne degree of spec iali za t ion among i t 5 
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bui Iders. Af fluent northern Saint - Antoi ne and Sa'int -Lauren t 

Wards were unique, with the presence of small-scale builders 

who were outside thè mainstream. Here the 'bourgeolsle an+d 

eontractors were the pr incipal small-seale operators. 

Meanwhile, somewhat affluent western Saint-Jacques ward was 

built by contractors in alliance with the building trades 

artisans to the virtual exclusion of a11 other groups. 

A look at the overall ethnie patterns of all speculati ve 

builders leads us to a comparison with the ethnie distribution 

of Montreal' s population. The eensus de!: inition of national 

origins, meaning the ethnie origins of the head of household 

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

population by ward. The 1871 census was reta i ned 1 n 

preference to the 1881 as being more representative ~f the 
"' 

ci ty , s ma ke-up when most hui Iders were making 
, > 

the 1 r 

cons t ructi on dec i sions. 

To e1assify builders, the simp~e expedient of ethnle 

surnam~ d ict ionar ies , 

presented no problem. 

other main groups 

was employed 20 • French surnames 

To sort out the sUJ:::.names of the three 

English, Scottish and Irish the 

dict10naries proved invaluable. The fac:: that we had first 

names in every case was also helpful. Because of the 

cons iderable erossover between nor t hem Engl i sr. and Scott i sh 

surnames, a dec i 5 ion was reached to combine these groups 1 
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include the Welsh, and classify them tog'=ther 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 aIl speculative 

builders. These were classified as "unknowns". While surname 

dictionari~s are less useful ln a mixed ethnie population of 

long standing because of intermarriage, it was assumed that 

this would not be a major factor in Montreal in the 18705 due 

to it5 gen~rally new population. 

c. 
\ 

By referring to Table 5.5 it becomes evident that the 

most significant ethnie attribute of speculative builders was 

that they ;.;ere French. While the French made up halE (53%) 

of the city's population in 1871, speculative builders were 

over two-thirds (68.3%) French. The English (21.2%) 

contributeo speculative builders i~ almost exact proportion ta 

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

under-represented (6.8%) as builders 21 • 
{ , 

In every single ward Frl~nch-Canadian builders were 

over-represented, relative tC' thei r proportion of the 

population. The British group was over-represented in the 

three "English" wards oE Sainte-Anne, Saint-Antoine and 

Saint-Laurent, although it managed to hold i ts own in 

Sainte-Mar i.e Ward. The l rlsh were definitely the 

non-participators in the game of· housing development. 
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TABLE '5.5 ETHNICITY OF 'PROF l T-ORI ENTED BUILDERS 
MONTREAL: 1866-1880 BUILDING CYCLE 

WARD FRENCH ENGLISH IRISH OTHER UNKNOWN 
CANADIAN SCOTTISH 

% % % % % 

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 
POPULATION " 82.5 8.0 8.2 1.3 0 

r 

SAINTE-MARIE 

BUILDERS 89.9 7.3 1.8 0.5 0.5 
. POPULATION 77.8 7.0 14.1 1.1 0 

NOTES Population percentages are calculaled from the 1871 
Census of Canada. 
East-Centre-West Wards are not shawn here becapse 
the number of builders is too srnall to produce 
meanin9ful results. However, the French clearly' 
dominated here too. 
English-Scottish tategory aiso ~ncludes Welsh. 

1 
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Even in Sainte-Anne Ward, they fell far short of their share 

of the popu1a t ion. The sizeab1e Irish population in 

Saint-Laurent Ward was 1arge1y absent from the building 

process as was the east-end workf~g-class pocket. The èity 

was French by a slim majority and that majority made its 

presence feit 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 developirs. 

There were institutions and corporations in Montreal who bvilt 

houses. The institutions were basically religious or 

charitable orgônizations and the corporations were building 

assoc ia t ions. Almost aIl were involved in building hou ses on 

specula t i on. The permi ts revea l 266 houses built by 

institutions and corporations or 5.3% of a11 residential 

buildlngs. The proportion 
.( 

muth the the number of 15 same aS 

non-speculative houses. In'spite of their smal1 number, they 

are worth pausing over because of their Impact on specifie 

areas and markets. 

A tiny number of these houses were built by institutions 

for reasons other than ,prof i t, for example, a parsonage, a 

house for the city's weigher, the principal of an academy. 

Charitable ins~itutions did build speculatively, however, as a 
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means of investing 

making a prof i t 

institutions were 

capital in land they already held and 

for the organization. Roman Catholic 

the leader s in thi 5 pract ice', no doubt 

spurred on by 

prolific. Four 

their generous land 

such institutions did, 

endowments. None' was 

nevertheless, atternpt 

sorne sèrious investments in housing developrnent. 

The Montreal "évêché" or Roman Catho1ic niocese acted as 

a small-scale builder, building two houses here, three houses 

there,14 in a11, generally within a stone's, throwof the 

Cathedral in northern Saint~Antoine Ward. They built one row 

of duplexes i~ southern Saint-Antoine. The rest were elegant 

stone single-family houses in the northern part of the ward. 

AlI were architect-designed and built by local contractors. 

The Sulpician'Seminary, the "Messieurs de Saint~Sulpice", 

former "seigneurs" of the ,Island of Montreal (i.e. holders of 

ground rents and other privileges until the system was 

abolished in the middle of the nineteenth century) weré.also 

the largest landowners in Montreal. 'But the'y appear· to have 

exercised only once the option to develop their land 

themselves, rather than simpl}' subdividing and selling it. In 

northern Saint-Antoine Ward they built 14 stone single-family 

houses in 1875 in' a clusler adjacent to the Grey Nuns' 

Convent. AlI were aimed at the affluent market. 
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The Nuns of the Hôtel Dieu 

order to 

opposite 

invest in housing 

the hospital in 

Hospital were the only female 

development. Their project 

suburban Saint-Laurent Ward, 

consisted of nine brick single-family houses built in a row. 

The only Protestant organization to engage ln 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 ,sorne 

income for th~s society by developing its land in southern 

Saint-Laurent Ward with a row of six single-family houses and 

four shop and dwelling combinations. 

Although the total housing production by institutions was 

modest, these different organizations did behave in much the 

5ame 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 themselves in the 

dominant form of housing, the duplex. Tpey restricted 
.1 

themselves to northern Sa~nt-Antoine and Saint-Laurent Wards 

which were definitely bastions of single-family hhusin9' 

These houses were aIl int~nded as long-term income generating 

properties as the Goad atlas of 1881 shows most of them still 

in the hands of their original owners, despite their 

single-family configurati,on. In short, these houses 
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rep;esented an alternate form of investment for these 

religious institutions. 

Corporate ~ousing development, 0n the 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 

were among Montreal's leading financiers, 

mercharrts , ,~ and manufacturers. The Montreal Building 

Association was incorporated in 1868 having set 9ut, in rather 

quaint terms, its purposei 

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 ~eIDain unable 
generally, to acquire it, and also of inducing 
and enabling them, gradually to become owners 
absolute of houses or dwe11in~s, such as 
comfort, hea1th and decency' requi re, ,the 
petitioners desire to engage in the business of 
acquiring aIl such lands or lots, and erecting, 
temporarily holding and af~erwards transferring 
or otherwise disposing of aIl such buildings, 
houses, or other premi ses as âre or may be 
necessary to meet the wants or supply the 
requirements above mentioned 22 • 

The statement of purpose sounds like a philanthropie 

enterprise, but in fact those whose comfort, health and 

decency they wished to promote by building houses for home 

ownership tended, ln fact, to be their managers, chief 
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cashiers, fact<>ry superin tenden t s, brokers and agents. ,This 

apparently was what théy meant by "useful classes of the 
, 

cÇ)mmun,i ty". Their houses were 1 uxurious by 18705 standards. 

The Colonial Build~ng & Investment Association was much 

mOl;'e f rank about i t S purpose: 

Whereas thè persons hereinafter named have 
petitioned for an Act of in'corporation •. , 
whereby powe rs' may be conferred ••. for the, 
purchase of building materials, to,construct an 
~mproved class of villas, homesteads, cottages, 
and other buildings and'premises and to sell or 

" let the same:Z J. . 

'\ 
"" 

'T'his it did, building far fewer houses than the M.B.A. (on'ly 

30)"but building, innovatively. 

and avant-garde in design. 

luxurious.' 

Its houses ~ere distinctive, 

They were also unabashedly 

'T'he Montreal Building Associçl'tiol) was the city'S largest' 

housing developer. With 167 houses to its credit, 'according 
, 

to our permits, it alone represented 3.3% of the city's new 

housing produced during the ,186~-1880 bui1d i ng ,cyc le.' 1 t was 

definitelya f,orce to be reckoned with. Despite the volume, 

or 'perhaps because of it, its products followed standardi~ed 

techniques.' V'i rtua lly aIl i ts houses had mansard roofs~ wer'e 

of br ic k or, stone ~asonry 

basement. 
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The M.B.A. had two specifie markets in mind fçr its 

'houses. One was the luxury market which it met by building 

its standard two-and-a-half storey model , in northern 

Saint-Antoine and Saint-Laurent Wards. The other was the more 

mqdest one-and-a-half storey model aimed at the, whjte-collar 

fringe zones of northern and southern Saint-Antoine, a~d 

especialIy·.no~thern Saint-Louis Wa~d. The M.B.A. ,was 

instrumental in helping to carve o~t the singlê-family house 

poeket "in this area .,(see Appendix, district 15). The ethnie 

division of Montreal was apparent in. the M.B.A.'s complete 

, absence from the housing market' in affluent western' 

Sa i nt-Jacques Ward. ,Thi s was a na tut.al mar ket for i ts house 

models; but was also the-home of the ,French élite, while the 

M.B.A. was run ~y individuals from the British élite. 

, , 

The M.B.A. made one ·very significant departure from its 

standard offerings. In 1873, 'with several years of .successful 

construct ipn behind it, the comp~ny ventured into 

working-class Montreal. ,It built six narrow single-family 

houses across the tracks in southern Saint-Antoine Ward. This 

was duplex and triplex territory. The houses were o~ a 

plank-wall construction, featured two' storeys and had a fIat 

roof with no basement, 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 
._, 
experiment, retreating instead to its familiar ground up the 
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slope nearer Mount Royal. 

From a design point of view, the Colonial Buil~ing & 

Investment As~ociation'was a precursor. Build~rs would catch 

up to its architectural innovations 15 te 30 years later. 

However, it was the Montreal Building Association which 

created tpe rear model for successful housing development. 

!ts repetition of s,tandard tried-and-true housing models,' even 
. 

if somewhat conservative, with a corporate structure capable 

of commanding respect in the, money market, was the formula 

which, would be used increasin~ly during the twentieth century. 

The performanc,e of institutional and corporate developers 
, " 

demonstrates the dichotomy in Montreal'~ hou~in9 market~'The 
fact th't they restricted themselves to a, IUXUrOUSing 

market points to its higher profitability~ T~e'fact that the , ' 

few forays into ,Montreal's worting-class markets vere not 

repeated says a lot. about housing dev~lopment for the poor. 
" . 

It was-impossibl~ to build som~thing ~he ,orking class could 
L 

afford to paf for and expect to come away with'a l~rge profit.-

That market was therefore left for the local, carpenter-joiner, 

carter or grocer. 

The quintessent ial house bui Ider . in Montreal was -a 

French-Canadian petty commodi ty p·roducer. He was essentially 

an artisan drawn from the building trades. He built one to 
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four houses, almost always dupl~~es, during the course of the 

1866-1880 building cycle. If he was successful he went on to 

become a full-fledge'd contractor. He was imi tated by others 1 

, 

especi~lly local retailers and artisans outside the building 

tradesJ .also gen~ral~y French-Canadian. Other imita tor- 5 

included French-Canadian bLue-collar workers who were sma1ler 

scale still in operat~ons (one to two houses). :rogether, 

these individuals,. whether grocer or labourer, built up 

Montreal's new housing bit by bit in every corner of the city. 
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CHAPTER SIX 

FINANCING NEW HOUSING 

THE MARKET FOR MORTGAGE MONEY 

The financing of housing development l just as much as the 

social origins of housing developers, is another key area of 

nineteenth-century urban research which nas receiv0d Ilttle 

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 s~udy 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 of 

nineteenth century urban development by undertaking a few 

strategically planned areas of research. These shed 

considerable light on the house construction financlng process 

in Montreal. It is 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 developrnent in Chapter One centered on the 

presumed low profits, high risk and slow turnover associated 

with construction financing. , , Theoret ically, the supply of 

funds for residential construction was a residual f low from 

the capital 'n\arkets. ,This imp"!..led that financial institutions 

would generally shun such fin~ncing endeavours. Yet just as 

surely as housing was being built for profit, 50 there had ta 

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 Flve]l. Between 1868 and 1877, excluding 1872 for 

which Ile have no data, the building permit records reveal 

1,572 different builders or 94.5% of aIl non-institutipnal 

permit hoiders were building for profit 2 • Since "speculative" 

housing construction was the norm and Montreal was such a fast 

growing city {see ,Chapter Three J,- the market for mortgage 

money must have been important. 

If housir:g is a braneh of commodity production and is 

bought and' sold in order to reap potentlal profits at every 

transaction, one dotild·expect that a s~ecialized segment of 
, 

the capital marke~ woald: develop te provide funds for this 

brê.lnch of the capi tal i st eeonomy. Normally thi s would take 

the form of an instituti-on set up as a financial intermediary 

designed to buy and sell capital while using land and any .. 
buildings erected thereori as collater~l for the extension of 
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mortgage fi0ancing. Although Montreal was the largest urba.Î 

centre in Canada, and oriented heavily toward housing, ~or 

profit, there was a surprising weakness of 

mortgage financing as we shall see. 

insti tutional 

Most of the specialized forms of institutional financing 

we know today were developed in the nlneteenth century. 

Montreal \-las the location from which most of the country' s 

capiLal developments such as rnilways,' steamship lines, and 

factor ies were organized and f inanced, or at least through 

which they were handled. For the large amount of [i nane ing 

originating in Great Britain, Montreal was the intermediarYr 

containing the largest number of financial head ofiees and 

Canadian offices of British and American financial 

institutions 3 • 

Aside from lttle tidbits of information which ap~ear from 

t ime t 0 t ime in va r i ous researchers 1 work, we owe what we know 

about mortgage Einancing in the nineteenth-century Canadian 

urban context to Edward Neufeld. There is nothing else even 

approaching a systematic or even IIlonographie treatment of the 

subject. 

of Canada, 

, building 

Neufeld, in his seminal work, The Financial ~~ 

devotes an entire chapter to the development of 

societies and mortgage loan companies l - ,Canada'. 

The subject of ~ot"tgage f inanc ing crops up els{'\, here in his 

book as weIl. Èy forc~ of circlJmstances, Neufeld will provide 
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the basic frame of reference for the ensu i ng di scussi on of 

mortgagef inanc ~ng in 18705 Montreal. 

The aims of this chapter are limited, insofar as the 

building permits on which this thesis 15 based yielded no 

financial information whatsoever. New sources of material 

must be e~amined if the mystery surrounding the fi nancing of 

housing is to be unlocked. The strategy pursued' is to first 

complement Neufeld's 'work by providing a closer examination of 

Montrea'l' s lnstitutional, mortgage lending networ:k ln the 

18705. Neufeld focussed mainly on developments in Ontario. 

Wi th lllaterial genera ted f rom John Lovell' s Ci t~ DÜectorl, 

Charles Goad's 1881 Atlas of t~è City of Montreal, the 

Government of Canada' S Sèssiona1 Papers af)d Canada 9azette, 

and both the Statut,es of Canada and the Statutes of Québec, we 
" 

will be in a posi tion to fill the void in knowledge concern i ng 

the state of mortgage f inanc iog insti~utions in Mont real. 

Secondly, a more intimate look at the realities of 

financing housing construction' and how builders coped. with the 

problem will be done thtough very selective readi'ngs of Deed 

of Sale and Deed of Loan records conta i ned in the Government 

of Québec' s Montreal Registry Office. These are copies ?f the 

notadzed documents affect i ng urban propert ies. Three ca se 

studies wi 11 be undertaken of ,the actual financing of new1y 

built-up streets ln Montreal. These case studies were 
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I.~. 

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 Wolfe Street in Saint-Jacques Ward, 

represents working-class Montreal with its ciassic fourplexes 

ln a row. A' second case study examines Drolet St reet in 

Saint-Louis Ward where one of the many large developm~nts of 

small s:ingle-familY row housing in a burgeoning white-collar 

neighbourhood was located. Finally, in a third case study, we 

will lbok al housing near the top of the hierarchy by choosing 

an example of 1 uxury houses on' Sherbrooke Street in 

Saint-Antoine Ward. 'Betore examining mortgage financing at 

, the builder's level, let us first look àt the framework within 

wl?ich such fi nanc i ng operated. 

MARGINAL FORMS OF INSTITUTIONAL MORTGAGE FINANCING 

To gauge the amount of institutiona1 mortgage financing 

and to Eind the sorts of institutions involved ln such 

activity in Mont real, we will exami ne Cha des Goad' 5 1881 

Atlas of the City of Mont real, which shows the owner of every 

building ln the ci ty ~ . The mortgager or lender 15 not 

normally the legal owner unless thé mortgagee cannat meet his 

financial obligation. In cases oE default, r:-epossession would 

cause the mortgage lender' s name 'to appear in the Atlas. 1 f 
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that lender was a corporation, then its name should 50 appear, 

giving us à rough idea of what corporations were involved in 

mortgage lendingA Repossessiorls should be plentiful as 1881 

was a yea'r of economic depression. The figures provide a 

rough indication of institutional mortgagor patterns in a 

snapshot at the end of our building cycle (consistent with the 

scope of thesis, only residen t ial and mixed 

residential-commercial buildings were verified). Of course 

the unknown element in this ex~rcise 15 how many repossessipns 

were initiated by private indivldual mortgage lenders. We 

will come back to individual mortgage lenders later. 

Only a handful (0.4%) of residential properties were 

listed under, the ownership of banks in the 1881 atlas. Put in 

other terms, charte~ed banks held one-tenth of the residential 

buildings repossessed by financial institutions [see Table 

6.1J. Because the Banque d'Hochelaga and Banque Ville-Marie 

appear repeatedly on new reside~tial ,\ buildings, we 'suspect 

that they were engaged in illicit mortgage financ~ng. Or they 

may have been discounting notes from merchants which include~ 

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 RESIDENTLAL BUILDINGS OWNED BY FlNANCIAL INST1TUTIONS 
MONTREAL, 1881 
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STE-ANNE 0 0 6 47 53 1982 -
ST-ANTOINE 30 0 0 77 107 4171 
ST-LAURENT 0 a 0 9 9 1910 
ST-LOUIS 8 0 l S4 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 
RESIDENTIAL BUI- - \ 

\ 

BUnDINGS 0,4 0 0,04 3,7 4,2',' 

Chartered banks: Banque d'Hochelaga 30 
Bànque Ville-Marie 22 
Bank of Montreal 9 
Banque Jacques-Cartier 4 

Insurance company: Sun Mutual L~fe Insurance 7 

NOTE: Ownership ia equated with repossession by resson of default on 
mortgage payments to the financial institution in question. An addi­
tional 47 hoûses in St-Antoine and 6 more in St-Laùrent Wards have 
been omitted from the count as these were built directly by building 
societies according to building permit records. They might weIl have 
beerl repossess'ed but more tlHln likely reflect 1 ingering ownership 
by the building society that built them, jùstifying' their omission 
here. 

SOURCE: Charles Goad, Atlas of the City of Montréal (1881). 
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1840 specifically inc1uded provisions prohibiting banks "from 

lending on the secur i ty of lands' [and J houses .. ~ or "holding 

lands or houses except for the transac~ion' of their 

business"' • The regulation did not entîrely prevent the 

practice. For example, illicit operations were made obvious 

during, the spectacular failure of the pr~st gious Bank of 

Upper Canada in 1867'. 

1 

The official returns of the chartered bank~ for l8gS show 

nationwide average.monthly assets of, $744,000 'in real esta te 

other than bank premises, a mere 0.4% of their total assets 8 •. -

Both ·the nationaJ 'itatistics and 
, 

our investigation confirm 

tha t charterE!d ballks, despi te the i r' vast capi tal resou~ces, 

may be reasonably exc Iuded f rom f~itl';e r st udy 'of mortgage 

financing. 

Savings bank~, Ori the other han?, l'leld no residential 

property in Montreal in 1,881. 
, 

This 
, 1 •• 

i5 not surpnslQ9 as by 

1871 there were only two privately controlled ,savings banks 

(one in Montreal and one in Quebec City), a handfu1 of savings 

branches run by the chartered b~nkS, and a string of savings 

banks operated by the Federal Governrnent gen~ra.lly through the 

Pos t Of f i ce 1. Moreove r, loans on real estate were prohibi ted 

by law 10 • Gone was the possibility that Sam Warner notes in 

Boston's case: Massachussetts, sinee 1834, "had established a 

number of mutual savings banks that served as a useful means 
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of gather i n9 sma11 sav in95 and pooling them for mortgage 

investment 11 • Small inyestors could l'lot turn to this source 

of capi tal fundi ng for housing const ruet ion in Canada. -, 

..... " 
What about, i nsurance companies? Along wi th the chartered 1 

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 long-term investments, as the 'nature pf their' . , 

business was shoLt-term policies,' and clairns against them 

varied from year to year 11. Life insurance companies though, 

were undoubtedly a vi tal source of rea l esta te mor tgage 
1 

capital. They _were, allowed to invest their funds in real 

estate and by 18'81 about three-quarters of their total assets 

were in r.eal estate mortgages and bonds 1l • Li te insurance 

busi~ess was split up between Canadian, American and British 
'\ 

firms, the Americans being responsiblEl for about half of aIl 

life: insurance in force in Canada in 1875, ,with Canadian ,and 

British firms dividing up the other halL Montreal was the 

locus of 21 out of 29 foreign firms maintaining he ad offices 

or chief agencies in Canada j but only two of the seven native 

life insurance companies 1 •• 

The Goad Atlas of 1881 shows only seven residential 

bui Idi ngs (t hree propert ie 5) held by an insurance company 1 the 

Sun Mutual Lite Insurance Company. This represents only 1% of 
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aIl such buildings owned by financial institutions [see Table 

6~ 1 J. What happened to the 73% of 1 insurance assets invested 

in real estate in 18B1? l t must be remembered that the 

majority of insurance fitms located in Montreal were foreign 
.. 

and these companies tended~ to siphon theirfunds away to their 

country of origin 15,. A1so Montreal's t~o native companies 

were new ta the business in the 18705. The real heartland of 

the native insurance business was in Ontario. 

It is possible that insuran~e companies were also very 

selective as to where they investe,d their funds,prefer.riog' 

~eblthy neighbourhoods to poor ones or perhaps large r 

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 possibility16.l' Or perhaps their 

mortgage financing weht into land speculation and ~ubdivision 

instead of buLldings,' the arena of an entirely .differ:-ent set 

of investors and segment of society. Land ·speculation was a 

pursult enjoyed by the bourgeoisie 1 ', not by the typical 

builder who operated at a very sma]l scale of investment. It 

was the bourgeoisie who control1ed life insurance companies in 

the 1870 s 1 a • 

Further research into insural'lce company records could 

clanfy their role in 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 

industry, was probably nil. 

BUILDING SOCIETIES AND MORTGAGE LOAN COMPANIE$ 

What does stand dut in Table 6.1 lS the heavy 

participation of building societies and rnortgage loan 

companies ln the mortgage financing business in Montreal. 

They were active in virtually every war.d of the' city- except 

the central business distrIct. As rneasured in 1881 [see Table 

6.11, the building societies were responsible for 89% of all 

repossessions by mortgage financing institutions. What 1S 

even more striking ,is that the location 'of these t;epossessions 

is almost exclusively in new areas of development. AS none of 

new wealthier areas of the these reposses5ions 

city, we can deduce 

played an active 

working-class areas. 

small-scale builders 

occurred in 

that the bui lding 

role. 

, The 

in financing 

potent laI for 

i s strong. We will 

societies at least 

construction in 

a link with our 

come back ta this 

link ln a case study of Wolfe Street. First we need ta 

understand how these institutions were structured, how they 

functioned, 'hnd who was behind them in Montreal. 

Bui Id i ng soc ieti es and mortgage 'loan compan ies we re nea r 

the peak of thelr development in the 18705. They would be 
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gradually 

1880s l' • 

superseded 

There were 

by trust co~panies 

two fundam~ntally 

beginning ln the 

different' types of 

mort gage lending inst i tut ion 5, both formed dUrl ng the 18405. 

There were the mort gage 10an companies set up on commercial 

principles and the terminating building societies, frequent1y 

called mutuals, set up on co-operative principles 2o • Mortgage 

loan companies, as the name implles, were in the business of 

extending 10ans on the secur i ty 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 ta the commercial credit 

provided by the banks WhlCh was inherently short term in 

nature. Their niche in the capital market was the tinancing 

of real capital investments and fac,ilitating the transfer 

(i.e. resale) of such bxed assets 21 • Their clientele might 

lnclude land speculators, farmers, - builders, buyers of 

eltlsting buildings and even commerciéll interests who were 

interested in building 0[" expanding their-premises. Mortgage 

loan compan ies were, therefore, joint-stock or li ke 

corporations formeo ta provide funds in the broad c field of 

mortgage lend1ng. 

The other type of mortgage lending inst i tution was 

fundamentally different. This was the terminating building 

society. It WilS set up as a closed circle of investors who 

pooled thel r capi tal and drew on tbe collected funds one at a 
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time. When each membex: had ha'd his turn, tne profits were 

divvied up among them and the society was terminated 22 • The 

terminating nature of, such organizations was only a way stop, 

however, in an evo~ut ion that rapidly brought about other 

forms of mortgage lend i ng 
. . . \ 

InstItutIons. The ,most important 

change occurred in 1859 when the Canadian 'Goverriment brought 

in the Permanent Building Societies Act. Followi ng Bri t i sh 

precedent in 1846, the ne:w act embodied the realization that 

there were two groups of people in teres ted in deal 1 n9 1011 th 

building societies : non~borrowing members who were intérested 

in i nvest i n9 in them, and borrowing members who were not 

interested in investing in them 2l • A permanent building 

society was an ihstltution set up ta callect investment 

capital and lend lt. out to the bullders and buyers of redl 

estate as a purely commercial proposi tion. 

The new Act was a step forwa rd in the evol ut i on of 

mortga ge lending i nst i t ut ions because: 

... theoretically its life was perpetuaI and 
because it' began to accept deposits. Its life 
was perpetuaI because of an arrangement whereby 
a new group of members could begin a new c yc le 
of share payments on, the fi rst day Qf each 
month, in contrast to the former arrangement 
wherebya new member, if he wished to join a 
society after it had begun operations, had to 
pay up aIl past instalments .. A further 
improvement was that the duration of' -share 
payments was fixed, not indéfinite [Its 
capital! was revolving capital and its 
permanency depended on a steady stream of new 
members or of old members subscribing te a new 
cycle of shares. [Thus] the act of 1859 15 an 
important one, not only because it permitted 
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capitalization of shares, but also hecause it 
forrnally recogn ized the practl/::.e of soc i,eties 
taldng deposits and excluding bbrrowing me'mbers 
from profits H • ' 

Although termi,nating . building socleties 'were still 

possible, there was henceforth a new breed of building society 

which resembled joint-stock compani'es and hardly differed trom 

the traditional mortgage Ipan 'compan i es. The pract i cal 

difference, :lay in the fact thàt ,mort'gage 10an companles could 
, 

issue debentures, a valuable tool in attracting capital. Even 

that right was extended to an Ontar io permanent building 

society in 1873. After that the floodgates opened, and the 

larger bui Idlng societ.ies were al} owed to Invest in government 

securities 25 • The change was formalized in Québec in 1877 

wi th the passage of an act 26 • 

By the mId-1870s, permanent building societies and 

mortgage 10an companles were basica11y the same and the 

evolution continued into the 1880s with the formation of trust 

companies. There were more dlfferences between individual 

companies of whatever category than between categories as they 

were set up under a variety of governmenta1 jurisdictions:Z ï. 

Montreal had many mor-tgage-lending institutions during 

the 1866-18S'0 building cycle. They came from a variety of 

backgrounds,legally speaking, and were weIl rooted in the 

several dominant ethnie groups of the city. They also evolved 
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structurally during the course of the building cycle, sorne 

extending the scope of their buslness, others fading into 

oblivion. Montreal entered the beginning of the' cycle with 

seven inortgage-Iending instltutions, reached an all-time peak 

in 1876 wi th 29 societies and companies, and ended the cycle 

with 23. 

Following the basic st ructura l cleavage between 

terminating bui Iding societies on the one hana, and permanent 

buj lding societies and mortgage loan companies on the other 

hand, our Montreal institutions are separated into generically 

labelled "co-ope rat j ve" and "commerc ia'l" mortgage lend i ng 

institutions. The for:ner category includes building societies 

based on co-operative pr, .lciples where shareholders were 

members in 'a financial struct ure generally des i gned to 

accommodate the 5mall investor. These were often called 

mutual building societies. The other category includes a 

varietyof mortgage lending institutions operating on purely 

commercial princlples. These companies were general1y aimed 

at the bigger investot' and were proflt-oriented. 

CO-OPERATI VE MORTGAGE-LENDI NG INS'I'I TUTIONS 

The co-operativ~ building societies in Montreal fell into . ,-
two main groups: terminating buildings societies and trustee 

bui Iding soc iet i es. In the 1866 to 1880 cycle, of 21 new 
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co-operative societies, the majority came Erom the fran,çophone 

sector of the city [see Table 6.2J. While terminating 

building societies in OntarlO were on their way out by the 

18705, they seem to have been in full flower in Montrea12 a. 

The sudden emetgence of French terminating building soc5eties 

15 especiUly noticeabJe [see Fig.6.l). Perhaps a 1ag factor 

due le language waS the reason, since these were in~titution5 

of British origine Or perha~5 iy1'"'éi S due to the very receh t 
" --

nature of French-Canadian mass migration to Montrea1 2 '. 

Besides 
l ' 

being overwhelmingly French in.character, the 

social and spatial origins of the officers and dlrectors'of 

these terminating -building societies reveal a lot about just 

who among Montreal's francophone popu~ation was'underwritlng 

mortgages. Using the social class typology developed ln 

Chapter Pive, we find that 19.7% of the officers and directors 

were members of the bourgeoisie (merchants and manufacturers) 

. while 70.5% were members of the petite bourgeoisie. The 

latter cao be broken down into the following groupings: 34.4% 

were of the traditional petite bourgeoisie (grocers, dry goods 

storeOWJ1ers f ,deale rs, con trac tors, a 11 of whom owned the i r 

work premises); 21.3% ~ere professionals (advocates for the 

most part) who can be placed with the petite bourgeoisie by 

virt\,le of their. ownership or control over ·thei'r workplace; and 

finally 14.8% others were closely identified with the 

bourgeoisi,e and exerclsed a huge degree of control over 
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TABLE 6.2 CO-OPERATIVE MORTGAGE LENDING INSTITUTIONS 
MONTREAL 1866-1880 

TERMINATING BUILDING SOCIETIES 
Montreal city ~ District Bldg. Soc. 
Soc. de Cons. Canadienne de Montréal 
Société de Construction Montarville 
Société de Cons. Métropqlitaine 

OPERATION 
+1866-1868 
+1866-1868-+ 
1872-1'879 
1872-1880+ 
1872-1880+ 
1873-1876 
1873-1877 
1874-1876 
1874--1877 .. 
1875 
1875-1878+ 
1875-1878 
1875-1879 
1875-1880+ 
1876--1877 

NOTES 
a 
b,c 

Soc. de Cons. Mutuelle des Artisans 
Société de Construction du Canada 
Dominion Building Society 
Société de Cons. de Maisonneuve 
30ciété de Cons. de Saint-Jacques 
S)ciét~ de Construction Nationale' 
Soc. de~Qns. du Comté d'Hochelaga 
Soc. de Cons. du Coteau St-Loui s 
Soc. Mutuelle de Cons. Soulanges 
Soc. Cdnne-Française de Cons. de Mtl 
St. Mary's BuildIng Society 

TRUSTEE BUILDING SaCIETIES 
Montreal Mutual Building Society 
Provident Mutual Building Society 
Commercial Mutual Building Society 
St. Ann's Mutuel Building Society 
Irish Mutual Building Society 
Canada Mutual Building Society 
Imperial Mutual Building Society 
Victor ia Mutual Bui ldi.ng Soc iety 

NOTES a Was founded ca. 1863.' 

1867-1880+ 
1871~1880+ 

1873-1880+ 
1875-1880 
1876-1880 
1876-1880+ 
1876-1880+ 
187 9- H~80 + 

d 

c 

c 

b Was founded in 1857L (see Statut es of Quebec 31 VIC. 
cap. 40). 

c See Table 6.6 for reincorporation as permanent building 
societies under same name. 

d Name changed in 1877, ~ithout change in structure or 
status, ta Dominion Mortgage Loan Co. (Statutes of 
Canada 40 Vic. cap. 80). ' 

+ Means the company was in operation before or after 
our study periode 

Most building societies were incorporated in one language 
ooly. Those that dîd 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. 
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FIG 6.1 ETHNIe IDENTITY OF CO-OPERATIVE MORTGAGE LENDING 
INSTITUTIONS, MONTREAL 1866-1880 

TERMINATING BUILDING SOCIETIES 
1866 67 68 69 70 7J 72 73 74 75 76 77 78 79 80 
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NOTES F =:. Offlcers <.md directors h a v e F t- en c'h Canadian names. 
l Officers and directors have Irish names. 
B Officers and d1rectors have English or Scottish 

(British) names but may include a few Irish as well. 
* SOcletles were reincorporated as permanent buildIng 

soc i et ies. .. 
See Table 6.2 for names of Societies. 
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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 domi~ance by the French petite bourgeoisie 

especially wholesale and .etail grocers, denIers, and 

advocates is readily confirmed in spatial terms. Looking at 

the place of residence of these 79 dlrectors and offlcers, an 

overall pattern becomes very clear. A small part of 

Saint-Jacques Ward, speclfically 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 bourgeoisie 

during the latter thlrd of the nineteenth cent ury 30. A~~ther 

20% of aIl directors l1ved on adjacent streets ln lower 

Saint-Louis Ward, especially Sanguinet, Sainte-Elizabeth and 

Saint-Germain (German) Streets, and a further 15% came from 

nearby lower Saint-Laurent Ward and Old Montreal. Not a 

single director came from the anglo-bourgeois heartland in 

northern SaInt-Antoine Ward. 

l t would appear 

cl i rectors were not 

that most terminating building 

directly concerned with 

society 

housing 

construction. Only a few were found in the permit records. 

For the most part, shareholders of terminating build'lng 
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societies must have been interested mainly in buying used 

housing as an investmer.t as evidenced by the sudden expansion 

of, sueh societies between 1871 and '1875, when building 

activity was subsiding. Weare left with the impres~ion of a 

Freneh~Canadian peti te bourgeoi 5 i e emerging trom the 

Saint-Denis corridor to found a series of co-operative 

.building soeieties, with the intent of investing in post-boom 

housing as a means of furthering its economic progress. 

The trustee building soeieties were creations of the 

anglophone segment of the population, including the Irish. 

These societieshad two features distinguishing them From the 

terminating societies. They had long lists of directors, and 

officer's and '. directors turned over every two to four years. 

The other feature was thelr highly organized nature. AlI had 

advocates, notaries i surveyors and an auditor on retainer. 

with this',expertise, the finaneial aftairs of these societies 

seem to have been better managed than those of the 'French 
; 

terminating so~ieties where bankruptcies were frequent. The 

three trustees appointed at the top of each organization were 

the guarantors of clean operations, doubling the traditionally 

elected exeeutive 
-\ 

sec reta l'y-trea \urer. 
\ 

professional. \ 

The members of 

of president, 'nee-president and 

These societies were designed to be 

these trustee building societies alsÇ> 
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exhibited somewhat different spatial and social pâtterns [rom 

those : of the simple terminating societies. The ci ty 

directories give complete lists of the directors of aIl eigh~ 

societies. The first ,one to be founded, the Montreal Mutual 

Building Soc iety "had ,mi nori ty ,French part ~c ipa t ion on t'he 

board, while fiv~ others Were run by Ehglish and Scottish 
" 

directors. Th~ other two were exclusively Irish [see Fig. 

6.1.). They seem to have been formed nt regular intervals 

ovar the course of the 'building cycle. AlI were in operation 

at the end of the cycle. Like the terminatingouilding 

societles just examined, only il minority of the directors were' 

picked up in the permit records, signifying that most were 

probably investing in houses already built. 

The trustee building societies like the ter'minating ones 

were dominated by petit bourgeois ele~ents of society (44.6% 

of the 85 officers and àirectors' raced). They were dealers, 

grocers, dry-goods storeowners, and small merchants for the 

most part. The real difEerence 1ay in the participation rate 

of artisanal and working class e1ements. A mere 10% of the 

directo~s of the terminating societies, they formed a hefty 

37.7% of the directors of the trustee societies, guite 

competitive with the group of small businessmen. A 

'white-collar group of clerks and bookkeepers and a blue-collar 

group of skilled workmen plus â few independent artisans made 

up this lmportant 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 predi~tably mostly West-End 

residents. They lived in. wea}thy Saint-Antoine Werd north of 

Saint-Antoine Street (26%), in lower Sainl-Laurent Ward (17%) 

and in lower Saint-Louis Ward (12%). The southern portion of 

Saint-AntoiQe Ward appears 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 been used to further the economic interests of the 

petit~ bourgeoisie, both French and English. The cleavage 

between the two main linguistic groups appears complete. Even 
J 

their internaI.management" structures differed, the English 

ones being better organized and generally more successful. 

Yet not to be ove~looked ~as the size~ble participation rate 

by workers and artisans in English societies while the French 

working class was noticeably absent trom its co-operative 

societies. 

Th~ special Gase of. Sainte-Anne Waid should be underlined 
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because its residents contributed 50 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 Sa inte-Anne, wi th the St. Ann' s Mut uai Bui lding 

Society catering to the ward's Irish population, and the 

Victoria Mutuai Building Society, headquartered at Grace 

Church (Anglican), catering to ils English populationj1,~_, 
\ 

Arnong working class distdcts, Sainte-Anne Ward stands out \ 

aguin, as il did elsewhere in this chapter, Eor Its eXlremely 

10101 rate of repossession [see Table 6.1) and in Chapter Two 

for its extremely high rate o[ illegal housing. 

It 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 acquire homes, not invest in them. The French 

terminating soci~ties, on the other hand, appear to have been 

designed as investment tools and ~ay, therefore, have had an 

impact on east-end housing construction. Further research 

into these mortgage financing institutions is necessary to 

highlight their role in Montreal housing. 

COMMERCIAL MORTGAGÈ-LENDING INSTITUTIONS 

Tne evolution of the commerci~l institutions' parallels 
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that of the co-operative 
. . ,:;' 

soc l et les, except that the 

commercials entered the 1866-1880 building cycle with a much 

stronger base. They fell into three categories: permanent 

building 5ocieties, 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 expansion of 

p~rmanent buildin9 societies took place early in the cycle and 

tapered off rapidly as the boom peaked and subsided [see Flg. 

6.2). The permanent building societies 'and the mortgage-loan 

compùn ies were well represented by both 

communities. 

Mon~real entered the building cycle ln 1866 with two 

major English permanent, building societies f 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 perman-ent building society 

operations with the right to grant only mortgage Joans secured 

by rea1 property and ta invest surplus funds in eitrer bank 

stock or public securities l2 ; they transformed themselves lnto 

complex financial lnstitutions. 

In 1875, as the Montreal Loan & Mortgage ~ompany and the 

provincial Loan Company, these mortgage 10ao companies 
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TABLE 6.3 COMMERCIAL MORTGAGE LENDING INSTITUTI0NS 
MONTREAL 1866-1880 

PERMANENT BUILDING SOCIETIES 
Montreal Permanent Building Society 
Provincial Permanent Building Society 
Soc. Perm. de Cons. du District de Mtl. 
Soc. de Cons. Canadienne de Montréal 
Soc. Perm. de Cons. Jacques-Cartier 
Soci~té Pe~manente de Cons. Royale 
Socié~é Permanente de Cons. Mont-Royal 
Société de Construction Saint-Jacques 
Soc. de Co~s. du Comté d'Hochelaga 

OPERATION 
of 1866--1875+ 
+1866-18'75+ 
+1866-1880+ 
-+ 1868-1880.+ 

NOTES 
a 

1871-1880+ 
1872-1873 
1875 

d877-1880+ 
+1878-1880 

HOUSING DEVELOPMENT AND MORTGAGE LOAN ASSOCIATIONS 

a 
b 
c 

c 
c 

Montreal Building Association 1868-1880+ d 
Colonial Building & Investment Assoc. 1874-1880+ 

MORTGAGE LOAN COMPANIES 
Trust & Loan Co. of (Upper) Canada 
Crédit Foncier du Bas Canada 
Montreal Loan & Mortgage Co. 
Provincial Loan Company 
Crédit Foncier Canadien 
Canada Investment & Agency Co. 
Crédit Foncier Franco-Canadien 

-.-1866-1880+ 
1873-1880+ 

'+1875-1880+ 
+1875-1880+ 

1876-1877 
1879-1880+ 
1880+ 

e 

a 
a 

NOTES: a Reincorporated as a mortgage loan company with new 
powers'in 1875, the Montreal Permanént Building 
Society becoming the Montreal Loah & Mortgage Co., 
the Provincial Permanent Building Society becoming 1 

thé Provincial Loan Co. 

b Name 'chang~d in 1872 to Compagnie de Prêt et Crédit 
Fonciers without change in structure or status. 

c Converted from terminating building societies of the 
sa me name. 

d Reincorporated in 1878 under the name Montreal 
Investment and BUIlding Co. with expanded powers 
commensurate with those granted to the ColonIal 
Building & Investment Association. 

e Founded in Kingston in 1843. 

NOTE Companies incorporated under bilingual titles are 
llsted only under the language of their executive officers. 

SOURCES: John Lovell (ed.), Montreal Directory, 1866-67 to 
1880-Bl, 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 SOCIETIES 
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NOTES F Officers and directors have French-Canadian names 
B := Officers and directors have English or Scottish 

(British) names but may include a few Irish as weIl. 
* - Societies were reincorporated as mortgage loan 

companies. 

See Table 6.3 fOr names of companies 
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obtained the right ta invest their surplus funds in municipal 

and corporate debentures, Dominion 

and corpora te stoc ks 1 not j ust 

henceforth accept deposits like a 

own debentures. They could act as 

and provincial seeurities, 

bank stocks. They could 

bank and even issue their 

an agency and trust company 

with the flduciary powerS of holding and investing securities, 

mortgages, debentures and stocks, much like a modern trust 

company. Finally, they could acguire land and buildings, 

lease and sell and cven construct houses, though this latter 

right does not seem ta have been exerclsed J3 • In short, these 

two corporatlons, together wlth the Colonial Building & 

Investment Association founded in 1874 (which we will discuss 

later), were the first true trust cbmpanies in Quebee and as 

5ueh were precursors of the big trust company expansion of the 

1880s and 18905. 

It i5 smàJI wonder these two building soeieties gained 

sueh sweeping powers [rom the Quibee Legislature, once one 

âscertains who was on their boards of dlrectors. The 

provincial Permanent Building Society had Sir Hugh Allan as 

its president, transatlantlc and lnland shipping magnate 

without equal, railway lnv~stor and head of the first Pacifie 

rallway syndicate, presIdent of one of the largest Canadian 

banks 1 the Merchants t Bank f of the Ci t i zens Insurance & 

Investment Company, of the Montreal Telegraph company, of the 

Montreal Warehousing Company and of a hast of cotton and, 
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woollen mills and mining companies, plus innumerable other 

directorships34. 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 5ainte-Cun~gonde. 

The other building society, the Montreal permanent, had a 

blue-ribbon list of power fuI merchants on its board. 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 Caverhill, one of the 

ci~y's big griin and produce merchants, Fr~derick Kay, owner 

of one of the large dry goods importing firms, Henry Thomas, 

whol~sale dry goods merchant and preside~t of the New City Gas 
1 

Company, and A.W. Ogilvie, the flour milling magnate and grain 

merchant. These two buildIng societies obviously had clout in 

the financial' and politieal arenas. AlI their officers and 

direçtors, save three, lived in wealthy Saint-Antoine _ Ward 

north of Saint-Antoine Street. 

The francophone sector's credit instruments appear .to 

resembl~ one another. What we saw with its terminating 
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-/ 

building societies seems ta hold true wlth its, permanent 

building societies. It i5 not quite sa ea5y, however, ta draw 

conclusions based on the ownership or these firms as we did 

with the Lerminating 50cieties. with the~ exception of the 

Société Permanente de Construction du District de Montréal, 

none ilsted thelr directors ln the Montreal Directory. 

However, if their officers can be deemed represeotative of the 

group, they were run by a petite bourgeoisie made up of 

commercial businessmen, professionals drawn from the 1ega1 

profession, and sènio~ managerlal people. Most 1ived in the 

western end of Saint-Jacques Ward, essentially Saint-Denis to 

Saint-Hubert Streets. 

The francophone element of the population entered the 

1866-1880 building cycle with only one permanent building 

society and no mortgage 10an companies'~" The fact that one 

institution changed its ~ame ~9 tfi~ Compagnie de Prêt et 

Crédit Fonciers in 1872 did not in any way make it a mortgage 

10an company as it was afchange in name on1y and did not come 

with any new powers or privileges 35 • Three other permanent 
-:;1 

building societies came Into b~ing by converting the capital 

of their terminating building societles ioto fixed capital J6 • 

Finally, three more bUllding societies were founded as 

permanent ones although two of them failed within a year or 

two [see Table 6.3). All these permanent bulldlng societies 

operated with the simple poweçs granted by the 1861 Building 
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50ciet~es Act and 

loans secured by 

its predecessors, 

rea l property 

allowing only 

and very 

circumscribing their Investment of surplus cash. 

mor tgage 

carefully 

Two mainly francophone mortgage loan companies vere 

founded during the buildIng cycle. One Eailed while the other 

survived [see Table 6.3}. The survivo!", The Crédit Foncier du 

Bas Canada, was an innovation on the Qu~bec capital market J ? 

and was designed to compete with the Ontario-based Trust & 

Loan Company of Upper Canada 36 , This new company had 

important backers from both the French and English éli tes in 

Montreal, the French ones being numerically domInant. For 

example i the Honourable Char~es wilson, a merchant and former 

mayor of Montreal, and senat::>l" of the Dominion Government 

obviously had political connectIons. Both he and Charles S. 

Rodier J a merchant and manufacturer, were no strangers to real 

estate development judging by what is known through the 

permits and through their earlier careers .. 

The backers also had links with other finanèial 

institutions t particularly other building societies. Alfred 

Larocgue was a director of the Montreal City & District 

Savings Bank and president of the Artisans Mutual Building 

Society;~. P. Ryan, a merchant and a member of the Québec 

Legislature was vice-president of ~he, "Artisans n
; 

Jean-Baptiste Lafleur, an advocate, was Secretary-treasurer of 
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the "Artisans" . Thomas Caverhlll, an importan~ graIn 

merchanti, was a150 vic~-president of the Exchange Bank of 

Canada anà a di rector of the Mon trea l Permanent BuildIng 

Society. Interlocking 'directorships with other building 

socleties and financial institutions were important features 

of mortgage lending institutions. Each buildIng society or 

mortgage 10an company for' which we have lislS of directors 

tea t ures t wo and sOlTlet Imes more members who we re on L he boa rds 

of other b'_lilding societies and banks. Bank connec t lons Vlcre 

undoubtedly crucial. 

The Crétllt Foncier du Bas Canada was limited to le,ndll19 

first mortgages onl y 1 but could a1so ma ke loans to 

munI c ipai i t ies, corporations and "fabriques" (pariSh church 

stewa rds) . Tt could issue debentures and take depos-its. Its , 

key role was the grant ing of long-term (up to 50 years) fully 

insured fi rst mortgages. Two other' mortgage loan compan ies 

jOlned the frar at the very close of the building cycle - the 

Canada Investment and ~gency Company and the Crédit Foncier 

Pranco-Canadlen. 

The, thHd ca tegory of the mor tgage C 1endi ng fi rms were the 

housing clevelopment corporatlons. - The Montreal Building 

Association was the first and was founded in 1868 by wealthy 

backers with the express purpose of bu'ilding houses( something 

which it subsequently did qUIte weIll'. Although the building 
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activities and boards of directors of tillS and the second 

development firm the Colonial Buildi og & lnve stmen t 

Association -: have been discussed earlier [see Chapter Five], 

their more purely financial transactions must be mentioned 

here. 

There 1S little eVldence on which to farm an idea' of the 

mortgage lending activities of these development associatIons, 

although they wc!'."e empowered to' extelld sueh funding. .Ir. 

addition to the many clauses dealing with 'lan? a~quisltjon and 

hOllsing development, the Montreal Building Association was a 

ITlOrtgage lender. l ts market, however, was probably as 

restr icted as l ts developmenl area wealthy upper 

Sa int -AntOl ne and séint-Laurent Wards.' An interesting 

breakthrough in mort,gage lending occurred when the Colonial 

Building & Investment Association was incorporated in 1874. 

Here, for the firs't time, a mortgage lending company in Qu'ébec 

wès,given f iducia ry powers similar to those ,of a true trust 

company60. This was the breakthrough that - the Montrerl 
, \ 

Permanent Bui ldi ng Soc l et y <l.nd the Prov lnc'i al Pe rmanen t 

Building SOCIety seüed upon in 1875, thus forming the nucleus 

of Québec's new trust'company industry., ,Finally, in 1878, the 

Montreal BUIlding Association, after a successfLll ten years of 

building single-famlly houses, sought for 'itself the ne .. 

privi leges granted the 'ot~ers under the name Montreal 

lnvestment & Building Company" 1. 
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SOURCES OF FUNDS FOR HOUSE CONSTRUCTION 

'1'0 bet ter unàerstanà the role an these build i ng soc i eUes 

and mortgpge 10ao compan i es played in housiog construc t ion 1 
1 

let us reter aga in to Goad' 5 1881 Atlas of the f.U.Y of 

Montreal. G roupi Dg the Frencr-Canadian lermin,ating and 

permanent bUIlding societies, we find that vlrtually aIl their-

names appear ln it. All owned prope~·ties WhlCh had been 

repossessed. Beyond the exp~cted concentration of propertie:; 

in the francophone East-End, many of these building societies 

appear on residential properties ln the West End, includ109 

Sainte-Anné Ward. They are absent only from the wealthy area 

Qear Mount Royal. The overwhelm·ing majority oi these' 

repossessed prope'ft ies anywhere in the ci ty we'fe new houses 

built during the 1866-1880 building cycl'e. l t i 5 therefore 

reasonar-le to suggest that these financial institutions were 

heavily engaged 'in the financing of housing construction. 

These francophdne terminating and permanent bu~lding 

socÎeties had developed almost from scratch at the beginning 

of the building boom. They undoubt.edly played <i crucial role 

ln housing development at least in ~ast-end Montreal. They 

were basically creations of the Fr e n c h pe t i te bourgeo i s'ie, 
( 

both commerclal and professi.onal elements. Their 10an market 

obviously was the fast expanding f'rancophone worklng-çlass 

suburbs and se~ondarily the ~est-end working-clas5 districts. 
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These societies seem to have been aIl conceived and controlled 

in the few blocks areund Salnt-Denis and Salnt-Hubert Streets 

south of Ontario Street. Il is probably not too far trom the 

truth to say tha t l~rench- Ca nadi an professlonals and 

businessmen played a large role in financing the new duplex 

townscape. 

On the anglophone side, excepting the trustee building 

soc ieties which do not appear le have been involved in new 

house conslruct lon l a 5mall number of permanent building 

soc ieties and mortgage 10an companies stand out. - 'These 

permanent buildIng societies, together with the two hoù'sing 

development corporations, transformed 
1 

themselves structurally 

to form the riucleu5 of a now trust company industry. Thei! 

ownership was ln the hands of people who were'members oi 

Montreal's anglophone élite and were either. part of or close 

to the organization of Canada's capital eco'nomy. Th'ey- had a 

major impact on new house construction. 

The Dùmes of the Montreal Loan & Mortgage Company and the 

Prov i nc ia1 Loan Company (both {ormer permanent building 

soc i et ies) and t he Trust '& Loan Company of Canoda appea r 

frequently on repossessed propetties across the city iti, 1881. 

They were active, everywhere' but no~here more than in the. 

newest housing districts.- The powerful ~nglophone bQurgeoisie 

seems to have competed in the same areas and in 
\ 

the Same types 
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( 
! , 

of housing as the French petite bourgeoisie. These 
J 

English-speaking merchants and industrialists were apparently 

no mor'e strangers to the vast, new east-end townscape of' 

duplexes than were the French building society dl rectors of 

the Saint-Denis Street arca. Big metchan t - industria li st 

capital definitely seems to have found its way into th'e hands 

of the small-scale French-Canadian bui1der. 

But lest the role of the building soc iety and the 

mortgage 10ao comp~~y in 'Montreal be exaggerat'ed~ i t might be \ 

wise to recall Edward Neufeld;s analysis of mortgage lending 

institutions in Canada: "M0rtgage companies in general by the 

1880s had experienced phenomenal expansion, accounting for 

about one-quarter of the of a11 financial 

intermediaries or, about half as large as the chartered bûnks", 

Yet he assed:s that the industry 'lias concentrated in Oh'tario 

,in such a way that "in the year 1888, for example,' 92% of the 

lasse,ts of 78 loan,~omP.anies (which represented nearly all of 

the- companies) arase from business in ,Ontario" 2. For a city 

of its ,,':ize, Montreal did not have that many mortgage lendjng 

ihstitutions. Th,e total at the end of the building cycle, w.'" 

24 socleties and, cornpanies in 1880: but three were ln 

liquidation. 
, J 

For a city of 
r ' 

17-0,745 people including' suburbs, 

21, active mortgage lending firms, at a time when such 

instituti.ons 'were ,suppos'ed, ta bè at thelr historical,clirnax, 

was not an impressive total.' We will compare these figures 
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with building societies elsewhere in the English-speaking 

world at' the end of the chapter. 

Besides the Ontario case, we have a fe'f/ building sG.,ciety 

statistics for other cities in the En91ish-~peaking-wbrld. To 

ta'ke a geograph i caly l,:''lote example, Victoria State if); 

Australia, which essen t L;dly ,ns' the Ci ty of Melbourne, 
1 l' 

registered 158, buildi!1g societies ;I~ ';,r,74 aceording to the 

local Buildirrg Soeieties Acte.:I. Closer to 'home, 148 buildin.g 

associations were cha rtered bet ween ] 860 and 1869 ln 

Philadelphia while Montreal had about elghL. By 1876, whi le 

Montreal had 27 building sod eties and mortgage 10a'n 

eompanies, Philadelphia had at least 450 assoCiations in 

active operation··. 

In Baltimore in 1899, a eity of just Over 500,000 people, 

there wer:e sorne 250 to 300 active building societies. 

Their capital,was entirely local and often very 
small. Their members were chiefJy artisans and 
mechan ics, mi 11 and f actory hands, somet imes 
laborers, often women. Some associations were 
based on ethnie solidarities Sorne were 
assoeiated with a craft or shop •.. While an 
investot class and institutions such as churches 
held the ground rents, the working class 
cont r i buted the larges t share towa rd fi nanc ing 
the houses through the building and loan 
as,soc iations. s. 

Montreal was a long way off f rom any of these models. Exact ly 

why rem~lins' something of a pU,zzle. 
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Like in Baltimore, the R'oman Catholic c)1urch played a 

very conservative- role in urban deve~opment ~ The Church waS 
, 

an important landowner, in"Montreal, especially its religious 

orders~ Huge estates given to these 'orders in the early days 

of the colony were located in st~ateglc areas of 

nineteenth-century development, primari l'y in we s~-end 

Montreal". While the",Church in Baltimore derived large sums 

from its ground rents, it js known· that the Church in Montreal 

derived large sums irom the subdivisior and sale of building 

lots on these estat~s·1. Bqt neïther made ù'serious attempt 

to build orto finance construction. 

l t i 5 apparen t tha tas i 9\1 if l cant amount o~ mortgage 

financing came from elsewhere, outside the rèalm of capitalist 

financial institutions., The search for mortgage lenders , 

final~ynarrows down to individual lenders u • The local 

lumber merchant, the neighbourhood doctor, the widow these 

were the kind of people with surplus -fundS, : who were wi11ing 

ta invest them in a conservative manner on the securÙy of 

something real, something palpable, s<;Jmething' with obv~ously 

accru~ ng '{alue - land and the buildings erect'ed thereon. 

Neufeld notes the process in the context of 18405 Upper: Canada 

(Ontario) : 

This demand for credit was Eirst catered to by 
the local inve5tO[ through ,barristèrs and 
solicitors, somewhat, in thE! 5ame manner as the 
local pd va te ban ker prov ided commerc ial ba nking 
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facilitie~. But the lawyer acted primarily as a 
broker between bor rower and, lender and, of 
course, as a legal adviser 4 '. 

Exactly the same could be said for M~ntreal/' îndeed for all of 

Québec, by,substituting the word "notary" for, "barrister", 

"SOllCÎtOr" and "lawyer"., Québec's notarial system provided 

the tool for matching up lender and bortower. 

F J NANC 1 NG WORK l Np CLASS HOUS 1 NG CONSTRUCTION - A CASE s'rUDY 

Ultimately it .. 5, ln notaL"iill documents lhat the real 

sources of mo~tgage funding can be unlocked. One route 15 to 

track the clealings of a particular building society, or a 

known individual lender, through the Notarial Archlves, once 

the identity of the lender's notary 15 ClscertClined. Another 

route is to conduct a search through the notarized deeds', 

organiz'ed by property, at the Distri~t Registry Office. We 

chose the latter route. 

The aree çhosen 15 in the midst of the rno5t intense zone 

of housing development during the 1866-1880 building cycle ~ 

east-end ty10ntreal north ot Sainte-CatheLlne Street. That 

slice of Sa ~nt -Jacques and Sa i nte-Mar ie Wards from 

Saint-Hubert to Papineau Streets running up to the Sherbrooke 

Street escarpment was almost wholly built up during this 

building cycle. l t waS built up to . ê\c~ommodate the swelling 
. 

ranks of .French-Canadian workers. Pract ically every str'eet 
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was built on Montreal' 5 standard housing model, the two 6r 

two-and-a-half storey duplex, usually ln its quadruplex 

configurat,ion. wolfe Street, between Ontario and Robin 

Streets, was arbltrarily chosen to represent thedistrict 50 • 

As both sides ot the street were ostensibly idenqcal, the 

west side was chosen for the deed ,search. 

The story begins in April, 1871, when the executors of 

the Louis Boy~r estate sold part of lot 974 to Augustln and 
( 

olivif;!r robert for, $13,000 ($1000 down payment and Cl l~-year 

mortgage at 6% the first year, 7% ror the remaînder). The 

purchase was fot -90,105 square feet (8371 m2 ) of land, future 

wolfe and Robin St.reets l-ncluded~ It was bordered by Ontario, 

Amherst and Mignonne ~treets, and the lot li~e between future 

Wolfe and Montcalm Streets . The transact i on seems to have 

been concluded between suppliers and buyers ,of provisions. 

Boyer's sons, who were the executors, were part owners of 

Boyer 1 Hudon & Co. 1 produce, provïsion and grocerY 

in the whoiesaling diqtrict of 01d Montreal; Aug ilnd 

Olivier Robert were each owners of a grocery, 

store along SaInte-Catherine Street west of 

d l iquor 

thei r --"!and 

purchase. The Roberts also dabbled in housing co~struction as 

we have ·permits for three dif~erenl buildings each, mostly 

flats over, shopsi located near their stores and' near their 

Wolfe Street purchase, aIl 9uilt between 1868 and 1870. 
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The next transaction 'occurred in May 1872, about a year 

later( when the Roberts subdivided'their parcel into 

and 21 K 70 foot lots (.6.4 x 20.)'m and 6.4 x 21.3 

21 x 66 

m) and 

extended Wolfe and Robin Streets through their land. The 

purchase and subdivision were tunely as the permits show that 

houslng development was,sweeplng 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 501él 

between June and August of 1872. O'nly two of t11e lets did not 

sel1 immediately. 

The first houses were built by Olivier Robert himself. 

His 'h'ouses 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 a11 OVer 

'the- entire district and his lot purchasers fo1'lowed suit [see 

Fig. 6.3}. 

Olivier Robert held anta the two quadruplexes for several 

years. He rented t~e flats ta, shoemake'rs, a baker, a sailor, 

a carpenter, an engineer (machinist), a çlerk and a teacher. 

Aside from this,renta] income, he mortgaged the houses late 

that year. He garnered $1800 for four years at 8% from Mary 

Cushing, widow of the late Canfield Dorwin, a prominent 

broker, and $2000 for ten years at 7% from the Sociéte de 

ConS'truct ion Montarvi ile, both on the security of~he ,houses 
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FIG.6.3 FOURPLEX ON WOLFE STREET 
\ 

An examp1e of the typical fourplex bull t 
on Wolfe near Ol)tario in the early 18705 , 
Saint-Jacques Ward. 

-241-



and the land on WhlCh they sato No doubt he had other real 

,estate projects elsewhere, because as a further demonstration 

of how he could squeeze i nvestmen t capi tal out of hi 5 aS sets, 

he managed to obtain a large mortgage of $10,000 for five 

years at 8% in June of 1873 from the Trust & Loan Company Of 

Ca nada on the st reng th of the 

lot sales. He certainly waS 

under his feet. 

debts (ed him from many of his 

not al)owing any grass to grow 

The Roben:s' lot purchasers did not fare qui te 56 well. 

Th~y, were a mixture of workmen involved in the building 

trades, and small retailers and local businessmen, precisely 

the sorts of people who dominated the building permit records. 

They were drawn from the working class and the petile 
o 

bourgeoisie, in roughly~.-eq.ual nutnbers.. Twelve lots were 

purchased by pe~ple whose occupations were carpenter, 

plasterer, painter and joiner, wh He twelve more were bought 

by people l isted as a merchant jeweller, the wife of a 

hotelkeeper, a dealer from Laprairie, il brick contractor and a 

"rentier et commerçant" (gentleman and dealer). 

-The terms extended t 0 qll buyer s were much the same-

$400 pe r lot ($700 for t he lot 5 ~ea rest On tario Street, an 

important artery of mixed land use), no down- payment reguired, 

wi th 14-year mortgages fo;- eady buyers, 12-year' ones for the 

others, all at 7%. AlI buyers were requin~d to build within a 
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year and we're f orbi dden to erec t tan ne ries, soap or candIe 

facto~ies~l. The lots l'lere mostly sold in foutsomes, with 

most purchase!:'s teaming up te make the purchase'. For example, 

Narcisse Recette, the brick contractor, went before the notary 

with Alphonse Sai.nt-Jean, a plasterer, each te buy two lots. 

Together they could pool their respec.tive building skills and 

contacts to complete each other's quadruplex.' In anot.her 

case, Joseph and Cal ixte Richer, presumably brothers and both 

painters, purchased adjacent lots and borrowed from the same 

sources at the same time. These unofficial partnerships are 

entirely conslstent with the buildlilg permit flndings ln 

Chapter Five , ... here evidence of family links or of mutual help 

arrangE>ments through complementary sk.llls were uncovered. 

The first sign of trouble eccurred very early, by, August, 

1872. pierre piché, a carpenter, transferred four Jots, tw'o 

t' ,Jean-Bapt i ste Houle, another carpenter 1 and two to Alphonse 

Pauzé, d. dealer. Eac)) of t.he buyers took over the debt owed 

ta the Roberts for the land. Not a cent had been paid on the 

land nor did piché register a penny of' proflt on the 

transactIon. Obviously he had been unable to line up 

flnancing 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 

bulldIng underway, handed over two lots to Elie Archambault, 'a 

joiner, with no profit on the transaction. 
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The remain:ing buyers proceeded fairly rapidly to !ine up 

mortgage financing for construction, given the st ringent 

building deadline. Seven of the eleven buyers took out loans 

with the loc1l1 lumber dealers Alfred Roy & Fils, for sums 

rangin9 between $300 and $500 per quadruplex, (always with no 

interest for the first three months, and 8% thereafter with no 

fixed .term to the debt which was secured by the lots). 

Presumably this 10an was ta tacilitate the acquisition of 

materlals. Heuses in Montreal were built with two-inch thick 

(5 cm) solid plankwall constructIon. Bricks were required 

only for the tire walls and the veneer. Montreal houses were 

[eally heavy wooden houses, hence the importance of the local 

lumber merchant. 

The Roys were astute businessmen used to dealing wlth the 

poorly capitalized builders typical of the area. By offering 

no- i nt,erest leans, they gua ranteed the bui Iders ' patronage. 

This allowed the builder te use the materials absolutely free 

of charge, 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 !ine up further financing, then the Roys" as 

second 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 allowed by the 

Roys to the builder gave him the choice of payi~g off the loan 
c, 
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ln fa:irly 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 

soci~ties anywhere from two weeks to two months after the Roy 

mortgages. Unllke today's mortg~ge tinancers the. bUIlding 

societies were wiJllng to extend mortgage financing on 

properties that were already tWlce ehcumbered. N~ lthe r the 

Roberts nor the Roys were paid oU at the tlme the bUIlding 

Socletles drew up thelr mortgage deeds. In SIX cases, It was 

the Soci~t~ Permanente de Constructlon Jacques-Ca rt ier 

ex::endlng the fundlngi the seventh one was the SocIété 

Permanente de Constructl~n Royale. Each bUl'lder obtainecl 

between $1100 and $1200 for twelve year's at 6% lnterest. The 

seventh bllllder obtained $1000 for only 6 y~ars· at 7%. 

What followed in aIl seven cases. was flnanclal rUIO. 

Alphonse I:'a}Jzé, the dealer, and Philomène }?étollrnay, the wife 
c , 

of a hotelkeeper, had to han·, tf{eir propertie.s, complete with 

quadruplex, bôck to the buIlding society. The transactIon was 

,recorded as, a sale equal to the amount stillow1ng on the 
, , 

mortgage r presumably ta prevent a formaI de faul t where the 

building society might ' have had to flght other credltors for 
, 

the equity. In the Pauzé case the buÏlding sOcIety assumed 

the $2024.64 debt owed It, the entire $800 debt owed the 

Roberts, plus a small sum owed the dt y for a sewer connection 
, ' 
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on Wolfe Street; it acguired title to the land and a 

quadruplex still lacklng its brick veneer. In t~e Bétournay 

case, the buildIng socq:~ty assumed the $2224.88 debt owed It 

,and acgulred title to the land and what appears to be a 

5~bstantially flnished quaàruplex. 

~lea!}-Baptlste Houle, the carpenter, had to hand hlS 

prope r ty over to AH red Roy 1 the second mortgagor 1 in Apri l, 

1873, with the one-year deadline almost UPi no mentlon \\las 

made \ oi any bullding on the land but undoùbtedly sorne 

construction had taken place. 'l"he tran~actIon was recorded as , 

a sale, agaln to protect the mortgagor's inte!:"est in the 

eguity, and Roy agreed to take over the $800 mortgage owed ~o 

the Roberts and the. $1100 mortgage owed to the b'ui1ding 

society. Three months l~ter, Roy sold the property, co~plete 

w ~ th quadruplex" to Pa t nc k Jordan and Françoi s Bénard, othe r 

lùmber ~ealers, for $2000 plus the assùmption of the $800 

mottgage belonglng to the Roberts. Jordan and Bénard were 
, 

apparently' lnvolved in all stages oi the building industry. 

They sold materials through thelr lumber bU5ine~s, they built 

houses themselves, and they boug}1'b' ne", 'rental propert1es as ln 

the present caSe. 

Three other builders had ta seli thelr properties with 

partlally complete'd <]uadruplexes, to outslde parties. In each 

case there was no profl t, but the buyer assumed the 
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outstanding debts. In one case, OlIvier 

jeweller, had to baIl out ln SeptE::mber, 1872, 
\ 

Goyette, , the 

only one month 

after obtaining financlng, while Elzê~r Augê~ a joiner, quite 

possibly working for him, took,over the $2824.64 of debts owed 

to the Roberts and the building society. He successfully 

completed th, bullchng. Joseph, Richer" the paloter,' h<l<l to 
c 

sell hlS property and aIl its mortgages to Fran,cois Martlneau 

i~ August, 1873. The other palnter, Calixle Richer, sold to 

Pascal Hébert dit Lecompte, a càrpenter. ThIS turned out to 

be a night,mar€ for ,Hébert where the buiJding contractor, 

Ferdinand Gagnon, took out a lien on the property. It was 
1 

even'tually seized and sold dt a sheriff' 5 salè to the bullding 

society. 

The seventh and last of the unsuccessful builders was 

Jean-BaptIste Marchand, a carpenter,and joiner, who lost his 

property Including an apoarently finished quadruplex thr-ough a 

seizure and sheriff's sale to the lot vendor A~gustin Robert 
\ 

in November, 1873. The same 'day Robert sold the quadruplex te 

Henri Pépin, a notary. Thus was the street bUllt up chlefly 

th r 0 ug h a st ri n 9 0 f fa i lu r es. 

Sorne builders did~- however, manage to c9mplete their 

pro]ects successfully. - Were they in any way dl ffer,-ent f rom 

the others? 'lnterestingly, all three of \:he builders who 

completed their proJects wltheut financial rUln, had gone 
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directly ta a building'society, the Société 'de Construction 

Canadiennne de Montréal, ta negatiate substantial mortgages ~n 

crder, t,o payoff the lot vendors and finance constrlic,tion. 

One can infer as evidenced by ,the financing they obtained! 

that their ,cred1t standing was higher than the others. 

,N~~cis~e Racette, a brick contractor, Elie Archambault, a 

joiher, both of whom appear in the building permit records for 

other projects nearby, ~nd Jean-Baptiste Fortier, a dealer 

trom Laprairie,·borrowed between $1800 and $2200 for 10 or 12 

,xears at 6%, ror the constructlon of each of thelr 

quadruplexe!':; . Fortier, leased his buildlng out for a 

neighbourhood schoel during the winter of 1872-73, then sold 

it for housing the following spring. Racette and Archambault 

held on ta their p~opertjes for several years extracting 

rentaI incarne before disposing of them. 

Only one other bU1lder remains to be deait with and he 

constitutes a specipl case. pi erre Sa i nte-Ma rie, "gent leinan" 

and deale,r, was the buyer of the $700 corner lots. He also 

bought the adjacent lots on Amhersb Street behind. By 

locating at the intersection of Amherst aon OntarIO, twa 

important rnix~d commercial-resi8ential stre~ts ln e~st-end 

Montreal, he held property;Jf potentially high value. He 

chose ta concentrate on the Amhe~st rather than the Wolfe side , 

of his purcnase, turnln3 the lots around to face Ontar10 

Street. He lined up $129° interim one-year mortgag~ financing 
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at 8% with Benjamin Limoge, a '"bourgeois", while h~ wes 

building his three-storey buildings on the corner of Ontario 

and Amherst. He must have previously obtained financing 

elsewhere on sorne 'other sec ur i ty. One yea! la ter he 

remortgaged the property, with its completed buildings, wlth 

the'Société de Construction Métropolitaine, of WhlCh he waS a 

shareholder, obtainlng $3000 loao interest iree. He never dia 

build on Wolfe Street but this does not seem ta have caused 

aoy problem with the Roberts. 

Exc1uding,Sninte-Marle's four lots and the two which did 

not sell, the Wolfe Street sample yields :24 .lots on whic:h 

construct ion of" twelve quadt"uple~es took place. - Of the 

successful completions, two qua~ruplexes were b1..ll1t dlrectly 

by Olivier Robert; one of the subdividers, and three more were 

Fort ier 1 Archambaul t and Racet te. 'l'he seven 

remaining quadruplexes were not completed by the permit 

holders, that,is, the orIginal builders. The factor that 

seems to separate falled tram successful bUllders 1S bUl1dlng 

experience. Not one of thefalled builders crop up ln th~ 

per(mit records for 1868-71/1873~77. Apparently these were 

fi ['st and lest. ventures for them aH. Conver sely 1 the 

successful builders, except Portier trom Laprairie, do appear 

in the .permit records, once or twice prior to their 1872 Wolfe 

$'treet developments. The general finding in Chapter Five of a 

city b~ilt overwhelmirigly by small-scale builders, and more 
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particularly by one-time onlybuilders, 1S confirmed here in 

the case study. 

The residents of Wolfe Street were overwhelming~y of 

working class background. Of the 48 new residents listed in 

the 1873 and 1874 directories aS Inhabiting our 12 fourplexes, 

35 \>INe clearly of the working class, al,most a11 ln blue 

collar trades {shoemakers, joiners, carpenters, stonecutters 

and layers, 'ca'rters, sallor, painter, plasterer, tai10r and 

labourers} with a handful ,in white collar jobs'{teachers, t)ost' 

ofhce cle,r'k). Ten other residents mignt be qualified as 

being peti,t ,bourgeois or artisanal (grocers, bakers, butcher, 

contractor, blacksmith, ,jewellerl and the balance comprises 

three widows. ,Only two of the quadruplex builders aètually 
r' 

nppeared amon~ the residents. 

What thisanalysis of the legal ' documents on ,the 

'development of Wolfe S,treet reveals, with its astonishing 

'number of proper,ti~s repossessed by'financial institutions, is 

that the 1881 G'oad atlas study shows but the tip o~ the 

lceberg. It' i s intet-esting to note that repossessions by 

corporate tinancial interrnediades in '1881 were 'equal to 4.2% 

of all reSlc,de!"tial buildings in Montreal {see Table 6,1]. If 

we ,isolate only thoSè districts dominated by new construction 

durlng the 1866-1880 buildlng cycle, then an even more severe 
.. ....... ' .. ~ 

picture emerges" espeçially with regard to the contrast 
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between new 6igh-rent districts and new low-rent districts. 
, 

While in the ne~ rich districts,corporate repos5es~ion5 

represented slightly over, 1%, in the new poor districts, 

between 4 and 17 percent of, the houses had been repossessed by 

financial institutions in 1881. In our. East End area, the 

picture was even more stark, bet~een. 9 and 17 percent 52 • ,Yet 
• 1 

our Wolfe Street sample demonstrated: that a larger' share of 

properties were either seized by individuai mortgage len~ers 

5uch as Ro~ or Robert, or unloaded at a 105s onto a new buyer 
, 

willing' to tijke on the accumulated debts. Thi 5 leaves no 

doubt that Montreal housing was undercapitalized. Yet 

somehow, with one mortgage on top of another, and often with 

builders changed in mid-construc~ion, ~ousing got built. 

HOUSING CONSTRUCTION FOR OtHER SEGMENTS or THE MARKET 

ln cdntrast to the finançial fiascos that surrounded 

housing construction in working class Saint-Jacques and 

Saint~-Mari~ Wards, dealings in new "middle class" suburbs 

like-par:ts of upper Saint-Louis Ward, or in_ the ,hearOand of 

,bourgeol~ Mon~real - upper SaInt-AntoIne ~a~d - vere much more 

tranquiL l,n u~per Saint-Louis, on Cadleux 1 Laval, Drolet and 

Salnt-Denis ~treets, where developers created a single-famlly /' 

hbuslng enclave, 1arger scale operators dominated prod~ction. 

One of the 
(\ 

largest such developments occurred 0)1 Drolet-
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Street. A consort i um of raal estate speculators, in a rare 

case of involvement in housing construction, had a row of 45 

houses built, 44 littl~ Gothie cottage!:? 'and one two-store~ 

duplex [see Fig. 6.4}. The process w~s orderly. Ben jamih 

Comte, a "bourgeois" acc6rding to the deeds, a financier', 

president bf the Mutual Flre Insuranee Company, ~o~muted his 

huge tract of land in the North End of ùll seigneurlâl fees in, 

Oetober, 1871, thereby translating it into the ",f~a,r;c -, aleu 

roturier" reglme or freehold ~ystem53. ThlS event signâlled 

that he waS reùd~ to sell. 

A consorti um of four members of the French-Canadian 

él i te 1 purchased the land in February r 1872, r 19ht at the peak 

of the builèing boom. The purchase 'priee was $120,000 for 

4,275,690 square feet (397,212 ml) , wi th a $40,000 dO\>ln 

payment and 6% interest on the balance 1 plus a three cent 

s'urcharge on èyery squa re foot so'ld for building lots, 

eventually adding $128,271 to the purchase priee. This meant 

a full purehase priee of 6~ a square foot ,(63e per m;!) as 

opposèd to l4e a square foot ($1.55 per ml J for, the nob~rt 

property discussed earlier. Of coursè, the Comte property was 

50 times larger. The lower priee may be attributable to the 

scale of Jhe purchase, and to the fact that the land was 

f urther f rom the, eentre of economie act i vi ty; ùansl~t i ng' into 

lower land values according ta elassic land value theory. 

ActuÇ}lly, the Comte purchase was éven 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 Drp1et near Roy, Saint-~ouis Ward. 
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conslders that half did not have ,to be pald until the lots 

vere sold~ Thus the origipal capital outlay was a mere le a 

square foot ('31t per. m2 ). 

Gustave Drolet and Sévère Rivard, both advocates, were 

part 'of the consortium, while Mic,hel Laurent was a prolific 

and well-known arch.ifect, (de5ig~er of severai Important 

rr,ench-Canadla'n owned downtown buildings as well as much 

-housing, including, of course, thlS ,row). The fourth memb~r 

of the group was FerdInand David. Dnglnallya palnter, .he 

becamé a highly ,successful building contractor during the 

18605" dt y alderman' and member of the prolli.ncial, parliamelit 
, 

at the time of these real estate undertakings 54 • These people 

had money" professiol)al know-how, and political connections, 
, 

the d:ght recipe fot successful r,eal' estate ventures. 

The ~onSortium filed subdivision plans lQ March, 1872, 

for the Montreal portIon 'and in December, f or the Villagf:" 

Saint-Je~n-Baptiste portion~5. At the same tl~è -the,Roberts 

were ~ubdividing their property down in the Amherst, Wolfe, 

Montcalm Street area. Lots were 20 x,72 feet (6 x 22 m), much 

the same size; p.~ 'the Robert lots. The,y sold for' about ,$270 
-

undeveloped, or 1ge a square foot ($2.00 per m2 ), in sharp 

contrast to ~he $400 the Roberts,were gettlng for their lots 

c)n Wo1fe Street at 29ft a square foot ($3.11 per m2 ), Of 

cour'se, the origlnal cost of the land would have be,en b maJoL\ 
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factor. The tnere act of. subdividing was 1 a very profitable 

exercise, registering a 216% increase 'in' the price-'of, la,nd in 

the Drolet Street case, 107% in 'the Wolfe Street 'one', 

The consortium then engaged itself in bui~dirig the 45 
1 

uni t row in one block' 6f , i ts massi ve tract of lahd. 

Construction began near Duluth Street in vi llage 

Saint-jean-Baptiste early in 1873 and ran down the wes~ side 

of Drolet Street to Roy, Str~et by early 1874. The row was 

dlstinguishéd with the name "Place Comte", following a 'Btltish 
1 

tradition of naming row house constructions (and probably ta 

keep old Ben j,ami n Comte h~ppy as he was st i 11 owed a lot of 
1 

money). The houses were a11 sold 'between October, le73, ~nd 

September r 1875. 

No doubt the project was launched ta st imulate build,i ng 
• 

and ta set the tone for the type of delJelopment the lot 

vendors wanted. 'l'he move' Ir/as similar ta the Robert strat-egy. 

However 1 the Drolet Street "strategy 
: 

was a d~parture f rom, both 

the preValent farm of develapmçn~ just a few blocks east on 

Saint-Laurent and Saint-DomInique Streets, where cramped,' 

duplexes predominated, and from the pre\(.aJent Montreal housing 

typology. Little Gothie cott.ages in' -a .rqw were definitely 

innovative. The developers hoped ta attract the French petite 

bourgeoisie trom lower Sa int-Den i s' Street. Dther 

single-family row housing was indeed attr~cted to the area, 
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but it would take decades, or ~wo more building cycles, before 

the entire subdiv~sion ~as built up. 

No financing was ever arranged for the construction of 

the row of houses. Except for the 6% mortgage and the' 

deferred payment scheme obtained from Comte for the or1gioal 

purchase, the consortium re~istered no deèds of 10an on the 

Sè-curity of their lots dU,ring the 'Çonstruction phase. It ls 

likely that they had su~ficient capital reserves from their 

lot sales since 1872 to enable them lo finance the 

constructiQn of the 45 houses themselves. As soon a S the row 

was Einished (1874), the consor:t i um mortgaged ten 'of the 

houses with the Trust & Loan Company of Canada, e~ther to pay 

off some d~bts or to raise capital for sorne other venture. 

Purchasers of the new houses likewise exhibited an 

uneventful financia1 history. Five houses, sold ta two 

different buyers, were repossessed by the vendors, many years 

after the initial purchase. 
( 

ter~s directly from the 

AlI purchasers accepted mortgage 
1 

vendors, an~ no othe~ lenders, 

:i,'nstitutionalor individual, were inv01ved. The, pric~ r~nge 

was $1770 to $1875 per house with four slightly wider ho~ses 

selling for $2000,each and the corner duplex for $3400 . . Dawn 

payments were as low as $200 in sorne cases although sorne 
() 

purchasers managed to pay in Eull; mortgages on the balance 

owing usually was for five 
, 

years at 7% and ln a few'cases for 
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eight years at 8%. The purchase price included the 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 or der to protect the mortgagers' assets, fireproof 

~ constructlon on aU future additions, the usual prohibition of 

factories and manufacturing activities, and interestingly, the 

obligation to plant a tree in front of each house and malntain 

lt in perpetuity. 

Most customers bought only one house, [our purchased ln 

pairs, and three others bought groups of four houses. Of the 

45 houses built, only 15 were occupied by thelr owners (33%). 

Thi.s is 10w consldering these are single-family houses. It 

serves to underscore the tact that ~ven - among single-family 

houses, Mont real was a tenant city. The Wolfe Street sample 

y~elded a home-ownership rate of only ~.2%. The group of 34 

people who eventually purchased houses on Drolet Street 

differed markedly trom those we exarnined on Wolfe Street. The 

predomi,nant buyers (35%) were wholesalers or retailers 

involved ln one form of trade or another, small merchants} 

dealers, grocers and one contractor who often bought more than 

one house. They-~ere largely speculative buyers who would 

earn a rental incorne while waiting for the nght moment ta 

sell with a good profit. The blue-collar wo~king class buyers 

(about 26%) did not buy in vo,lume. ~hey were drawn from a 

v~riety of skilled and semi-skilled trades. Only two took up 



residênce. A quarter of the bUyèrs (26%) vIere mainly 100kin9 

for an attractive place ta live. A few were advocates, but 

most were whi te collar workers clerks, bookl·eepers,' 

office employees 
( 

\ government '\ 

" 

The consortium of builders did indeed attract elements of 
", 

the French peti te bourgeoi sie up Sa j nt-Den i 5 St reet, but 

primarilyas investors: Wh~t,they created in the end 'Wé!S the 
') 

ge~m 'of a new white-coJlar worker neighbourhood off upper 
\ , 

Sa int-Denis. When one looks a t the residents of the ro,w, 

whether tenant qr owner-occupier 1 only one group stands out -
oJ 

, whi te-collar workers. Occupy ing rough+y hal f the ava i lable 

'bouse!:?, th~y were about, evenly divided, between English and 

French speakers. As other builders copiee] their example of 

small ,single-family roYi housing on adjacent streets, a new 

white' collar neighbourhood came slowly into being. 

rf the petite b0)Jrgeoisie preferred ta stay down on 

Saint-Denis Street, Mor.treal's real büurgeoi sÏe lived 

elsewhere, and guite separal:e from the ne\Jly emerging white 

collar suburbs'. The bourgeois heartland was located on the 

southern s.lope of Mount Royal down as far as Dorchester 

Street, west of Univet'sity Street and Beaver Hall Terrace [see 

Fig. 4.2]. As a means of establishing a comparative measuring 

stick for housing costs, we will Qriefly examine a prOperty 

located at the south-west corner of Sherbrooke and Vlctoria 
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St reets. 

When McGill University (known,offioially as the Royal 

lns>-:itute for the Advancementof Lear;ning - the R.I.A.L.) sold 

off the test of its estate facing the campus across Sherbrooke 

Street ln the 18705, the lots were 'larger and more expeoslve 

than the norm. In September 1870, the R'.I,.A.,L: sold off a, 28 

x 120 foot lot (8.5 x 36.6 m) on, Sherbrooke Street to Rebecca 
r 

Blake,. wido..: of the late William Blake~' ,a New England 

businessman, and daughter of Thomas Brown, who wa? an ofdc ia1 

assig'nee (a sort o~ property' trustee). It solà for $l330 cash 
, 

_ ,or 40e a 5qua~e foot ($4.26 per m2 ), while' four adjac.ent lots 

sold for roughl'y the sam,e pric~, but Woi th a lO-year mortgag.~ 

, at 6% interest, to Chatles Wilson, a 'senato,r of the new 
1 

Dominion Government. He hadbeen' a mayor of the City of 

Montreal and was founder of one of the 1argest hardware 

importing businesses in Montreal. !i'e was a director Of the 

Scot t ish Prov i nc ial Assurance Company and a promi nent real 

esta te developer. 

When wi 1son resold on~of. the lots a ,xea r - Jater, he had 

bid the priee up to $1.00 a square foot ($10.77 per ml), a 

hefty increase symptomatic of the value of prestige in 
.... 

'location. Meanwhile, both Thomas Brown and Charles Wilson set 

about building three stone houses on the Sàme model ln 1870-71 

[see Fig. 6.5]. Each house was three and a haIt stories. The 
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. FIG. 6.5 SINGLE-FAMILY HOUSES ON SHERBROOKE STREET 

RoY! of t hree 3 1/2 storey bouses bull t by Wll son and 
Brown ln 1870-1 on Sherbrooke at Victoria, Sairtt~Antoine 
Ward. 
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half storey provided servants t quarters under a full mansard 

roof, anÇl there was a full, basement half above gr.-ound, 

equipped as a Idtchen and service area. There were there(ore 

f ive f u 11 il 00 r S 0 fusa b les pa ce. 

The 'Brown~ sold their new house in March, 1875, to John 

t'~llow, a big industrialist, co-owner of pillow, Hersey & 

Company, a huge nail factory in Pointe Saint-Charles 

(Sainte-Anne Ward), for $22,000. A $3000 down /paymen t wa5 

made and PDlow wa s gi ven ten years to come up . w i th the rest 

of the cash f ree of interest charges. The pr iee was twelve 

t fmes that of a $1800 siJ'lgle-family home on Orolet street for 

three and a half t imes the floor space. 

COMPAlH SON OF HOUSE PRIeES 

Table 6.4 a110ws a compan son of land and house pr i ces i fi 

our three sample a reas. A11 f 19ures represent the recorded 

sal~ priee and do not take interest charg~s into aceoùnt, Of 

course, the cost of financing, 15 a l ways i neorporatèd into , 

every subs~quent sale. In other words, every selling priee 

generally reflects the vendor's purchase priee, plus hi!> 

f inancing costs, plus improvements càsts if appllcable and a 

prof i t if possible. Table 6.4 a150 shows the same figures 

reduced to standard units per square foot (or ml). 
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rABLE 6.4 COST OF HOUSING IN MONTREAL 1870-75 

SIZE LOT SIZE TOTAL AREA PRIeE 
OF 

A. 21 x 

B . " 

, C. n 

D. 20 x 

E. 

F. 28 

A and B 
C 
D and E 
1" 

NO'I'ES 

x 

LOT PRICE OF HOUSE PRIeE PER H .H. fiER H. H., 
($ ) ( $ ) ( $ ) 

66 400 21 x 25 1,250 525 ea. 625 
(48.77) 

ft :21' x 30 1,400 630 ea. 700 
(58.53) 

" " 1950 630 lower ' 650 
(58.53) 

1;260 upper 1,300 
(117.05) 

7~ 269 20 x 30 1,800 ,1,800 1,800 
(167.22) 

21 x 30 2,000 1,890 2,000 
(175.58) 

120 1,330 28 }{ 46 22,000 6,440 22,000 
LI \(598.28) 

- Wolfe St. 2 1/2 t,o'rey duplex 
- Wolfe St. 2 stor~ duplex 

- Drolet St. l 1/2.storey single-ftlmily house 
- Sherbrooke St. '3 1/2 storey si rtgle- farni 1y house 

H~H. ; ho~sehold 
Measurernents are in feet and square feetj figures ln 
brackets are in square metres. Metrlc equiva1ents 
for lots and houses are as follows (in rnetres): 
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 fIat in the two 
upper floors ,under a full mansard roof. 
The Drolet St. and Sherb~06ke St. houses feature 
a full mansard roof and a full usable basemeIît half 

'above ground. 
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TABLE 6.4 continued: COMPARITIVE PRICES PER SQUARE FOOT (per m~) 

A. 

B. 

C. 

D. 

E. 

. f. 

NOTES 

ORIGINAL PinCE OF AVERAGE 
PRIeE OF SUBDIVIDED PRI CE PER 

LAND LA.ND HOUSEHOLD 
($ ) ( $ ) ( $ ) 

0.14 0.29 1.19 
( 1. 55) (3.11) (12.81) 

~ '/ 
\ 

O.H 0.29 l.h , 
/ 

(1;55 ) (3.11) (11.96"t' 

0.14 0.29 1. 03 
(1.55) (3.11') (11.11) 

0.6 0.19 1. 00 
(0.63) (2.00) (10.76) 

1. 06 
(11.39) 

0.40 3.42 
(4.28 ) (36.77 ) 

Priees caleulated according to gross area. 
The Drolet St. and Sherbrooke St. houses are ca lcula ted 
on the basis of a full usable basement, thus three 
Eloors and five floors respectively. 
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We have already commented on the vagaries of land 

p'ricing, b~t it would eppear that once housing was built on 

the land a clear pricing gradient took over. Thus the f in81 

priee for a flat in a dupleJt was $625 to pOO while a 1arger 

flat occupying tWQ upper floors was $1,300. However, flats 

were never sold sepa rf\ te ly, il S a duplex was legally 

lndivisible. A single-family house of identical ground 

dimensions - but cffer ing" two floors of living space plus a 

full-size usable basement half above gro\.lnd was $1800 to 

$2000. Fina11y, a leap to ultra luxury, four floors plus 

usable basement. on a much larger ground plan, 'IIi th aIl the 

trimming~ included, produced a $22,000 pr ice tag. 

On a square foot (or m:.!) basis, a11 household priees work, 

out to between $1. 1)0 and $1.19 per square foot (roughly $11 to 

$13 per m2) whether one lived on Wolfe Street or Drolet 

Street, in a simplH duplex flat, a double-storey fIat -or a 

small Single-fitmily house. . The l uxury house on Sherbrooke 

Street, wi th its n'any ext ra features and J:1igb qual,i ty 

ma te r laIs had a much hi gher cost of $3.42 per square foot (or 

about $37 per m2 ) • 

THE ~'iAKY FINANCI AL SCAFFOLDI NG AROUNb HOUSING CONS'I'}{UCTION 

What we know about the f inanc l ng of housing development 
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can be summarized in several main points. Builders in the 

wealthier districts seem to have been able, ta take care of 

themsel VèS f inanc ia11y. Builders like David and company, or 

Wilson, ~id not have recourse to mortgage 'lending individuals 

or, institutions, 'having ample capita1, resources from other 

vent ures,. Sh'ould a builder require it, these di~triçts were 
, " 

provid~d'wît;h,institutional financing. 

The bulK', of Mont r~a l' s new' housing was bu 11 t under qu i te 

different circumstances. House building was dominated by 

small developers, mostly (,:1e-t ime-only deve lope rs. The 

bankruptcy rate was fiercest in working class east-end 
.' 

Montreal, and illegal housing was rampant in working class 

west-end Montreal [see Chapter Two J. 

Based on the macro-economie theories expressed ln Chapter 

One, 111\~estm~nt in housin,9 construction can be viewed as one 

of the +ess attraçtive forms of ca pi tai i nvestment, because of 

lts slow turnover, high r1sk and 10101 prQfitability., Under 

such circumstances the capital market for houslng would Iikely 

be piece-meal and poorly dev~1oped. This'would appear to be 

the case given' the tew institutlonal outlets for mortgage 

financing, eviden.t' in the review of' ,finan~ial institutions, 

cre<3ted t"Ô organize and circulate capital,in the nineteenth 
1 

century. The ca se st udy of Wolf e Stree t and the 1881 Goad, 
r 

atlas study illustrate the s'haky financiai scaffoldlng around 
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housing'dévelopment. The system did produce houses but the 

bui lder who fin i shed a house was 0 ften not the one who began 

i t. 

Mutual and permanent building societies which involved 

shareholders in housing investments \oIere fewer ln number in 

Moçtre~l 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 Mont real-' s sodet ies 

. could claim the working class and artisanal m.emberships other" 
, 

dties seemed to have. Therefore, although Montreal's 

mortgage-lending {ost i tut ions did have an impact on local 

housing production it seems to have b~n weaker and less 

broadly based :hary ln other 'cities of the English-speaking 

world. private individual lenders invariably picked up the 

'slac k • 

In reference to individual lenders, Bellman, an authority 

on building societies ln Br i ta in, wrote tha t "many of the 

misfo,rtu'ne's of moqgagors have been caused by the calling ln 

of a private mottgage at an inconvenient moment, and even when 

it, is found possible ta replace the ·private mortgage, the 

-borrower may be involved in higher interest char~es and fresh 

legal expenses"~~. The double and triple encumbrances seen in 

the Wolfe Street' case study, appears to have been a standard 

'feature of the development proces 5 in ,warking-class 
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neighbourhoods57~ The situation was fraught with danger for 

the builder as it ~nly took one mortg9ge creditor to bring the 

whole financial scaffoldinq down. 

,1 

l , , 
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FOOTNOTES - OHAPTER SIX 

1. 'fhe dist inction made here between 'permi t holders' 
who hui Ir for proU t and those who did nct i 5 not 
i ntend~d to irnpJy that people who buil t or 
contracted to have bUllt a house fot personal use 
did not require mortgage financingj sorne did and 
sorne did not. The distinction is made because it 
i 5 assumed t~a t in a 'capi tal i st economy, where 
hous'ing l,S viewed as a means of producing s~plus 
value there is Çl far greater likelihobd tha'i' the 
i'nv~stor woyld h~ve need to call Upli)O the capi tal 
market. 

2. The total number of residential buildings for the 
Ci ty of Montreal in 1881 was 15,581 accordin'g to a 
count, don'e from the Goad Atlas of the Çity of 
Montreal (1881). This count includes--rësldential 
bui ldings wi th shops on the ground' f loor.' The 
City assessment rolls for 1881, record ,26,539 
houSeholds. The ci ty-wide ratio ,of households per 
,bui Iding i.n 1881, ther~fore, W8S . 1. 7 households', 
bas ically a duplex. The", 'f i gure would probably' be 

3 • 

yet closer to 2. if commercial pt'emises were 
leached out of the da ta. Old Montreal, ~hat i s 
East, Centre and West Wards, were net' included in 
thls calculation. <According te our 1,868-1871,'and 
1873-1877 permits, only 5.5% of aIl houses were of 
a non-profit type, built exclusivel.y for occupancy 
by the pe L"mi t holder. 1 

Official tabulations 
companies operating in 
the Canada Gazette 
financial dominance 
century. 

of banking and insurance 
Canada recorded monthly in 

reveal the overwhelming 
of Montreal, in the 19th 

4. Edward P. Neufe1d, The Financial System S?i Canada;, 
its Growth and Development (Toronto: Macmillan of 
Canada, 197'2T:" 

5. CharlesE. Goad, Atlas of the "City of Montreal 
(Montreal: Char,les E. Goad, 1881), J • 

. 6. Edward P. Neufeld, "Banking Legislation 1822 ta 
1944", in M(oey and Banking in Canada, ed. Edward 
P. Neufeld Toronto: McClelland & Stewart, lSO:64), 
p. 360. 
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7. 

8. 

9. 

Adam Shortt", "Currency and Banking, 1840-1867", in 
Un i ted Canada 18~ 0-1867 , Vol. V of Canada and i t s 
Provinces, a History of the Canadian People and 
their Institudons !?Y One ï-iUndred Associates ed. 
Adam Shortt ~nd Arthur Doughty (Edinburgh: 
Edinburgh Un ïvers i ty Press, 1914), pp. 289- 290. 

- 1 

C.A. Curtis, Statistica1 Contributions to Canadian 
Economie Hi story (Toron to: Macmi~' Co., .1931), 
l,' p. 59. These a'ssets were reported undet the 
headlng ~Real estat<:, the property of the Bank 
(other than Bank Premises), and mortgages on reÇl1 
-esta te . ~olâ 'by t he Ban k" . These figures wou1d 
a1:;>0 .include commercial and industrial propertles , 
as weIl as und~veloped land 'owned by t,he banks. 

The fasc~nating history, of ,Savings' Banks in Canada 
i s çecounted R. T. Nay lor, "The Ri se and Dee li ne 
of, . the Trustee Savings Bank in British North 
America", Canadian Historical Review, 65, No. 4 
098~) ~ 1?1?~1532'-539, and in 'Neufeld, The Financia1 
. ~ ", op • c II . , 

10. lb l d ., p,. ,1,5 3. 

·11. Sain·B. Warner, Streetcar- Subu-rbs, the Process of 
Growth in Boston, 1870-1900 (Cambridge: Harvard 
University Press, 1962), p. 118.' " 

12. Neufeld, The Financ·ia1 ... , op.cit.; pp;. 178,288. 
, . 

13. Ibid., , p. 258. 
Il> 

14. Information relating to insurance companies 
opera t i ng in Canada' are campi led f rom the "Repor t 
of. the superintendent of Insurance for the year 
endin'g 31 ,Dec. 1875", in Dominion of Canada, 
Séssiona,l Papers, 9, No. "8 (1876). 

,15.. Neufelà, 'l'he Financial ... , op.cit., p.'178. 

16. Henry Aubin, Ci 5y for Sale (Montreal: éd. 
1/ Etincelle, 1977 dOëUmen~the international, 
financing' of '1970's urban development in Canada 
and the key ro1e played by insurance companies. 
Centra l bus i ness di st r ict development ha s' been 
omi tted from our research as i t did not integrate, 
housing. The huge Barron Black, an office 
building (1871), and massive warehouses built by 
the Montrea'l Warehousing Company and various 
religious orders of nuns (1860s-70s) test if y to 
the ex istence of ~his form of development in the 
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local market. 

17. For a poytra i t of the typicai land specula tor and 
subdivider, see Pau1~André Linteau and Jean.:!Claude­
Robert, "Propriété foncièr-e et société à Montréal: 
une nypothèse", nevue, d'histoire de l'Amérique, 
française, 28, No. 1 1l974}, pp. 56-62, and a160 
Paul-André Li'nteau, Maisonneuve" 1883-1918 
(Mont réal: Boréal Expres~, 1981), pp. 41-46. 

-
18. A verification of the officers and' directors of 

the. Canadian, insurance companies more 'than 
justlf ies this statement.·' See insurance company 
advert i sements in any 18705 Montreal Directory and 
Joseph Schu11,' ~ Cent ury of the S'un ( Toronto: 
Macmil·1an of Canada,' .1971). 

19. Canada 1 s first trust company - the Ont.ario Trust 
and Investment, Society - was a 'loa/'7x company wh,i'ch 
rece.ived'fiduciary, powers in 1872. But most of 
the large modern-day trùst companies were founoed 
in the 1880s and 1890s. Trust cOrnpanies had à11 
the financial advantag~s of building societies and 
fIj'ortgage loan compani es pl us add i tiona;L on~s 
making them better equipped competitoq; and much 
more flexible to change. Ultimately, sorne 
building societies and mortgage 10an companies 
s imply re incorpora ted themselves as trus't 
compan i es, whi le most e i ther di sappeared l merged 
together or were absorbed by t;rust companies. The 
apex of building society. and mor,:tgage loan company 
development was' reached during the 1880s when they 
counted for - nearly 30% . of aIl financia1 
i ntermediary ~sset S 'in Canada. Ffve r since then 
they l:ave w i tnessed a 19n9, and steady dec line 
relative to other financial intermediaries. 'See 
Neufeld, The F'inancia1 .'" op.dt., pp; ,177, 
203-204, 217-219, 293-295. 

20. The fi r st mortgage loan company was the Trust & 
Loan Company of Upper Canada, f ounded in Kingston 
in 1843. The other basic type of mortgage lending 
instituti,on - the terminating building society -
had its. origins with the Port Sprnia Syndicate, 
founded in Sarnia in 1844. See Ibid., p. 176. 

21. Ibid., p.178. 

22. Ibid., pp. 186-188. See Statutes of Canada 
(1845),8 Vic., càp. 94, and (1846), 9 Vic., cap. 
90 for more details. 

-270-

. . 



( 

,/ 

23. Harold Be l l ma !l ',' - Tb! Building" Society Movement 
(,London! Methuen & Co., 1927), p. 12. 

24. Neufeld, The Financial ... , op. cit., pp.192-194. 
See Statutes of C~nada (1859), 22 Vic., cap. 45 
for det;aiJ. s. 

25. lb id. 1 pp. 194 -195. 

26. ?tatutes of Canadd (1877), 40 vic. 1 cap. 50. Only 
'bui,lding sogieties with a 'capital stock of 
$250 (000 or' more could be const i tuted 'and ,such 
societies wou1d be allowed to invest in municlpa.1 
debentures and Dominion or provincial securities, 

/ as well' as accept deposits and issue debentures of 
/ the i r oW'n. 

27. Neufeld, ~ rinancial .... , op. cit., p.180. 

28. Ibid., 'pp.192-196. 
/ 

29. The censuses of 1842, 1844, 1850 , 1852 and 1861 
sh6w 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 ';He 

, added, the French element WaS slightly over 50%. 

30. This statement is confirmed by the research on 
French-Canadian élites an~;, insU tutions by Paula 
Kestelman, hThe Evolution of an Urban Culture 
Core: A Study of French-Canadian l nst i t ut ions and 
Commerce in Central East Montrea~", M.A. Thesis, 
Departmènt of Geography, Carleton Univ~rsity, 
1983, and the research on occupations and assessed 
ren ts by David Hanna and Sherry OIson, "Mât ier, 
loyers et bouts de rue: l'armature tle la socié\:é 
montréalaise. de 1881, à 1901, Cahiers de 
géographie du Québec,- 27, No. 71 (1983),' pp. 
255-275. 

31. The Jrish Mutual Building Soc\ety, appears to have 
catered to the Irish population outside 
Sainte-Anne Ward as none of its direct,ors came 
from there. 

32. See Consolidated Statutes for Lower Canada.(861), 
cap. 69, under which they were lncorporateq. 

33. See Statutes 
and 62, for 

.. 

-

of Québec (1875), 
a de sc r ipt ion of 
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powers. 

34. Brian J. Young, "Hugh Allan", in Dictionary of 
Canad ian Bi ograrhY, eds. Francess G. Halfpenny and 
Jean Hamel in Toronto: Un i versi ty of Toronto 
Press, 1982), II, pp. 5 - 15. 

35. See Statutes of Canada (1872), 35 VIC., cap. 109 
and compare with the Building Societles Àct in the 
Consolidated Statutes for Lower Canada (1861), 
cap. 69. 

36. These were the SocIété de ConstructIon Canadienne 
de Montréal, eonverted ln 1868 under Statutes of 
Québec 1 31 Vic., cap. 40, the Soc iété de 
Construction Saint-Jacques in 1877 and the Société 
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 .. as 
prescribed ln the acts. 

37. The Innovatlve aspect was summarized in the 
preamble to the act of incorporation: "Whereas the 
persons hereinafter named have, by their petition, 
represented that great advantages ..... ould result ta 
the public from the formation of a landed credit 
company, with sufflcient ·capital for the maklng of 
loans for long penods, repayable by means of 
sinking funds, or for short periods with or 
without sinking funds; and that such an 
institution, fcr:-ned on the model of the best 
landed credIt institutlons of Europe, would be a 
boon to Canada "See Statutes of Canada 
(1873), 36 vic., cap. 102 anà Statutes of Québec 
(1875) f 39 V1C., cap. 64. 

38. The use of the word "trust" in the corporate title 
did not impart flduciary powers on the company ln 
question. This firm was simplya mortgage 10an 
company, thE' first one ln Canada (founded in 
Kingston, 1843), and did not possess any f Iduciary 
powers on which ta build an estates, t.rusts and 
agency busIness as would be the case wIth true 
trust companles. See Neufeld, op. Clt., p. 703. 

39. See Sta tutes of Québec (1868) r 31 vi c . , cap. 4L 

40. See Statutes of Ca nada (1874) r 37 V, -:; • , cap. 103. 

41. See Statutes of Canada (1878) , 41 vic. , cap. 42. 

42. Neufeld, The Fi nanc la1 • • 0 1 op . el t . 1 pp. 176 and 

-272-

,. 

, 

1 



180 , and Table 7.1 on p. 181. 

43. Bellman, op.cit., p.64. 

44. F.B. Sanborn, "Report to the American Social 
Science Association", (1888), as cited in Bellman, 
op. c i t • " p. 85. 

45. Sherry 01son, BaltImore: the Building of an 
American Cip~ (Baltimore: Johns Hopkins University 
Press, 1980 , p.220. 

46. The largest of lhese estates, or "fiefs", at the 
outset of the :llneteenth century were the "Fief 
Lagauchetière" owned by the Soeurs hospitalières 
de Saint-Joseph de l'Hote1 Dieu de Montréal (the 
Hote1 Dieu sisters) and located in suburban 
Saint-Laurent Ward; the "Fief Nazareth" owned by 
the Soeurs Gri ses (the Grey nuns) equivalent to 
thE: entlre extent of Griff.J.ntown; the "DomaIne de 
la mon tagne" owned by the Mess ieurs de 
Sa i nt-Sulpice (the Sulpicians) formfng the ent i re 
area west of Guy Street extending south to the 
escarpment near Dorchester Street; the two "Fermes 
Sa i nt-Gabr ie]" owned by the same order and by the 
Soeurs de la congrégation Notre-Dame Eorming 
virtually aIl of Sainte-Anne Ward west of 
Griffintownj fina11y the "Fief Saint-Joseph" and 
"Fief Saint-Augustin" located mostly just outside 
the city limits in suburban SaInte-Cunégonde and 
Sa i nt-Henr i. 

47. F'or example, documents proving the extent of this 
business are available in the "Archives de 
Saint-Sulpice" located in the Vieux Séminaire next 
to Notre-Dame church on place d'Armes in Old 
Montreal. 

48. This source of mortgag,e money must be substantIal, 
possibly dominant. No firm answer can be provlded 
on the real role individual mortgage lendlng 
played in financing housing development in 
Montreal because the research is a thesis in 
itself. But accurate sources do exist. It would 
suffice ta take a sample of the names of 
residential permit holders in 1868-71/1873-77 from 

( the Building l nspector' s annual reports of the 
City of Montreal and track tbem one by one) n the 
" l n d e x a u x nom s" a t t b e Pro v 1 ne i a 1Re 9 1 5 t r y 0 f fic e 
in the Montreal court house (itpalals de Justice"). 
Deeds of Loan perl<llning ta thase names can be 
looked up by their reglstration number to verify 

-273-



... . that they relate to the construction described in 
the permi t. Details as to the amounts borrowed, 
interest rates and amortization period, a's well as 
the identi ty and occupation of the lender can be 
gleaned from this source. 

49. Neufeld, The Financial .... , op. cit., p. 179. 

50. Jean-Claude Marsan chose Wolfe Street to 
illustràte 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 
Amher st, Sherbrooke, l'avenue Papi neau et par le 
boulevaro Dorchester, que l'on peut le mieux 
reconstituer l'évolution domiciliaire vers un 
premier palier d'habltat type. En effet, dans ce 
district à pelne transformé depuls son premier 
développement, on peut retracer une 
standardisation progressive des îlots, des lots à 
bâtir et des habitations, pour aboutir à un modèle 
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. 269. 

51. Buyers were obliged to build within the year a 
"good" house 0 f two or more storeys, or a 
one-storey house topped with a' "comble français" 
meaning a mansard roof. Otherwise, no other 
bui Iding terms were la id down. If the buyer did 
not meet this obligat ion, then the Roberts were 
empowered ta repossess the lot . 

. 52. In these newly developed areas of Montrea-l, 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 
Sa in t -Laurent Wa rd north of Onta rio St reet. 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 easter:-n 
Sainte-Marle W3rd (east of Colborne Ave,l, The 
latter three diviSIons constitute the new East 
End. 
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53. The commutation of property from a ground-rent 
system to a freehold system had been made 
gradually poss i ble under the 1840, 1843 , 1859 and 
1860 acts affecting the seigneurial regime on the 
Island of Montreal. ~roperty 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. Bai llargeon, La sury i vance du 
régime seigneurial à Montréal \Par~Cercle du 
li vr-e de France, 1968). 

54. J-C Rober-t, "Per-dinand David" 1 in Halfpenny and 
Bame 1 in, op. ci t ., p. 235. 

55. The delay in filing the Saint-Jean-Baptlste plan 
was caused by the Province '5 total revamping oE 
the cadastral system. The City of Montreal was 
restructured between 1869 and 1871 while the 
sur roundi ng suburban villages were done in 
1872-73. The rest of the island was accompli shed 
in 1874 and 1877. The Village Saint-Jean-Baptist..e 
cadaster was officially reopened for registration 
in November, 1872. lt could be argued that the: 
cadastral restructuri ng in suburban Montreal, 
coming as it did at the peak of a building cycle, 
caused significant delays in subdividing and rnay 
have dampened real estate activity during the 
upswing. The same co~ld be said for Sainte-Marie 
Ward which r.emained largely llnsubdivided north of 
Sainte-Catherine Street unt i lits- cadaster was 
reopened in April, 1871. West-end Montreal was 
not 50 inconvenienced as its lands had been 
subdivided long ago, weIl in advance of urban 
expansion. 

56. Bellman, op. cit., p.47. 

57. Warner found that mllltiple mort gages on a same 
property ;were the norm in late nineteenth cent ury 
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. Cl t ., p. 123. 
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CHAPTER SEVEN 

Ct:mCLUSION 

JOINERS, FLATS, AND FINANCIAL JEOPARDY 

There were two major spheres of lllVestment ln Montreal. 

One was the sphe re dl sc ussed by R.T. Naylor who demonstrated 

tha t a 5ma 11 group of power f ul me rchant s, headquarte red in 

Montreal, retained control of Canada throughout the nineteenth 

and early twentleth centuries. They dom1naled patterns of 

investment through the state st r ucture and the Br i t l sh 

portfolio capital at their disposaI. Naylor also showed that 

. thi 5 group of merchant-financiers i nvested heav i ly in 

large-scale manufacturing in nineteenth-century Montreal, 

giving the city its lopsided industrial structurel. This was 

the business world of the mansion dweller. 

i 

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 of an enormous amount 

of capi tal and labour. The city almost doubled its houslng 

stock durlng the 1866-1880 building cycle. l ndeed i t more 

than doubled if we considèr the number of flats. This lS the 

sphere WhlCh thlS thesis has explored. 

The house buildIng industry was not controlled by an 
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oligopoly. It was not characterized by large investments or 

by la r ge-sca l-e operator s • Ra ther houses were built on 

location in artisanal Eashion. An entrepreneur, usually a 

carpenter-joiner with experience in buildlng, built one or two 

houses, usually duplexes. After obtaining a double or triple 

mortgage on hi s property, he rolled up his shi r t sleeves and 
<$ 

worked alongside a small. number of other skilled workers, 

often members of hlS extended family. If he wa s the 

neighbourhood groc6"r or butcher, then he had the local 

contacts to engage the necessary 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 ta term. 

The house bui ldi ng industry was charaeterized by 

small- seale entrepreneur s who opera ted w i th small sums of 

capital and survived on small profits. Building a house was 

seen a s a rnanageable i nvestment. The existence of sorne 

large-scale operators opens up a different view of the 

building industry. They tried ta standardize their models as 

much as possible, using the same hou~e model over a nd ove r 

again. This allowed for economies of scale in planning 

layout, organizlng materials and creating ornamentation. 

There were several large 5a5h and door factories in Montreal 

ln the 18705, and of course bricks, l ron and glass were 

avai lable f rom local factories. The Montreal Buildlng 
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Assoc i a t ion rnobi l i zed 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 

w i th in the in dus t r y . 

Large-scale developmentl however 1 was malnly restrlcted 

to the upper end of the hous ing market. Spatially, this 

t ransla t ed l nta a broad arc cradling Mount Royall. 

Typologlcally, It was equivalent to single-family row housing 

although there were signlficant exceptions to both trends. 

This scale of operatIon was largelyabsent from working-class 

districts which l after al1, contained the bulk of Montreal's 

housing stock. Here the builder was caught between the high 

floor of building costs and the low ceiling of worker 

purchas i ng power. We have shown that the per squa re foot cost 

of a dwelling unit was much the sa me at aIl levels of the 

ma rket [refer to Table 6.4). That was the floor. The only 

significant way to trim the total cost per household was ta 

reduce living space. 

The low ceiling was wages and researchers arr agreed that 

Montreal was a low-wage Cl ty2. Nlneteenth-century statements 

by industnalists corroborate this research. 

Hochelaga Cotton manufacturer, 
speclfically stated ln 1876 that 
reasons he had helped to start a 
Canada ra ther than the Un i ted Sta t es 
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labour was 'cheaper by from 25 to 30 per cent'. 
An A.merican manufacturer believed wages in 

,. Quebec were 'nea r ly 60 pe r cent less' and 
stressed the advantages of having local people 
to draw on 3 • 

l t was this low ce i l ing that gave ri se to the duplex in 

Montreal. Nothing better explains its astonishingly rapid 

spread throughout the city t han wages. By the 1870s more 

duplexes we re be i ng bu i II t han 5 i ngle- f ami ly houses. The 

mingling of several, mainly British, housing models and the 

deployment of duplex derlvatives such as the fourplex, triplex 

and slXplex ShC"HS the innovative and adapt i ve sk i 115 0 f 

Montreal's builders uhile underscoring the market constraints. 

In the process, Montreal received a unique typology of 

working-class housing. 

l t bui Iders opted 50 mass i vely for t he duplex i t was not 
. 
because bui Iding bylaws forced them to. The standard 25 foot 

," 
(7.6 m) duplex could just as easily have been reshuffled into 

a pai r of 12 foot (3.7 m) single-family houses as was, for 

example, the case in Philadelphia'. Nor can cultural reasons 

be invoked as the duplex was not particularly important to 

either Britlsh or French-Canadian housing tràdltions. Large 

[ami lies we re not a factor either, as the phenomena l 

French-Canadian birthrates were a ru r ale x pe rie n ce. In 

Montreal, French-Canadlan blrthrates were no dlfferent Erom 

those of other worklng-c1ass families 5 • 
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M.J. Daunton asked the same question of the Tyneside 

region in Britain. Why terraced tlats (duplexes) when the 

rest of working-class England was made up of single-family 

houses? He rejected cultural factors, land I.Jrlces and land 

tenure systems as explanatlons after examinlng each one 

empirically. He likewise rejected other supply-side arguments 

such as land monopolies and speculation. The key to the 

'ryneslde enlgma lS on the demand slCe. He empirlcally proved 

that working-class wages in Newcastle were lower than anywhere 

else ln England durlng the nlneteenth century6. Our argument 

is that the same reasoning applies ta Montreal. ln the North 

American contexte Certainly the eVldence gathered ln thlS 

thesis points in that direction. 

AlI it took was a chance introduction ln Montreal of 

fourplexes with Tyneside connections and the solution to the 

city's housing crisis spread rapidly. That chance 

Introduction was Sebastopcl Row, a rallway-built housing 

projec t in POInte Saint-Charles introduced in 1857 

coincidentally fol1owing a series of devastating urban fires. 

Builders operating ln the vlcinity wlth connectIons ln the 

East End were responsible for the model's rapid dlffusion. 

Wlth low wdges a key factor afEecting the housing market, 

the duplex represented thE> best solution ln a very tight 

Investmenl oppartunity for the small bullder. Translated into 
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its classic fourplex configuration [refer to Fig. 3.8 or 6.3] 

the builder could cut corners ln construction. For example, 

he could roll four chimneys into one central shalt and use 

only one flight 'of stairs for the two upstairs flats. r n an 

equi valent row of f our na r ro\\' two-stor ey si ng le-fam i ly houses, 

the bui lder would have had lO supply a t least two chlmneys and 
1 

c e r ta i n l y fou r se pa rat est a lr w a ys. 

The builder who responded to the investment opportunlties 

inherent in a rapldly growing, Increaslngly proletarianlzed 

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 theH 

proport i on of the populat ion. The Br i t i sh-Canadl an bui Iders 

equalled thei r share of the popula tian. It was the Irish (21% 

of the population) who were largely absent from the bU1lding 

process. 

English, Scottish and French builders were found at aU 

levels. The di f ferences between the Bd t 1 sh-Canadian and 

French-Canadian groups ln terms of class orig1n5 was slight. 

The mose 51gnlficant difference was ln the much hlgher 

proportion of merchants, financiers, t.ransportation company 

owners and manufacturers who were building for profIt on the 

BrItIsh sicle. Conversely there was a much hlgher proportIon 

of carpenter-]OlnerS among the French. Several went on to 
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become successful large-scale contractors. 

In genera l, the bui Ide r' s soc ial prof i le was the same ln 

the several cultural communities. In other words, despite 

ethnic differentiation, there were Ident i f lable types of 

profit-oriented builders. They were most often building 

tradesmen (30.5%). If not, they were llkely to be retailers, 

wholesalers, or artisanal retailers, such as grocers, 

storekeepers, dealers! butchers, 

If not from either of these 

bakers, blacksmiths (23.6%). 

groups, the bUllders were 

b lue - coll a r w 0 r k ers , part:i cul a r lys k i 11 e d w 0 r k ers , ca rte r s , 

shoemakers or labourers (20.7%). 'l'hese were the people who 

stepped ln and took the rlsks, trying against odds to make a 

profit out of building houses. Housing construction lias not 

pa r tic u l a rl y a concern of the élIte, professionals or 

whlte-collar workers. 

The lack of Irish builders may be explained by their lack 

of contact and familiarity with the building process. Irish 

car pe nt ers, j 0 i ne r 5 f bric k 1 a ye r sor r 00 fer 5 we r e 5 car ce, t h U S 

they dH1 not ha;~ a springboard ln housing construction. They 

were also absent trom the circults of capItal normally tapped 

in the building process. The French-Canadians had their 

bu l l d ln 9 5 oc let les, and the Bntlsh-Canadlans thelr mortgage 

loan companies. The Irish were 2. tar:::;et clIentèle for French 

and Britlsh bUllders. 
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... The fi nancing of new housing f ell ma inly to the two 

French and British élites. On the French-Canadian side, the 

building socleties which made east-end duplex construction 

possible, were run by the major wholesalers, dealers, 

retallers and advocates of the Saint-Denis Street corridor. 

Thi s was 

close-knlt, 

insti tutions, 

enterprlses. 

French Montreal's petIt bourgeois nucleus, 

enveloping aIl the Important french-Canadian 

publIC admInistration runctlons and commercial 

Competing with them ln the sa me working-class 

nelghbourhoods wer-e the mortgage 10an companies f run by the 

powerful Britlsh-Canadian merchants, industrialists and 

finanCIers. They tended to finance larger developers ln bath 

East and West Ends and were no strangers to the underwriting 

of duplexes and tr iplexes. For thi s bourgeoisie, spread ove r 

the flank of Mount Royal, mortgage financing was a small cog 

in a huge wheel of diversified investments. Beyond these two 

groups of instltutional mortgagers, there were the more 

lnformal circuits where building capital was made available 

through the mediat ion of the local notary or lumber merchant. 

This was probably the source of a majority ot house buildIng 

funds. 

Between the three groups of mortgage Jenders, houslng got 

bullt. There were failures, especially among the Frénch 

buildIng socletles, but the system survlved and expanded, 

developing more SOphlst icated tools for mortgage flnancin'g by 
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... the end - of the e ra. The bui Iderp themse 1 ves d id not always 

get through in such good financial shape. Ma r ket demand wa s 

strong, hence the incentive to build. Bu t ab i 11 t Y topa y for 

housing was weak, hence the risk. Judging by the small number 

of mortgage lending institutions in Montreal compared wlth 

other cities ln North Amer)ca, building capItal was hard come 

by. Small- scale builders took the risk and tapped wto 

several sources of capital in succession ln order to complete 

a project. The method was as dangerous as the creditors were 

numerous. As a result many bullders failed ln the gambIt to 

build and make a profit. Property seIzures, especially ln the 

East End were plentiful. 

\ 

Alexander W. Ogilvie could not help but ret lect on these 

questions aS he pulled up in his cardage ta his new mansion 

on Edgehlll Avenue, off Dorchester Street, one evening late ln 

1880 1. Ogil,vie was the founder of the giant flour mllling 

company beâring his name. He was a founding dIrector of the 

Sun Mutual Insurance Company, and president of the Natlona::' 

l nsurance Company. He was on the boards of ma:-.y olher major' 

t i rms • 

pulling lnto Edgehlll he had glanced over to ror':: Street 

where an impressive row of houses stood, bUllt 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 Eailed 

to meet his commitment to the Montreal Loan & Mortgage Company 

of which Ogllvie was also a director. The company had had to 

seize seven hoJ?es. Who would buy them in these times of 

t i ght money? 

After alighting from the carriage, qgilvie walked over to 

the beautlful 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 Inllls down by 

the Saint-Gabriel and Mill Street locks. The smoky factories 

on the Lachlne Canal had created thousands of jobs, and the 

workers' hou ses lay before him llke a carpet. Production was 

down at hlS mills and there had had to be dismissals. The 

idie capital frustrated him. 

He turned his gaze from the mills to the houses. At 

least, he thou'::jnt, his building and mortgage loan compar.:es 

haà gotten o~t of there early. The M.B.A. had last built down 

there in 1873, and the Montreal Loan & Mortgage had wisely 

refralfled from flnanclflg houses down there. Workers' houslng 

jus t COU l â no t be bu l l. t for a pro [ l t cl 5 far as. he lN as 

concerned, at least not for the klfd of profit he was wllllng 
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to risk. capital on. 

Bu~ someone was sinking money into 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 Commissloners Street with whom he had 

concluded many bUSIness deals. He lived over on Salnt-Denis 

Street ln an elcgant stone house ln the French district. 

Tourville had recently mentloned ruefully how hlS bUlldlng 

soci~ty had had ta repossess rive dlfferent propertles ln the 

West End. They were aIl ln the CIty below the hlll, amldst 

those plaln Ilttle boxes of houses Jammed up one against 

another. If Tourville wanted to invest in that kind of 

housing, Ogllvle thought, it was aU right with him, but he 

could not see any sense in it. 

Then he smiled. He theught of his rivaIs over at the 

Provincial ~oan Company Sir Hugh 

Andrew, WIlliam Workman and the others. 

Allan and hlS brother 

He had just found out 

from an acqualntance, George Cruikshank, a fleur merchant on 

the board, that the Provlnclal was in deep trouble over lts 

East-End lnvestments. 

residentlal propertles 

l t 

out 

had rep0ssessed 39 

there, 112 bUlldlngs 

dl Herent 

in all. 

A.llan, the nchest :nan ln Canada, wa5 not 50 smart after aIl, 

mused Ogllvle. Certalnly, the Montreal Loan had sustalned 

sorne lasses therc as weIl but nothlng on that scale. Tt only 
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, . 
proved his pointi workers' housing was not worth investing" in. 

He turned away, entering his house through its wide oak 

doors, wi thout a thought of the hunàreds 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. 

\ 

1 
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Lafore and Sarah 
the Unexpected 
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City 
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5. Yvan Lamonde, op.cit., p.75, notes that: "La 
famille ouvrière montréalaise ne semble pas avoir 
connu l'expérience traditionnelle rurale et 
pré-industrielle de la 'famille nombreuse'. 
Jean de Bonville (975) précise que la taille 
moyennne de la famil~e montréalaise en 1891 était 
de 5.1 personnes. Elle était de 5.2 dans Je 
quartier SaInte-Anne, de 4.7 dans Sainte-Marie, de 
5.3 dans Hochelaga et de 4.9 dans 
Salnt-Jean-Baptiste. Selon Ames (1897) elle étalt 
de 4.9 dans la 'city Below lhe Hill' où, de fait, 

-288-

l, ' 



6. 

la famille canadienne-française n'était pas plus 
populeuse que la famille irlandaise, par exemple • 
•.• La famille ouvrière montréalaise ne semble pas 
avoir été élargie comme la famille rurale 
traditionelle" • 

M.J. Daunton f House and Horne ln the Victo~ian 
City: Working-Class Housing 1850-1914 (Lon on: 
Edward Arnold, 1983), pp. 65-71, 78, 80-81. 

7. This hypothetical scenario is based on people, 
places and facts drawn from our research. 

) 
/ 
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" APPENDIX 

Administrative wards are divided into "sub-wards" in 
l 

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 15 divided 

a10ng Saint-Antoine Street into north and south in order ta 

separate the rich and poor sections. The same operation is 

pkrformed on Saint-Jacques Ward, dividing it into eastern and 

wk~ zones along Amherst Street. Sainte-Marie Ward j s 

split into eastern and western halves along Colborne Avenue 

(later De1ormier) because the two zones, both poor, were 

phY5ical1y separated, with litt1e housing around the dividing 

1ine. Each area had an entirely different deve10pment 

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 shou1d 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 

a10ng 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 natura11y referred to as the North 

End • 
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