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ABSTRACT
L)

AN ANALYSIS OF THE NATURE AND IMPLEMENTATION

OF ZONING AMENDMENTS IN WINDSOR, ONTARIO - .k e .
by . : '
- . R \_ ‘ r ) J"‘
Binmatty’Sukhai - : - ¢
* iy

The geqeral_oﬁjeesive of thisestudy is‘an investigatiod of the
" nature and _implementation of zbning amenﬂmen:s in Windsor. 'The invest-

-igation is executed by three specific objects:  (a) to determine; }

whether the grnnting of zoning amendmentg caused a significant deviation :
from the Official Plan: (b) to determine whether zoning amendméhts
. ¢ .

promote degirable land uge chnnges consistent with the forces af change

-
- -

. k : : :
operating in the city; {ec) to determine whether there was any bias in ¢ _

3

the application for and"che gifnping of zoning nmendments.'

| Results from statistical analysis of data on the zoning amendments
applied for and granted from 1922-1976 indicate that, although zoning
-amendments applied for were consistent wi;p the ferces of change operatiﬁg
"in the city, the %granting of emendmeets caused a jﬁgnific&nt thange in the -t
proportion of 1and use b&%sses allocated by the 0fficial Plan, The results
show no statistically significanc ‘bias in the application ‘for zoning
amendments by‘;;cio—economic areas nor for the granting of zoning
amendments by socio-economic areae. Stntistically significant bias is

indicated, however, for’ the accepted oumber of zoning amendments causing

down~-zoning. w

{L | - | | - ‘. | . | | ; \/A
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CHAPTER I ' C

INTRODUCTION

Zoning is a legal and adminis;rative device deeigned to divide a
municipalify into a number of districts in which E%rtain uses are allowed .
while others considered incompetible are excluded. ?he neight and bulk
of buiidings and theﬁ;reabof greund buile upon are also contrclled by
zoning regulations. Zoning 1s, therefore, a deregation of the common .

- law end.constituﬁ;onal n}ght of the individual'tg use his property as he
wishes. Ideally, the employment of eoning laws is based on rational
lané-use cnnsiderations, established in master plan} Calso.callen official'
plang which reflect'the planning goals of a community.

The achievement of the purpose of zoning depends on the relative

[

- inflexibility of the zoning ordinance. But s%gce city planners‘and
. ) . M
legislators cannot in every casa predict the future development of the

neighbourhoods, and the effect of the ordinance on individual property,
- ' '
various change mechanisms - amendments2 and variancesi are adopted to

provide some measure of flexibility in the ordinanceé without a departure
& .

1:"A master plan, 1s a statement of policy and a program of future
development in a municipality consdsting primarily of a text in which
these matters are dealt with, illustrated by maps and charts. General
policies are spelled out together with population densities and land use
patterns." Rogers, Canadian Law of Planning and Zoning, 1973, p. 44.

2."An amendment is a leglslative change of the zoning ordinance
which effectively rezones a specified area. Amendments like original
ordinances should conform to the general welfare objectives of the
enabling legislation." Ratinoff The Law of Zoning and Planning, 2nd.
ed. 1949, pp. 1626. _

3.Variances are official indulgences entitling the holder of a-
property to violate some portion of the law. Crawford .C. Strategx
and Tactics in-Municipal Zoning, 1969.

- 1=
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from its_pasih spirita. : \ i
The grénting of amendments can legally change zoning maps. Since

change mechanisms are devices to’'cater for the unexpected forces of

change operating within the city, it can be assumed that under reasonable _'

administration the changes in the zoning maps reflect change in the

'sﬁatial and structural expression of urban growth.- Although the initifal.

alsc creat

objective of the changé mechanisms was innocent, the?b
ioopholes in the zoning system. @der a political-l%lominated procédurs,
" the city and neighbourhqods'can suffer from undes rable land-use mixtures

if administration is not handled with discretion(gnd expertise.

The parties interested in zoning are, on the professional side,

practising attorneys, judges and city planners. The-developers constitute

thg principal "decision-makers in the private sector. -

As Badcock:(;966, p. 15) pointed out, an examination of the motiyeé
and bias of‘eagh of the‘Parties involyed is‘of paramount importance.
Segious allegations have been decléred agg;nst these‘deéision—makers.

It was pointed out that local administrétors, particularly in the
suburbs, were confident that goverﬁmenﬁ Eorruption‘was‘bnly a matter of
black bags and were offended if it was suggested that the use of such

land-use tools as zoning could involve less obvious forms of civie

dishonesty (Freund, 1929).

4. For a detailed review of the flexibility measures, see Sells J:,
"Zoning as the Central Device of Land Use Regulatory System and the
Treatment of Mixed Land Uses in the Planning and Design of Residential
Neighbourhoods and Apartment Redevelopments: Traditional Approaches, and
New Concepts of Xlexibility of Land Use Mix - a Survey of Contemporary
Literature and Applicatiom to a Case Study of Windsor, Ontario." (B.A.
Thesis, -University of Windsor, 1977). v -

L d
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An even more Serious attack on professionals, administrators and

1

lay decision-makers" comes £rom Badcock

\ -

"It is ‘these professionals whether in law or planning, who, I have
sensaed during fifteen years in.the pit of zoning and planning

litigation, are-either too- bored, ignorant or fearful to speak out

effectively." S o

TQP exlstence of inefficiency and malprscticeslamong administrators

in the implementation*of zoning ordinances cannot be challenged. In a

-

suryey snd analysis of Tifty-two Zoning Boards of Adjustments in Montgomery -

'i County, Grossman (1964) uncovered a procedural diversity among the

LA

boards written rules and regulations were often overlooked inconsistency
“in the‘considerationlof similar cases, and the lack of.any planning
skills;or_knovledge emoné most board members. Squebbling among governing
'agencies is‘not.uncoon".- In an analysis of zoning varlances in New
York Citn the conflict between the City Planning Commission, which
adopts zoning amendmenrs,.and the Board of Standards and Appeals which
grants vsriances,was documented. They accused each other of iénoriné~
the Zoning Regulationsland transgressing jurisdiction.6

" .Undoubtedly, what is found to be true in one area 1s not‘necessarily
true in another, and this;recessitates‘similar studies in several
" areas before generalization can be attempted. It is,‘therefore, the

general objective of this research to investiéate one aspect of the

Implementation of zoning ordinances ~ zoning amendments,

5.Richard F. Badcock. The Zoning Game; Municipal Practices and
Policies. Madison: University of Wisconain Press, 1966. p. 15.

6.Note: 'Zoning Variances in New York Citv." Columbia Journal of
Law and Social Problems 3 (June, 1967) pp. 120-135

A3



'LITERATURE REVIEW -
«~ Before a review is made of pggvious studies on the effacts of the

’

implementation of zoning ordinances, the histqrical‘develbpment of

L] .

zoning is briefly outlined..

Hiptoridal Deveiopment of Zoming

-

Zdning.is a comprehensive ‘pian of land use; no more than a rational

and comprehersive extension of. the common law of nuisance. .The main

*

principle behind the nuisance laws was Ehaﬁ‘"one must so use his own

~ rights as not to infringé,ppon the.rights of.another." (Pollard, 1931).

The main advantage of zoning, over common law of nuisance was made ‘clear
Sy'Bettman::

"The terpm public nulsance has ceased to have -any définite meaning
_ as a measure of legislative péwer..f A lawyer would often hardly
‘<. hazard a guess as to whether his client’s proposed industry will or
) will not be declared a nuisance. The zone plan, by comprehensively
" districting the whole territory of the city and giving ample space
and appfoﬁriate territory for each type of use; is decidedly mbre
just, intelligent, and reasonable than the system, if s étem it can
be called, of spotty ordinmances and uncertain litigatic about the
definitfon of a nuisance." 7 :

4

Thelearliest examples of zoning in Norfh.Ameriqa are those Mntroduced
in California between 1870 to 1890 as a means of discriminating agaimat
Chineseﬁimmﬁgrants. During this period severai municigélities passed
ordinances restricting and prohibiting Chinese laundries from residential
disg;z;;s since they were considered a clear fire risk and publie
nuisance. The first attempt at districting typical of the early zoning
laws is the ordinance adopted by the city';f Modesto in 1885 designating

£ L
districts Wheif laundries and wash-houses were prohibited.
N\

Y

7.Alfred Bettman , City and Regional Pabers. Edited by Arthur C.
Comey. Harvard City Planning Series, No. 13. Cambridge: Harvard University
Press. 1964. p. 171,

- - ! ~
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By the early years‘of the qfars of the twentieth-dentury, public'regulat;on°
- - £ ! |
, of the use of ‘private la rough districting was gradually gaining

popularity, and the iﬂ;dequacy of the nuisance laws as means of controlling land

-
@

usgs was‘mgdé.obvious. Districfs were ésta?l;sﬁgd‘where glue factoriéér&\ .
bakeries, laundrigq.apd siaughter houses ware strictly prohibited and )
more ‘sophisticated &iétricting ordinancds were,estab;;shed. .In 1904 city
councils ia.bntar;o waré authoriz%g to enfore by—laws'to pravent,
regulaté and control the location, erection and use of buildiﬁgs asg
laundries, stores and manufactories, -

During 1885 and the earl& twentiéth-cgntﬁry, districting had been used f
‘for regulating bulk and geight of bﬁilﬁings. Boston, Baltimore,
Indiannapolis and New York were divided iﬂto several districts in which

" different heights were imposed. In L912.Hassachusetts.permitted all of

-iti_cities and ﬁOWns to regulate the height, Area; location and use of
buiidings in designated areas. In  the same‘year, the Province of
'Ontério empowered its cities with more stringent authority to controi'
the location of apartment buildinga;-tenement houses and public garages
(Velller, 1914, pp. 100 - 10L). |
ioning ha; undergone evolutionary changes since it was constitutionglfy
established in 1926 in the U.S. Compreheﬁsivé'Zoning Pdlic#’driginatéd-
in New York Iin 1916 In response bo the ptoblems of overcrowding and
congestion among bgildings which posed a fire hazard and an incompatible
. mixture of uses. Thé.initiai objective of the aarly zoning by-laws was
health and safety, and also to prevent the seemingly bad land uses from
_\)driwing out the good (Bengeman, 1974). Bad land uses are referred to

as "external diseconomies", which have adverse neighbourhood effects

resulting in a decrease in land vélues (Levy, i974). Zoning was therefore
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defensive and aimad at preventing the worst in conflicting mixtures of
land ‘uses, wnieh were considered hermfni to the urban envirdnment.
Today zoning ie increesingly used as a method of implementing
larger objectives based on a compréhensive plan. <t has ‘an importe:t‘
effect on the" character of urban areas as it is used as an instrument
to direct and shape market Eorces through its control over the location
_ of urban development and of the supply of available land. Undoubtedly,
zoning has become a crucial element iIn the planning process and its aims
can be cetegorized under threelbroed headings:- erternelity zoning,'

fiscal zoning and exclusionary zoning.

Previous Studies on the Effects of Zoning Implementation
' \

,

(I) Externality Zoning _ \}

Externality zoning policy aims at achleving an efficient land use
pattern (Davis 1963 , P 39) The optimal policy of this type,of zoning
ayls the segregation of industrial, residential and commercial land uses.
" This type of zoning evolved outof the realization that one person's

use of land may have external effects ~ positive and negative - on the
uses of neighoouring lands e.g. if industrial land users exert negative

effects on residential land users, then externality zoning would

restrict industrigl land users to separate parts of land reserved for

their uses (Ohls, Chadbourn and White? 1974). Such zoning 1is used to
remove or at least mitigate the influence of urban diseconomies in the
urban property market (Grecine, Davis and Jackson, 1967).

The rationele behind externality zoning is to "maximize the value
of prooerty" (Mandeker, 1974). Implicit in this statement is that every
plece of property should be utilized in a manner that will give maximum

utility without effecting a corresponding decrease in the value of other

property.

e L

e
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Differing conclusiona are presented by researchers who attempted
an examination of the effacts of zoning on land values.
Raleigh (L964) .contends that "zoning has a definite monetary
Lvalue " Re found inatances where the prices of the properties purchased
¥ .
on condition that the seller obtain a change in zoning dropped signif-

-

lcantly after rezoning petitions were denied by the city and the properties

wera replaced on the market.

The monetary value of zoning is stressed by'Steiger §1963) who
© contends that permitted and prohibited uses affect greatly the vaiue
of seemingly comparable properties. Seymore (1966) on the other hand,
presents a research formula designed to filter out the effects of zoning -
changes on property ralues from effects cfused by other variables such
as regional economie growth or bpsiness'cyoles. He concludes that
zoning will not affect property values unless present zoning is con-
-straining demand for more capital uses, or unless future zoning will
constrain market demand., Ukeles' (1964) view on the effects of zoning
on 1and values 1is not far removed from that of Seymore (1966). " After
a thorough examination of the various theories of urban space, the
structure of zoning goals and regulations, and studies on the effects
of zoning on land values and compatible uses, Ukeles 'concludes that,
while zoning appears to have enormous potential for regulating urban_'
change, in actuality it has had only marginal effects on land values
and' amenities.

(I1) Fiscal Zoning

Fiscal zoning is aimed at maximizing the tax rate in a community,
‘The objective of policy makers here is to zone vacant land into large

lots for high value Bingle_family homes because the owners of the

)
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axpensive homes areléxpecéed to pay higher property taxes than the cost
of providing additional pdblic services Eé meet their needs (Ohls, h
' Chadbourn and Whice 1974) This policy, it ig claimed, would maka .
available additional funds for ‘the provision of public sarvices for tha '
leas fortunata municipal duellers:ﬂ According to White, howaver, the |
major benefit of this type of zoning lies in its ability to ensure that
one's neighbour has .the same f?ste for housing and demand for public
services as oneself and not in the expectation of acquiring aéiitional
revenue from higher property taxes (White, 1974). ]

The popularity of low-densiﬁy zoning among suburban dwelleré is
based on the aséumption that larger lots result in higher priced ﬂsmé;
and a preservation of neighbourhood homogenity. Empirical investigation
by Coke, James and Liebman:(1961) of lot sizes and home prizes in seven
Pennsylvania municipaiities reveals too low a correlation between the
two factors to sqbstanti;ca any such assumption, After an examination
of the social and economic cénsideration behind low-density zoning, the
conclusion is that the social argument that fiscal zoning allows
preservation of the status quo by limiting population influx and excluding

those deemed undesirable is "sterile and undemocratic".8

(I1T) Exclusionary Zoning >

Exclusion is inherent in the term zoning since zoning implies .
sorting out and separation of- incompatible land uses. The contemporary
" practice of zoning which segregates and gtratifies the population is

,qalleq;gxclusionary‘zoning. It is dering from the purposeful design

" § .

8.Note. "Snob Forming - A Look at the Economic and Social Impact of
Low Density Zoning." Syracuse Law Review 15 (1964): Pp 507-521,

v ——



o

CY

e -9 -

¢

of zoning orﬂinances which.prphéP;t the comnstruction of inexpensiﬁe

houfes, with the subsequent exclusion of low income occupants from the

“municipality.  Exclusionary zoning has injected "a number of biases in

the planning system which have effectively distorted the operation of
free market forces,

Bergeman (1974) explains the status and role of zoning within the

. planning process. He concentrates mainly on "exclusionary zoning",

indicating its effect on certain phenomena 1iké*land values and the
housing market. He suggests that land use zoning creates and/or strengthens
certain social and economic dichotomies within the urban framework and
should be handled only after the limitations are clearly understood.
Exclusionary zoning 1s extremely disfaviﬁred. Those who oppose it contend
thqﬁ in the U.S. : }
"exclusionary zoning results in a pattern of rac and economic
segregation and that in concert with fiscal policies encourages
economic growth in suburban communities and isolates potential
job holders from jobs." 9

Exclusionary zoning ordinances can exclude low income and minority

racial groups from certain urban areas. This is done through the exclusion

_of certain types of dwellings 1ike/mobile homes and apartments from

suburban’ areas or limiting the maximum ndmber of bedrooms per housing

~

dwelling . These practices result in a barrier to effective implementation

of a hdusing program egpecially for low income families (Mandeker, 1974).
William and Norman (1974) iééntify the manipulation of exclusionary

devices in four counties of the subufban ring of New Jersey. They find

that zoning ordinances for 80% of the dwellings have only one bedroom

... 9. John Levy. "Exclusionary Zoning, after the Walls Came Dowr'".
Land Use Control Presents Problems and Future Reform (ed). David Listokun
1974. p. 164. -



. - . . W e

':Ff‘whiie the - remaining 202 covers no -more than two hadrooms. Mobile homes

t. ‘o

1“¥are prohibioed but whero found thay "ard allowad on condinional terms _
only. Excluaion is also ap lied against multiple dwellings which are .'

" the most id%ortant for low and middle income families In these suburbao
areas, William and Norman £ind the amount -of land zoned for mul;iple
dwelling to be miniscule. The largest area for this type of dwolling is
potentially available in areas where residential construction is permitted
in industrially zoned areas; The land space allooated to multiple
dwellings in these non:residential zones 1is found to be mord than six
times as high as that permitted iﬁ'residential zones. The effects of
these regulations seem to be the exclusion of large familiegtand-low-to

moderate income families from suburban areas.

(IV) Zoning Polities

The political aspects ofi zoning have been inoestigqted by several
authors.i Accorfing to Makielski (1967), zoning in Legal theory and
zoning in practico are different phenomena. He contends that planners
and legislators are forced to play the roles of arbiter and negotiator
between competing interests and there is no clearmcut workable standards
by which planners, legislators or courts can sort through the competing
claims on public Welfare He concludes that any attempt at reform which
does not take into account the political realities of zoning is due for

frust?ation. e
Accordihg'fo Ascher (1954), Planning is a tool of the chief exacutive
"and’ that the basic role of the chief planning executive is to give

advice to the local responsible authorities which will enable them to

defend the developmental steps taken by their administration when they

come up. for re-election. He concludes that "it is not sound planning to
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advise officials ‘to do something that would ensure cheix dofeat at the
next alection.” Increasihgly, the director of planning is appointed by
and re9ponsible to the city manager\ The placing of the city pianning
agency under the city executive ig not the best . polig Daland (1957)
contends'that a prime barrier to placing the city planning agency ‘under
‘thewcity_exocutivo is the serious incompatibility between the professional
attitudes of administrators and and planners to the political implicacions of
planning and the professional status of the planner and city manager.

Long (1959) suggests organizing planners as staff to the mayor and
councill, thus makiné them more sonsitiVe.to community yalues as thay
are expressed in the political process. ‘23

SCOPE AND OBJECTIVES

-. This study is limited in scope and objectives. It is concerned.
only with an lavestigation of the niture and implementation of zoning
anenoments in Windsor from 1972-1976, the years for whzoh the Official
Plan of 1972 wag designed, Specifically, the objectives of the study
can be cqtegofizei as follows:—'

| (a) To determino whether zoning amendmonts caused a deviation

from the Official Plan.

(b) To determine whether zoning amendments promote oesirable
land use changes consistent with the. forces of change | >
operating within the city,

(¢) To identify the nature of applications for zoning amendments
and to determine whether or not there is bias‘in the gronting

N

of approval for zoning amendments.
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‘CHAPTER 2

-THE STUDY AREA

S e

The study)area is the eity of Windsor, Ontario, the-10th. largest

urbanized area 1n Canada (Map I). Windaor s city limits expanded continuoualy

to a present area of approximately 12, 105 hectares, The bulk of the increase

« occurred in January ‘1966 when the towns of Riﬁg;side, 0jibway, Sandwich East, "

part of Sandwich Wesc were annexed to the city, enlarging its area by

approximately.8,90710hectaros (Map II). At the time of

annexation, the Townshipslof Riverside and Sandwich West had each adopted
Official Plans All Townships had zoning by-laws, except Ojibway. ,
The Official Plans of these, Townships were merely land use maps indi\ating
future land uses in the community The Zoning By-Laws were cumulative

-in nature such that residential uses were permitted in commercial

zones and residential and commercial uses in industrial zoaes.

In 1972, the second comprehensive plan for.the whole city was
adopted., This plan was based on.anticipated rates of population growth,
direction of expecoaﬂ physicai growth, transportation and renewai;

The general objective of'this‘olan was ... "to serve as a guide to

both public and private agencies in Windsor through the establishment

of policies for future development‘and redevelopment of the community."11
Land use in the city is controlled in wards 1 to § by ;oning By-Law

728 passed in July 1948, and in wards 6, 7 and 8 by Zoning By-Law 3072

passed in 1969. The major land use categories created by zoning are:-

10.Windsor Planning Board Official Plan of the City of Windsor
Planning Areas September, 1971,

11.Tbid p. 4.
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L
(1), Open Space.

(2) Residential:

N -

,(a) _Low density residential - single-detached, semi-detached
| and- duplex dwellings. | - 3
(b) ~Heuium dengity - ro; housing,and walk-up apartments
having more than (2) dweliing units. .
(e) ‘High-density apartment dwellings other than walk-up
apartments, |
(3) Commercial. |
(4) Manufacturing. (Industrial)
(5) Institutional.

REZONING PROCEDURE IN WINDSOR.

Windsor has a standard procedure to process requests’ for changes -
of zoning classification of land uses. - The procedure 1s outlined

/
below (see'Figure 1), 7

The rezoning procedure commences with the developer or-resident
requesting the municipal council to amend its zoning restrictions 50
as to permit the land use he contemplates on a site where the land use
by-law prohibits it. It {s the aim of the applicant/to get council
.'to amend the Official Plan and/or zoning by-law ar and have them approved
by the Ontario Municipal Board.

The applications are analyzed by the staff of the Planning Department
and other municipal officials who assess the adequacy of the available
services to support jhe new development and make recommendations as to
tne conditions to be improved. The Planning Department gives a written

report of recommendations to the Planning Board and notifies residents

within 122 metres radius of the area to be rezoned of the application.
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At public'hegringé, bpponentigﬁggfﬁréponents of the rezoning
applications dre given an 9p§§¥%ﬁ§it§~£d axpress their vigws on thg
.matter te the Planniné Bbard; After consiﬁering'the Yacommendations
.0f the Planning Departmént,'the views, of the publi;, the Plénning.
Board adviées the counéil od whether to adopt or decline the official
plan‘and/or zoning by—law amendmenits. If-council approves the application,
the by-law 1is enacted and applinacion is made to the OMB for approval
of the Wy-law. If council decides to amend the official plan against
the recommendations of the Planning Board it will require the votes
of at least two-thirds of all council members before it can: get the .
approval,of OMB. .

The rezoning procedure is completed in six to fifteeﬁ months, and
during this time span it iF possible for malpractices to be Injected

% T
into the system.

LTI T N, a6 ¢ im e PO



CHAPTER 3

| METHODOLOGY N
STATEMENT OF HYPOTHESES, TESTING PROCEDURE AND RAT;AZAﬁE FOR HYPOTHESES;i -
) To examine the objectives outliﬁed'in Chapteg I, three sets ﬁf' -
hypotheses are formulated. All the hypotheses rmulated ;nd tgsted
w%}l be gccapced at the .05 .significance level

First Hyp&fﬁksis:— N

(a) There is a s?gnificant difference between tRe propertion of land
in each %and use ;lass allocatea'by the official plan and the
pr&portion in each class resulting from the gtﬁnting'ﬁf amendments.
4 Kolmogorov-Smirnov test will be used to'tégt this hypothesis.

This hypothesis is designed to investigat%-whethe:,zoniné
amendments caused a majof d&viaéion'from4§he Official Plan. In
view of the fact that the official plan is a comgrehénsive plan

" for the city, designating proportinné of 1andlin égch use category
in accordance with the anticipated rate of expansioﬁfand direction
Qf growth, an insignifigagt deviation from the plan ié'expected.
Any major déviatioh would be indicative of a drastic change in
the éoals sought,'inaccurate forecasting or considerable la#ity '
in the granting of amendments. B
Second Set of Hypotheses:-

S;) A significant inverse relationship exists between the aggregate number of

applications for zoning amendments ana'prqpefty values.

(b)a A significant ihverse'relationship exists.between the number of regidential
" '.\ :

]

?

rezoning applications and property values.

(c) A significant inverse relétionship gxists between the number of commercial

rezoning applications and property’ values.

-

(d) & significant inverse relationship exists between the number of industrial

rezoniné applications and property values.

- 18 -
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These hvnotheses will be tested independently by the use of -

-

Kendall's Tau,

N

The second set of hypotheses is designed to establish whether’

.

the requests for rezoning and changes are-donaietEnthith”the forces
of change that .operate in the city.
Some of the change variables used in previous studies are:?

area size and densitj, location and relative accessibiiity, employ-~
|
ment and employment density, building and housing stock and

- -9

" occupancy turmover. it .ds- assumed here thet land Value would
reflect the many possible forces of change. operating within the
- eity. Property value isiionsidered in this thesis as a measure

of the. forces of change within thefcity. It is ysed as a surrogate

measure for .land values.

" Third Set of Hypotheses:-

'Inner City or Peripherial Bias in Zoning Amendments

(a) A_significamt.o;fference.exists between the inner ?ity and the

an e

. L
periphery in the frequency of requests in each land use category —‘*qu

for spot rezoning‘l2 B

R .
(b) \& significant~difference exists between the inner city and ‘the -

,periphery in the amnunt of land- requested for spot rezoning in. each
‘land use category. _ '.""eﬁtffjfﬁl.i._w‘3. _ R
(e) A significant difference exists between the inper city and periphery

in the frequency of requests in each land use category for large-

-
L

12."Spot rezoning is considered an axea of less than three dcres-
or a small use enclave differing from the rést of the block." Natoli
Salvadore J. '"Zoning and the, Development of Urban and Use Patterns"

Economic Geography, 1971.

REh S Sy v peprha A
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area rezonings.
(d) A significant difference exists between the inner city and the
periphery-in the amount of land requested fon-large-area rezoning

in each land use category. B ,
. - A Kolmogorov-Smirncv test will be used‘ﬁo test each
hypotheses individually.

The above hypotheses. are formulated to investigate the
existence of bias in the requests for rezoning betiraen. the .inner
city and the periphery. The rationale for these hypotheses is
based on-the afgumEAts presented by Engels (1935) and Hawley (1956).
According to Engels (1935), the growth of modern cities-gives
centrally located landivery high values but the old buildinés:‘
erecued on them depress their values. These buildings are accordingly
demulished and more Intensive use is made of the land. Hawley (1950)
further explained that low income famil;ea live oa'high priced
land while theuweaiﬁhief‘live‘on cheaper lands. Time and cost of
transportation are conuributory.factors to this situation.

In summary, the general patterns of laud values accarding to
Engels (1935) and Hawley}(1950) can be described as follows:

(1) Land values reach a\peak in the city centre and decrease
dispropoationately‘tow;ga the periphery of tue urban area.

(2) Land values decrease away from the major arteries.

(3 chal peaks are of higher values than the general level at

a given distance from the city centre,

In the light of the above, there should be a greater incidence

. of spot rezoning in the city centre than in the periphery and more °

]

]

large—area rezoning in the periphery than in the city centre. Spot

-

R vrirdadits X
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rezonings are undesirable since they create a mixture of land usges,
a condition which zoning itself attempts to prevent.

Soclo~Economic bias over areas in zoning amendments

(a) A significant inversge relationship exists between thé fraéueﬁcy of
fequestsifof ioning amendments and income levels,

(b) & significant negative ralationghip exists between the amount
of-land,;gqugg;éd for rezoning and income lavels, |

(¢) There 1s a significaﬁt difference in the amount of land
requested for rezoning in éach land uge categotf between
income levelsﬁ

(d) 4 significaqt inverse relationship exists between the frequency of
applications for zoning ;mendmen:s accepted and income levels,

(e) " .A significant inverse relationship exists between the frequency accepted

rezdning applications resulting in down,--zoningl3 and iﬁcome levels,

Hypotheses (a) (b) (d) and (e) will be tested by Kendall Tau

statistical tests while hypothesis (c) will be tested by x2

test,
. \
Incidents of down-z ning and spot rezoning are expected to be
{
higher in areas of lowe income groups for the reasons outlined belqw:
(1) Low fncom residents occupy homes that depress their land value,

making/them more attractive to developers and others to have

them ezoneﬁ to those land uses (e.g. high density residential,

13. The term down-zoning refers to the downqggad;;;ement on the
accepted zoning hierarchy which assigns the highest and best use to
areas of single family housing and proceeds downwards through medium .
dengity and high density residentisl areas, commercial and industrial,

,.
Yo~
A R
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(2) Low income residents are less likely to oppose a zoning
change: This could be due either to lack of knowledge of
qtheir right-to oppose,or plain lack of interest in their
eavironment since most low income residents aspire to mova
to better residential areas eventually.

(3) Members of the Placning ﬁoard who are predomica?tly from
the middle and upper income groupe.are likely to protect
their own areas Erom land use mixtures. ’

T Evidence of malpractice in zoning is prcvided by several studi‘
Cross (1965) and Balk (1966) have found that zoning has been widely

-

converted {nto an instrument of Special favour for developers and

speculators who have generally been successful in obtaining the zoning

changes they desire without reference to any planning criteria,.

DATA AND MEASUREMENTS

Three sets of data are utilized in this study. The first set
consists of applications for zoning amendments extracted from Windsor
Planning Board Agenda from 1972 to 1976. These are recorded in terms

of frequency and the amount of land requested for change in each

zoning category. Altogether 250 applications are recorded, accounting

for a request of a total change of 228.77 hectares (Map III). A

breakdown of these figures is foynd in Table 1 and Maps IV - VIII.

dum—————— % el oo

L L Ty e
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Table 1

Nature of Rezoning Requests (1972—19765

Land Use Type No. of Zoning & of Total
\\\\\7 Amendments Requested
z

——

Low Density

. Residential (Rl) . 12 28.8
Medium Density .
Residential (Rz) .37 14.8
fﬂigh Density
Residential (RB)” . 31 T12.4
Commercial . 88 35.2 .
Industrial . 22 : 8.8

The second data set consists of a sa%ple of sixty-four property

values randomly chosen.over the city of Windsor. A table of random numbers

was used to select one hundred properties (a 1% sample of properties)

from the City Directory of Windsor. The daté for property values yere

" extracted from the files of Pedler's Real Estate Company for sales

transacted between 1972 and 1976. Data were obtaineéd for only sixty-four
of the hundred propertiés choseq. The sixty-four data poiﬂts were

located on the map and dispersion was tésted for by the use of the nearest
neighbour analysis (Hammond & HcCullagh, 1974, p. 40-42). The index of
dispersion obtained is .92, indiﬁating that the distribution;pver space

is close to random with a slighthendency towards uniformity.- Perfectly
random distribution indicated by an index of one is most desirable, but
since .9 is so close to one, the spatial distribptién of properties is

considered random. '

The data on property values are standardized {(cost per hectare) and
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the data punched on catds. A'Syﬁap'Computer Program is used to divide .
, r )
the data into deciles and produce an isoline map of property
values (Map IX).
The third set of data consists of average household income
distribution by enumeration districts derived from the 1971 User
Sumhary Tapes, Enumeration Area Series. The data are retrieveéd from. the
computer and punched on cardsr The data are then divided into deciles
to produce a cloropleth map of ten income areas (Map X). The choice
of average household income as the only socio-economic indiéator is
based on the fact that.previous studies support a strong relationship
between income and other socio-economic indicators e.g;'heaith, housing,
education and community and environment.
The high correlation between the quality of health and income
level is undisputable.
"How long a person will live, the diseases he will have,
the type of treatment he will receive and the cause of
his death are all strongly influenced by the amount of
money there is to spend on health. While public and
. private arrangements have been made to provide the poor
with the same quality of medical care that the more
wealthy can afford, statistics on death and disease
show that such efforts have not succeeded. - Low income
still decredses the likelihcod of ready access to 14
medical care, freedom from diseases and long life."
Poor medical care of lower income gfoups is also observed by the
National Council of Welfare (1975, p. 12.), the Canadian Labour
Congress (1970) and Anselm L. Strauss (1974, pp. 234-246). It is the

general. contention that people in the lower income bracket make fewer

visits to the physician than those in upper income brackets despite

L

14, Eicherd, R.L., and Ludwig, E.J. "Poverty and Health" in
Meissner, eﬁ., 1973: p. 175,

v NS
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their higher rate of illness.

» A similarly high positive correlation between income and housing
type and income and educatioo is supported According Fo Lithwick (1970,
P 27-29), the rousiog problem of the poor in Canada is not the
inadequacy;of total housing units, but the }éck of adequate income to
purohaso or rent proper houses. Further evidence of a high ‘correlation
between ircome and housing typeland housing conditioos is provided by
Adams (1971, p. 75) who reveals that 30% of welfare households in
Canada have more than 1.6 oersons per room compared to 4% for Canada
as a whole; that sharing of accommodations with others ‘is more prevalent
among welfare families than among'non-welfare families. .

The strong positive correlaﬁion between income and education is

cleafly seen from-the following table:

Income~Education Relationships = Canada 1972

" Level of .Education * Years Average Family Income
of Family Head :
0 -4 . $ 8,192,
5 -8 9,263.°

Some Secondary Schooling
Completed Secondary

Some .University
Completed University

Source: Statistics Canada: Income Distribution by Size in Cdnada .

T - 1972, Cat. No. 13-207 (Ottawa: Information Canada 1974: p.27)

S
S N

This income~education relationship is supported by the findings of the
U.S. President's Commission 1970b that scheool drop-outs when employed
have lower-status occupations and lower earnings than high schgoif
graduateo.- .

In Windsor, in particular, Oliver (1977) finds evidence of a
high;correlation between average income per household and level of

educdtioo, health and housing conditions. . e




CHAPTER 3"

ANALYSIS AND EVALUATION -~ @ - o

First Hypothesis _ .8

Hypothesis I - There is a significant difference between the proportion
of land in each land use class allocated by the official .
plan, and the proportion in each class resulting from the

granting of zoning amendments. .

In order to test this hypothesis, the qumber-bf zoning amendments
o .
granted from 1972 to 1976 are recdérded and categorized to facilitate

-

calculation of .change meﬁsures‘in each category of land use. Since
L

units of observation afe expected to vary in size, all net change ' |

. g |
indices . are Eransforme& 0 percentage change. Net change in each use-
catégory is obtained by:-
Categories Net Change
PI = ~C +C
oP = -C +C .
’ Com . o= -C +C
‘ . <
I o= -C +C
' R T o= ~C +C

where PI represents Public Institutional uses; OP - open space; Com -

commercial; I - industrial; R - residential, and C - the area changed.
P . .

The net change in each land use category is equivalent to the summation

of the amount of land rezoned to the category being considered minus

changes out of this category. . < -5
To standardize the data,net change in each land use category is ¥
transformed to percentage change:

Percentage Change = net change in each land use category (hectares) x 100 ) 'f
official plan designation to each category. ?

The results of the above computations are depicted in Table II. L

- 34 - o -
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* -
o Table II
Official Plan Designation and Percentage Change !

Land Use | Official Plan Cumulative | Net Change % Change Cumulative
Categories |Designation Proportion | (Hectares) Proportion

(Hectares) .
Public 184.6 0.017 | o0.37 0.42 .03
Institutionall ‘
Open Space 616.19- 0.075 1,35 0.22 046
Commercial |  664.4 0.137 54.33 8.18  .647
Industrial 2573.75 . -0.378 . 96.88 ©3.87 .931
Residential 6604&05 + 1,00 75.56 1.14 1.0

’

As Iindicated by the data in_the.table, the greatest percentage
change 1is occurrihg in the commercial category wi&h industrial occupying
a second place. To determine whether a change in the proportion of land
iﬁ the land use classes is sIgnificant, ‘a. Kolmogorov-~Smirnov statistical
test Is performed on two sets of data - Offic;al Plan Designation and
Percentage Change. The first set of data is arranged in ascending order,
and Ehe second set follows accordingly. With a D ., value of 0.55 and
a critical value of 0.06, the hypothesis is accepted at the 0,05
significance level.

Second Set of Hypotheses

The second set of hypothesés which is formulated to investigate
whether zoning changes are consonant ‘with the forces of change operational
in the city are tested by means of Kendall's Tau. Levels of
proﬁerty values and the number of applications for zoning amendments by
levels of property values are the sets of data used in the analysig.

A &éndall's Tau statistical test 1s performed firstly on the aggregate

number of applications, and then on the disaggregated number i.e. the

»
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o,

total frequency 1s disaggregated into categories of land use - residential,
cbmmércial and industrial. The disaggregation of rezoning applicatio;s
is done to investigate the response of each category of uge to chaﬁge
in property values. e e L ‘
Hypothesis (a) - An inverse.relationsﬁip exlsts between the aggregate
number of ‘rezoning applications_and property value.

"To test this hypothesis, thé ten interval levels.of property values
which were derived by a Synap Computer program (see Chapter 3) are ranked:
inldescending order i.e. the highest interval level is given a rank of
one and the lowest a }ank of ten. This set of data is test;d against
the number of applications for zoning amandmenr per interval level of
prgperty value (Tabie I1I).

Table II1

Property Value and Applications for Zoning Amendments

Property Value Interval Rank Number of Appiications ' Rank

(cost per sq. metre in §) For Zoning Amendments
107.38 - 96.84 - R 2 . 10
96,84 - 86.40 2 3 9
86.40 - 75.86 3 7 7.5
75.86 - 65.42 4 8 6
65.42 - 54,88 5 14 5
54.88 - 44.33 6 7 7.5
44.33 - 33.89. 7 58 3
33,89 - 23.35 8 62 2
23.35 - 12.91 G 67 1
12.91 - 2.37 10 23 4
Tau = -0.83 7 observed = —-3.32 Z critical ==l.64

The Kendall Tau test performed on the above data gives a Tau value
of ~0.83 indicating a strong inverse relationship between property
value and number of applications for zoning amendments. The hypothesis

is accepted at the .05 significance level.

~ .
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H&petheeis (b) - A significant inverse relationship exists between the number
‘ of residential zoning amendment applications and
property value.
Hypetheeis‘(c) - A significant inverse relationship exists-between the number
| of commercial zon}ng amendment applications and
propert& ealue,
Hypothesie (d) - - A significant inverse relationship exists between the number
of industrial zoning amendment applications and

‘property value.

The data used for testing the above stated hypotheses are shown

in Table IV. Each hypothesis is tested individually by a Kendall's

test,

For testing Hypothesis (b) columns one and three of Table IV are
used;columns.one and five for Hypothesis (c); and one and seven for
Hypothesis (d). Cerrelation coefficients of -.597, -.598 and ~.659 are
obtained for_hypotheses (b) (=) #nd‘(d>kfffPQCtively- These hypotheses
are accepted at the +05 significance level.

The conclusion derived .from the overall result is that the

. aggregate number of rezoning applications exhibit a much stronger

relationship te property value than the disaggregated frequencies, but
all are serong and negative. The ten categories of property vaiues

are combined inteo three broad groups and the percentaée of applications
for zoning amendments for residential, commercial and industrial land
uses in each g;oup is found (see Table V). It is seen from the statistics
presented in this table that the highest percentage of the applications
for zoning amendment in each land use category is in areas of low

proPerty value while the lowest percentage in all the land use categories
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is found in areas of high property Velue.

-

Table V: Property Value and Percentage of: Applicationg fgr Amendment '

Property Cost per Residential Commercial Indostrial
Value 5q. Metre - o
High 107.38 ~ 86.40 5 ' 4.5 4.5
Medium 86.40 - 33,89 37.14 31.8 27.27
Low 3389 - 2,37 57 63.7 ° 68.23
Third Set of Hypotheses . ' .

Af " Inner City or Peripheral Bias
Hypothesis (a) - * 4 significant'difference existe between the inner
| c¢ity and the Periphery in the frequency of requests
in each land use category for "spot rezoning',
Hypothesis (b) - A significant difference exists between the inner
city and the periphery in the amount of land requested for
Tezoning in each land use category.

These hypotheses are tested by Kolmogorov—Smirnov tests and
acceptance will be at the 0.05 significant level. For the purpose of
this study; the inner city consists of the Windsor area before the
annexation of. the surrounding Townships in January 1966 and the
periphery the annexed Townships of Riverside, Ojibway, Sandwich East
and parts of Sandwich South and Sandwich West (Map X1). The old Windsor
area is defined as the inner city mainly because it ig surrounded by
the other townships annexed to it. Since it is older, more established ’
and constituteg the hub of activities in Windsor as it is today, a
difference is expected in the pattern of amendments, The distribution
of Spot-rezonings applications are depicted by Map XII. a frequency

count of the spot rezoning applications by land uge type is taken for

TSI me“—p_ﬁnm::;ﬁ-_m ......... ——— e e
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the inner city and the periphery (Table VI).

To test hypothesi; (a), the frequency of Zoning amendment
apﬁlications in the innér city is arranged in ascending‘brder, and
that in the periphery is arranged accordingly. Results_from the
Kolmogorov-Smirnov test (D = 0.17 and Drit =. 0.483) doés not allow
the acceptance of the hypothesis.

The two sets of data used for testing hypothesis (b) are the
number of ﬁechares per 1,000 hectares in the iﬁner city ana periphery
(Table VII). The testing procedure is the same as that‘used for testing
hypéthesis (a). A Dmax valué of 0.16 and Dcrit value of 0,91 warrants
the rejection of the hypothesis.

As indicated in Table VI,lrequESts for spot rezoning are more
intensive in the inmer city where a total of 24.07 applications ‘per
1‘000 hectares are dbtained compared to only 11.79 per 1,000 hectares
onlthe periphery. Commercial rezoning requeéts assume a leading
position in both 1o§$iities accounting for 37.64% of the rezoning
requests in the inner city and 42.86% in the periphery. - A higher
percentage of chaﬁge is requested for the medium (RZ) andlhigh (R3)
density residential categories in the inner city than on the periphery.
It is also worth noting that 31.43%7 of the rezoning requests on the
geriphefy is for'low density residential compared te only 15.58% on .'
@

the inner city.

A comparison to Tables VI and VII reveals little difference in

P

the pattern of rezoning requests. Commercial and the high density
residentail (RB) categories of land use account for 45.98 and 33.53
percentage respectively of the amount of land requested for rezoning

in the inmer city. These categories of use also have leading percentages
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both in terms of frequency per 1000 hectares and number of hectares per
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’ .
.
\ “ N g ; . ) ‘\-‘;’-
- . N . . .

(37.64 and -22.08 reSpectiwelj) in the frequency of rezoning reohEsgs .

in the faner city (Table VI). . : - h

[

The résult for the periphery in Table VI is similar to the

corresponding result in Table VIK More requests are made for rezoning

into the’ oommercial and low densitr residential (R ) land use categories

L

lOOO,Hectares.
| 'ﬁypothesis (c) _ A signifitant ditference exists batween the inner.‘
' city and the periphery {n the frequency of requests
. in each land use category for large—area rezoning,
Hypothesis (d) - A signdficant difference exists between the inner

IX). D value of 0.55 and D
max

: city and'the.periphery in the amount of land for

large area rezoning in each-land use category.

The distribution of. large area rezoning is shown by Map XII. Hypothesis

(¢)- and (d) are tested by the same procedure as hypotheses (a) and (b).

- The frequengy of 1arge—area zonfng amendments in the inner city and in

the periphery are the two sets of.data used for testing hypothesis (e)

CTable VIII) The hypothesis is rejected since the Dmax and the D,

_ values obtained are 0.4 and 0.86 respectively. The two sets of data

used for testing hypothesis (d) are the number of hectares per 1000

hectares requested for change in the inner city and the periphery (Table

value of 0.31 allows the acceptance
crit _ .

of this hypothesis..

A greater density of large—area zoning amendment requests OCCurs on

the peripheral area (6.18 per 1000 hectares) compared to 4.06 per 1000

hectares in the inner city. 47.27% of the peripheral large-area rezoning

applications is for Rl land use while only 7.69% of those in the innex
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city is for this land use category. Industrial and Commercial land uses

- hawe the highest percentage of large-area rezoning applications in the

Inner city but not on the perdphery, -

B. Socio-Economic Bias over Area (J’h
Hypothesis (a) - . A signiffcant inverse

of requests for rezoning and income levels.

‘A Kendellhfeu statistical test Is used for testing this hypothesis.

To perform the test, ‘the income Intervals are ranked in descending order_

and the frequency count of rezoning applications per 1000 hectares

within the areas of each income level interval is also ranked accordingly

relationship exists between the frequency

(see Table X). A correlation coefficient of ~.29 is obtained but it 1s not

-significant , The hypothesis is rejecte& at‘the .05 significance level,

g Table X . -

Frequency of: Appllcations for Zoning
____Amendmént per Income Groups

, Income Level Interval Rank Frequency_of Rezoning Rank
. ~ Appl. per 1000 hectares -

26680.00 - 24012.00 i_ S 35,79 3
24012.00 - 21344.00 2 . 7.68 10
21344.00 - 18676.00 . 3 . 19.61 :
18676.00 - 16008.00 4 2833 7/ 5

16008.00 - 13340.00 5 | 32.06 ‘ 4

©13340.00 - 1067200 . 6 13.41 9
10672.00 = 8004.00 7 21.88 6
8004.00 - 5336.00 8 21,74 7
5336.00 - 2668.00 9 133.50 1
2668.00 -~o‘___.‘:;_ 10 90.38 >

Tau = =0.29 Zobs = -1,16 Zcrit =-1.64

.
P —

L



Hypothesis (b) - A gignificant inverse relationship exists between the amount

of—land requested for rezoning’and income levels.
"Hypothesis (b) is tested by the same procedure as the previous

hypothesis. The data used to test this hypothesis are shown in Table
xII q
Table XL

: . Amount of Land per Income Group
. "Requested for Zoning Amendment .
Rank of Income Level Interval No. of Hectares  Rank

' . ‘ . per 1000 hect.

)
Lo
A

!
\ 72.47
0.96
0.25 o1
25.81
10.65
16.03
12.49
15,91
15. 46
5.78

»
&

OO B~ EWN
OO~ W RO D

—

—~

" Tau ==0.2 Zobs ==0.8 Zerit ==1.64

A correlation coefficient 0f-0.2 is obtained but it is not significant °

the hypothesis 1s rejgcted.aﬁ 0,05 significance level, As indicated in Table X,

- the frequency of rezoning applications for the lower income aﬁéas (income

levéls one and two) exceeds that of the higher income areas ‘(income

levels nine and ten). Although a larger frequency of rezoning applications

4s made in areas of lower income it accounts for the rezoning

A4
of comparatively small areas (see Table XI).
Hypothesis (e) - There is a significant difference in the
amount of land requested for rezéning in each

land use category and income \levels.

A X2 contingency test is used for tééting hyppthesis (c) (Table XII).

~
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Chi-Squared observed value of 85.75 and critical value of 15.51 which
are obtained from the test allow the acceptance of the hypothesis at

the 0.05 significance level.

Table XII

Amount of Land per 1000 Hectares Requested
> for Zoning Amendménts in each Income Level
) by Land Use Type

Income Level ‘ R1 ‘ R2 R3 c o I
“Low 0 - 8893.33 | 96.33 29.37 3.71 136.84 -106.7 :
Mi@dle 8893.33-17786.66 217.11 50.38  35.57 51.38 38.04
High 17786.66—26686.00 848.4 5.96 15.31 2223 6.18
Total 1161.8 82.71 54.59  210.45 150.;;

Bl - Low density residential; R2 Medium dens}ty residential;

R3 - Hingdensity residential; C - Commercial; I - Industrial.
Sevenéy—three percent of the area requested for rezoning to the low
density dwellings is confined to tﬁe upper income areas. Requests fo?
rezoning to medium and highldensity dwellings and Also to the manufac~
uring and industrialdcategories of land use are minimal in these areas.
The bulk of the change requested to wminimum and high density dwellings
ié confined to the middle income areas. Commercial aﬁd manufacturing
land use change dominatesthe lower income categories - 65Zof the comm-
ercial land use change and 71% of the manufacturing change reqﬁested
are confined to the lower income areas.

Hypothesis (d)- A_éignificaﬁt indérse relationship exists between the frequency

of rezoning applications accepted and income levels.
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This hypathes;;:Lesigned to invéstigate_the presence of bias at
the a%?;nistrative level is tested by a Kendall's Tau testaw To test
the hypothesis, tabulation is made of tha requested zoning amendments
accepted by income levels (Table XIII).

| Table XIII

Zoning Aﬁendments‘Accepted and Income Levela

Rank of Income Levels Freq. per 1000 Hectares Rank

35.79

7.68 -jj,\kf
18,11

24.13

24,13

10.97

17.49

14,72
135.75

72.62

—
R =00~ &0 W

COBNOW P W -

—

A Tau value of -0.15 is obtained but it is not significant, .The hypothesis

is rejected at 0.05 significance‘level

The data in Table XIV show a continual decline in the total

percentage accepted per land use type.
P

Further investigation of-bias in the administration of zoning

amendments is done through testing hypothesis (e).

Hypothesis (e).- A significant inverse relationship exigts between the frequency

of accepted rezoning applications resulting in down-
zoning and income levels.

This hypothesis is designed ‘to establish the relationship between

the number of aoning amendment applications accepted per 1000 hectares

causing down-zoning and income levels. The two sets of data are ranked

(Table XV) and a Kendall's Tau test performed.

T T
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‘Table XV

Freﬁuency of Down-Zoning and’' Income Levels

Rank of Income No. of Frequency of Down-  Rank

Levels Down-Zoning Zoning per 1000 :
) hectares
1. g™ 0 g
2 i o 0 9
-3 0 0~ 9
4 12 15.73 ‘ 4
5 14 19.24 ~\ 3
6 35 - B.89 ) b
7 -30 12.25 -5
8 6- 7.36 7
g . 1 ) 66.76 1
10-. 2 - 36.33 2

Tau = -,53 Zebs %-2.12 Zerit =—1.64
The correlation coefficient of -.53 is éignificant at 0.05

significance level, therefore the hypothesis is accepted.’




CHAPTER 5

IMPLICATIONS

This study shows that the zoning amendments from 1972 to 1976‘
caused a éignificant change in proportion in the‘land uge classes allocated
by the Official Plan, The bulk of the,heviation seems to have occurred
in the 'commercial land use category which had an increase of 8,18% of -
its total arealand :h; industrial land use category with an increase of
3.87% of its total area, Residéntial category occupied the third
position with an increase of 1 14Z of its total area, while Public
Institutional and Open Space category.occupied fourth and fifth positioué

@

having an increase of .42% and .22Z respectively. The distribution of
zdning aﬁendments exhibit a cluster and a linear pattern. A cluster
pattern is noted in the Forest Glade area whilé a linear "pattern‘ of
zoning amendments existsialoné Tecumseh Road, Huron Churﬁh Road agd‘
Quellette Avenue, -
_As mentioned in Chapter I, a zoning amendment is one of the change -

mechanisms which can legally change the zoning maps. It is a device to

cater for the unforeseen forces of change operating in the city, forces

which cannot in every case be accurately foreéasted b& planners an@ . %
legislators, 1I1f zoning amendments are reasonably ad;inistered, Ehey
should reflect change in the-sﬁatial and structural expression of ﬁrban
growth., The results of the study show that the zoniné amendments requested
were reflexive of the forces of %Egpge operating in the city, This

iew is derived from results of the anmalysis which indicate a_strong £nverse
relationship (correlation coefficient of -,83) between the .aggregate
freﬁuepgy of zoning amendments and property values. The conclusion that
zoning amendments were reflexive of the forces of change is further

substantiated by the moderately strong inverse relationships obtained for

~56~ . b
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the disaggregated frequencies .and property value.

| Although zoning amendments requested were consonent Vith'the forces .
of_change operating in the city, biases in the applications for and in
the granting of zoning amendments could still exist. Two types of biases
were‘exanined, spatial and socio—economic |

A greater numbexr of requests for spot.zoning amendments was made

for the inner city than for the periphery, but the reverse happened in
the case of large—area zoning amendments It can be deduced; therefore,'
that bias existed in the requests for spot-rezoning and large-area
rezoning'between the inner city and the periphery. Further implication
of the result on* the requests for spot rezoning is that a greater need
' existed for medium and high density housing in the inner city thao on the
periphery. Low density housing was in greater demand in the peripheral
area than in the inner city where only 15% of the rezoning requests was
for low density residential use compared to 29% in the periphery The -
great difference in the rezoning requests to the commercial and high |
density residential compared to the other land use categories inlthe
inner city-oould suggest increased need  for high density and commercial
activities. It can also be conjectured that the pressure for land use
change to-commercial and high density residential categories was
directly consequential'to under-zoning in these categories, Of course,
it can be alternatively argued that the pattern of requested change was
not due to need,'but to_speculation.by developers and other interested
parties.,,' -

for commercial and low density land use categories, both in terms of

frequency per 1000 hectares and hectares per 1000 hectares. This suggests

*

The data for the periphery reveal.that more-spot—rezoningrequests were made .- ”



. s

a demand existed for low density housing and commercfal activities. This
i »’ "

. was attributable perhaps to the availability of- space on the periphery

and the exodus of, residents from the city centre as . they move up the : p

socio-economic ladder.: ‘ _ - -

.
< ! T

The pattern-of large-area-rezoning on the periphery'matcnes thnt of
spot rezoning. Tne inner city distribution of large-area zoning amendments
however, is slightly different from that of spot zoning. Most of the
'rrequests for change seems to have occurred in the;commercial industrial
and meeium denSity residential oategoriesB

: Generally, no signifioant bias seems to existlin the anplioations
‘ for and the- granting of approval of zoning amendments by socio-eeonomic

v

st
. groups.. The indications_ere, howewer, that spot rezoning was assoclated
with lower‘socio—economic areas . - Although bias toward any socio-economic
group is not statistically significant the data show that rezoning to

_medium and high density dwellings was. confined to middle income

areas while rezoning to commercial and manufacturing 1and”uses was'

(Y.

concentrated in lower income areas. Rezoning to ’low density residential .
‘seems to have dominated npper income ateas.
No etatistically significant bias is indicated for the accepted number

of zoning amendments and income areas; Pogsibilities of bias are indicated by

the down-zoning statistic. Sixty=-seven percetit of the amendments accepted

resulted in Hown—zoning in the lower income areas,

Future Research

Before any strong statement can be made on the validity of the
amendment procedure in Windsor, further research needs to be done. Biases

in the amendment procedure can be further tested for by an investigation

L e el T e B Q e e mm—————
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-

. of whether apﬁliéations for similar zoning amendments are given

differential treatment. This would involve an examination.of the nature
of each:application for zoning amendment; reasons for residents opposition

N \ . " . :
to the amendment, and.city council's handling of it f.e. whether simflar

. applications are accepted or rejected for the same reasons. Other aspects

of zoning amendmént that are not covered in this study but need to be

h ]

unde:takén are: an investigation of the effg;t‘oftioping amendments on

property value and the influence of zoning amendments on‘neighbourhood

~
.

decay

I
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