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LETTER OF SUBMISSION
May 8th. 1959

To His Worship Mayor M. Patrick
and Members of the Council of the
Corporation of the City of Windsor

Gentlemen:

We take pleasure in submitting a fifteen year programme for the "Ur-
ban Renewal of the City of Windsor and its Metropolitan Area."

This report is a logical sequence of the Master Plan Report, which we
submitted thirteen yearsago as aguide for the future development of Wind-
sor. Since then remarkable improvements have taken place in the city.
Some of them were of a legislative nature, others were physical develop-
ments, * involving some 40 public and private projects at a cost of almost
24 million dollars.

The magnitude of these undertakings indicates the constructive spirit
of the administration and of the people of the City.

We believe that these achievementsare unique in the history of Can-
adian municipalities and demonstrate the foresight and the vigour of the
City of Windsor.

It is our strong hope that the same spirit will guide the City adminis-
tration and its Planning Board in the implementation of the proposals con-
tained in this report.

Although we have taken into consideration the many broad aspects of
legislative, economic and physical problems that the City and the Metro-
politan Area must face in the future, we have limited the scope of this
report to the specific recommendations for an urban renewal programme.

Respectfully submitted,
E. G. Faludi, P. Eng.,
President.

E. G. Faludi and Associates

TOWN PLANNING CONSULTANTS LTD.

* See Appendix 3.
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TERMS OF REFERENCE

AGREEMENT WITH THE CORPORATION OF THE CITY OF WINDSOR

Dated May 1st., 1958

R N s o b fo carry out an urban renewal study of the city of
Windsor and its Metropolitan area in accordance with the specifications
preparediby it ey Gk e g & marked Schedule "A" . ., . . .. ..

. « » theMetropolitanarea shall include the Towns of La Salle, Ojibway,
Riverside, St. Clair Beach, Tecumseh and the Townshipsof Sandwich East,
Sandwich South and Sandwich West, *

SCHEDULE "A™"

(a) to conduct an appraisal of the potential of the City and it's require-
ments for sound growth in order to identify areas with a priority for
urban renewal

(b) to study specific areas for urban renewal datq.
(c) to provide detailed studies of specific areas to illustrate the type of
urban renewal necessary to give longer life, greater stability and in-

creased usefulness to these areas.

(d) to study the legislation, financing and administration of an urban re-
newal programme,

(e) to provide recommendations for an urban renewal programme,

(f) to promote citizen awareness and participation in an urban renewal
Drogramme .- GE, Ny i o =




CITY HALL
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PART I

WHY URBAN RENEWAL ?




METROPOLITAN WINDSOR




PART 1
SECTION 1
WHY URBAN RENEWAL?
DETERMINING FACTORS OF FUTURE DEVELOPMENT
In the search for arenewal programme for the City of Windsor, we have
examined the forces and influenceswhich will have an impacton the future

development of the City.

We have analyzed the position of the City within the Essex Regional
area and within the Metropolitan area.

Our findings may be summarized as follows: =
UNFAVOURABLE FACTORS

1. Population
In contrast to the rapid population increase of the years

I
‘ FoPULATION before 1941, the recent growth of the City has been in-
: 350 significant and the rate of increase has declined.
i
' e 5 In 194l the population of the City was 105, 3l which inc-
[ o el reased to 120,049 by I95l. From 195] to 1956 the increase
'0,0»;‘."‘ was only |,93| although some 300acres of residential land
s ota were vacant and 490 acres of land available for industry.
= 150 L e In 1956, of the total Metropolitan population of 185, 865
i a :f{__,_if-'--"":,'."' -65.5%o0r 121,980 lived inthe City and 63, 885 or 34.4%
! s icae in the nine adjacent municipalities.
b i y"'T// While the Metropolitan and suburban population of Wind-
o b—rog | sor has increased by 53.2% and 304.3% respectively the
g il et Sl population of the City has remained almost stable since
1941.

2. Urbanization

A large portion of the new residential development oc-
curred outside the City, spreading in long narrow ribbons,
sometimes five miles long, toward the south and east within
the Metropolitan Planning Area of some 100 square miles.

Since 1940 when the built up area of the City covered
5,700 acres, some 2,700 acres have been developed in
the suburbs. This rapid urban expansion is inevitably ac-
companied by problems of providing adequate municipal
services in newly urbanized areas.

3. Decline of the Central Core
In contrast to the rapid suburban growth with its lack of

adequate municipal services, the central partsof the City,
residential, commercial and industrial, are declining and
give little incentive for |mprovemenr |,800 acres can
be considered to be declining and 3000cresb|tghted Of
over 25,000 structures, 13.3% are vulnerable to blight; 3%

e - S S R e
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PART 1

SECTION 1

are partly blighted and 0.7% completely blighted,

The pattern of the outward growth is disorderly and hap-
hazard but the inward decline is continuous and uniform.

Undoubtedly much of the urban blight in the central core
- of the City is due to the functional defects in many parts
Be 8L/0NTED 8 OFCLINING of the structure of the City.

o SOUND

4 Locational Liabilities

(a) Windsor lies several hundred miles to the side of the
bulk of Canada's own market area.

(b) It hasno special attraction to particular industry types
that would make it competitive against the industrial
region of south central Ontario.

FAVOURABLE FACTORS
The City of Windsor is the major urban and largest employment centre
in the urban constellations of the EssexRegional Area. Itsrole inthe econ -
omy of Canada is an outstanding one.

1. Economic Progress

The economic and industrial progress made in past decades and its im-
portance as a manufacturing city are indicated by:-

(a) The gross value of manufactured products increased from 371 million
dollars in 1947 to 484 million dollars in 1954, representing 7, 6% and
5.7% respectively, of the gross value of manufactured products for
Ontario.

(b) The total assessment of the City increased from $117, 441,300 in 1936 to
$207,791,895 in 1958, an increase of 76.9%.

(c) The total income of the taxpayers increased from $159, 667,000 in 1951
to $178,322,000 in 1954, an increase of 11.6%.

PAGE 2




2. Locational Assefs

PART 1
SECTION 1

Other tangible assets are represented by:-

Potential industrial sites which abound in the area.
The Detroit River offers an abundance of good in-
dustrial water,

The proximity to Detroit, a metropolitan complex
ranking fifth in North America population wise, offers
a range of business and technical services as well as
cultural amenities to people living in Windsor.
Recreational opportunities offered by the adjacent
water bodies of the Detroit River and Lake St. Clair.

The above findings were also expressed ina two day
conference on June 25th. and June 26th, 1958, with
the leadersand representatives of the various sections
of community life, and ina Report of Economic Dev-
elopment Opportunities for Greater Windsor prepared
for The Greater Windsor Industrial Commission, by
the Battelle Memorial Institute.

PAGE 3
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PART 1

SECTION 2

BASIC PROBLEMS
The built up areas of the City of Windsor and the adjacent nine mun-
icipalities form a compact physical, social and economic unit. Neverthe-
less they live together as dissimilar organisms, each with its own ends,
standards and regulations. They are highly interdependent, and, in spite
of great disproportion in wealth, indissolubly share the same economic base.

In view of the fact that most of the large scale developments occur in
the suburban municipalities the following questions are raised.

A. METROPOLITAN WINDSOR

What will be the most suitable size of the future Metropolitan Area?

What will be its future shape?

Shall future urban development be placed within the boundaries of

natural drainage and economic service areas?

4, Shall the primary concern be placed on communications and trans-
portation?

5. Shall the future residential areas be developed as merely the con-
tinuation of the present built up areas, or rather as urbanunits each
composed of neighbourhoods grouped around commercial and cult-
ural centres, and each separated from the other by ample open spaces
in the form of parkways and recreational areas?

6. What will be the size of urban units, their centres and what will be

their boundaries?

WM —

B. THE CITY OF WINDSOR

1. The city is the largest urban area with its business, administrative
and cultural core. What shall be it's function in the Metropolitan
Area?

What shall be the scale and character of it's central core?

Will the City reassert itself as a good place in which to live?
Can we secure for Windsor a new pattern of life against the "rush
to the suburbs"?

N

In answering the above questions we may conclude that the basic pro- |
blems are: -

1. The containment of the uneconomic urban sprawl in the outer fringe
area.

2. The provision of accommodation for the anticipated population
within well defined urban units.

3. The accommodationof a portion of the anticipated Metropolitan
population within the City where services and facilities are already
available.

4, The creation in the worn out central areas of more efficient at—
tractive and more profitable sites for living than exist in most of
the urban fringe areas.

5. - and most important of all:= the perception of all future devel -
opments on the principle that the political boundaries of the com-
ponent municipalities of the Metropolitan Area have no relation
to the social and economic life of the people.
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PART 1
SECTION 2

It was the unanimous opinion of the leaders of the community that the
solution of the above problems will effect the municipality favourably:-

A. FROM THE POINT OF VIEW OF MUNICIPAL ECONOMICS BY:

1. The attraction of new indusiries and retention of present industries.

2. Increased labour force with consequent increase in payrolls.

3. Thereturn of middle and high income class groups into the downtown
area, thus attracting additional purchasing power and providing
additional assessment value.

4. The attractionof more suburban shoppers into downtownarea stores.

"V,

B. FROM THE POINT OF VIEW OF PHYSICAL DEVELOPMENTS BY:

1. Making the highest and best use of all lands in the community.

2. Creating new environments for living and working from existing
obsolete and obsolescent areas.

3. Improving the appearance of the community and the esthetic quality
of buildings.

C. FROM THE POINT OF VIEW OF SOCIAL CONDITIONS BY:

Eliminating slum conditions.

Reducing incidences of crime, disease and fire hazards.

Halting the tread of decline all over the Metropolitan Community.
Providing up to date rental housing accommodation for an income
class which cannot pay economic rents.

e I T A

BN -

BLIGHT
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PART 1
SECTION 3

SEARCH FOR A SOLUTION: OBJECTIVES

In order to continue to prosper and hold their place and role in the
national economy, the City of Windsor and the suburban municipalities
must find solutions to their basic problems.

A. METHOD OF APPROACH
These basic problems have been approached by:

1. the undertaking of a survey fo ascertain the existence of certain
conditions, their measurements according to established criteria
in principle and practice, and their use in providing remedies and
adjustments in conforming with these principles and practices.

2. conducting research, to verify and test the above theories, princ=
iples and practices.

B. DEFINITION OF OBJECTIVES
The following okbjectives were then established: -

1. to improve the environment of the people living in Windsor and in
the urbanized portions of the nine metropol itan municipalities by
the adoptionand implementation of a community development pro-
gramme, co-ordinated with the extension or urban growth in new

and partly developed areas.
2. to save the Cityand the fringe areas from further deterioration and

to reduce blight by the application of an urban renewal programme
consisting of protective, preventive and curative measures.

For the latter purpose we have defined:-

1. Redevelopment Areas - blighted areas requiring acquisition and

clearance.
2. Rehabilitation Areas - neighbourhoods in the early stages of decline

which require improvements.
3. Conservation Areas - sound neighbourhoods requiring protection

against blight.
C. FUNDAMENTALS IN REACHING OBJECTIVES

In designating renewal areas due consideration was given to:-

(a) the financial ability of the municipality to carry out the programme.

(b) the principle that the improvement of each neighbourhood or re-
development area should be on integral part of a long range com=
munity development programme.
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PART 1
SECTION 4

TWaE

3. POPULATION

e RSN A
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ASSUMPTIONS ON WHICH PROPOSALS ARE BASED

1.ECONOMIC POTENTIALITIES

Our findings let us believe that the Windsor Metropolitan Community,
in the initial phase of the atomic age and of new technological inventions,
facesa future of promise. With the establishment of the St. Lawrence Sea-
way, new harbour facilities and relatively cheap water and power, the
economic base of the area may be widened,

New types of industries may join the existing ones and from the re-
latively undefined community a well defined metropolitan patternwil |
emerge.

2. PERIOD OF URBAN EXPANSION

In order fo avoid proposals which may lead to visionary impracticability
or lack of foresight we considered the growth of the Metropolitan Community
up to 1975 and 1980. For these periods statistical information is available
from Provincial and Dominion Government authorities.

Based on population projections made by the Department of Economics
of Ontario and by the Royal Commission on Canada's Economic Prospects
we estimate that the metropolitan population will be about 280,000 by
1975 and 320,000 by 1980.

4. AREA OF FUTURE DEVELOPMENT

For I975 the area required for housing, and to provide for commercial,
industrial, social and recreation needs of such a population according to
todays standards is roughly 32 square miles. This area could be provided
with economic services withinnatural drainage areas. It is 11 square miles
larger than the present built up area and it is 72 square miles less than the
Windsor and Suburban Planning Area. For 1980 an additional 4 1/2 square

miles will be required.

It is apparent that, since the City is almost entirely built up; future
growth must largely be accommodated in the vacant land of adjacent sub -
urbs. It is also obvious that any large increase in population of the whole
area must resultin more intensive development within the boundaries of the
city itself,

5. PATTERN OF DEVELOPMENT

In contrast to the present haphazard development it is expected that
through efficient planning and enforcement of regulations, controlling urban
land expansion, future growth will be guided toward organic community
units grouped around well identifiable social and commercial centres; with
the provision of ample open spaces for recreation.
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PART 11
SECTION 1

SUMMARY OF RECOMMENDATIONS
PROPOSALS FOR THE CITY OF WINDSOR

UE)on the foregoing premises we have formulated and propose to the
Council of the Corporation of the City of Windsor, subject to the advice of
its planning Board:-

THE URBAN RENEWAL PROGRAMME

to adopt the urbanrenewal programme as submitted herewith embodying
recommendations forz-

1. PRIORITY STAGES
the carrying out of this programme in three priority stages:-
Stage 1 to cover a 4 year period from 1959-1963
Stage 11 to cover a 6 year period from 1964-1969
Stage 111 to cover a 5 year period from 1970-1975

2.THE PLAN

(a) Redevelopment (Part 111 Section 3) (Illustration 4)

(i) the eliminationof nine blighted areas with agross area of 297 acres
and netarea to be clearedof 134.5 acres, fo be carriedout in the
fol lowing stages: =
Stage 1 62.0 acrey
Stage 11 54.7 acres)  (See table No. 1)

Stage 111 17.8 acres)

(ii) at an estimated net cost af today's prices for acquisition, clear-
ance and resale of about:-
$3,460,000 to the City of Windsor
$6,921,000 to the Federal Government, and
$3,461,000 to the Provincial Government (See Table No. 2)

(iii) the rehousing of a total of 7,348 persons during the |5 year period
(See table No. 1)

(b) Rehabilitation (Part 111 Sec. 3) (Illustration 5)
(i) The rehabilitation of 20 declining areas by improvements in street
pattern and alleys, school sites, playgrounds, parks and removal of
extremely dilapidated structures, o be carried out in three stages:-

Stage Projects Gross Area
1 K,H,1,L,0,Q,G 395
11 A,C,F, .M, 610
111 B,D,E,P,R,S,T 356

(ii) At an average cost of $45,000 per project for a total of $900,000
to be budgeted for fifteen years.

(c) Conservation (Part 111 Sec. 3) (Illustration 6)
(i) The preservation and protection of two new and stable neighbour-

hoods by legislative action and private resources.

PAGE 11
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PART 11

SECTION 1

PAGE 12

(ii) Therejuvenationof eleven vulnerable middle aged neighbourhoods
by legislative action and by public and private resources.

(iii) The partial improvement by legislative action and by public re-
sources of three ol der neighbourhoodsat the beginning of trend of
decline.

(iv) Conservation of neighbourhoods to be carried out in the follow -
ing stages:-

Stage Neighbourhoods

1 4, 9,13, 16and 18

11 Sp 10,19, 22,023,724, and 25
111 2, 5, 14, and 20
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PART 11

SECTION 1
TABLE 1
CITY OF WINDSOR - ANALYSIS OF REDEVELOPMENT AREAS
Project Location Area Land Use Population
Gross To Be Existing Proposed Displaced
Acres Cleared
Acres

1 Western 7.8 3.6 Commercial | Commercial 122
Sandwich- Residential | Public
Brock Public Residential

11 Western 20.2 6.6 Residential | Residential 390
Brock~-
Peter

111 Central 15786 7.6 Commercial | Industrial 619
University- Industrial
Caron Residential

1V Central 116.5 62.0 Residential | Residential | 3294
Goyear- Commercial | Commercial
Marentette Public Public

Vv Central 54.5 197 Residential | Residential | 1130
Howard Ave,

V1 Central 31.1 16.1 Residential | Residential 757
Marentette-
Langlois

V11 Eastern 72 i s Residential | Industrial 100
Riverside~
Montreuil Industrial

V111 Eastern 34.7 13.7 Industrial Industrial 757
Drouillard Residential | Residential
S.of C.N.R.

1X Eastern 8.0 3.6 Industrial Industrial 179
N. of C.N.R. Residential

TOTAL 297 .6 134.5 7348
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PART 11

SECTION 1]

CITY OF WINDSOR - REDEVELOPMENT AREA

SANDWICH EAST TWR.

-

-
\a )
-

TABLE 2

RPORT
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—

REDEVELOPMENT AREAS
(TOTAL 10}

URBAN AREA
CITY BOUNDARY

anowich soutr rws, REDEVELOPMENT AREAS

lLLUSTRAT‘ION4

NET COST OF ACQUISITION, CLEARANCE AND RESALE

Project Net Cost Division of Costs
Federal Provincial City

1 1,072,000 536,000 268,000 268,000
11 398,000 199,000 92,000 100.000
111 1,448,000 724,000 362,000 362,000
v 6,819,000 3,409,000 1,705,000 1,704,000
% 1,438,000 719,000 360,000 359,000
VI 1,173,000 587,000 293,000 293,000
V11 93,000 47,000 23,000 24,000
V111 1,057,000 529,000 265,000 264,000
X 343,000 171,000 86,000 86,000
TOTAL 13,841,000 6,921,000 3,461,000 3,460,000
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PART 11
SECTION 2

IMPLEMENTING THE PROGRAMME
1. Capital Budget

The preparation of a long term capital budget (Ref. Part V, Sec. 5)

2. Federal-Provincial Aid

The submission fo the Federal and Provincial Government for assist -
ance in acquisition and clearance of landin accordance with the long term
budget. (Ref. Part VI, Sec. 1)

3. Official Plan and Zoning By-law

The amendment of the Official Plan and Zoning By-law designations
as detailed in Section 3 of Part 111 of this study, and the continuing re =
vision of the Official Plan and Zoning By-law. (Ref. Part VI, Sec. 1)

4. By-law Enforcement |

The strict enforcement of the Zoning By-law (with special reference
to the conversion of single dwellings to multiple dwellings, Section 17 (7);
the Building Code, and the Minimum Standard Housing By-law (Ref. Part |
V1, Sec. 1) |

5. Relocation Agency

The setting up of an agency to deal with the problems of relocating
and advising those families displaced by clearance. This agency may form
a part of the Windsor Housing Authority. (Ref. Part VI, Sec. 1)

6. Urban Renewal Organization

The creation of an urbanrenewal section within the municipal organ=
ization to co-ordinate all phasesof the urban renewal programme and  to
organize citizen partficipation in the programme. (Ref. Part VI, Sec. 1)

7. Community Facilities

Continuation of the present programme for the improvement of commun-
ity facil ities by the provision of parksand play areas. (Ref. Part V1, Sec.1)

8. Private Enterprise

Utilization of the services of Business and Professional Groups for de=
veloping community resources and encouraging redevelopment by private
enterprise. (Ref. Part V1, Sec. 1)

9. Circulation

Continuation of the present programme of street improvements and traf-
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PART 11
' SECTION 2
|
|
| fic control. (Ref. Part V1, Sec. 1)
10. Pilot Schemes
The initiation of rehabil itation and conservationschemes by combined
public and private action. (Ref. Part V1, Sec. 1)
11. Rehabilitation
The use of Section 20 of the Planning Act, 1955 as a means of im-
plementing a rehabilitation programme. (Ref. Part V1, Sec. 1)
|
|
|
I
|
|
;|
|
|
||
|
i
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PART 11
SECTION 3

PROPOSALS FOR THE SUBURBAN MUNICIPALITIES

Upon the premises setoutin Part 1 we have formulated and propose to

the councils for the suburban municipalities, subject to the advice of their
Planning Boards and the Windsor and Suburban Planning Board: -

URBAN RENEWAL PROGRAMME

to adopt the urban renewal programme submitted herewith embodying

recommendations for; =

1. PRIORITY STAGES

The carrying out of this programme in fwo priority stages:=

Stage 1 to cover a 4 year period from 1959-1963
Stage 11 to cover a 6 year period from 1964-1969

2. THE PLAN

(a) Redevelopment (Part 111 Sec. 3) (lllustration 4)

(b)

The clearance of oneblightedarea of 18acres inthe Town of Tecumseh
to be carried out in Stage 1 of the Programme, 1959~1963, at an est-
imated net cost for acquisition, clearance and resale of $120,000.
The estimated cost to Town being $30,000.

Rehabilitation (Part 111 Sec. 3) (lllustration 5)

The rehabilitation of seven declining areas bz the improvement of street
pattern, school sites, playgrounds and parks, and by the removal of
tdividual blighted structures; to be carried out in the following st-

ages: =

(c) Conservation

The preservation and protection of sound and stable neighbourhoods by
legislative action and private resources.
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PART 11

SECTION 3
STAGES
11

Municipality 1959-1963 1964-1969

Project Acres Project Acres Total Acres
Twp. of
Sandwich West  SB 150 SC 60

SD 15 SA 95 320
Twp. of
Sandwich East SE 55

SF 35 90
Town of
Riverside SG 25 25
TOTAL 280 155 435

The estimated net cost of acquisition and clearance that may be necessary for
rehabil itation being:-

Stage Project Acquisition Cost Per

& Clearance Year

$ $

Township of Sandwich West
1 SB 20,000
1959--63 SD 9,000

99,000 24,750
11 SC 36,000
1964--69 SA 57,000

93,000 15,500
Township of Sandwich East
1 SE 33,000
1959--63 SF 21,000

54,000 13,500
Town of Riverside
1
1959--63 SG 15,000 3,750
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PART 11

{ SECTION 4
IMPLEMENTING THE PROGRAMME

1. PLANNING
(a) Co~ordination
Co-ordination of all planning within the Metropolitan Area (Part V1
Sec. 2) ,
(b) Windsor & Suburban Area Planning Board |
The Windsor and Suburban Planning Board to engage a staff to assist
s and advise in the technical matters. (Ref. Part V1 Sec. 2)
(c) Official Plans and Zoning By~-laws
The preparation and approval of Official Plans and Zoning By-laws
by those municipalities without these means of Planning. (Ref. Part
V1 Sec. 2)
; (d) Revision of Official Plans and Zoning By-laws |
Periodic review of Official Plans and Zoning By-laws for possible re-
visions due to changing factors. (Ref. Part V1 Sec. 2)
(e) The Planning Act |
The use of the provision of Section 20 of the Planning Act, 1955, to

re=subdivide undeveloped areas that were sub-dividedmany yearsago |
and which now do not conform with present standards, especially in |

regard to street layout. (Ref. Part V1 Sec. 2)

2. FEDERAL-PROVINCIAL AID

The submission to the Federal and Provincial Government for assistance |
in acquisition and clearance of land for redevelopment. (Ref. Part VI
) Sec. 2) '.
3. BUILDING CODE

The adoption of a uniform up to date Building Code throughout the
Metropolitan Area. (Ref. Part V1 Sec. 2)

4, BY-LAW ENFORCEMENT

The strict enforcement of the Zoning By-law and Building Code (Ref.
Part V1 Sec. 2)

5. CIRCULATION

Study of the fraffic circulation of the area in conjunction with the
City Traffic Engineering Department. (Ref. Part VI Sec. 2)

6, COMMUNITY FACILITIES

The development of community facilities as protection against neigh-
bourhood deterioration. (Ref. Part V1 Sec. 2)

{ 7. COMMUNITY ACTIVITY

The encouragement of community activity in urban renewal by the
n_ ' creation of neighbourhood improvement organization. (Ref. Part Vi Sec.2)
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SECTION 4
8. PROMOTION OF CITIZEN ACTIVITY IN NEIGHBOURHOOD RENEWAL

The Windsor and Suburban Planning Board to engage a staff for the or-
ganization of citizen participation in conservation. (Ref. Part V1 Sec. 2)

9. PRIVATE ENTERPRISE

Utilization of the services of Business and Professional groups for de-
veloping community resources and encouraging rehabilitation by private
enterprise. (Ref. Part V1 Sec. 2)
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PART 111

SECTION 1

SURVEY

DESIGNATION OF URBAN RENEWAL AREAS

(a) HOUSING QUANTITY (Illustration 7)

PAGE 22

The first objective of the study was to measure the extent and degree
of blight within the City and suburban areas, and then to investigate in
detail those areas selected as most deteriorated or liable to deterioration,

InJune and July 1958, a field survey by a team of 6 persons was made
of the condition of residential buildings within the Metropolitan area. In-
dividual buildings were appraised and recorded withinthe City, butoutside
the City, due to the lack of maps showing individual structures, it wasonly
possible to note the varying housing quality by blocks.

The survey was |imited to external conditions only and structures were
graded in the following quality ratings: -

Rating

Very good )

Good ) Free from blight
Fair Vulnerable to blight
Poor Partly blighted

Very poor Blighted

Details of the rating scale adopted and the survey methods used are
given in Appendix 5.

This method of appraisal has been used in the renewal studies of other
Cities and whilst the classifications and definitions used may vary from
City to City, this type of survey does establish a comparative grading of
structural conditions throughout an urban area.

For the purpose of relating the study to neighbourhood conditions, the
City was divided into neighbourhoods based on the tracts adopted for Cen~
sus enumeration, The boundaries of these tracts are generally major roads
and railways and the resultant boundaries constitute planning areas for
which much data, such as population statistics, is cvoirabfe.

25,185 residential structures within the City were examined and graded
as follows: -

Rating Residential Structures Examined
No. %
Very good 2,782 110
Good 18,126 72.0
Fair 3,339 13.3
Poor 753 3.0
Very Poor 185 0.7
Total 25,185 100.0




PART 111

SECTION 1

For study purposes the findings of the survey were plotted on an in-
dividual structure basison a map of 400" to 1" scale. However, for clarity
in publication it was decided foz=

1. group the five quality rating info three grades:-
Good (combining Very Good and Good), Fair, and Poor (Poor and
Very Poor combined); and

2. indicate the proportion of these three grades per block, together
with the proportion of non residential uses.

The survey revealed three main areas of poor housing quality:-

1. East of the Central Area of the Cityin an area roughly bounded by
Riverside Drive East, Marentette Avenue, Erie Street and McDoug=-
all Avenue. This area contained the largest proportion of poorand
very poor quality structures.

2. In the east, in the vicinity of Drouillard Road, north and south of
the Canadian National Railway.

3. In the west, in the vicinity of Sandwich Street between Mill and
Chippawa Streets.

These areas conform closely to the older parts of the City i.e. the
original municipalities of Windsor, Sandwich and East Windsor.

There were some instances of poor housing and potential blight outside
these areas and reference is made to these in later pages.

(b) DWELLINGS IN NEED OF MAJOR REPAIR (ILLUSTRATION 8)

This illustration shows the percentage and number of buildings in need
of major repair by census tract, based on the 1951 Census data. With ex-
ception of Census tract No. 8 and essentially similar pattern of building
condition fo that of the field survey is indicated. The Census data shows
a greater degree of disrepair for this tract than that of the field survey, and
this is possibly due to the rather broad definition of major repair adopted
by The Dominion Bureau of Statistics.

(c) LAND USE SURVEY (ILLUSTRATION 9)

In addition to the building quality survey, a survey was made of the
land use of the Metropolitan Planning Area. The resultant land use pat-
tern was then recorded on a map at @ scale of 400 feet to the inch. ll-
lustration 9 shows the land use of the Metropolitan Area in a generalized
manner. A broad analysis of the land use of the Metropolitan Area is:~

Land Use Acres Percent
Residential 10,400 15.7
Commercial 950 1.4
Industrail 1,750 2.6
Agricultural & Vacant 53,300 80.3
Total 66,400 100.0
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PART 111

SECTION 1

(d) CONDITION OF NEIGHBOURHOODS (ILLUSTRATION 10)

In conjunction with the survey of land use and housing quality notes
were made of the general condition of each neighbourhood in respect of
such items as the condition of lots and boulevards, parking provisions ,
traffic conditions and evidence of home improvements being carried out.

Qut of the twenty-five neighbourhoods of the City three (Nos. 11,12
and 21) are mainly blighted; six (Nos. 1,6,7,15 & 17) are semi-blighted,
and 16 are generally sound, requiring conservation measures and having
some rehabilitation problems.

Five neighbourhoods (Nos. 6,7,15,17, and21 have no park facilities,
whilst additional parks are required in at least seven other neighbourhoods
(Nos. 1,2,8,11,12, 14 and 24). Small play areas are needed in most
neighbourhoods.

Most of the neighbourhoods have been planned on the gridiron street
system, and deteriorating effect of through traffic isevident inmany of the
residential areas.

Certain neighbourhoods, especially Nos. 6,7, and 21, are almost sur-
rounded by railways and industries. Again, especially in neighbourhoods
No. 7 and 21, buildings erected on a double frontage basis on a single
depth lot, and the existence of land dwellings have tended to accelerate
the growth of blight. In many neighbourhoods the lots have narrow front-
ages, and no provision for off-sireet parking. Street parking problems are
created and the movement of traffic restricted. NeighEourhood No. | pre-
sents special problems, development is scattered, especially to the south,
and large areas of industrially zoned land are at present vacant.

The pattern of railway tracks cutting across the City hasdivided it into
many segments and has seriously affected the east to west circulation be-
tween the neighbourhoods. Other results are numerous dead end streets
and the grade crossing of railway tracks.

(¢) SELECTION OF THE STUDY AREAS (ILLUSTRATION 11)
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Five neighbourhoods were selected for detailed study as follows z-

WESTERN STUDY AREA Acres

Neighbourhood No. 1 448.3

CENTRAL STUDY AREA

Neighbourhoods No. 6, 8, 11, and 12 747.3

EASTERN STUDY AREA

Neighbourhood No. 21 219.2

o—



PART 111

( SECTION 1
The reasons for the selection of these neighbourhoods were:~

1. Neighbourhoods No. 11 and 12 contain the major concentrations of

very poor housing.

2. Neighbourhood No. 8 is declining and contains the central business
area.

3. Neighbourhoods No. 1, 6 and 21 contain some very poor housing and
are declining neighbourhoods.

The distribution of tuberculosis cases, illustration No. 68 also shows
T a concenfration of cases within the selected study areas. Whilst the pre-
sence of tuberculosis is not necessarily confined to blighted housing con-
ditions, it is often an indicationof bad housing conditions. The number of
welfare cases is highest in the central area. (Part V11, Sec. 3(F)

(f) ANALYSIS OF THE STUDY AREAS

The following factors were taken into consideration as being of major
importance in determining the urban renewal characteristics of the study
areas.

1. Condition of Residential Structures

2. Age of Residential Structures

3. Overcrowded structures

4. Owner Occupancy

5. Non Conforming Uses

The information regarding these factors was obtained as follows:-

CONDITION OF STRUCTURE

This was based on an appraisal of individual structures, employing the
same rating methods as wereused in thegeneral survey of the City, that is,
there were five ratings ranging from very good to very poor.

AGE OF STRUCTURE

Accurate information on the age of some 60% of structures was obtain-
ed from the City Assessment records; the ages of a further 20% of thestruct-
ures were estimated by reference to photographs; and the remainder were
not dated.

OVERCROWDING
An overcrowded structure was defined as a structure in which the num-
ber of occupants exceeded the number of habitable rooms. Thisinformation

was obtained from the City Assessment Records,

OWNER OCCUPANCY

This information was obtained from the City Assessment records.
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PART 111
SECTION 1
NON CONFORMING USES

These uses were considered to be those which were incompatible with
residential uses and were detrimental to a healthy neighbourhood. The land
use survey was used to determine the incidence of this factor within each

block,
PENALTY SCORES

To express the relationship of the above factorsand toallow comparisons
fo be made a block rating technique was adopted. Penalty scores were al-
lotted to the factors relative to their importance in determining neighbour-
hood characteristics. The scoresassigned were inaccordance with the fol-
lowing schedule:~

FACTORS AND ALLOTTED PENALTY SCORES

Factor Penalty Score
1. Condition of Structures* Per Structure
Very poor 100
Poor 80
Fair 20
Good and Very Good 0
2. Age of Structures*
Before 1900 5
1900-1920 3
1921-1940 1
after 1941 0
3. Overcrowding of Structures Per Block

(Percentage of overcrowded
dwellings units per block)
Over 20%
11%-20%
1%-10%
‘ Under 1%
4. Owner Occupancy
(Percentage of owner occupied

‘ houses per block)

| 0-40%
‘ ‘ 41%~-60%

o — M

61%=80%

Over 80%
. Non Conforming Use 1 per incident

Each structure was assigned its respective penalty score, the score,
| were fotalled for each block and divided by the number of struct-
ures to give the block score.

* Un
20— N

The resultant block penalty scores were then mapped in order to com-
pare the relative factors. It should be noted that the study area illustrations
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PART 111

SECTION 1

have been simplified for the sake of clarity, for example minor non residential
uses are not indicated. Maps were also prepared showing the land use and

net population density for each block of the study areas.

WESTERN STUDY AREA:

West of the Huron Line, nearly twomilesfrom the Central Business Area.

LAND USE (ILLUSTRATION 12)

This is a predominantly residential area, with commercial development
along Sandwich Street and scattered industrial development on Russell Street
and along the Detroit River. Further industrial development exists along
the Essex Terminal Railway which forms the eastern boundary of the area.

Following is an analysis of the land use of the area:-

Acres Percent
Residential 146.1 32.6
Commercial 33.0 7.4
Industrial 63.0 14,1
Vacant Land 78.9 1726
Streets & Lanes 127.3 283

448.3 100.0

CONDITION OF RESIDENTIAL STRUCTURES (ILLUSTRATION 13)

Poor housing quality is evident in the centre of the area between Mill
and Chippawa Streets and along part of Sandwich Street.

An analysis of the housing quality follows:-

Rating No. of Residential Percent
Structures
Very Good 81 74D
Good 70l 63.9
Fair 247 2255
Poor 61 5.9
Very Poor 7 0.6
Total 1,097 100.0
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Overcrowding is most evident in the centre of the area in the vicinity of Sandwich, Brock
and Chippawa Streets,
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Populationdensity isgenerally low, with the highest densities being in the north east sec-
tion of the area.
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PART 111
SECTION 1

CENTRAL STUDY AREA

Centered on Ouellette Avenue and extending almost 1 mile to the east
and 3/4 miles to the west.

LAND USE (lllustration 18)

This area contains the central business district of the City, centered on
Ouellette Avenue, the Civic Square, and the commercial development al-
ong Wyandotte Street. The remainderof the area is mainly residential with
some industry along the railway spursin the west and along McDougall St-
reef,

The following is an analysis of the land use:-

Acres Percent
Residential 294.3 39.4
Commercial 122.8 16.5
Industrial 21.9 L
Public Buildings 44.4 5.9
Railways 285.9 3.2
Vacant 8.9 1.2
Streets & Lanes 231.1 30.9
Total 747 .3 100.0

CONDITION OF RESIDENTIAL STRUCTURES (lIllustration 19)
Poor building conditions are evident throughout the area, the extreme
cases being in the vicinity of the central business area, east of Goyeau
Street.

An analysis of the housing quality is as follows:-

Rating No. of Residential Percent
Structures
Very Good 12 0.4
Good 1297 44.7
Fair 1069 36.9
Poor 397 1327
Very Poor 124 4.3
Total 2899 100.0
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The buildings are generally old, specially in the central and western parts.
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Owner occupancy is fairly low throughout the area, the lowest block percentages being
in the vicinity of Quellette Avenue and in the area east of Glengarry Avenue.
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Population density is generally 41-80 persons pernet acre throughout the area with high-
er densities noticeable in the vicinity of the City Hall and along University Avenue be-
tween Caron Avenue and Dougall Avenue.
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PART 111

SECTION 1
EASTERN STUDY AREA

East of Walker Road and nearly 2 miles from the central businessarea.

EXISTING LAND USE (Illustration 24)

This area which extends from the Detroit River to Seminole Street is
bounded on the west by the Dominion Bridge Company and other indusirial
operations along St. Luke Road. The Ford Motor Company factories form
the eastern boundary. The land use of the central part of this area is mainly
residential with retail commercial uses concenirated along Drouillard Road
and industry adjoining the Canadian National and Essex Terminal Railways,
with the largest concentration being in the north.

The major land use areas are as follows: -

Area Percent

Acres
Residential 60,1 27 .4
Commercial 20.0 @l
Industrial 82.9 37.8
Railways 18.6 8.5
Public Buildings 4.6 251
Vacant Land 77 35
Streets and Lanes 555 11.6
Total 219.2 100.0

CONDITION OF RESIDENTIAL STRUCTURES (lllustration 25)

The worst quality housing is in the northern part of the area between
the Canadian National and Essex Terminal Railways. South of the latter
railway the housing is in generally fair to good condition. North of the
Canadian National Railway conditions are poor. A few blighted houses
are evident on the east side of Cadillac Street, at the rear of which are a
number of lane dwellings.

The following is an analysis of the condition of residential structures.

Rating No. of Residential Percent
Structures
Very Good 5 0.6
Good 409 525
Fair 272 35.0
Poor 7i7) 9.2
Very Poor 21 2.7
Total 779 100.0
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The oldest structures are in the northern part of the area, the remainder of the housing
is generally over thirty years old, with the exception of that south of the Essex Terminal
railway. Here the housing is most recent being generally under thirty years old.
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Overcrowded conditions are most noticeable in the blocks north and south of the Essex
Terminal railway, especially in thevicinity of DrovillardRoad and Cadillac Street. Some
overcrowding is evident also just south of the Canadian National Railway.
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Owner occupancy is lowest in the central part of the area, especially along Drouillard
Road. Low owner occupancy is also noticeable in the area north of the Canadian Nat-
ional Railway .
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Population density is highest in the central part of the area, being 61-80 persons per net
acre. South of the Essex Terminal railway the density is generally 41-60 persons per net

acre,
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PART 111
SECTION 1

EASTERN STUDY AREA (Continued)

In order to determine the type of renewal treatment required it was
necessary to relate the various characteristics of each block. A penalty
range of total block scores was thus established and each block allotted
renewal freatment in accordance with the position of the combined block
scoreswithin the penalty range adopted. The penalty range wasas fol lows: -

Renewal Total Block Score
Treatment Penalty Range

Rehabilitation

1 Major 18-22
11 Medium 13=17
111 Minor 0-12
Redevelopment

1 Most blighted over 32
11 28-32
111 Least blighted 23-27

The ranges of renewal treatment are:~

Redevelopment

A progressive total clearance of blighted structures will be necessary
within a fifteen year period. The three grades indicate the present
stage of blight.

Rehabilitation

The improvement of housing conditions by various methods which do
not include fotal clearance. The three grades indicate the degree of
treatment required.
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Redevelopment is evident in the area bounded by Mill Street. Sandwich Street, Chippawa
Street and Bloomfield Road, whilst rehabilitation treatment isindicated for the remainder
of thearea, apart froma few isolated blocks for redevelopment in the south and north east.
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A large concentration of Grade 1 redevelopment is evident in the area bounded by Mc-
Dougall Avenue, Langlois Avenue, Riverside Drive and Wyandotte Street. Another con-
centration appears to the south in the area bounded by McDougall Avenue, Wyandotte
Street, Louis Avenue and Erie Street. Other Grade | redevelopment is in the vicinity of
the City Hall; on Janette Avenue at Riverside Drive and along McDougall Avenue south
of Erie Street. The remainder of the study area requires mainly rehabilitation treatment.
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Grade 1 and 11 redevelopment isevident in the areasimmediately north and south of the
Canadian National Railway and on the east side of Cadillac Street. The remainder of the

area generally requires

rehabil itation freatment,

PAGE 61




PART 111
SECTION 1

(g) ESTABLISHING THE RENEWAL AREAS
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The penalty score system previously described gave a sound picture of
the various conditions by block and provided a basis for defining the final
boundaries and grading of the renewal areas. Within the study areas these
boundaries were established using the correlated scoresasa guide, the bound-
aries being adjusted insome cases to allow for proper redevelopment. Some
blocks for which redevelopment was indicated by the score systemwere in-
cluded in rehabilitation areas. The number of structures in these blocks,
which were not indicated by the rating method did not justify designation
for redevelopment.

Outside the study areas certain areasrequiring rehabil itation were ev-
ident from the Housing Quality survey and the boundariesof these areas were
defined and the areas graded in broad conformity to the grading established
for the study areas, the condition of structures and the neighbourhood being
guiding factors. The renewal areas outside the City were established in a
similar manner.

The remainder of the urban areas were treated as conservation areas,
that is, areas basically sound and free from blight, but which require var-
ious measures to prevent the intrusion of blight.

[llustration 33 shows the urban renewal areas established for the City.
The renewal areas in the suburban municipalitiesare indicated on illust-

ration 34 which gives a picture of the redevelopment and rehabilitation
necessary in the Metfropolitan area.




PART 111

SECTION 2
ANALYSIS

In the previous section the methods used to establish the urban renewal
areas were outlined. The section that now follows describes the character—
istics of the redevelopment, rehabilitation and conservation areas within
Metropolitan Windsor.

THE CITY OF WINDSOR
Redevelopment Areas (lllustration 33)

These areas, indicated on lllustration 33 by the figures 1-1X, are lo-
cated in the older municipalities that formed the present city. The redev-
elopment areas are divided info three grades in order to indicate the degree
of present blight, the Grade 1 area being the most blighted the Grade 111
areas the least blighted.

The severity of blight within the redevelopment areas is as follows:~

Grades Areas
] 1V
1 V, V1, V11, V111, 1X

111 Tk onr
The boundaries of these areas are:-

¥ Area |

Sandwich Street, Mill Street, Peter Street and Brock Street.
Area 11

Peter Street, St. Antoine Street, Baby Street, the lane north of Brock
Street, Bloomfield Road, St. Antoine Street, the Essex Terminal Railway,
the lane south of St. Antoine Street, BloomfieldRoadand Chippawa Street.
Area 111

Caron Avenue, Riverside Drive, Bruce Avenue, Pitt Street, Church
Street, Chatham Street, Dougall Avenue and Wyandotte Street.
Area 1V

Riverside Drive, Goyeau Street, Wyandotte Street and Marentette
Avenue.
Area V

Wyandotte Avenue, Tuscarora Street, Mercer Street, McDougal |
Avenue, Elliott Street, Erie Street, Lillian Street, Niagara Street, Louis
Avenue, Tuscarora Street and Aylmer Avenue.
Area V1

Riverside Drive, Marentette Avenue, Wyandotte Street and Langlois
Avenue,
Area V11

Riverside Drive, Albert Road, Matilda Street, Canadian National Rail-
way and Montreuil Street.
Area V111

Canadian National Railway, lane east of Cadillac Street, Charles St-
reet, St. Luke Road, Edna Street and Montreuil Street; and the east side
of Cadillac Street between Charles Street and Deming Street.
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PART 111
SECTION 2

Total No. of
Residential
Structures

Condition of
Structures

Very Poor
Poor

Fair

Good

Very Good

Total

Area 1X
Riverside Drive, the lots east of Cadillac Street, Wyandotte Street, the
lots west of Drouillard Road.

Tables 3, 4, & 5 following, present an analysis of the redevelopment areas

with regard to the quality of housing,

ulation.

TABLE 3
CITY OF WINDSOR

CONDITION OF RESIDENTIAL STRUCTURES (FIELD SURVEY)

REDEVELOPMENT AREAS

the distribution of landuse and pop-

] 1 Elle Ve i Vil o Vi ML % . TOTAL
14, . G101 /g1 TR S oram el MR - 70 a5 el 330
SRR TR TR R SRS TR

2L5° 2"2.0 . 8.8 16,4 50 | 5.6h 143 100 25 9.4
4.8 33.6 10%9 447 19.1 18.3 4.3, 15.0 28.6 269
28.5 81.7 38.5 35.5 50.0 84,8 71.4.,41.9 514 43.9
85:7. B1.Z 47.3. 8.4 25,9 6.5 "Ll isng {77 197
seme 140 cemem mmem s e Shen S meen aes 04]
100.0 100.0 100.0 100.0 100.0 100.0 100.0 100.0 100.0 100.0

Sources of Information - City of Windsor Assessment Department
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PART 111

SECTION 2
TABLE 4
POPULATION
REDEVELOPMENT AREAS

1 11 111 1V V V1 V11 VT X TOTAL
Residential

79 603 619 2,875 1,462 1,036 81 963 163 7,881
Mixed
Residential*

63 9 92 529 122 ke |k 156 16 15121
Total 142 612 711 3,404 1,584 1,151100 1,119 179 9,002

Sources of Information - City of Windsor Assessment Department

Field Survey

* A mixture of residential and other uses on the same lot, i.e. stores with apartments on

second floor.
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PART 111

SECTION 2
TABLE 5
DISTRIBUTION OF LAND USE
REDEVELOPMENT AREAS
Land Use 1 11 111 1V \% Vi V11 VIiil X TOTAL

Acres Acres Acres Acres Acres Acres Acres Acres Acres Acres

Residential 2.7 8.9 7ol 38424 5550740 (a8 i35 358 7.5

Mixed Res-

idential (1) 1.8 0.2 0.9 4.5 155 1] 58 0] 9.5 0.3 12.9
Commercial —_— —_— 2G| e 6.2 1.9 0.2 2398 0.3 34.6
Industrial _— 0.8 0.8 0.1 0.3 0.6 4.5 Tl - 14.8
Public

Buildings 3.2 —— 0.6 9.7 1.7 e —— -— e 16.3
Open Space S — - 0.8 e ] ——— —— —— —— 1.9

Vacant Land 0.1 4.8 0.1 1.8 2::5 0.7 0.9 0], 555] 153 12.7

Streets &
! Lanes == 0535 5200089080 167G A 02 Wis i i i iaien

| 7.8y 20.2 7.6 116150 54.55 3109 720347 8.0 297.6

‘ (1) A mixture of residential and other uses on the same lot, i.e. stores with apartments on
| second floor,

Sources of Information ~ City of Windsor Assessment Department

| Field Survey
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PART 111
SECTION 2
Priority of Redevelopment (lllustration 35)

Based on the grading of the area and the urgency of redevelopment,
an overall priority schedule was established for the redevelopment projects

as follows: -
Priority Project Location
] 1V Central Goyeau-Marentette, N. of
Wyandotte
2 \% Central Howard, South of Wyandotte
3 V11 Eastern Riverside-Montreuil
4 V111 Eastern Drouillard, S. of C. N. R.
5 14! Central Marentette~Langlois North of
Wyandotte |
6 1X Eastern Drouillard, N. of C. N. R. |
7 ] Western Sandwich - Brock
8 11 Western Brock - Peter II
9 111 Central University= Caron |

Rehabilitation Areas (Illustrations 33 and 36)

These areas, lettered A=T are shownon lllustration 36 and, generally,
adjoin the areas recommended for redevelopment. Three grades of rehab-
ilitation are indicated which denote the degree of improvement required !
within the area, Grade 1 areas requiring most improvement and Grade 111 '
the least, improvement. The rehabilitation areas placed in category order
are as follows:=

Grade 1 AreasK, H, I, L, O & Q |
(most improvement)

Grade 11 Areas A, C, F, J, M, N, & G
(medium improvement)

Grade 111 Areas B, D, E, P, R, S&T
(minor improvement)

Between 15% and 33% of the residential structures in these areas are
rated as being infair condition. The majority of the structures are in good
condition, although there are occasional blighted buildings. In rehabilit-
ation area No. H, one half block on McDougall Avenue in the vicinity of
Wigle Park warrants almost complete clearance. Within the areas there is
generally a lack of adequate open space, an inefficient street pattern and |
some unsuitable mixtures of land uses.
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PART 111
SECTION 2
Priorities

Based on the consideration of urgency and degree of rehabilitation re-
quired the following schedule of priority of rehabilitation was established.

Priority Project Location

1 G Central Business

2 H Central Windsor, S. of Wyandotte

3 K Central Pierre, N. of Wyandotte

4 | Central Dufferin-Giles

5 L Central Langlois=Pierre, S. of
Wyandotte

6 Q Eastern Drouillard, N, of Essex
Terminal Railway

7 O Central Wyandotte-Lincoln

8 F W. Central Church-Wyandotte

9 J Central Louis, S. of Wyandotte

10 A Western Sandwich Street

11 C Western California Avenue

12 N Central Wyandotte-Moy

13 M Central Erie-Marion

14 R Eastern Drovillard, S. of Essex Terminal
Railway

15 D W. Central University-Oak

16 E W. Central Oak=-College

17 T Eastern George-Franklin

18 B Western Felix Avenue

19 P Eastern Monmouth=-Ontario

20 S Eastern Wyandotte-Pratt

Conservation Areas

The remainder of the City not included in the redevelopment and re-
habilitation areas consists of basically sound neighbourhoods, and for these
conservation measures are proposed. Very little deterioration is evident,
and certainly not enough to warrant the areas being regarded as rehabilit-
ation areas. The Majority of the structures are in good or very good con-
dition, with a few fair condition structures and only an occasional struc-
fure in poor condifion. There are sixteen conservation neighbourhoods,
two of which are basically new, eleven contain middle aged and wartime
housing and three are old neighbourhoods.

THE SUBURBAN MUNICIPALITIES

In the suburbs blight has not reached the proportions attained in the
City. However, there is one area requiring redevelopment and seven areas
requiring rehabilitation,

Redevelopment Area S. I. (lllustration 34)
This area isin the Town of Tecumseh and is bounded by St. Thomas St-

reet, Victoria Road, Clarice Avenue and Barry Street. Most of the dwel -
lings are of substandard construction and are in need of early clearance.
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Rehabilitation (Illustration 34)

The boundaries of the rehabilitation areas are as follows:-
Township of Sandwich West

Area S. A.

River Avenue, Chappus Street, Highway 18 and Broadway Street.
Area S. B.

Tecumseh Boulevard, Rankin Avenue, Quebec Street, and Highway
No. 3.

Area S. C.

The west side of South CameronRoad between Tecumseh Boulevard and
Superior Street, and Dominion Boulevard and Victoria Avenue, between
Toronto Street and Superior Street.

Area S. D.

Canadian Pacific Railway, Essex Terminal Railway andadjacent to Tec-
umseh Boulevard and west of Highway No. 3 B; the area contains Caron
Avenuve, Janette Avenue and Charles Avenue.

Township of Sandwich East

Area S. E.

Ford Boulevard, Lawrence Avenue, Westminster Avenue and Canadian
National RAilway.
Area S. F.

Jefferson Street, Lawrence Avenue, Ferndale Avenue and Canadian
National Railway.

The Town of Riverside

Area S, G.
North side of Riverside Drive between Clover Avenue and Lakeview

Avenue,

The rehabilitation areas are fairly uniformin the degree of improvement
required and therefore have not been divided into grades.

All the rehabilitation areas with the exception of Area S. G. are in the
vicinity of the city limits and consist of development that has taken place
spasmodically. The condition of structures range from good to poor, With
the exception of Areas SA, SB, SC and SG railway tracks are inclose
vicinity to theareas, and in the case of Area SA the presence of large coal
dumps fo north east may have contributed to the deterioration of the neigh=
bourhood. Area SG is a special type of rehabilitation area, consisting of
summer cottagesand permanent residences in varying degrees of maintenance
and structural condition.
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Conservation Areas

Conservation measures are equally important within the urban areas of
the municipalities surrounding the City as within the City, and all urban
areas with the exception of the redevelopment and rehabilitation areas
listed should be considered as conservation areas.

PAGE 78




PART 111

SECTION 3
PROPOSALS

RENEWAL IN THE CITY

In these areas, where age, physical deterioration of structures and an
unsuitable mixture of land uses have createc widespread blight, it isintend-
ed that all housing shall be removed and the land cleared progressively
within a five year period. However, buildings in good condition will not
be cleared unless there are distinct advantages to this action. Such build-
ings may bemoved to a new site. The aim in clearance should be to create
areas large enough for subdivision with improved street pattern and commun-
ity facilities. The boundaries of redevelopment areas will require further
detailedstudy at the time when clearance action is being considered in or-
der to take into account any new factors that may have arisen since the
preparation of this report.

These areas contain a proportion of residential buildings in fair con-
dition, but theseare so surrounded by structures of poor and very poor con-
dition that individual rehabilitation would not be adequate treatment to
remove the blight present, The following Table No. 6 gives a summary of
the main details of the redevelopment areas.

TABLE 6
Total Redevelopment Areas \
i||
Net area to be cleared 134.5 Acres
Population displaced 7,348 |
Households displaced 2,054 |

Total Structures to be Cleared |

Residential (excluding apartment

buildings) 1,108 |
Mixed residential /commercial 103 |
Apartment buildings 11 (111 units) |
Industrial buildings 7
Commercial buildings 154 ,

Public buildings (includes clubs,
churches and the Homestead Home !
for the Aged) 8 ‘

Total 1,391 |

Note :
The above areas include those for which redevelopment proposals have been _
submitted by the City of Windsor to the Federal and Provincial Government. |
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Redevelopment Areas

The proposed land use andgeneral treatment of the nine redevelopment
areas within the Cityare outlined below. Detailed proposals are not given
and these canonly be made after specific study of each individual area when
redevelopment is contemplated. Certain zoning recommendationsare made
and it isimportant tonote that where the change in zoning isfrom industrial
or commercial toresidential the new zoning should be implemented as soon
as possible inorder to protect thearea from further development which does
not conformwith the proposals. Where the proposed zoning change is from
residential to commercial or industrial it is proposed that this change shall
take place at the time of clearing of residential property. This action is
necessary in order to prevent further blighting of tEe area before clearance
takes place. However, should it be evident that considerable industrial
or commercial development could be expected in these areas, the zoning
changes could be made ahead of clearing in order to accomplish the de-
sired reuse of the land.

Redevelopment Area 1 (See lllustration 37)

This third grade redevelopment area consists of one block with a depth
of some four hundred feet, and contains the County Court, Jail and Reg-
istery Office, a Fire Station, Post Office and mixed commercial and res-
idential uses. The County Court Building, which is quite old, requires en-
larging and improving and there is a possibility thata new County Building
may be erected elsewhere than at its present location. The final decision
will vitally effect the redevelopment of this block. However, it is proposed
that the present C-2 zoning of the front half of the block fronting on Sand-
wich Street be extended in depth to provide sufficient space for redevelop-
ment of the Sandwich Street frontage for a commercial and neighbourhood
centre withoff street parking facilities. The frontage on Peter Street should
continue in residential use with reduced lotdepth., Table 7 below summar-
izes the details of this area.

TABLE 7
Net area to be cleared 3.6 Acres
Population displaced 122
Households displaced 35
Structures to be cleared

Residential 10
Mixed residential -commercial 8
Public buildings AT

Total 19
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Redevelopment Area 11 (See Illustration 37)

This third grade redevelopment area is predominantly residential in
character, with some twenty percent of the land vacant. The present zon-
ing is mainly residential, and it is proposed that this use shall continue af-
ter redevelopment. The clearance of buildings, together with the already
vacant land and the possible closing of streets will provide sufficient area
for satisfactory redevelopment for residential purposes.

The only non-residential zoning is a commercial (C3)zone of 0.8 acres
at the north east corner of Chippawa Street and Bloomfield Road which is
occupied by a coal storage yard. (See lllustration 38). It is recommended
that this zoning be changed to residential (R2) and the yard cleared, when
redevelopment takes place. The existing use is industrial in character and
if retained would defract from the residential nature of the area.

Table 8 below summarizes the main details of the area.

TABLE 8
Net area to be cleared 6.6 Acres
Population displaced 390
Households displaced 83
Structures to be cleared

Residential 69
Industrial ]

Total 70

Redevelopment Area 111 (See Illustration 39)

This third grade redevelopmentarea is nofan area of the worst blight.
It contains residential structures in varying condition, mixed with commercial
uses. Adjoining thearea are industrial and commercial undertakings located
in structures that are generally in good condition. One of the adjoining
buildings is a brewery of Carling Breweries Limited.

In view of the good condition of the industrial and commercial struct-
ures in and adjacent to the area, the proximity of the area to the Govern-
ment Docks and the Canadian Pacific Railway and the smallhess of the ex-
isting residential area which is divorced from the main neighbourhood to the
south, it is proposed that the area be progressively cleared of residential

structures.

The land should then be made available for industrial and commercial
redevelopment. Closing off portions of Pitt Street, and Chatham Street
would substantially increase the land available for redevelopment.
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SECTION 3
The area is presently zoned industrial (M=1) in the north and the re-

mainder iszoned commercial (C-3). (See lllustration No. 39). No zoning
changesare proposed. Details of this areaare summarizedin Table 9 below.

TABLE 9
Net area fo be cleared 7.6 Acres
Population displaced 619
Households displaced 252
Structures to be cleared

Residential (excluding
apartment buildings) 88
Apartment Buildings 3 (65 Units)

Total 91

Redevelopment Area 1V (See Illustration No.39)

This is a grade 1 area, the most blightedin the City, and extends from
Goyeau Street to Marentette Avenue, being bounded on the north by Riv-
erside Drive and on the south by Wyandotte Street East. The area is large,
containing 82.1 net acres. The severity of blight decreases somewhat east-
wards from Glengarry Avenue, the most blighted conditions existing in the |
area surrounding the new City Hall.

There are several buildings in good and very good condition, nofably I
the recently erected City Hall, the Police Buildings, and the Municipal I
Court Building all in the western extremity of the area. Other buildings I
in good structural condition include the Windsor Market, the Arenaon Mc
Dougall Street, and All Saints Church adjacent to the City Hall. These
buildings will of course, remain after redevelopment of the area but are in-
cluded within the area because of theirclose relationship to the future use :

of the surrounding land.

North of the City Hall and extendinga littlemore tothe eastis amixed |
commercial and residential area containing many diverse uses which include Il
the Windsor market, minor stores and hotels, a Salvation Army Hostel, the ‘
Greyhound Bus garage and several warehouses. The wesfern portion of the I
area is often referred to as the'' skid row" of Windsor. H

South of the City Hall is an area of mixed commercial and residential |
uses, the major commercial undertaking being an automobile sales and ser~

vice building in good condition. If

The remainder of the area is predominantly residential in character, '
apart from some scattered commercial usesand the retail commercial devel- |‘
opment along Wyandotte Street East.
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City of Windsor By-law No. 1872
On August 18th, 1958 the City Council passed the above By-law de-

signating two portions of area 1V asredevelopment areas. These are shown
on |llustration No. 40 and are located immediately north and east of the
City Hall. The reuse of these areasafter redevelopment was the subject of
an interim report prepared by the Consultants addressed to the Mayor. This
report indicated that the reuse of the area fo the east of the City Hall was
justified for housing purposes whilst that to the north of the City Hall was
justified for civic, institutional and business use. The redevelopment pro-
posals later submitted by the City to the Federal and Provincial Governments
have included the usesrecommended in the interim report, with the addition
that apartment buildings in the luxury category may be permitted in the
area adjoining Riverside Drive.

Changes to the Official Plans and Zoning By-law designations will be
necessary for the implementation of the redevelopment proposals submitted
by the City in respect of the area to the east of the City Hall. This area
is presently zoned Commercial (C3) and the intended use is for residential
purposes.

It is proposed fo close Pitt Street and Chatham Street in the northern
area and Assumption Street, Brant Street and Mercer Street in the eastern
section; Riverside Drive and McDougall Avenue areto be widened and Un-
jversity Avenue is to be widened and realigned.

Reuse of the Remainder of Area 1V

The remainder of area 1V for which redevelopment proposals have not
bsen submitted by the City can be divided into three sections as follows:-

(a) The area south of the City Hall to Wyandotte Street between Goyeau
Street and McDougall Avanue.

This is presently zoned Commercial (C3), and is occupied by a
mixture of commercial and residential uses. It is proposed that
this area, after clearance of residential structures be used for
commercial purposes. It is desirable that these uses be of a ser-
vice nature, but should exclude shopping.

(b) The area bounded by Riverside Drive, Glengarry Avenue, University
Avenue and the lane west of Windsor Market.,

This is at present zoned Commercial (C3), and containsresidential and
mixed residential commercial property, and commercial development in-
cluding the Windsor Market, Grayhound Bus garage, a Dairy and several
warehouses. The future use of the area isdependent upon two factors = the
future of the Windsor Market and of the C. N.R. Yard and the Ferry slips
of the Wabash Railway Company on the waterfront. If these two factorswere
eliminated the best use of the landwould be forhigh rise apartments for the
higher income tenant, The closeness of the area to downtown Windsor and
the riverfront setting are two advantages of the site,
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In addition residential development is proposed to the south and the
residential neighbourhood to the east is proposed to beredeveloped for
residential purposes. It is not considered that the present mixture of
commercial uses is compatible with the nearby Civic Centre and that
the commercial undertakings could operate efficiently elsewhere. Their

present location does not appear to have been selected for functional
reasons but mainly as a result of history and the availability of cheap,
blighted land.

However, pending decisions being reached regarding the Market and
Railway Yard it is not possible to state definitely the future use of this
particular area. For the purpose of estimating population displacement
and clearance costs, it was considered asbeing cleared of all buildings
except the Market Hall and Fire Hall, the reuse ofthe land being con-
sidered as residential .

(c) The remainder of redevelopment Area 1V east of Glengarry Avenue.

It isproposed to redevelop thisarea for residential purposes witha local
shopping area on Wyandotte Street East. The present zoning and use
is mainly residential. A specific study has been made for this area in
order to present ascheme forredevelopmentand is describedin Section
4 (A) of Part 111 of this study.

Official Plan Changes and Zoning By~law Amendments
The following Official Plan and Zoning Changes are recommended in |
order to protect the area from further commercial development, which would |'I‘

prejudice future redevelopment for residential purposes (See Illustration 40)

1. Area bounded by Brant Street, Aylmer Avenue, Wyandotte Street and ' ‘
Glengarry Avenue:- From Commercial (C3) to Residential (R3):- |

Area: 1.8 Acres.

This area is predominantly residential in character, with a few stores |
on Wyandotte Avenue, and is proposed for residential development.

and Chatham Street:= From Commercial (C3) to Residential (R3):-

|
2.  Area bounded by Glengarry Avenue, Riverside Drive, Aylmer Avenue i'|
Area 2.7 Acres. |

This area consists of residential properties surrounding a light industrial
building, with a service station and minor commercial uses on part of ,
Riverside Drive. |t is proposed that this area be redeveloped for re- |

sidential purposes.
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Circulation

On redevelopment it is recommended that the following streets be cl-
osed within the area in order to prevent through traffic and also to provide
large enough areas of land for proper subdivision.

Chatham Street
University Avenue East
Brant Street

Aylmer Avenue

Louis Avenue

It will be noted that the main traffic circulation, after closing of the
above streets, will be around the perimeter of the area. Aylmer Avenue
and Glengarry Avenue are presently one way streets, joining Howard Av-
enue south of Wyandotte Street. On redevelopment it is recommended that
Glengarry Avenue be widened to permit the continuation of Howard Avenue
to Riverside Drive. The present one way street system isolates a narrow
residential strip between the two one way streets.

It will also be noted that it is proposed that University Avenue termin-
ate at Glengarry Avenue, and that Assumption Street continue from Glen-
garry Avanue as an east-west route, It is considered that the improvement
and extension of University Avenue eastwards from Glengarry Avenue as a
main traffic route, as at one time proposed, will be detrimental to the re-
sidential areas through which the road would puss. The proposal would
divide the residential areas into small units sandwiched between three east-
west traffic routes. The recommendation is that Assumption Street function
as a minor east-west route for residential traffic.

Table 10 below givesa summary of the details of redevel opment area 1V. |

TABLE 10 |
Net area to be cleared 62.0 Acres i
Population displaced 3294
Households displaced 900 |
Structures to be cleared
Residential (excluding
apartment buildings) 426 ‘
Mixed Resident/Commercial 59 |
Apartment Buildings 8 (42 Units) |
Industrial 2 ‘
Commercial 110 |
Public Buildings 7 |
Total 611

Note:
The above figures include the areas to be cleared under the redevelop-

ment proposals already prepared by the City of Windsor.
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Redevelopment Area V (See Illustration 39)

This is a second grade redevelopment area, and is mainly residental in
use and zoning with some commercial infiltration into the residential area.
It is proposed that this area be redeveloped mainly for-residential uses in
accordance with the present zoning. There are two parks in the area but
play areas are required. Minor streets should be closed in order to reduce
through traffic and safe guard the character of the residential area.

The northern portion of the area between Wyandotte Street and Tus-
carora Street, and between Windsor Avenue and Aylmer Avenue, is zoned
commercial (C-3) and ispresently occupied by a mixture of residential and
commercial uses.

| In addition the frontage along Erie Street in the south of the area is
zoned commercial (C-2) and is only partly used for commercial purposes.
Further study of these commercial zones should be made when the actual
redevelopment of the area is considered. (See Illustration No, 40)

Table 11 below gives details of this area.

TABLE 11
Net area to be cleared 19.7 Acres
. Population displaced 1130
' Households displace 300
Structures to be cleared
Residential 203
Mixed residential /commercial 5
Commercial 127
Total 235

Redevelopment Area V1 (See Illustration 39)

This second grade redevelopment area is predominantly residental in
use and zoning, and, it is proposed that there shall be no change in either
after redevelopment. If is recommended that Brant Street, Chatham Stree t
University Avenue and Parent Avenue be closed in order to prevent undue
traffic through the area and in order to provide sufficiently large blocks
for efficient redevelopment. Assumption Street would remain as a minor
east west route through the area.

Table 12 below gives details of the area.

TABLE 12
Net area to be cleared 16.1 Acres
Population displaced 757
Households displaced 198

' PAGE 90




PART 111

SECTION 3

Structures to be removed

Residential 141
Mixed residential /commercial 7
Industrial 2
Commercial 4

Total 154

Redevelopment Area V11 (See Illustration 41)

This is a second grade redevelopment area consisting of poor quality
housing mixedwith industrial development. The housing iscompletely sep~
arated from any neighbourhood and has no community facilities. The area
is zoned manufacturing (M-2), and it is proposed that this area be cleared
of residential property and the land developedin accordance with the zon-
ing. The land should be resubdivided atter clearance and made available
for private development.

Table 13 below gives details of this area.

TABLE 13
Net area to be cleared 1.6 Acres
Population displaced 100
Households displaced 26
Structures to be cleared

Residential 14
Mixed Residential /Commercial 2
Commercial _2

Total 18

Redevelopment Area V111 (see lllustration 42)

This second grade redevelopment area forms part of a neighbourhood
centred on Drouillard Road. This neighbourhood is virtually surrounded by
industrial uses, and has deteriorated as aresult of many factors. The com-
plete absence of public open space, infiltration of commercial uses into
residential blocks, residential development onshallow lots, a gridiron street
pattern and unregulated traffic have all been contributing factors.

However the majority of the neighbourhood is capable of rehabilitation
with the exception of redevelopment area V111.

It is proposed that the portion of the redevelopment areanorth of Edna
Street consisting of mixed residential, commercial and industrial uses be
cleared of residential property and redeveloped in accordance with the
present zoning Manufacturing (M2).
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South of Edna Street the predominant use isresidential with strip com-
mercial development along Drouillard Road. It is proposed that this area
be redeveloped for residential purposes in conjunctionwith the rehabilitation
of the neighbourhood.

In order to secure and protect this development it is recommended that
the following Official Plan and Zoning By-law amendments be made: -

(Nustration 42).

1. From Manufacturing (M=1) to Residential (R-2)
(a) Eastside of St. LukeRoad between Edna Street and Charles Street.
(b) Both sides of Cadillac Street between Trenton Street and Charles
Streef,
(c) East side of Cadillac Street between Charles Street and Deming
Street.

Total Area:- 6.5 Acres.

2. From Manufacturing (M=1) to Commercial (C-2)
(a) West side of Drovillard Road between Edna Street and Charles
Street,
(b) East side of Drouillard Road between Trenton Street and Charles
Street.

Total Area:- 2.8 Acres.

It should be noted that the average depth of these lots at present zoned
for manufacturing is only 100 feet which isan inadequate depth for efficient
industrial development.

One of the main problems would appear to be the traffic created by
the Ford Motor Company and which passes through the area. It is recom-
mended that the problem be studiedby the Traffic Deparfment of the City
in conjunction with the Ford Motor Company with a view to possibly pro=
viding a newaccess to the plant which will not require industrial traffic to
pass through this area. An additional roblem is that of on street parking
especially in the vicinity of the Ford Plant.

Along Cadillac Street several small car parks have been opened on
vacant lots. These car parks scattered amongst the residential units, to-
gether with several lane dwellings in very poor condition, would appear to
have contributed much to the blighting of this area.

Table 14 below gives details of redevelopment in Area V111

TABLE 14
Net area to be cleared 13.7 Acres
Population displaced 757
Households displaced 215
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Structures to be cleared

Residential
Mixed Residential /Commercial
Industrial
Commercial
Total

Redevelopment Area 1X (See Illustration 41)

This is another small residential areasurrounded by industrial develop-
ment and is a second grade redevelopment area. It is divorced from nearly
all community facilities by this industry and byRiverside Drive to the north
and Wyandotte Street to the south. The only community facility is Our

Lady of the Lake Church on Riverside Drive.

It is proposed that this area be cleared of residential property and the

land be made available for industrial development.

The following zoning change is recommended for this purpose:-(See |

[llustration 42).

From residential (R-2 to manufacturing (M-2)

Both sides of Cadillac Street between Riverside Drive and Wyan- |

dotte Street.

Total Area:z- 2.8 Acres

Table 15 below gives details of this redevelopment area. 1

TABLE 15

Net area to be cleared
Population displaced
Households displaced

Structures to be cleared
Residential
Mixed Residential /Commercial

Commercial Buildings

Total

3.6 Acres

179
45

35
4

_2
4]

PART 111

SECTION 3
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PART 111

SECTION 3

REHABILITATION AREAS

In these areas the only clearance generally necessary is that of indiv~-
idual blighted structures, although in Rehabil itation Area H there isan area
consisting of a number of blighted structures which require clearance. This
‘< on the west side of McDougall Avenue between Giles Boulevard and Erie
Street and consists of 3.06 acres. Clearance would displace a population
of 88 from 18 dwelling structures containing 21 households.

It is possible that some partial clearance may be necessary in order to
provide or improve community facilities such as parks, play areas, schools
or shopping facilities and such clearance may entail the removal of some
structurally sound buildings.

Other treatment necessary for rehabilitation will be the improvement
of existing circulationwithin the neighbourhoods by the eliminationof thr=
ough traffic whereever possible and by the provision of off street parking.
The possibil ity of clearing lanes of derelict structuresand dwellings to pro-
vide parking and play areas will need fo be investigated.

Briefly, rehabilitation will mean removal of blight causing factors such
as blighted structures and uses incompatible with the neighbourhood, and
improvements in community facilities and circulation, fogether with the
enforcement of by=law provisions and the encouragement of citizen co-
operation.

The Rehabilitation Areas are generally residential in character, with
the exception of the central area of the City, and itis not intended to ch-
ange the basic character. However, certain Official Plan Amendments and
Zoning Changes would appear fo be necessary after investigation of the
neighbourhoods and these are listed below:~-

Neighbourhood 1 (Rehabilitation Area A) lllustration 43.

Boundariess One lot depth north of Peter Street between Chappelle
Avenue and Hill Street, Prince Road, Bloomfield and the
western boundary of the Public School Site.

Recommended Zoning Change: -
From Manufacturing (M-1) to Residential (R-3).

Thisarea is residential in characterand the existance of a Public School
and a Separate School on the western and south western edgesof the
boundary would justify the proposed change in zoning. There are
numerous vacant lots in the area and the proposed zoning would
probably encourage residential consfruction.

Net Area:- 26.2 acres.
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PART 111

SECTION 3
Neighbourhood 21 (Rehabilitation Area Q) Illustration 44

(a) Boundaries: West side of Cadillac Street, Charles Street and Deming
Street, lane west of Cadillac Street.

Recommended Zoning Change:z~-
From Manufacturing (M=1) to Residential (R-2)

This area is predominantly residential in character, and is unlikely to
be developed for industrial purposes, especially asthe lot depthof 100
feet is unsuitable for these purposes.

Net area 2.9 acres.

(b) Boundaries: The lanes eastand west of Drouillard Road, Charles Street
and Deming Street.

Recommended Zoning Changez~
From Manufacturing (M=1) to Commercial (C-2)

Consisting of mixed residential and commercial development this area
is unlikely to bedeveloped for industrial use, the lot depth being only
100 feet.

Net area 7.0 acres.

(c) Boundaries: St. Luke Road, Charles Street, the lane east of St. Luke
Road to a point 300 feet north of the Essex Terminal Rail-
way.

Recommended Zoning Change:-
From Manufacturing (M-1) to Residential (R-2)

This area is predominantly residential in use, and the west side of St.
Luke Road is developed industrially. It is considered any further ex-
tension of industry info the neighbourhood will be detrimental to the
residential environment. In addition, the 100 foot lot depth is not
adequate for proper industrial development.

Net Area 4.7 acres.
Neighbourhood 24 (Rehabilitation Area T) llustration 44

Boundaries: Ontario Street, the lane west of Central Avenue and the
Ford Motor Company property.

Recommended Zoning Change:
From Manufacturing (M=2) to Residential (R. I. A.)

Although there are many vacant lots, this area is residential in char-
acter, and forms part of the main residential area to the east.

Net area 7.9 acres.
PAGE 99

”]

NI IRRIR——————




37191M
X1134

¥YN3T
NOSI¥dYYH
L0Q

3NIT NOYNH

GIRARDOT

vida | [ vy

) e

MANCHESTER

MELBOURNE

. — TECUMSEH

CONNAUGHT

IROQUOIS
DORCHESTER

__ SUPERIOR

QUEBEC

MALDEN

NEIGHBOURHOOD 2

EXISTING & PROPOSED

ZONES ZONE CHANGES Za:OWN gl Ny G
GREEN AREA G
RESIDENTIAL RI fRQMEC2E TOSIRS -
RIA
R3
COMMERCIAL Cl
c2

0O 400 800 1200 1600
FT.

ILLUSTRATION 45

E.G. FALUDI AND ASSOCIATES
CITY OF WINDSOR URBAN RENEWAL STUDY TOWN PLANNING CONSULTANTS LTD.

PAGE 100



PART 111
SECTION 3

Rehabilitation Area G (Central Business Area)

On August 18th, 1958 the City Council passed By-law No. 1872 which
designated forredevelopment the area bounded by Riverside Drive, Goyeau
Street, Chatham Street, and Ferry Street, together with the site of the British
American Hotel on Riverside Drive. Proposals submitted by the City to the
Federal and Provincial Government indicate that thearea will be redevel-
oped for business uses, with thesite of the British American Hotel being used
as an extension to the adjoining Riverfront Park.

This designated redevelopment area is not included in the redevelopment
areas previously outlined in this study, but is included in a second category
rehabilitationarea. It is considered that the amount of clearance necessary
in this area does not justifya redevelopment category as established for this
study.

CONSERVATION AREAS

In these basically sound areas a conservation programme is proposed,
the major items of which are enforcement of By-laws and the encourage-
ment of citizens co-operation in conservation. The aimof sucha programme
will be to maintain the stability of the neighbourhoods by the prevention of
blight producing factorssuch as unsuitable mixture of land uses, neglect of
property and grounds, excess traffic and on street parking.

Revision of zoning by-law designationsmay be necessary insome areas
to protect the existing development. It is recommended that the following
Official Plan and Zoning By-law Amendments be made:

Neighbourhood 2 (Illustration 45)

Boundaries: PrinceRoad, Tecumseh Boulevard, the lane north of Prince
Road and Connaught Road.

Recommended Zoning Change:~-
From Commercial (C-2) to Residential (R-3)

The area is completely residential and the proposed zoning change would
protect the area from commercial infiltration.

Net Area 2.8 acres.

RENEWAL QUTSIDE THE CITY

The previous sections have outlined the proposed land uses and freat-
ment necessary for the urban renewal areas within the City. Outside the
City rehabilitation and conservation are the main aspects of the urban re-

newal programme.
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SECTION 3
REDEVELOPMENT

The only redevelopment area is S. |., in the Town of Tecumseh and is
not @ major project. The area is 17.9 acres and seventeen residential
buildings require clearance, being of substandard condition.

It is recommended that the area be cleared when accommodation is
found for the families to be displaced. The area contains many vacant
lots and the future use of the land after clearance will be dependent on an
overall plan for the Town of Tecumseh,

REHABILITATION

The rehabilitation measures recommended for the City apply equally to
the rehabilitation of the areas outside the City.

In the suburban arecs vacant unkept lots seem fo have a detrimental
effect on adjoining houses, and any programme should encourage proper
development of these vacant properties. Other featuresrequiring attention
are the paving of some roads and the clearing of ditches.

Detailed study of the measures required for rehabilitation of the neigh-
bourhoods may indicate some necessary changes to the Official Plan and
Zoning By-laws. It is noted that rehabilitation area 5. A. is zoned for
manufacturing, although the present use is completely residential .

CONSERVATION

5 The proposals for conservation are identical fo those recommended for
the City. By-laws should be enforced and citizens encouraged to take part
in the conservation programme.

The existing neighbourhoods should be protected against the intrusion
of blight producing factors and excess fraffic and obnoxious uses.
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TYPICAL SCHEMES FOR RENEWAL

A. REDEVELOPMENT OF THE GLENGARRY - MARENTETTE AREA

PART 111

SECTION 4

This area, which is bounded by Riverside Drive, Marentette Avenue,
Wyandotte Street East and Glengarry Aveanue, is in early need of redevel-
opment and was therefore selected as a suitable location for a typical de-
velopment scheme. It adjoins the area which the City has already design-
ated for redevelopment for residential and other purposes.

THE AREA

Land Use (lllustration 47)

This is predominantly residential with some retail stores along Wyan-
dotte Street and other commercial uses in the north west corner of the site.

Land Use Acres
Residential 24.5
Residential /Commercial 153
Commercial 3.8
Public Open Space 1.0
Vacant Land 153
Streets 1253
Lanes 27
Total 46.9
Housing

Percent

5242
2.8

N
(6,0 S Gl 3% Mool

N O — —

8
o

The single family detached type of house is predominant in the area.
The condition of residential structures revealed by the field survey is:-

Condition Structures
Good 11
Fair 117
Poor 117
Very Poor _i?
Total 287

5% of the structures have no foundations or only post foundations. Of
the fifreen blocks composing the area three have more than 20% of the
dwellingsovercrowded. Five blocks have between 11%-20% of the dwellings

overcrowded,

Percent

3.8
40.7
40.7
14.8

100.0

48.2% of the total dwellings are occupied by tenants,
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SECTION 4
Population

The total population of the areais 1,905and consists of 574 households.
The net residential density is 76 persons per acre.

Community Facilities

There are no schoolsor churches inthe area. The Frank Begley School
at Assumption Street, east of Parent Avenue, serves the needs of public
school students, and two schools south of Wyandotte Street provide separate
school facilities.

The only recreational facility is a one acre playground situated on the
north east corner of the area on Chatham Street.

Shopping facilities exist along Wyandotte Street East.
Circulation

Riverside Drive, Glengarry Avenue (one way) Wyandotte Street East
and Marentette Avenue, on the perimeter of the area, are important traffic
routes and thearea is bisected by six streets, of which Aylmer Street, a one
way street, is the most important.

Services
There are trunk sewerson the perimeter roads and on Assumption Street.
Water mains exist on all the streets with the exception of parts of Chatham
Street, University Avenue, and Brant Street. Gas services are installed
along all streets except portions of Marentette Avenue and University Av-
enue.

Zoning

The area iszoned Residential R-3 with the exception of the blocks be-
tween Brant and Wyandotte Streets and the block at the junction of Glen-
garry Avenue and Riverside Drive, which are all zoned Commercial C-3.

PROPOSALS

It is proposed that the area be comprehensively redeveloped for pri-
marily residential use in accordance with the following principles:-

(i) the reduction of through traffic in the area.

(ii) the provision of adequate parking space.

(iii) the creation of a central open space system within the area.

(iv) the provision of a compact shopping area to serve local needs.

(v) the removal of incompatible industrial and commercial uses within
the area.

(vi) the reservation of land for the future widening of the perimeter
roads.
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SECTION 4
PROPOSALS (Continued)

[Hlustrations 48 & 49 show the basic concept and a possible layout of
the site.

A density of at |least twenty units peracre isproposed, which will mean
a total of some 800 dwelling units in the redeveloped area.

The first stage of redevelopment should take place in the blocks bound-
ed by Assumption Street, Aylmer Avenue, Wyandotte street and Glengarry
Avenue, the displaced residents to be offered accommodation in the public
housing project to be built immediately to the west of the area.

The residential developemnt could be carried by public agencies, al-
though private enterprise may be interested indeveloping some portions of
the site, especially along Riverside Drive.

Cost of Acquisition and Clearance.

Applying the assessment - sale value formula used in Part V the total
cost of acquistion and clearance is estimated to be $3,318,000.

Zoning

Certain zoning changes will be necessary for the redevelopment pro-
posals and these are detailed in Part 111 Section 3.

B. REHABILITATION OF THE CENTRAL BUSINESS AREA
CHARACTERISTICS OF THE AREA (lllustration 50)

The central business area of Windsor is largely contained within the
rectangular area bounded by Riverside Drive, Goyeau Street, Park Street
and Dougall Avenue. The main retail stores are along Ouellette Avenue
and there is little extension of this shopping area tothe streets off the Av-
enue, except in the case of Pitt Street, where the stores extend almost to
Goyeau Street. The continuous shopping frontage on Ouellette is broken
by the block long Post Office building between Pitt and Chatham Streets.

The two largest department stores are located at the north end of Ouel-
lette Avenue, the two main hotels are in the exireme south of the area and
office accommodation is concentrated in the southand in the westat Chat-
ham Street. The bus station is on the eastern edge of the area.

As can be seen from Illustration 51 the density of development varies
greatly throughout the area. Many of the buildings are old and only two
storey, but there hasbeen some recent rebuilding. Of interestare the pro-
posed Pitt Street extension to the Post Office and the Cleary Auditorium
and Convention Hall under construction at Riverside Drive.
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PART 111

SECTION 4
CHARACTERISTICS OF THE AREA (Continued)

A survey made of the floor space occupied by various commercial uses
shows approximately 1394, 000 square feet of occupied floor space with some
90, 000 square feet or 6.5% feet vacant; distributed as follows:-

Total Floor Area (sq. ft.)

Occupied Vacant
Stores 494,000 41,000 I
Offices 408,000 28,000 !
Public Buildings i
& places of Assembly 158,000 15,000 |
Warehouses 14,000 2,000
Others (hotels) ‘etc. ) 320,000 4,000 |
Total 1,394,000 90,000

Immediately south of the area isthe Windsor-Detroit tunnel entrance,
and along Ouellette Avenue to Wyandotte Street there are a number of
mainly minor stores in one or two storey buildings which are concentrated
along the west side of the Avenue.

Indication of a resistance to southward extension of the downtown bus- |
iness area are the many vacancies thatexist in recently erected stores and
offices on Quellette Avenue, south of Wyandotte Street. !
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PART 111
SECTION 4

PROBLEMS AND SOLUTIONS

In common with many other cities the downtown area isfaced with many
problems which vitally affect the future of the area. Lack of adequate
parking facilities, traffic congested streets and the effect of the suburban
shopping centres on downtown retail business are the usual problems. In
addition, the riverfront location of the area on the city perimeter means
that suburban shoppers must travel some miles toreach the downtownarea .

The area lacks a large modern department store of national calibre.
The large and varied shopping facilities of Detroif, minutes away across
the river, attract many of the potential downtown patrons.

There are no easy solutions to these problems. Provision of parking
facilities may entail the erection of multi storey parking garages on exist=
ing surface lots. Elimination of through traffic may help matters, but the
attraction of Detroit and existing and potential suburban shopping centres
will still remain a threat to the prosperity of downtown. Downtown must
have sufficient attractions to pull potential shoppers away from the suburb
-an shopping centres passed enroute and must possess sufficient variety fto
counteract the pull of Detroit. Redevelopment of the City is central areas
at higher densities thanpresent will secure more potential downtown shop-
pers.

PITT STREET
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PART 111
SECTION 4

It is proposed that:=

through traffic be eliminated from the downtown cen-
tre by the diversion of vehicular traffic to a ring road
on the perimeter of the area.

parking garages are constructed to replace existing
surface lots, or onnew sitesadjacent to the ring road.
service lanes be provided to give truck accesst o
stores.

the central streets be developed as malls for pedest-
rian traffic only.

buildings be rehabil itated by action of business groups.
the zoning regulations be reviewedto ensure that in-
compatible uses are not permitted in the downtown
area.

These are long term proposals, their implementation
be affected by the financial resources available, the

extent of public acceptance of the mall concept, and the
results of frial street closings. It may be necessary to set
up a separate Parking Authority to deal with the provision
of increased parking facilities.

For early action it is proposed that the portion of Pitt

Street between Quelletie Avenue and Goyeau Street be
developed as a shopping mall and the stores rehabilitated
and extended. (lllustration 52).

It is proposed that this shopping mall be developed by:-

(i) The temporary closing of the street to obtain public reaction to the pro-
posal and the permanent closing if this is favourable.

(ii) the formation of an action group composed of the interested business
men. This group, in conjunction with the City, and with professional
advice, will prepare plans for the improvement of store facades, the
construction of canopies, and the development of the mall.

Financing

It is proposed that the cost of developing the mall be shared by the
property owners who will benefit from the proposal, although the City may
consider some contribution to the cost. The mall, if successful, could have
favourable effectson surrounding property values which will create increases
in assessed values and consequently more tax revenue for the City. The cost
of additional parking facilities, it isconsidered, shouldbe the responsibility
of the City, althoughmerchantsmay contribute towards the operation of the
car parks by adoption of a parking voucher system.
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PART 111
SECTION 4

C. REHABILITATION OF THE CHURCH - WYANDOTTE AREA
THE AREA

Location

The area is situated west of Ouellette Street and south of University
Avenue and is bounded by the latter street, Caron Avenue, Elliott Street
and Victoria Avenue.

Reasons for Selection

It is adeclining area with many problems similar to those of many other
City neighbourhoods.

Land Use (Illustration 53)

This is predominantly residential. Local stores are distributed along
Wyandotte Streetand University Avenue, and there is a small group of stores
on Park Street at Dougall Avenue.

The division of land use is:-

Acres Percent

Residential 88.5 82.7 %
Commercial 5.6 5.2 %
Streets & Lanes 12.9 12.1 %
Total 107.0 100.0 %

Population

The population is 3,530, and the gross density is 32.9 personsper acre,
The total population of the census tract of which this area forms the major

part has been steadily decreasing since 1941.
Housing

The housing ispredominantly of asingle family detached type, and the
external condition ratings of the residential structures are:~

Rating Percent
Good 65
Fair 29
Poor __é
100

70% of the residential buildings are owner occupied.
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PART 111
SECTION 4
The majority of the buildings are over thirty years old.

|

|

The most overcrowded dwellings are along Caron Avenue. |

Traffic I
|

The major traffic routes are University Avenue and Wyandotte Street. |
Minor routes are Bruce Avenue, Janette Avenue, Dougall Avenueand Vic- |
toria Avenue, all one way streets. 1958 peak hour traffic volumes were:~

University Avenue 3047

Wyandotte Street 2989 |
Bruce Avenue (north) 744 )
Janette Avenue (south) 642 |
Dougal | Avenue (south) 339

Victoria Avenue (south) 685

Community Facilities

Schools

There are no public schools within the area. Two public schools serve the
area, Dougall Public School, south of Elliott Streetand Allcia Mason Pub-
lic School on University Avenue, west of the area. St. Alphonsus scho-
ol on Park Street is the separate school for the area.

Public Open Space
The only public open space isthe Dougall Avenue playgroundof 0.75acres.

Churches

Both churches in the area are located on Victoria Avenue,

Shopping
Locofshopping is provided at the stores on Wyandotte Street and Univers-

ity Avenue, and at the small group of stores on Park Street at Dougall Av-
enue.

Zoning

The predominant zoning is Residential (R-3) with commercial (C-3)
zoning along University Avenue and Wyandotte Street.

Problems

The basic factors in the decline of this neighbourhood arez-

(i) The many through traffic routes.
(ii) The lack of adequate public open space such as parks and play-
grounds.
(iii) The blighting effect on adjoining property of houses in poor con-
dition.
Other contributing factors are the Canadian Pacific Railway Tracks to
the west of the area, and the zoning of the complete frontages of Wyandotte
Street and University Avenue as Commercial.
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SECTION 4

Objectives

The objectives in rehabilitation should be to halt the decline of the {
neighbourhood condition by:~ |

|
(i) a sound land use plan - |
(ii) improved fraffic circulation :
(iii) improvement of the condition of housing and
(iv) the provision of public open space to satisfy at least the minimum
standards.

‘ Proposals (lllustration 54)
Traffic Circulation

In order to discourage through vehicular traffic in thearea various ad-
justments to the street pattern are proposed.

Three methods are proposed:-

(i) street diversion (lllustration 56). This consists of an island placed
diagonally at the intersection of two streets. This method is pro-
posed for the Jannette~Elliott and Jannette-Park intersections.

(ii) Closing of rights of way (lllustration 57). Thisis pro-
posed on Dougall Avenue in conjunction with the ex-~
tension of the Dougall playground.

(iii) Traffic barriers(lllustration 55). Thismethod discour-
ages through traffic by the introduction of parking
baysand the design of street openings, and is proposed
on Bruce Avenue and Church Street.

It is also proposed that the junction of Elliott Street
and Caron Avenue be adjusted in order to improve traffic
flow along Janette Avenue, Elliott Street and Caron Av-

PROPOSED CIRCULATION enue, on the perimeter of the area.
Public Open Space

Illustration 54 shows the proposals for the provision of additional re-
creational space within the area. The proposals consist of:-

(i) the extension of Dougall playground by .85 acre in conjunction
with the closing of the rights of way of Dougall Avenue. (lllust-
ration 57).

(ii) the purchase of the Windsor Lawn Club property, together with the
site at present used formotor body repairs and parking. Total area
1.97 acres.

These proposals will increase the recreational area to 3.57 acres, or
approximately one acre per thousand people.
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Lanes

It is proposed that lanes be progressively
improved by surface repairs and lighting in-
conjunction with the removal or private re-

habilitation of lane sfructures.

The possibility of creating parking areas
in lanes, as shown in the drawing opposite,
should be investigated. The provision of
such facilities should do much to reduce

street parking in the area.
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Private Rehabil itation

This involvesthe rehabilitation of private housing by maintenance and
repair, the improvement of lawns, drives and yards, the maintenance of
fences and garages, and the removal of unused, dilapidated structures. It
also involves co-operation with the City department in the creation of off
street parking in cleared areas of lanes.

Zoning

No specific zoning changes are proposed, but the zoning of Wyandotte
Street and University Avenue should be reviewed by the Planning Board as
it appears the commercial zoning is too extensive and does not reflect the
commercial requirements of the neighbourhood.

IMPLEMENTATION

The rehabilitation of the neighbourhood should be carried out by the:-

(a) Creation of a neighbourhood organization consisting of residents and
City representatives with theaim of voluntary improvement of the area.
This organization would provide advice and information regarding home
ir;nprﬁvements and wourd encourage co-operafive improvement by
blocks.

(b) Establishment of a demonstrationhouse by the City and business people
to show how property can be improved practically inappearance, livab-
ility and value. The City Parks Department could co-operate by the
landscaping of the site.

(c) Strict enforcementof the zoning By-law building by-law and the min-
imum housing code to prevent the intrusion of incompatible uses, il-
legal conversions and substandard dwelling conditions.

(d) Adjustments of the street pattern as proposed, initially on a trial basis
and permanently if successful .

(e) Acquisition of the sites required for parks and the clearance of the
buildings. It is considered that there will be no major problem regard-
ing relocation of the displaced families. Only eight buildings are in=
volved and some of them may be moved from their present sites.
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| D. CONSERVATION OF THE OTTAWA-LANGLOIS AREA
‘ THE AREA

Location
This area, part of neighbourhood 16, is located south of Ottawa Street, (

between Hall and Marentette Avenues. The Essex Terminal Railway forms i

the southern boundary. (

Land Use (Il lustration 58) ‘

This is predominantly residential, the Ottawa Street frontage is com-
mercial, consisting mainly of stores. There are industrial and commercial I
uses adjoining the Essex Terminal Railway and these include a City storage ‘
yard, fuel storage and a laundry. A few local stores are located on Shep-
ard Street and Langlois Avenue. There are six churches in the area. The '
land use is divided as follows: - 1

|

Area Percent (l

Residential 58.0 60.4 '
| Commercial T 8.2
| Industrial 153 0]
! Churches & Schools 4.0 4.2
Streets 260755 21.4

Lanes 4.5 4.7 |

Total 96.0 100.0 |

[ Housing
Detached single family type houses predominate the area. The older

houses are in the west and north of the area and there is a group of fairly |

new houses in the south east. Building quality is generally goocr the field

survey of external structural conditions reveals: -

| Condition Structures Percent
Very Good 55 oul
Good 534 88.3 .
Fair 14 2.3
Poor __g 0.3 3
Total 605 100,0

The average frontage of the lots is 30 feet, and the lot depths vary be-
! tween 110 feet and 160 feet. Streets are tree Imed and the quality of the
environment is good.

Population

! Many of the inhabitants are of Ukranian, Polish and Slovak orgin, as
evidenced by the churches in the area.
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Community Facilities

Schools

The area is served by three public schools, Prince Edward on Parent Avenue,
north of Ottawa Street, John Campbell on Tecumseh Boulevard to the south
and King George on Ottawa Street, east of Lincoln Road. There is a sep-
arate school (St. Angelus) in the area.

Churches
Six churches are located in the area.
Recreation

Recreational facilities or play groundsare non-existent in the area, but the
11.5 acre Lanspeary Park immediately north provides a full range of recreat-
ional activities.

Shopping

There are good and varied shopping facilities on Ottawa Street, and also
minor local stores on Shepherd Street and Langlois Avenue.

Traffic Circulation

The major traffic routesare Ottawa and Shepherd Streets, Marentette,
Langlois and Hall Avenues. Elsmere , Benjaminand Pierre Avenue termin-
ate at the Essex Terminal Railway. None of the east-west routes extend
very far to the east and only Shepherd Street extends to Ouellette Avenue
on the west. All the streets crossing the Essex Terminal Railway do so at
grade level.

Zoning (lllustration 59)

PROBLEMS

The Ottawa Street frontage is zoned for commercial purposes and the
remainder of the area for residential use, except for an industrial strip ad-
joining the Essex Terminal Railway.

The quality of the environment can be adversely af-
fected by any of the following factors:-

Marentelle

(a) Extension of commercial and industrial uses into the
* residential area.

Hall

(b) Lack of maintenance of all buildings and grounds,
including commercial and industrial concerns.

m Commarcial 5X) industrialf=Through Trafic
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PROBLEMS (Continued) Il
(c) lllegal conversions of single family homes and the |
consequent higher residential density. 1l
(d) Increased through vehicular traffic within the area. |

PROPOSALS |

It is proposed that the good quality of the area be maintained by:- 1
(a) The strictenforcement of the Zoning By-law and the Building and Min- |

imum Housing Standards Codes.
(b) The promotion of citizenawareness of the many advantages of conserv- (]

ing the quality of the neighbourhood. |
(c) The control of through traffic.

IMPLEMENTATION |

In order to conserve the area the following action will be necessary:-

(a) THE CITY I

The building Department should carry out building inspectionsand take
action in respect of contraventions of the codes.

The Planning Board should carefully consider any request for changes
in the zoning of the area, and should study the possible amendment of
the transitional use regulations in residential districts which permit
car parks in residential areas adjacent to commercial areas.

The Urban Renewal section of the Planning Department should, when
formed, publicize the merits of urban renewal and promote citizen aware-
ness of the objectives and value of conservation,

The City Traffic Engineering Department should consider the reduct- |
ion of through traffic in residential areas when conducting their overall
survey of the City traffic channelization,

E. TRAFFIC CIRCULATION

The eradication of blight from the City will not be effected merely by

the clearance of substandard buildings. Buildings erected to replace ti:ose

torn down buildings, Buildings erected to replace those torn down will in

turn be vulnerable to blight unless attention is paid to other factors, one ]

of the most important being the pattern of streets and its effect on traffic ’

circulation, ‘
|

PROBLEMS (Illustration 60)
Within the City the basic circulation problems are:-

An inadequate number of continuous east west routes.,
Through traffic in residential areas.

Numerous grade crossings of railway tracks.
Reduction of traffic flow by street parking.

koo
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PART 111
SECTION 4

The urbanrenewal programme, together witha continuing study of cir-
culationrequirementsas part of a long range development planand the con-
tinuance of the present system of road improvements will do much to solve
the traffic problems of the City.

The Redevelopment Programme will provide opportunities for:-

) road widening

b) improvement of intersections

c) elimination of through traffic in residential areas.
d) provision of parking facilities where required.

For example, redevelopment in the Walkerville area will provide op-
portunities for road improvements at the junction of Wyandotte Street East
and Drouillard Road, where an underpass contributes to dangerous traffic
conditions.

The Rehabilitation and Conservation Erogrqmmes will provide similar
opportunities, especially with regard to the traffic circulation within re-
sidential areas.

THE FUTURE OF EXISTING TRAFFIC ARTERIES

For the future it is considered that Ouellette Avenue will continue its
historic role asthe main street of the city and that its importance will grow
after its proposed connection with Highway #401 via Jackson Park. River-
side Drive, Wyandotte Street and Tecumseh Boulevard will continue as the
main east west arteries of the City. The Huron Line, Howard Avenue and
Walker Road will continue tofunctionas important north south routes, and
University Avenue will remain an important east west route between the
Huron Line and Ouellette Avenue.

PROPOSALS (Illustration 61)

Various traffic circulation proposals have been made in the schemes to
illustrate urban renewal. (Part 1V, Sections 4 (A) (B) and (C) and these
proposalsare shown in a diagrammatic manner onillustration 61. This shows
the relationship of the various proposals and it will be seen that through
traffic in residential areasandthe central business area has been consider-
ablyreduced. The adoption of similar principles in other parts of the City
should domuch to protect vulnerable and declining areas from future blight.
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PART 1V
SECTION 1

THE PROGRAMME FOR URBAN RENEWAL

THE PROGRAMME IN GENERAL

PRIME REQUISITES
Prime requisites of a successful urban renewal programme are; -

(1) that the programme be coninuous and flexible,
(2) that the municipality can finance the programme,

(3) thatplansare made for the rehousing of the families displaced by clear-
ance, and
(4) that there is active citizen co-operation,

PERIOD OF PROGRAMME

A period of fifteenyearsto 1975 has been established for the main two
reasons: -

(a) This period is the maximum period for which we can anticipate city
growth factors with any degree of certainty,

(b) At the end of this period much of the housing in the city will be bet-
ween forty and sixty years old.

PROGRAMME STAGES

In order to relate the programme fo a possible long term Capital Bud-
get the following stages have been adopted,

Stage 1 1959 - 1963 (four years)

Stage 2 1964 = 1969 (six years)

Stage 3 1970 - 1975 (five years)
PRIORITIES

The condition of housing normally will be the controlling factor in
determining the priority of areas for renewal, but two additional factors
should be considered which either individually or collectively may over-
ride this factor. These additional factors are the necessity for carrying out
public works, such asroad improvements, in connection with redevelopment

and the demand that may arise from private enterprise for land in particular
locations,

THE RESPONSIBILITY OF THE MUNICIPALITY FOR REHOUS ING
Aid from the Federal Government for urban redevelopment is conditional
on the families displaced by clearance being adequately rehoused and the

responsibility of the city is clearly stated in Section 23 of the National
Housing Act, the relevant sections of which are given below,
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PART 1V
SECTION 1

1. "In orderto assistin the clearance, replanning rehabilitation and mod-
ernization of blighted, or substandard areas in any municipality, the
Minister, with the approval of the Governor in Council, may enter
info an agreement with the municipality providing for the payment to
the municipality of contributions in respect of the cost to the munici-
pality of contributions inrespect of the cost to the municipality of ac-
quiring and clearing, whether by condemnation proceedings or other-
wise, an area of land in the municipality.

2. The contributions paid to a municipality under this section shall not
exceed one~-half of the cost tothe municipality or the municipality and
the province jointly of acquisition and clearance, including costs of
condemnation proceedings, as agreed between the Minister and the
municipality.

3. No contributionsshall be paidto a municipality under this section un-
KBt e o i) Bl e

(c) the familiesto be dispossessed by the acquisitionand clearance of
the area are offered at the time of their dispossession housing ac-
commodation in a housing project constructed under section 16, 19
or 36 at rentals that, in the opinion of the municipality and the
Minister, are fair and reasonable having regard to the family in-
comes of the families to be dispossessed, except where the muni-
cipality can establish to the satisfaction of the Minister that de-
cent, safe and sanitary housing accommodation is available to the
families to be dispossessed at rentals that, in the opinion of the
Minister and the municipality, are fair and reasonable, having
regard to the family incomes of the families to be dispossessed;
and

(d) a substantial part of the area at the time of acquisition was, or
after redevelopment will be, used for residential purposes".
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PART 1V
SECTION 2

THE PROGRAMME FOR THE CITY OF WINDSOR
(a) REDEVELOPMENT AREAS

In previoussections of thisstudy, we have described the redevelopment
areas which are already blighted or which will be come blighted and ready
for clearance within the next twenty years. An assessment has been made
of the population that will be displaced by clearance and of the area of
land that will become available for redevelopment after such clearance.
IIn addition, the future land use of the redevelopment areas has been out-

ined.

In order to produce a workable programme for redevelopment it is now
necessary fo consider the relocation of the present residents of the areas to
be cleared andlater to estimate the total cost of acquisition and clearance
of these areas.
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PART 1V

SECTION 2

Table 16 below gives a summary of the areas to be cleared and the
population that will be displaced by clearance within the redevelopment

areas.

Area

11

111

V1
V11
V11l

X

Net Area to
be Cleared

Acres

3.6

6.6
7S

62.0

\P-i
16.1

1.6
13.7

3.6
134.5

TABLE NO. 16

Other Land to
be Acquired (1)

Acres

0.1

4.7

225

2.5
0.7
0.8
0.5

1.3

13.1

REDEVELOPMENT AREAS

Displaced Proposed
Population (2) Land Use

122 Public Bldgs.
Commercial
& Residential
320 Residential
619 Industrial &
Commercial
3294 Residential
Commercial &
Public Bldgs.
1130 Residential
757 Residential
100 Industrial
757 Industrial
Residential
Commercial
179 Industrial
7348

(1) Includes vacant land and land on which no buildings are situated, but
which is used for purposes such as car parks.

(2) Source - 1958 Assessment Records.
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SECTION 2

RELOCATION (Continued)

The total population that will be displaced by the clearance of the
redevelopmentareas is 7,348 persons in2,054 households. * The total land
that will become available forresidential redevelopment after clearance,
together with vacant land andother land that will require no clearance, is
111 acres, excluding the area of streets and lanes. It is estimated that a
further 20 acres of land will become available for residential purposes after
the closing of various streets.

In brief, some 131 acres will be available to accommodate the housing
needs of the 7,348 persons that will be displaced by clearance, or one acre
for every 56 persons,

It is therefore considered that the population displaced by redevelop-
ment can be rehoused adequately on the land that will become available
for residential purposes after clearance of theredevelopment areas, despite
the fact that three of the smallerareas are to be redeveloped for non-resi-
dential uses. This fact is at variance with the findings of some recent re-
development studies in other cities, In these cities there were problems in
finding sufficient land to accommodate the population displaced by clear -
ance. In Windsor, the areas to be redeveloped are not at present inhabit ed
at the high density often found inother cities and are capable of proper re -
development at somewhat higher densities than now exist. It should be noted
that not all the displaced families may wish to berehoused in the redevel -
oped areas andmay find accommodation elsewhere. In addition, the pop -
ulation of these areasis subject to change within the period of time before
clearance takes place.

The extent of the responsibility of the City for the rehousing of the
population displaced by redevelopment cannot be estimated at this time,
and will only become evident after specific studies are made of the re-
location requirements of the families within each redevelopment area when
redevelopment is contemplated.

It iscertain that much of the rehousing accommodation shall have to be
in public housing projects. However, in certain areas it may be possible fo
atfract private enterprise to carry out the construction of rental projectsand
other types of development. Section 16 of the National Housing Act pro -
vides means for the formation of Limited Dividend Companies for such de-
velopment,

* The fotal population of the redevelopmentareasis?,002, butalesser num=
ber of persons will be displaced by clearance, as certain buildings of good
condition within the areas will be possible of retention.
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SECTION 2

It is essential that the familiesdisplaced by the redevelopment proposals
are rehoused with a minimum of personal inconvenience, and therefore, it
is necessary that accommodation be available for these families before the
clearance of their homes,

STAGING OF REDEVELOPMENT

The following staging of redevelopment is proposed:-

Stage

1
1959-1963

JH
1964-1969

111
1970-1975

Project

1V Central Area
Goyeau-Marentette
N. of Wyandotte

V Central Area
Howard S. of
Wyandotte

V1 Central Area
Marentette~
Langlois, N.
of Wyandotte

V11 Eastern Area
Riverside=
Montreuil

V111 Eastern Area
Drouillard, S. of
@ IR

1X Eastern Area

Drouillard, N, of
G INRRG

1 Western Area
Sandwich-Brock

11 Western Area
Brock=Peter

111 Central Area
University- Caron

Total

Area to be
Cleared
(Acres)

62

19.7

16.1

1.6

13.7

3.6

3.6

6.6

7.6

17.8

Population
Displaced

3294

1130

757

100

757

179

2923
122
390
619

1131
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PART 1V
SECTION 2

FIRST FOUR YEAR PROGRAMME

The area to be cleared inStage 1 of the programme includes the recent-
ly approved redevelopment areas in the vicinity of the City Hall, and the
four year programme can be summarized as follows:-

|

(b) REHABILITATION AREAS
STAGING

Clearance of the areas for which proposals have been submitted
by the City, parallel with the erection of public rental housing
units in the area bounded by University Avenue, Glengarry Av-
enue, Wyandotte Street and McDougall Avenue. It is considered
that the 280 dwellings proposed tentatively for this project will be
sufficient for the accommodation of:=

(a) those familiesrequiring rehousing as a result of this clear-
ance, and
(b) those familiesdisplaced by the next phase of redevelopment

The clearance of the area bounded by Assumption Street, Aylmer
Avenue, Wyandotte Street and Glengarry Avenue and the rehous-
ing of the displaced families in the public housing project.

Erection of public housing on this site at a density of at least 20
units per acre in order to accommodate these families displaced
by further redevelopment and who will require rehousing.

Progressive clearance of the remainder of the area, the priority of
clearance being determined by the criteria previously established
and accommodation for the displaced families being made available
in advance of clearance.

The proposed staging of rehabilitation is given below:~-

Stage Project Gross Area
(Acres)
1
1959-1963 G Central  Central Business Area 67
H Central Windsor, S. of Wyandotte 153
| Central Dufferin-Giles 13
K Central  Pierre=-N. of Wyandotte 24
L Central Langlois-Pierre, S. of
Wyandotte 53
O E.Central Wyandotte-Lincoln 35
Q Eastern  Drouillard, N. of Essex
Terminal Railway 50
Total 395
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SECTION 2 ‘f
11
1964-1969 A  Western Sandwich 273
C  Western California 14
F W. Central Church-Wyandotte 107
J  Central Louis, S. of Wyandotte 32
M  E.Central Erie-Marion 116 |
N E.Central Wyandotte-Moy _68 |
Total 610
111
1970-1975 B  Western Felix 27
D  W.Central University-Oak 87
E  W.Central Oak-College 116 Il
P  Eastern  Monmouth-Ontario 17
R Eastern  Drouvillard, S. of Essex
: Terminal Railway 42
S Eastern  Wyandotte~Pratt 17
T Eastern  George-Franklin _50
Total 356
Grand Total 1,361

(c) CONSERVATION AREAS

These areas, which cover the entire residential sections of the city
with the exception of the redevelopment and rehabilitation areas, require
joint action by the City and the public. The basic treatments will be By-
aw and code enforcements and possible improvements to housing and en-
vironment, Obviously, because of staff limitations the Zoning By-law,
building and minimum housing codes cannot be strictly enforced onacity

wide basis, neither is it possible to organize citizen activity effectively
on the same basis. It is therefore, proposed that the conservation program-
me be carried out in the following stages, which are based on the assessed
priorities for treatment.

Stage 1 Neighbourhoods

19591963 4,9,13,16,18

Stage 11

1964-1969 3,10,19,22,23,24,25

Stage 111

1970-1975 2,5,14,20
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SECTION 2

(d) SUMMARY OF FIFTEEN YEAR PROGRAMME
The programme can be summarized as follows:~

Stage  Redevelopment Rehabilitation Conservation
Neighbourhoods

I

1959-1963 1V G H, I L0;Q 4,9,13,16,18

11

1964-1969 V,V1,Vil, A,C,F,J,M,N, 3,10,19,22,23,
V111,1X 24,25

11

1970-1975 500, 1 B,D,E,P,R,S,T 2,5,14,20
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PART 1V
SECTION 3
THE PROGRAMME FOR THE SUBURBAN MUNICIPALITIES

(a) REDEVELOPMENT
The only suburban redevelopment area is in the Town of Tecumseh and
it is proposed that clearance and redevelopment take place in the period
1959-1963. It will be necessary for the Town to have an Official Plan in
force before the area can be designated for redevelopment.

(b) REHABILITATION

Township of Sandwich West

There are four rehabilitation areas within this Township and the degree
of rehabilitation required is generally the same for each area. However, '
it may not be possible for the Township to undertake an extensive rehabil- '
itation Erogramme and therefore it is proposed that rehabilitation be carried

out in the following stages: - |
Stage Project Gross Area |
(Acres) |

]

] S, B. 150 |
1959-1963 e Pl 15 ‘I
TOTAL &5 |

11 S. C. 60 |
1964-1969 S, A 95 |
TOTAL 155~ |

Township of Sandwich East | .

The two rehabilitation areas in this Township are S.E. and S.F. with
a total gross area of 90 acres. It is proposed that these be rehabilitated in
the period 1959-1963.

Town of Riverside

The only rehabilitation area in the Town is S. G. with an areaof 25
acres, and it is proposed that this area be rehabilitated in the period 1959~

1963.

(c) CONSERVATION

In the suburban municipalities where many of the  neighbourhoods are
new or medium aged the prevention of blight by conservationis still extreme~
ly important. It is proposed that each municipality shall institute conserv~
ation measures immediately or as soon as the necessary legislation and staff
for enforcement areavailable. The number of neighbourhoods in the Town-
ships of Sandwich West and Sandwich East may be too large for immediate
overall conservation measure and it is proposed the programme for these
municipalities be carried out in two stages - 1959-1963, and 1964-1969
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PART V

SECTION 1
THE ESTIMATED COST
FINANCIAL ASSISTANCE

FEDERAL ASSISTANCE
Section 23, Part 111 of the National Housing Act, 1954 authorizes the
Federal Government to contribute up to one half of the cost of acquiring
and clearing a redevelopment site, subject to the following conditions:-

(a) The municipality must have an approved Official Plan.

(b) The redevelopment areas must have been designatedand approved
by the Provincial Minister.

(c) The area must contain a substantial proportion of housing, either
before or after redevelopment,

(d) A satisfactory plan for the relocation of families displaced by cl-
earance must be prepared.

Section 33, Part V of the National Housing Act permits the Federal
Government to grant up to 50% of the estimated cost of planning studies of
specific areas for redevelopment, providing that these are approved by the
Provincial Minister.

Part 1V of the National Housing Act is of special interest in the case
of rehabilitation and conservation projects as the act authorizes the Fed ~
eral Government to guarantee loans made by banks for the purpose of home
improvements.

PROVINCIAL ASSISTANCE

Section 3 of the Housing Development Act authorizes the contribution
by the Provincial Government of up to 25% of the cost of acquisition and
clearance of redevelopment sites.

FEDERAL-PROVINCIAL HOUSING PROJECTS

Other important Government assistance may be given under the provis-
ions for Federal-Provincial Housing projects whereby the Federal Govern-
ment assumes 75% and the Provincial Government 25% of the cost of a sub-
sidized rental housing project. In the case of a full recovery housing pro-
ject, the cost contributions are divided:~ Federal Government 75%, Pro-
vincial Government 17-1/2% and the municipality 7-1/2%.
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PART V
SECTION 2
METHOD OF ESTIMATING REDEVELOPMENT COSTS - CITY OF WINDSOR
ACQUISITION

Whilst acknowledging that an accurate estimate of the above costs
would require a detailed apraisal of individual properties, which is not
within the terms of reference and which, even if made, would be subject
to price fluctuations during the period of the plan, it is necessary to obtain
some idea of the cost of acquiring and clearing the redevelopment areas.

To this effecta cost estimate was made, based on 1958 assessment val-
ues. Studies were made of real estate transactions in the areas in question
in order to obtainsome relationship between assessed values andsales. Pre-
vious studiesmade by the City of Windsor Planning Board in connectionwith
the central redevelopment areas have suggested that a reasonable estimate
of property sale value can be made by multiplying the total assessment of
the property by a factor of three.

From out studies it was found that the average relationship between
total assessment and sales value is as follows: -

Type of Development Sales Value: Total Assessment

Single family residences
Duplexes

Apartments

Commercial

]
1
|
|
Industrial 1

AR RPOMN
O~ O L o ~0

As most of the structures proposed to be cleared consist of single fam-
ily residences, the factor of three times assessed value, together with the
knowledge of sales values in the district affected, was used for estimating
the cost of acquisition of the redevelopment areas.

CLEARANCE
$3000 per acre was taken as a reasonable estimate for the demolition
of buildings and clearance of the sites.

ALLOWANCE FOR CONTINGENCIES

An allowance of ten per cent of the estimated cost of acquisition was
made fo cover such additional expenses as payment for forcible taking and
loss of business.

RESALE VALUE OF CLEARED SITES

Estimating the resale value of the land after clearance is fraught with
uncertainties because of time lapses between clearance and resale and be-
cause of the possible changes of use of the cleared land. However, it was
considered necessary fo make such an estimate in order to arrive at a net
cost of acquisition and clearance, and the 1958 assessed land value was
used for this purpose, employing the methodoutlined in the first part of this
section.

PAGE 149




PART V
SECTION 3

ESTIMATED RENEWAL COSTS FOR THE CITY OF WINDSOR

(a) REDEVELOPMENT
Based on the methods outlined in Section 2, the following estimate of
costs was made: -

I Project Acquisition, Resale Net Division of Cost

| Clearance, of Land Cost Federal Provincial City
10% allowance

| $000 $000 $000 $000 $000 $000
| ‘ ] 1186 114 1072 536 268 268
1l 1 724 326 398 199 99 100
111 1753 305 1448 724 362 362
1V 9067 2248 6819 3409 1705 1704
| ‘h \% 2037 599 1438 719 360 359
| V1 1476 303 1173 587 293 293
[l V11 151 58 93 47 23 24
(il Vi1 1299 242 1057 529 265 264
' 1X 414 71 343 171 86 86
Total 18,107 4,266 13,841 6,921 3, 461 3, 460

two central redevelopment areas approved by the Federal and Provincial
Government. Maximum contributions from the Federal and Provincial Goy-
ernment have been assumed in preparing the estimate.

A division of the above estimate of costs for the three stages of the fif-

l It should be noted that the estimate of costs for Project 1V include the
|
teen year programme are:-

|

|

Stage Estimate of Net Costs Cost per year to City
Federal Province City
$000 $000 $000 $000
Il |
(il 19259-1963 3409 1705 1704 426
11
1964-1962 2053 1027 1026 171
111
1970-1975 1459 729 730 146
| Total 6921 3461 3460
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| SECTION 3
(b) REHABILITATION
Basically rehabilitation will consist of: - '

(1) Acquisition and clearance of individual blighted structures.

(ii) Improvement of community facilities.
(iii)  Encouragement of citizen activity in neighbourhood im-

provement.

The costof the first item is difficult to estimate, as much clearance may
be carried out withoutaction by the City. However, assuming half the sites
were cleared by their owners and half the City and allowing for the resale
of the sites cleared by the City a conservative estimate of the net cost to
the City of the acquisition and clearance of sites in rehabilitation areas

would be $900,000 for a fifteen year period, or $60,000 a year.

No allowance has been made for possible Federal or Provincial assist-
ance in the costs of the acquisition and clearance within the rehabilitation |
and conservation areas. The possibility of such aid would have to be dis-
cussed with the respective Governments. |

It would not be possible within the scope of this study to establish the '
cost of the improvement of community facilities that may be necessary in
rehabilitation areas. A detailed study of the necessary improvements will |
be required before any reclistic estimates can be prepared. The promotion ‘
of citizen interest in rehabilitation would be combined with that proposed .
for neighbourhood conservation and an estimate of this cost is given later. |

(c) CONSERVATION ‘
The primary costs of this programme will be that of By=law and code
enforcement and the promotion of citizen participation. The number of
additional housing department staff that may be necessary for strict enfor-
cement will not become evident until after the startof the programme, and
therefore no estimate has been made of the cost of this item. Citizen par-
ticipation is dealt with in the following paragraph.

(d) ADMINISTRATION AND PROMOTION OF CITIZEN PARTICIPATION

To a great extent the cost of the above will be dependent on citizen
response to urban renewal. In the City of Detroit community workers are
employed within the neighbourhoods. Whether this will be necessary in
Windsor remains to be seen. An arbitary figure of $30,000 per year has |
therefore beenallocated for administration costs and organization of citizen
participation in urban renewal . !

|
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(e) SUMMARY OF ESTIMATED COSTS OF THE FIFTEEN YEAR RENEWAL PROGRAMME

Stage

1
1959-63

11
1964-69

111
1970-75

Total
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The following shows the estimated cost of urban renewal to the City of
Windsor per Year and for the three stages of the fifteen year programme.

Redevelopment Rehabilitation Administration  Total

Cost Cost

Stage Year Stage Year Stage  Year Stage Year

$000 $000 $000 $000 $000 $000 $000  $000

1704 426 261 65 120 30 2085 521

1026 171 403 67 180 30 1609 268
730 146 236 47 150 30 1116 223

3460 200 450 4810

An increase of one mill on the present city property tax rate will mean
an approximate annual increase in revenue of $180,000.

On this basis the expenditure forurban renewal for Stage 1 will mean
an additional 2,9 mills in the present mill rate. ForStages 11 and 111 the
increase inthe present mill ratewill be 1.5 millsand 1.3millsrespectively.
It should be noted that Stage 1 of the programme includes those areas al -
ready designated for redevelopment by the City and it is intended that the
City will pay partof theiracquisition and clearance costs from the tax lev
for the acquisitionof land for the Windsor Avenue Esplanade Deferred Wid-

ening Project.
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PART V
’ SECTION 4 '
RENEWAL COSTS FOR THE SUBURBAN MUNICIPALITIES

While close estimates of the above costswill be possibleonly after ex-
tensive surveys andactual experience under the renewal programme, rough
estimates were made from preliminary surveysof the needs of each renewal
area, in conjunctionwith the informationobtained from the estimates of the
renewal costs in the City, adjusted to allow for differing land values.

1 (a) REDEVELOPMENT
Town of Tecumseh ;

It is estimated that the net cost of the acquisition and clearance of this
area and the resale of the land for housing purposes will be $120,000. As-
suming that the maximum assistance will be given by the Federal and Prov-
incial Governments, this cost will be divided as follows:~

Federal Government $60, 000 l
Provincial Government $30, 000
Town of Tecumseh $30, 000

Total $120, 000 |

(b) REHABILITATION
A rough estimate of the acquisition and clearance of individual struc-
tures that may be necessary for rehabilitation was made, based on inform-

ation obtained from studies made inthe City. The division of the estimated I
costs between the various municipalities, divided into programme stages, is |
given below:-
Stage Project Acres Acquisition Cost Per
& Clearance Year
Township of Sandwich West
1 S+ B 150 90,000
1959-63 Sebi 15 2,000
165 99,000 24,750
¥ 11 S G 60 36,000 |
1964-69 SeA. 95 57,000
|
1:55 93,000 15, 500 -
Township of Sandwich East
1 St By 55 33,000
1959-63 S Ba 35 21,000
90 54,000 13,500
Town of Riverside
5. G, 25 15,000 3,750

1
1959-63
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No estimate was made of the cost of the public works, as such road im-
provements and park provisions, that may be necessary for rehabilitation.
Detailed surveysnot possible within the scope of this study will be required
for this information.

(c) CONSERVATION
Staff will be required toorganize citizen participation in conservation
and it isproposed thatsuch staffwill form part of the Windsorand Suburban

Planning Board organization. An initial estimate of $10,000 per year has
been made for this additional staff.

(d) ADMINISTRATION AND PLANNING

It is proposed that the staff necessary to administer and co-ordinate
the renewal programme and carry out the necessary detailed planning will
also form part of the Windsor and Suburban Planning Board organization.
$15,000 per year was estimated as the cost of the above,

It should be noted that Section 23 of Part V of the National Housing
Act, 1954 permits the Federal Government to grant up to 50% of the estim-
ated cost of the studies of specific areas.

(e) SUMMARY OF RENEWAL COSTS

The estimated cost of urban renewal to the suburban municipalities is
summarized as follows: -

Stage Redevelopment Rehabilitation Conservation  Administration Total
& Planning

1 30,000 42,000 40,000 60,000 172,000
1956-63
11 15,500 60,000 20,000 165,000
1964-69
111 50,000 75,000 125,000
1970-75

Total 30,000 57,500 150,000 225,000 462,500

On an annual basis the total costs will be $43,000 for Stage 1 and
$27,500 and $25,000 for Stages 11 and 111 respectively.,
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PART V
SECTION 5

THE CAPITAL BUDGET AND URBAN RENEWAL

Essential to sound Urban Renewal are a long range development plan
covering several years and a capital budget to implement the Plan. The
following resolution approved unanimously at the Annual Meeting of the
Community Planning Association of Canada in Vancouver, B. C. on Oct-
ober 20th. 1957 is of interest.

1. That all urban andrural municipalitiesshould have a plan of their
long range overall development prepared by their officials and their plan-
ning boards and then approved by their councils.

2. That, as one means of implementing the long term overall plan,
both urbanand rural municipalitiesshould have a capital budget foran im-
mediate period of about five years prepared by their officials and adopted
by their planning boards and officially approved by their councils.

3. That the capital budget should be reviewed from time to time by
officials, planning boards and councils in relation to long term planning
proposals.

4. That the following factors should be taken into account in the
preparation of the capital budget. .

a) The official plan of the municipality.

b) Existing debenture commitments.

c) Financial resources and debenture capacity.
d) Present and future debenture interest rates.
(e) Availability of long term funds.

(f) Statutory debt limitations,

The details of the Capital Budget and the Urban Plan with special re-
ference tothe City of Vancouver were given by Mr. JohnC. Oliver, Mem-
ber of the Board of Commissioners, at the National Planning Conference,

on October Ist. 1957,

The capital budget details the financing necessary for the construction .
of the city facilities and often coversa period of some years rather than the |
one year for the normal revenue budget. In the case of the City of Vancou-
ver, a five year plan is at present in force. As outlinedby Mr. Oliver the ‘
advantages of a capital budget are brieflyz~ |

1. A more efficient organization can be built up in the design and
construction of the various municipal facilities.

Work can be scheduled more efficiently.

The municipality can borrow money to better advantage.

It can reduce pressure by local areas and can do one thorough sel-
ling job to the ratepayers every five years.

PN

The disadvantagesof a capital budget are that it is relatively rigid and
that it is difficult to foresee all civic requirements over a long period.
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SECTION 6

FINANCIAL BENEFITS OF URBAN RENEWAL
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There will be a marked effect on the tax yield of the blighted areas
after clearance and redevelopment.

Maximum depreciation has been reached by many of the old buildings
and their replacement by modern buildings will ensure a much greater tax
return. In addition, the reuse of present residential areas for industrial and
commercial uses will again substantially increase the taxation returns.

Furthermore, experience in redevelopment schemes in Great Britain,
the Continent of Europe, Canada and the United States has shown that there
were considerable savings to the various municipalities in the provision of
health and welfare services for the rehoused families and in many cases d
reduction in the cost of police and fire protection services.
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|‘ PART V1
SECTION 1

IMPLEMENTING THE PROGRAMME

In the previous sections of this study the following have been estab-
lished:-

(a) The area requiring redevelopment within the next fifteen years.
(b) The rehabilitation and conservation areas within the city.

(c) The possible population that will require rehousing as a result of

redevelopment .
(d) A fifteen year programme for urban renewal .
(e) An estimate of the costs of an urban renewal programme.

following procedures are recommended:-

|
In order to implement the fifteen year urban renewal programme the
THE CITY OF WINDSOR

‘l I City Council

prepare along term capital budget including expenditure forurban
renewal

(ii) Submission should be made to the Federal and Provincial Govern-
ment for assistance in the acquisition and clearance of land for
redevelopment.

(iii) An agency should be established to deal with the problems of re-
locating and advising those families displaced by the clearance
of sites for redevelopment. (This Agency could form part of the
Windsor Housing Authority).

Planning Board

(i) The council should adopt the urban renewal programme and should

|

(i) The Boardshould study the Urban Renewal Programme and the pro=
posals should be incorporated in a long range development plan
of the city.

(ii) Comprehensive plans should be prepared of each redevelopment
area in the staging listed in the Programme. Assistance for these
specific area studies should be requested from the Federal Gov-
ernment.

(iii) The Board should consider the provisionsof Section 20 of the Plan
-ning Act 1955, as a means of implementing a rehabilitation pro -
gramme. (Redevelopment as defined in this section includes re-
habilitation.)

| Studies should be made of the areas selected for rehabilitation in
order to determinz the best means of improving these declining
areas, and pilot rehabilitation and conservation projects should be
initiated to demonstrate the advantages of renewal .

(iv) The Board should form an Urban Renewal section to co-ordinate
all phases of the programme and to promote citizen participation
in urban renewal. This section will organize neighbourhood im-
provement groups, will encourage business groups to develop com-
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PART V1
SECTION 1 ‘I

PLANNING BOARD (Continued)

cumity resources and will encourage redevelopment by private
enterprise.
(v) The Official Plan and Zoning By-law should be amended as re-
commended in Part 111 Section 3 of the study and there should be
continuing revision of the Planand Zoning By-law as required by
changing factors in the City development. |

Building and Planning Department |

This Department should systematically inspect the City neighbourhoods
and enforce the building and Minimum Housing Standard Code wherever
necessary.

Parks and Recreation Department

The present programme for the provision and improvement of parks and
play areasin the inadequately serviced neighbourhoods should be continued.

Traffic Engineering Department

A continuing study should be made of the traffic circulationof the City
with special regard to the discouragement of through traffic in residential
areas, the improvement of streets and intersections, and the development
of truck routes to serve the existing and future industrial areas.

SECTION 2
THE SUBURBAN MUNICIPALITIES

The Councils

(i) The UrbanRenewal Programme should be adopted anda study made
of the financing necessary for the implementation of the programme.

(ii) The Councils of the Town of Tecumseh, the Village of St. Clair
Beach, the Township of Sandwich South, and the Township of
Maidstone should prepare and adopt Official Plans and Zoning
By-laws.

(iii) Tﬁe Councils should study the possibility of adopting a uniform
Metropolitan Building Code and a Minimum Housing Standards
Code.

(iv) Existing By-laws should be strictly enforced to prevent deterior-
ation of neighbourhoods.

(v) A submission should be made to the Federal and Provincial Gov-
ernment for assistance in the acquisitionand clearance of land for
redevelopment.
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THE SUBURBAN MUNICIPALITIES (Continued)
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The Windsor and Suburban Planning Board

(i)

The Board should engage technical staff to assist in the planning
of the suburban areas and to co-ordinate planning proposals with
those of the City.

The Board should study the meansnecessary to rehabilitate the sub-
urban areas listed for improvement in the study.

Citizen parficipation in neighbourhood improvement should be
organized by staff engaged for this purpose.

A study should be made of the transportation requirements of the
suburban area, in conjunction with the City Traffic Engineering
Department .

Periodic revision of Official Plans and Zoning By-laws should be
made in accordance with changing conditions within the area.
The provisions of Section 20 of the Planning Act 1955, should be
used fo resubdivide undeveloped areas that were subdivided many
ye;:rs ago, and which do not conform to present planning stand-
ards.
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PART V11
SECTION 1

THE PRESENT AND FUTURE OF THE CITY AND THE METROPOLITAN AREA
THE ESSEX REGION
The Peninsula (Illustration 62)

The region of which Metropolitan Windsor forms an important part can "
be considered to be the County of Essex, which is situated at the southern
boundary of that peninsula of south western Ontario bounded by Lake 5t. I
Clair, the DetroitRiver, and Lake Erie. Mostly level land and low altitude, |
the County has an area of 707 square miles. |

Outside the Metropolitan Areathe larger communities are Leamington, I
Amherstburg, Essex and Tilbury; Leamington being the largest, with a 1956
population of 7,856.

Population Growth

The population of the County has increased 320.3% from 1901 to 1956
and 13.7% from 1951 to 1956. The 1956 population being 246,901. The
population increases for the adjoining County of Kent were 49.2% and 7.9%
for the same periods. This marked difference in the rate of growth is due to
the rapid expansion of the Windsor area in the early part of the century.

Changes in Population Distribution

With the rise of the industrial age the population distribution of the
County hashad striking changes. In 1951 the populationwas only eighteen
percent rural, compared with fifty two percent in 1911 and seventy eight
percent in 1871.

Manufacturing, the Major Industry

| In 1951 the manufacturing industry was the largestgroup in the labour
force, being 47.1% of the total force, the service and agricultural groups
being 15.4% and 8.0% respectively.

Future Growth

The Ontario Department of Economics estimates that the population of
the County, will reach412,000 by 1976, a sixty-seven percent increase on
| the 1956 population. The areas of greatest growth outside the Metropolitan
area of Windsor are expected to be Amherstburg, Leamington, Essex and
Kingsville. (See lllustration No. 64.
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During the period 1951-1956 the acreage of occupied farms in the Township adjoining
the City of Windsor generally decreased, especially in Sandwich West. The largest in-
creases were in the Townships in the central part of the region.

Despite the increase in the urban population of the County, the total area of farm land
has increased in recent years, the increase from 1951 to 1956 being 1,508 acres.
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The region forms a transportation corridor for rail and road routes from central and east-
ern Ontario to the border crossing at Windsor. A portion of the limited access Highway
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this highway from Windsor to Quebec will greatly increase the role of the region asa
transportation corridor.
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PART V11
SECTION 2

THE METROPOLITAN AREA

CONSTITUENT MUNICIPALITIES

The present City of Windsor was originally a group of
four municipalities; Sandwich, Windsor, Walkerville and

m East Windsor. In 1935 these amalgamated as a result of

o _ e economic conditions to form the present City, which to-
% . 4 \ gether with the urbanized portions of the surrounding mun-
_— ' icipalities comprise the present Metropolitan area.

These neighbouring municipalities arez-

The Townships of Sandwich East, Sandwich South, Sand-
wich West and Maidstone. The Townsof Tecumseh, River-
side, Ojibway and La Salle. The Village of St. Clair

Beach. |

In 1959 the recently approved amalgamation of the Town
of La Salle with the Township of Sandwich West will come |
into force.

RAPID SUBURBAN GROWTH |

From 1941 to 1956 the suburban population increased :

by 304% whilst that of the City increased 16%only in the

same period. The 1956 Metropolitan population was 185,

845, that of the City being 121,980 and the suburban
municipalities 63,885 divided as follows:-

Town of La Salle 2,703
Town of Riverside 13,335
Town of Ojibway ~ ===—=-
Village of St.
Clair Beach 834
Twp. Sandwich East 19,868
Twp. Sandwich South 3,724
Twp. Sandwich West 19,212
Town of Tecumseh 4,209
63,885

From 1951 to 1956 the Township of Sandwich West had
the greatest growth in population, having an increase of
8,806. The Town of Riverside and the Township of Sand-
wich East also had large population increases, 4,121 and
4,902 from 1951 respectively.

LINEAR DEVELOPMENT (lllustration 66)

This illustration shows the linear form of development
that is taking place in the Metropolitan area.
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The TownofRiverside formsa continuation of the City tothe east whilst
development in the Township of Sandwich East and Sandwich West forms a
southerly extension of the City. The Towns of La Salle and Tecumseh, and
the Village of St. Clair Beachare notdirectly connected tothe City urban
area. Large portions of the Townshipsof Sandwich Eastand Sandwich West
are agricultural as is the major portion of the Townships of Sandwich South
and Maidstone. The Town of Ojibway is privately owned, has no popul-
ation, and is the location of an important salt extraction industry.

The growth of the municipalities on the fringe of the City has led to
some industrial development within their areas anda trend towards the loc-
ation of shopping areas at the boundaries of the City in order to serve the
City and the growing residential areas outside. However, the City still
remains the employment and business centre of the Metropolitan area.
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THE METROPOLITAN COMMUNITY
A. THE PAST

Early Settlements

The busiest inland waterway in the world, flows past the City of Wind-
sor. The importance of the DetroitRiver which connects Lake Erie with the
Northern Lakes, has been recognized from the earliest days of exploration
and settlement of the area. The early French explorer, Cadillac, realized
the strategic value of the waterway and in 1701 founded Fort Pontchartrain
on the site of the present City of Detroit. This permanent settlement, a
miniature Quebec with its narrow, river-front farms, was designed to serve
a twofold purpose; that of a control over the fur trade, and as a military
post. By the mid-18th century, a similar development had taken place on
what is now the Canadian side of the River. This, the oldest white settle~
ment in Ontario, marked the birth of the City of Windsor. The conquest
on New France by the British, in 1759, did not alter or in any way affect
the quiet rural life of the French settlers, but the American Revolution
resulted ina Loyalist movement from America to the Essex area. Thus Am-
herstburg and Sandwich began to develop as population centres.

Up to 1812 the whole pattern of life in these communities was based
upon economic, social and cultural self-sufficiency. After the American
occupation of Detroit in 1796, the development along the south bank of
the River did not parallel the rapid growth of its northern neighbour. An
international border had been created and transportation facilities became
geared fo defence needsrather than markets, and the limitations of economic
self-sufficiency restricted growth. However, as the years progressed, the
geographical location of the Windsor area, as a focal point on the inter-
national boundary, gave reason for the continued growth of these early
communities.

The Eighteen-Fifties

The 1850's beganand ended with the advent of new forms of transport-
ation in this area. Railways determined the leading centre of Essex County
when Windsor was chosen as the best border crossing and became the term-
inus of the Niagara-Detroit rail line. This caused rapid growth resulting
in the incorporation of Windsor as a Town in 1854. Later on, otherrailweys
favoured a Windsor-Detroit crossing and terminated at Windsor.,

Transportation improvementand the important border position stimulated
and facilitated urban growth in the area. The most rapid expansion took
place in the western section of the Town near the ferry docks and in the
eastern section in the vicinity of the railway yards.

The Automobile Era

| The automobile dominates the border area in the twentieth century.
After the formation of the Ford Motor Company of Canada in 1904 and the
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subsequent development of Ford City, the Windsor area enteredupon a period

of rapid growth, and industrial development, further stimulated by World
War 1.

The 1920's marked a period of increased population and prosperity.
The suburban areas began to develop and both Riverside and La Salle were
incorporated as Towns during these years. The importance of the Windsor
area was increased by the completion of the Ambassador Bridge across the
Detroit River in 1929 and by the Windsor-Detroit Tunnel in 1930.

The Depression Years

The original constituentsof the City of Windsor - the border municipal -
ities of Windsor, East Windsor, Sandwich and Walkerville experienced rapid
growth and expansion, the result of two factors; the growing importance of
American branch plants in the Windsor area to counter-act Canadian tar -
i ffs erected against imported manufacturedgoods. |t had beenan early 20th
century dream that the 1930's would bring phenomenal population growth
and, as a result, large tracts of lands were serviced inanticipation of urban |
development. These dreams, however far exceeded the diminishing influx
of population, and the remains of the hopefully laid sidewalks can still be
seen amidst the farm land. |t was the ensuing critical financial situation
of the 1930's that led the four independent yet integrated border municipal- |
ities fo amalgamate to form the City of Windsor on July 1st, 1935. These |
four original centres still form the nuclei of the commercial and industrial
cores of the present city,

World War 11 and Later

During World War 11 Windsor responded to the demand for munitions. !
Population inthe City increasedto meet the wartime industrial employment
needs. This increase resulted in a housing shortage followed by the first
government housing projectsand by 1946 some 2, 300 units had been erected.
Further Government sponsored projects have increased this total to some
4,400 units in 1958. Since the war there has been a phenomenal growth
in residential communities outside the City limits.

B. POPULATION (Illustration 67)
Declining Growth of the City

The City of Windsor had a population in 1956 of 121,980. Since
the 1935 amalgamation the population growth of the City has been slow
compared with the increases in the decades before 1935, and the growth of
the bordering municipalities. Population increase in the City of Windsor
betwaen 1921 and 1931 was 75.5%. From 1931 to 1941 the percentage
increase dropped to 7.3%, rose to 14.9% and by 1951 was only 1.6% for
1951 to 1956. (See Table 17)
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The drop between 1931 and 1941 could be attributed mainly to the de-
pressionand its adherents, low marriage and birth rates, especially applic-
able to vulnerable industrial cities such as Windsor. There was an upsurge
in the population increase rate during the war years, but, in the decade
following the war, the rate of increase has dropped to the lowest point to
date. The primary reason for the recent decrease is the rapid development

of the Metropolitan Area, much of which has taken place since the Sec-
ond World War.

The Rise of the Suburbs

Population movements in industrialized Southern Ontario indicate a
trend of movement from the smaller settlements to the larger municipalities
and their surrounding suburbs. A further trend has been the slowing down
of growth in the central city of a Metropolitan Area and the ensuing rapid
development of the relatively undeveloped suburban municipalities,

In 1951 73.3% of the inhabitants of Metropolitan Windsor lived within
the City of Windsor, but in 1956 this ercentage dropped to 65.6%. (See
Table 17). This shows that although urEunizofion is continuing to increase
in Essex County the resultant growth is most prominent in the Metropolitan
Area and not in the City proper.

Growth in the suburban municipalities has been most rapid during the
last decade, particularly inthe municipalities of Sandwich East, Sandwich
West and Riverside although the other areas, with the exception of Ojibway
which is primarily industrial, exhibit steady population increase.

CHARACTERISTICS OF THE POPULATION
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Age & Sex Distribution

In 1956, 30% of the population in Metropolitan Windsor were between
the ages of 25 and 44 years. This proportion was true for both men and
women. The lowest percentages involved persons of 15 to 25 years, and
persons over 65 years. At present the female population is almostequal to
the male population,

Declining Marriage Rate

The total number of marriages contracted in the City of Windsor from
1941 to 1956 was 4,886, The rate per 1,000 has declined from 15.6

in 194110 12.7 in 1956. This rate is still higher than the Canadian average
rate of 8.7.

The number of families in Windsor is affected by economic conditions.
A further decrease in the number of marriages should be expected within
the next few years due to the low marriage rate during the 1930's. It can
be noted from Table 18 that there isa low percentage of young persons ap-
proaching marriageable age. However, the rise in number of marriages
during the early war years should mean an increase in families by the

late 1960's and 1970's.
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Immigration

From 1946 to 1951 Essex County received 11,471 immigrants or 5.4%
of the Ontario total. Although future immigration will depend upon
government policy, it should be expected that an industrial area such as
Windsor will aftract a good proportion of any immigration.

Migration from Other Cities and Rural Areas

The reate of increase of the rural population of Essex County isdecrea-
sing and, since Windsor and the adjacent municipalities form the dominant
urban centrein the County, the major part of the migrating rural population
can be expected to settle in Metropolitan Windsor. Migration from other
urban centres will depend upon the economic opportunities offered by the |
City in contrastto other cities. Windsor is still rather vulnerable econom-
ically, and until morevariation in industry occursand becomesestablished,
cities such as Hamiltonwill have an advantage in attracting population and
the migration from other cities to Windsor will be at a minimum.

Racial Origin

The two main racial groups in Metropolitan Windsor are the British,
constituting 52% of the population, and the French, constituting 2l.5%.
The latter group shows the greatest increase, while the percentage of those
of British origin has declined. Although the component percentages were
affected by the war years; at present, the three main racial groups beside
the British and French are the German, lItalian and Polish.

Future Population

According to the report of the Royal Commission on Canada's Economic
Prospects, the anticipated Canadian population in 1980 will be nearly 27
million. Ontario is expected to have a population of 8,184,000 by 1975,
which would mean an increase of approximately 58% for the period 1955 -
1975. Assuming that the Metropolitanarea of Windsorwill grow atapprox-
imately the same rate of increase as that forecast for the Province of Ont-
ario, it is estimated that the population of Metropolitan Windsor will be
280,000 and 320,000 for 1975 and 1980 respectively.

C. ECONOMIC BASE
The Industrial City

Windsor is the fith largest industrial centre in Canada. Its major in-
dustrial concerns include The Ford Motor Company of Canada Limited, Hiram
Walkerand Sons Limited, Chrysler Corporation of Canada Limited, General
Motors of Canada Limited, Dominion Forge Limited and Canadian Bridge
Company Limited.
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1921
193]
1941
1951
1956

1921
1931
1941
1951
1956

Age
Groups

0-4

5-9

10-14
15-19
20-24
25-34
35=44
45-54
55-64
65-69
70 +

Total
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TABLE 17

POPULATION GROWTH OF WINDSOR AND ADJACENT COMMUNITIES

Metro
Windsor

110, 385
121,112
163,618
185, 865

LaSalle

703
95]
1,854
2,703

City of
Windsor

55,935
98,179
105,311
120, 049
121,980

Tecumseh

978
2,129
2,412
3,543
4,209

Sandwich Sandwich
East West
3,349 1,514
5,547 1,989
14,966 10, 406
19, 868 19,212
St. Clair Ojibway
79
24
474 21
834
TABLE 18

Sandwich
South

3,091
3,724

AGE AND SEX DISTRIBUTION IN METRO-WINDSOR - 1956

Total

22,522
19,509
14,483
12,131
12, 674
30, 244
24, 643
20,396
16,459
5,384
7,420

Total
%

it

—_— o —

185,865
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o

Source:

Mal e Male
%

11,524
9,953
7,276
6,019
6,238

15,012

12.334

10,506
8,721
2,761
3,504

93,848

ot
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Census of Canada 1956
Canada Yearbook - 1943-44

Female

10,998
9,556
7,207
45112
6,436

15,232

12,309
9,890
7.738
2,623
3,916

92,017

Riverside

1,555
4,432
4,878
9,214
13, 335

Female

o
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TABLE 19
COMPARATIVE POPULATION INCREASES - 1901 - 1956

Year Population Increase Percent
Toronto 1901 217,547
1911 381,833 164,286 7949
1921 521,893 140,060 36.7
1931 631,207 109,314 20.1
1941 667,457 36,250 57
1951 675,754 8,297 W | =
1956 667,706 8,048 1.2
Hamilton 1901 52,634
1911 81,969 29,335 55.7
1921 114,151 32,182 89:3
1931 155,547 41,396 36.5
1941 166,337 10,790 6.9
1951 208, 321 41,984 2042
1956 239,625 31,304 15.0
London 1901 37,976
1911 46,300 8,324 2159
1921 60,959 14,659 31.7
1931 71,148 10,189 16.7
1941 78,134 6,986 9.8
1951 95,343 17,209 22.0
1956 101, 693 6,350 6.7
*WINDSOR 1901 15,198
1911 23,433 8,235 54.2
1921 55,935 32,502 138.7
1931 98,179 * 42,244 795
1941 105,311 7,132 7+3
1951 120,049 14,738 14.0
1956 121,980 1,931 16
* populations before 1935 include the populations of the 4 "Border Cities".
Source - Economic Survey of Ontario = 1956
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Some characteristics of the economy of the City are as follows: -

1. Windsor isa city ofoneprincipal industry, the automotive indust-
ry, and many predominantly small industries.

2. The characteristics of an economy based on the automotive industry
prove to be high wage scales and active labour organizations. (64.35% of
the Windsor people are in the middle income bracket, and this percentage
is the highest in Canada).

3. The average weekly earning in Windsor have consistently been
higher than the Ontario and National averages.

Metro Windsor Ontario Canada
1947 43.49 38.57 36.19
1951 58.22 53.87 49 .61
1954 67.82 61.15 58.88
1957 72.69 69.67 67.37

4. Asa consumer market, Windsor is 35% higher than the national
average,

Industrial Structure

Windsor's main industry is the transportation equipment industry. In
1954 this industry accounted for 81.6% of the total factory shipment values
of the entire Metropolitan industry, while the next industry measured by
this value accounted 4.2% of the total. (See Table 20).

It must be noted that non-automotive industry and employment is in-
creasing. In 1957, thirteen plants of a non=transportation I’er of manu-
facturing located in Windsor, Non automotive employment has increased
from 26% in 1942 to 42% in 1957.

Occupational Structure

As can be noted in Table 21 Metropolitan Windsor is predominantly
engaged in manufacturing. The other occupation groups exhibitrelatively
small percentages,

At present there is a total working force of approximately 79,000 in
the Windsor Area, Of this number approximately 28,000 0r 35% are clas-
sified as skilled workers.,

Future Industrial Development

The Windsor area hasmany economicassets, the most important being: ~

I.  The existence of many potential industrial sites.
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2. An abundant supply of water for industrial purposes.
3. Good transportation facilities by road, rail, water and air.

4. An important position relative to the industrial belt of the United
states.

5. A large labour force with mechanical skills.

6. The progressiveattitude of the municipality with regard to the im-
provement of the community.

These assets are tempered strongly by the following liabilities:~

1. Windsor is several hundred miles from the bulk of the Canadian
market area.

2. The local wage levels are markedly above the Canadian average.

Certain industry types may find Windsora satisfactory location for their
operations and these include:-

1. Specialized transportation equipment, earth moving machinery,
industrial machinery and metal products.

2. Productionof chemicals, paper, primary ironand steel, and rubber '
as well as petroleum refining. ||

3. Specialty food products.
4. Glass production.
5. Production of plastics and electronic parts.

The outlook for industrial development in Greater Windsor hasbeen
dealt with in some detail in the Report of Economic Development Opport-
unities for Greater Windsor prepared by the Battelle Memorial Institute,
and is summarized in the following extract from the report:-

“Great Windsor, Canada’s tenth largest population cluster and fifth
largest industrial area, appears to be entering a critical stage in its
development. Definitegrowthmay be instore for the area, but it seems
unlikely that dramatic development will occur almost automatically as
it has in some Canadian cities in recent years, or, in fact, as it did
in Windsor early in the century. Conscious efforts on the part of all
segments of the Greater Windsor community will be necessary if optimum
development is tooccur. In all likelihood, most of these efforts should
be confined to the area rather than be directed at factors outside the
community about which little can be done".
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TABLE 20

|I

SECTION 3
|
'|| THE CHIEF INDUSTRIES 1954-- CITY OF WINDSOR
| |

| Plants  Employees Factory Shipment

: | No. No. Value  $000
I Transportation Equipment 27 17,601 298,639
I Medicinal, Pharmaceutical
‘ . prep. = = = == = = = = = = 10 906 15,536
‘I Hardware, Tools and Cutlery 32 824 7,265
| Textile mills 10 679 7,192
i' Machinery, Industrial 8 614 7,031
I Printing, Publishing &
| allied ind, = = = = = = = = 44 677 6,612
I Butter & Cheese 4 408 5,688
Bread, other bakery prod. 22 479 3,790
| Concrete Products 7 241 3,533
1 Paints, Varnishes &
I Lacquers = = = = = = = = - 4 157 2,359
i Brass & Copper Products 5 162 1,688
| | Carbonated Beverages 6 104 1,467
'8 Clothing 8 224 1,236
, ] Electrical Apparatus &
' Supplies = = = = = = = - - 6 100 1,052
| Total 193 23,176 363,098
THE CHIEF INDUSTRIES 1954 -- GREATER WINDSOR
| . Plants  Employees Factory Shipment
| No. No. Value $000
| Transportation Equipment 28 17,715 300,863
Medicinal Pharmaceutical
' prep. = = == = = = - - - - 10 206 15,536
| Misc. Iron & Steel Products 7 654 10,215
0 Machinery Industrial Q 651 7,429
I Hardware, Tools & Cutlery 32 824 7,265
' ' Textile Mills 10 679 7,192
Butter & Cheese 4 408 5,688
Bread, other products 22 479 3,790
Concrete Products 9 251 3,572
| Printing & Bookbinding 30 260 1,940
Brass & Copper 5 162 1,688
Carbonated Beverages 6 104 1,467
Clothing 8 224 1,236
| Furniture 24 115 17229
| Total 204 23,432 369,110
Source: -
Greater Windsor's 1958 Directory of Industries.
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TABLE 21
DISTRIBUTION OF LABOUR FORCE BY OCCUPATION GROUP 1951

MALES
City of Windsor Metropolitan Area
Proprietary and Managerial 3,887 5,072
Professional 2,270 2,806
Clerical 3,784 4,846
Primary 163 358
Manufacturing & Mechanical 15,217 19,942
Constructiong 2,583 3,469
Transportation & Communication 3,248 4,255
Commercial & Firancial 2,141 2,706
Service 2,575 3,028
Personal 1,686 17,959
Labourers 3,429 4,269
Total 40,983 52,710
FEMALES
Proprietary and Managerial 384 461
Professional 1,605 1,889
Clerical 4,081 4,849
Primary 7 19
Manufacturing & Mechanical 1,612 1,992
Construction 21 29
Transportation & Communication 311 373 '
Commercial & Financial 1,492 1,778 |
Service 2,189 2,643
Personal 2,170 2,622
Labourers 263 315 I
Total 14,135 16,970

Source:- Census of Canada - 1951 “
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TABLE 22
EMPLOYMENT
(1949 = 100)
Greater Windsor Ontario Canada
1956 107.9 120.7 120.1
1955 101.1 113.0 112.5
1954 93.9 110.9 109.9
1953 Tildsl 114.7 113.4
1952 107.0 112.0 1116
1951 107.7 110.4 108.8
1950 102.2 102.7 101.5
1949 100.0 100.0 100.0
1948 ?4.5 98.9 9Pt
1947 92.2 94.7 95.7
Source:~ Greater Windsor's 1958 Directory of Industries.
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D. THE STRUCTURE OF THE CITY

The City of Windsoris located ona plain onthe south sideof the Det-
roit River, an important water route between Lake St. Clair and Lake Erie.
The early settlements, which grew to form the present City, were originally
sited on the waterfront on the inside curve of the river. This location meant
that the future outward growth of the City could only take place to the south,
east and west and that the original business centre remained on the northern
edge of the urban area.

Important originally as a ferry crossing the business area developed
along Riverside Drive and QOuellette Street. With the building of the rail-
way station at the foot of Goyeau Street and later with the construction of
the Windsor-Detroit tunnel, the framework of the main commercial con-
centration of the City was established.

Railways have playeda major role in the structure of the city. In the
east, one route originally serving the Walkerville area divides the city in
a north south direction. Marshalling yards in the western section of the
City againdivide the City in a similar direction. Further diagonal railway
development occurred breaking the City into many segments, whilst the
majority of the waterfront was used for railway purposes.

The basic street pattern of the City is gridiron across which the rail-
way cut their path, producing many dead end streets, level crossings and a
shortage of east-west arteries,

Quellette Avenue, a wide tree line Avenue, terminating atJackson
Park, is the most important entrance to the City centre, and will become
even more important with the completion of its proposed extension through

Jackson Park to Highway No, 401,

Major shopping areas outside the central area are along Wyandotte
Street, Tecumseh Road, Ottawa Street and Drovillard Road.

The plants of the Ford Motor Company and of the Chrysler Corporation
occupy a largearea to the east of the city adjacent to the large distilleries
of Hiram Walker & Sons Ltd. To the west of the city the waterfronthas
been developed for many industrial uses. ‘

The city contains many pleasant residential areasof which the areaad- |
joining the Willistead Park isa fine example. It is a city of predominately
single family homes, with many trees and boulevarded streets but overall
a city of contrasts. There are decaying residential areas near the recently
erected city hall. Communities have grown up sandwiched betweenrailway
tracks and industrial areas. The Assumption University Campus and park in
the north west end of the city are particularly attractive. In the central |
area of riverfront park has been developed from which the impressive skyline
of Detroit can be seen. Adjacent to the park a civic auditorium is under :
construction. '
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The general land use of the City and the Mefropolitanarea is shown in

[llustration No. %.

E. HOUSING
Housing Types and Location

Metropolitan Windsor is an area composed primarily of single detached
dwellings. The Canadian Housing Census of 1951 shows 87.6% of the total

dwellings to be of this type. Within the City the assessment report for
1957 records the following percentages of housing types.
oo
Single Dwellings 58.2
Duplex, Double & Income
Bungalows 18.5

Family Apartments 4.5

Apartments in Apt. Bldgs. 1342

Apartments in & over Stores 5.0

Others 0.6

Within the City the major area of apartments and flats extendssouth of
Riverside Drive toa boundary formed generally by GilesStreet fo the south, |
Campbell Avenue to the west and Drouillard Road to the east. This is the
central and oldest section of the City and it is in this vicinity where most
of the mixed commercial and residential dwellingscan be found, along such
streets as Wyandotte, Riverside Drive, Erie Street, and Ouellette Avenue.

Two areas in the older districts contain the greatest number of single
attached dwellings. The first area is bounded by Quellette Avenue to the
west, Wyandotte Street to the north, Howard Avenue to the eastand Giles |
Street fo the south, while the second area is bounded b Riverside Drive '
fo the north, Pierre Street to the west, Walker Road to the East and Rich-
mond Street fo the South.

One of the noticeable featuresof the housing inthe City is the quant-
ity of units constructed for munition workers and veterans during and after
World War 11. The Central Mortgage and Housing Corporation have owned
some 3,800 units, the majority of which have been sold, except for some
800 units at present under rental .

Two Federal=Provincial rental housing projects of 325 and 96 units
have been completed and a further 207 units are nearing completion. (4)

In the field of housing for senior citizens 144 unitshave been construct-
ed for married and single persons.

The following table indicates the rate of housing starts in the Metro-
politan areas of Windsor, Hamilton and London between 1953 and 1958.
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Metropolitan Population 1953 1954 1955 1956 1957  January-April
Area 1957 1958
Windsor 185863 1060 1677 1324 1397° 1037 271 404
London 154453 1338 1386 1415 1370 1269 244 621
Hamilton 32783l 2509 3082 3368 3401 3264 451 908

These figures illustrate the fact that, proportionate to their respective
populations, Windsor iskeeping well apace with other industrial cities such
as London and Hamilton in the matter of housing development,

Of the new dwelling units constructed in the Metropolitanarea in 257,
56% were in the suburban municipalities, the areas of greatest construction
being inthe Town of Riverside and the Townships of Sandwich East and West,
For the first five months of 1958, the number of dwelling units completed
in the suburban areas, was 355 or 75.4% of the metropolitan total.

Trends
There is very little vacant zoned residential land available within the
City for future building. Vacant areas are small and scattered, and there
are few large tractsof land which can be developed for residential purposes.

The greatest future population growth may be expected to take place
in the suburban areas rather than in the City of Windsor. Rapid growth of
population and construction in these areas has been the trend in the past
few years and this is certain to continue if economic stability will provide
increased employment. There are many tractsof land available inthe Met-
ropolitan Area for future residential development, although at present, ser-
vices and transportation limit the choice of areas. Of note, is a land as-
sembly project which is under consideration for an area of some 230 acres
in the Township of Sandwich East.

Metropolitan Windsor's Housing Needs

According fo the population forecast for Metropolitan Windsor, the
population between the years 1956 and 1975 should increase by some
94,000 persons. At present, the average number of persons per family in
the Metropolitan area is 3.5. During the period to 1975 this average can
be expected to fluctuate between approximately 3.5 and 4.0 persons per
family. Therefore, the increase inthe number of families in the Metropol -
itan areas should be somewhere between 23,500 to 26, 500.

Accepting the principle of one family per dwelling unit, these figures
define the number of dwelling units required throughout the period to 1975.
This increase will mean a demand for 1,240 to 1,400 new unitsper year to
house the population increase, Within the next twenty years, the homes
placed within the fair, poor and very poor structural condition categories
. will have to be replaced and it is estimated that to 1975 it will be necess—
il ary foreplace anaverage of 300 unitsper year. Thus the estimated housing
. need per year is in the region of 1,540 - 1,700 units.
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F. SOCIAL PROBLEMS
Health and Welfare

The various organizations who are actively concerned with the health
and welfare of the population of the City report that the greatest number
of their cases are located in the central area, especially in the areas near
the river.

The Salvation Army reports that 60% of their family welfare cases come
from the downtown area and the locality with the greatest number of prob-
lems concerning single menis along Pitt and Chatham Streetsin the central
area.

According to the Medical Health Officer, the area containing the
highest incidence of infectiousdiseases is bounded by Goyeau Street, Mar-
entette Avenue, Wyandotte Streetand Riverside Drive (See Illustration 68)

The casesof tuberculosisfor the period of 1953-1957 for the municipal -
ities of Windsor and Riverside are given below: =

Cases Deaths
1953 163 8
1954 109 14
1955 108 7
1956 89 8
1957 123 6

The City Health Service reports that tuberculosis is still a major pub-
lic health problem and the need for careful examination and healthy en -
vironment continues.

Juvenile Delinquency

A study made of the residential locations of juvenile offenders appear-
ing in Windsor Juvenile Court revealed that most of the locations were in
areas of bad housing or where there was a lack of adequate recreational
facilities. In addition the City Probation Officer reported that there was
considerable delinquency in the area of Campbell and California Avenues,
north of College Avenue where there were newer residential developments
but a lack of recreational facilities.

G. TRANSPORTATION (lllustration 69)

Due to itslocation and history Windsor has become a terminus and dis-
tribution centre for international andregional transportation routes. These
routes are shown in Illustration é9 and are described below: -
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ROADS

Regional
Six highways converge upon Greater Windsor, namely, Highway Num-
ber, 39, 2, 401, 98, 3 and 18. These highways collect Ontario traffic and
distribute throughout Metropolitan Windsor or concentrate it at the two
available border crossings.

The motor route of presentsignificance is the partially completed Mont-
real to Windsor Highway No. 401. This divided, limited access highway
will eliminate many driving hours between major Ontario centres. At pre-
sent, Highway 401 enters Windsor via Highway 3 B (Dougall Rd.) and con-
tinuesaround Jackson Park before joining Ouellette Avenue. Another enfr-
ance to Windsor from Highway 401 begins at the Walker Road Highway 98
junction while another connection joins Highway 3 (Huron Line) foraccess
to the Ambassador Bridge. Future proposals include a four lane route from
Highway 401 along Highway 3 B and Ouellette Avenue in Sandwich West
Township, and a straight cut through Jackson Park to connect with Ouell-
ette Avenue in the City. A wideningof Ouellette Avenue will allow three
north bound traffic lanesinto the City and provide directaccess fo the Det=
roit Windsor Tunnel.

Highway No. 2 still formsthe principal southern route linking Windsor,
Toronto, and points farther east, Highway Number 3 traverses the areas
north of Lake Erie to join Windsor and Buffalo, New York, Highways 18 ,
39 and 98 are regional roads linking the communities in the Countiesof
Essex and Kent. There is a proposal todivert Highway 39 around the Town
of Tecumseh.

Metropolitan

The street pattern in the City of Windsor is the legacy of the previous
four separate municipalities, each of which laid out its streefs in an ex-
pandable grid pattern. This pattern has been interrupted by industrial belts
and railways lines which adhere fo the original municipal areas, and cut
across the City forming a barrier fo convenient east-west movement,

The grid system of street pattern has some advantages, but such a pat=

tern makes every street a potential trafficartery which often results in the
extensive use of residential streets for through traffic.

The Metropolitan areas exhibit asimilar type of pattern, with only a
few developmentsutilizing an irregular street pattern, Railway lines, again,
present barriers to the ease of east-west movements.

A progressive policy of traffic control and the provision of off street
parking is being carried out by the Traffic Engineering Department in order
to alleviate traffic congestion in the central downtown area.

Public Transportation

The Sandwich, Windsor and Amherstburg Railway bus lines serve Wind-

PAGE 193




PART V11
SECTION 3

sor, Sandwich East, Riverside and part of La Salle. An additional route
borders Sandwich West and Sandwich South.

Bus travel appears to be declining. In 1956 the company operated re-
turn bus routes using 91. 8 miles. At present their bus routes cover 73. 1
miles.
Passengers Carried

1957 14,393,255
1955 17,433,706
1953 23,141,998

Another bus line, the Sandwich West Bus Lines serves passengers o and
from Windsor throughout Sandwich West. |ts routes cover 45 miles and pas-
sengers total approximately 100,000 yearly.

The Windsor-Detroit Tunnel

The privately owned Windsor-Detroit Tunnel under Detroit River,bu-
ilt to hendle a capacity of 1000 vehicles per hour, carries both commer-
cial and private traffic. Over three million vehicles used the tunnel in
1957 with the peak loads being in July and August. The tunnel entrance
is on Goyeau Street, just north of Wyandotte Street and the exit on Park
Street East, just east of Ouellette Avenue.

Congestion that occurs in the streets leading to the tunnel at holiday
times has caused much discussion and many proposals in the past. Some of
the congestion may be caused by delays necessitated by Custom procedure
at the tunnel. Apart from this seasonal congestion the tunnel normally op-
erates without any strain on the surrounding street system.

Proposals to connect Quellette Avenue directly to Highway 401 via
JacksonPark will, when completed, previde direct access to the tunnel from
outside the City and will take much tunnel traffic away from the other less
atfractive routes.

The Ambassador Bridge

The Ambassador Bridge, which connects Windsor with Detroit spans
the narrowest part of the Detroit River and is approached by proceeding
north on the Huron Line.

The traffic congestion problem is not serious because of adequate car

marshalling facilities and the remoteness of the bridge from the downtown
area,

The bridge is linked with Highway No 401 via Highway No. 3 (Huron
Line).
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Railroads
The City of Windsor is a Canadian Terminal for the Canadian National
Railway and the Canadian Pacific Railway. In addition the city is served
by four other trunk line railways, namely:~

The New York Central System

The Essex Terminal Railway

The Chesapeake and Ohio Railway
The Wabash Railway

A railway tunnel anda car ferry service connect Windsorand Detroit.

Future plans of the Canadian National Railway provide for the erection
of a new Express Building and passenger station at Walkerville. When this
project iscarried out, the old passengerstation at the foot of Goyeau Street
will be removed. In addition, on completion of the changeover to diesel
engines the engine terminal, roundhouse and coal ramp on the water front
will also be removed. However, the present freight sheds will remain as
long as the car ferries to Detroit are operating. The railway company does
not plan to erect any further structures on the waterfront.

Airport
Windsor's air service began in the mid twenties when 250 acres of past-
ure land was donated to start an airport. In 1939 this city owned airport
was taken over by the Federal Department of Transport and it becamea part
of the Trans Canada Airlines System.

Today the airport comprises 1,500 acres and has runways from 4,550
to 6,200 feet. The location is in Sandwich East Township with boundaries
formed by the Third ConcessionRoad to the north, Pillette Street to the east,
Highway No. 2 to the south and the Pere Marquette Railway lines to the
west. The airport is equipped to handle modern types of aircraft, and is a
terminal for Trans Canada Airlines; it is also a stopover for American Air-
lines, and servescommercial and private flying. A new terminal was open-
ed on July 13th 1958. Future plans for the airport are:-

1. The construction of two new runways of 9,000 feet.

2. The extension of existing runways to 9,000 feet.

3. The extension of aircraft parking areato four times ifspresent size.

4. Six airlines are expected to use the airport in the near future.

Harbour
An average of one ship every sixteenminutes passes along the Detroit

River between the City of Detroit and Metropolitan Windsor. Windsor has
the physical potential for dockage and harbour facilities because of her
long river frontage making many acres of land available for harbour activ-
ity. At presenf the dockage totals 6,400 feet and water depth alongside
the docks varies from 19 feet to 56 feet. |

The development of the St. Lawrence Seaway and the inevitable im-
portance of the Detroit River in this development has stimulated harbour
promotion in Windsor. In November of 1957 a Harbour Commission was set
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H. PUBLIC UTILITIES

up which took over the Government docks at the foot of Dougall Avenue .
As an immediate result the Canada Steamship Lines shifted three quarters of
their operations from their property near the Old Salt Plant in Ojibway to
the former Government docks. These docks have the required capacity to
accommodate other vessels, but trucking facilities are restricted by the size
of the property.

In January of 1958 the city gave the Harbour Commission title to 35
acres of land south of Russell Street between Chippawa Streetand Hall Av-
enue, just west of the old Salt Plant. The development of this west end
property is proposed for the very near future.

It is the feeling ofthe Industrial Commissioner Mr. Murray Elder that,
with the development of the St. Lawrence Seaway, shipping on the Detroit
River may increase to ten timesits present fonnage and that Windsor should
be ready to take advantage of this increase. With the growth of industry
and the development of adequate dockage facilities, it is considered that
the Windsor area will take greater advantage of its riverfront location,
The constructionof bonded warehouses could also prove anasset to thisarea
which is well located and served by railways.

The future development of the Metropolitan area will be controlled to
a large extent by the availability of services.

The existing facilities are as follows:-

Sanitary Sewers and Sewage Disposal
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The problem of the Metropolitan Windsor sewage disposal system is in~
adequate treatment and the resulting pollution of the Detroit River.  The
pollution of this international water system had caused much criticism and
an increased demand for an adequate sewage disposal and treatment plant.
The pollution problem is aggravated by the storm sewer system flowing into
large open drainage ditches which discharge partially treated sewage dir-
ectly into the Detroit River.

The City of Windsor is completely serviced with sanitary sewers, but
there is no sewage treatment plant, and raw sewage is discharged info the
Detroit River at numerous points along the waterfront. Due to the high
costs of construction plans for a freatment plant have not yet materialized.
A new sewer system has been planned to relieve the present system and to
eliminate, as far as possible, the present problem of flooding.

The Town of Riverside is serviced with sanitary sewers in the built up
sections, and there is a sewage treatment plant on Little River, which is
greatly overloaded and only provides partial treatment of sewage. However,
the Town does have some well advanced plans fora larger treatment plant.

In the Township of Sandwich West two large housing subdivisions, and
a large modern shopping centre have their own sewage treatment plants.

S
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A small part of the Town of Riverside and of the Township of Sandwich
West, and all the other metropolitan municipalities have no system of san-
itary sewers and therefore rely solely upon individual septic tank disposal.

The Ontario Water Resources Commission in areport on water pollution
stated that the need for pollution abatement in the Detroit River is urgent
and recommends one treatment site in the City and a minimum number for
the entire area consistent with economics.

Water Supply

Most of the urban areasof Metropolitan Windsor have piped water sup-
pliesobtained from the DetroitRiverand Lake St. Clair, by pumping stations
in the City of Windsor and the Town of Tecumseh.

Windsor Pumping Station supplies the City of Windsor, the Town of
LaSalle, Scndwicﬁ West, Sandwich South, and most of Sandwich East and
the Town of Riverside.

Tecumseh Pumping Station supplies the Town of Tecumseh, St. Clair
Beach, and part of Sandwich East and the Town of Riverside.

A future development of importance is the joint ownership of a water
filtration plant by the Towns of Riverside and Tecumseh. Construction has
just begun on this plant which will be able to filter 4,000,000 gallons of
water daily. (The present maximum use by the two communities is 3,000,

000 gallons).

Hydro Electric Power

Electric power is supplies to the Windsor Utilities Commission by the
Hydro Electric Power Commission of Ontario. The Ontario Hydro has the
responsibility of operating the J. C. Keith generating station locatedin
the west end of the City, and two transmission stafions, one located on
Crawford Avenue near Elliott Street, and the other on Walker Road just
outside the city limits. From these transmission stations the power isdel~-
livered at 27,000 volts to large consumers and the seventeen municipal sub-
stations, from which power is delivered throughout the city at 4,160 volts
For the most part, the circuits are overhead on pole lines erected inthe

lanes.
Plans and proposals for future development include: -

1% Laying an underground 27,000 volt tie line through the down-
town area.

2 Increasing the transformer capacity at the Crawford Trans -
mission Station.

3. Adding four additional circuits into Ojibway and Sandwich
4

.

West,
Replacing obsolete street lighting and extending street light-

ing into new areas.
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I. COMMUNITY FACILITIES (Illustration 70)

The quality of the residential environment oftenreflects the social and
cultural facilities available to the community.

PUBLIC OPEN SPACE

The Cit
£ Jackson Park and Memorial Park, the largest parks in the City are both
situated at the southern boundary. Twenty other smaller parks ranging in
size from 0.75acres to 22.0 acres, and several playgroundsare distributed
throughout the city. The City proposes to develop aland fill area of some
180 acres in the west of the City for future recreation purposes. Bathing
facilities are limited to a one acre site adjoining Riverside Drive.

The total area of public parks, either developed or to be developed is
322.17 acres, or 2.6 acres per 1,000 population, of which the developed
parks equal 2.4 acres per 1,000 population.

Five neighbourhoods have no open space recreational facilities, whilst
only four have more than 4 acres of public open space per 1,000 people.

An analysis of the population density and open space provisions for the
city neighbourhoods is given in Appendix 8.

The Suburbs

Parks and playgrounds have not been extensively developed in the sub-
urbanmunicipalities. Jackson Park and Memorial Park, the City'stwo lar-
gest parks, by reason of their location serve the adjoining municipalities
in addition to the City. Riverside has 11 parks, totalling 30 acres, Sand-
wich West has 4 parks, total area 28 acres, whilst LaSalle has only 1 park,
Sandwich East and Sandwich South have no developed park areas, although
the latter Township has set aside four acres for future development. In
Ojibway the City is developing 100 acres of Woodland area for picnic
puUrposes.

There are five golf courses in the suburban area.
EDUCATION
Public and Separate Schools
Educational facilitiesare reported to be adequate, except for the lack
of High School facilities inthe suburbanmunicipalities and the overtaxing
of the capacity of theseparate schools within the City. This latter condition

is expected toremain the same despite the addition of 30 classrooms which
are, or shortly will be, under construction.
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University

Assumption University is located in the west of the City and one hund-
red years after its formationas a mens' college in 1857, became Assumption
University of Windsor. This co-educational University now hasfive affili-
ated colleges and serves primarily the students from south western Ontario.

Cultural

The Baby House Museum and the proposed Cleary Civic Auditorium and
Memorial Convention Hall on Riverside Drive form the nucleusof a Windsor
Cultural Centre, whichwill intime, reduce the overshadowing influence
of Detroit's convenient cultural facilities.

Library facilitieswil| be extendedby the proposed provision of a down~-
town main library and two branch libaries.

Community Shopping

Local shopping areas are scattered throughout the Metropolitan Area,
the most important areasin the City being along Wyandotte Street, East and
West, Tecumseh Road inthe vicinity of Marentette Avenue, and at Ottawa
Street. Smaller centres exist on Drouillard Road, and Sandwich Street at
Mill Srreet.

Outside the City important centres are on Howard Avenue (Highway
No. 2) and on Dougall Avenue (Highway No. 39) where there is the modern
Dorwin Shopping Centre. There are other centres on the Grand MaraisRoad,
and in the Towns of Tecumseh, Riverside and LaSalle.

Hospital and Medical Services

Seven hospitalsserve Metropolitan Windsor and the greater part of Es-
sex County. These hospitals together with four nurses' residences and two
homes for the aged are all located within the limitsof the City of Windsor,

J. LEGISLATION

Planning
The Windsor and Suburban Planning Board is a joint planning administr=
ation for the Metropolitan Municipalities. The planning area was estab-
lished in 1946 and consists of the following municipalitiesor parts thereof:~

City of Windsor Village of St. Clair Beach
Town of LaSalle Township of Sandwich East
Town of Ojibway Township of Sandwich West
Town of Tecumseh Township of Sandwich South
Town of Riverside Township of Maidstone

The limits of the planning area are defined kzr the urban zone bound-
indicated on Registered Plan No. 992, registered in 1921, and are shown
on lllustration No. 69 of this study.
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Of these municipalities, only the City of Windsor, the Township of
Sandwich West and the Town of Riverside have approved Official Plans and
Zoning By=~laws. The Township of Sandwich East has a Zoning By-law and
an Official Plan is being prepared. The Township of Sandwich South has a
Zoning By-law for a small residential area in the northern portion of the
Township.

Building Code and Other By-laws

There is no uniformup to date building code throughout the Metropol -
itan area and it is considered that the adoption of such a code by all mun-
icipalitieswould do much to ensure well constructed future development |ess
IioEIe to deterioration, The city of Windsor is actively proceeding with a
proposal to adopt the National Building Code as the City Building Code.

The City has alsoa minimum Standard Housing By~law, passed in Sep~
tember 1957, which established minimum standards for all housing in the
City and which is administered and enforced by the Building Commissioner,
the Fire Chief and the Medical Officer.

Amalgamation
In October 1958 the Ontario Municipal Board approved amalgamation

of the Town of LaSalle with the Township of Sandwich West, the amalgam~
ation to be effective January 1st, 1959.
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SECTION 4
THE FUTURE METROPOLITAN AREA

The Size of the Area

By 1975 itis anticipated that the population of the Metropolitan area
will reacha total of 280,000. Due tothe lack of land for residential dev-
elopment within the City, the majority of this anticipated growth will take
place inthe suburbanmunicipalities. |t may be well fo consider the impact
of this future urbanization in terms of possible land requirements. Some
6,300 acres will be necessary for the residential accommodation of the in-
creased population of 94,000 and the necessary community facilities. To
provide manufacturing employment for the population will require almost
800 acres of industrial land. In all a total of 11 square miles will be add-
ed to the present 21 square mile urban area of Metropolitan Windsor. [n-
cluded in thisarea will be the school sites to accommodate the 450 element-
ary and over 100 secondary classrooms necessary for the additonal school
population.

Land Availabil ity

Physically, the greater part of the land within the suburban munici-
palities is suitable for urban development. Restraining factors in future
development will be the need for the economical provision of services and
the effect of Official Plans and Zoning By-laws for the Metropolitan
municipalities.

Ample supply of hydro electric powerand water seem to be assured for
the future. Lacking however, is an efficient system of sewage disposal.
The City of Windsor has a system of sanitary sewers but no treatment plant.
There are a few minor treatment plants in the suburban municipalities but
none are sufficient to handle a large demand.

The Ontario Water Resources Commission have recommended one treat-
ment plant for the City anda minimum number for the entire area consistent
with economics.

The location of future development will therefore depend greatly on
the provision of adequate sewage plants. There are nomajor physical lim-
itations to the drainage of the area, but the location of treatment plants
will be controlled somewhat by the location of the water supply intakes from
the Detroit River.

Existing Zoning (lllustration 71)

Based on the Official Plans and Zoning By-laws at
present in force in the Metropolitan area it is estimated
that some 4,000 acres of vacant landare presently zoned
for residential purposes and some 3,700 acres of indust-
rially zoned land are vacant. The amount of industrially
zoned land seems excessive when compared with Metro-
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politan Toronto, which hasapopulationten times that of
Metropolitan Windsor and has had an average annual in
-crease in industrially developed land of 640 acres over
the past few years.

It shouldbe noted that only three of the nine suburban
municipalities have either Official Plans or Zoning By~
|aws or both.,

Basic Concepts for a New Metropolitan Area

Based on the Official Plans and Zoning By-laws now
in force, the Metropolitanarea of the future will be main-
ly anenlarged City. The perimeter of the urbanarea will
move steadily further away from the central business district
of the City andnew industrial belts will divide the resid-
ential areas. Urban sprawl will continue into the agric-
ultural areas of the Townships.

The various functions of the area as a place to work,
to live and play will continue to be confused, as will be
the circulation between various points.

The basic concepts proposed to alleviate these problemsare toplan the
area into distinct areas for work, home and recreation and to cennect these
by a satisfactory road pattern. Industrial estates will be planned adjacent
to railways and with immediate access to the regional road system. (ll-

lustration 72).

m RESIDENTIAL
‘(‘éﬁ SCHOOL
g COMMUNITY TYPICAL
CENTRE COMMUNIT Y

® NEIGHBOURHOOD
CENTRE

Communities will be in compact units of some 8,000
to 12,000 people, each unit separated by a parkway sy-
stem and linked to the regional road network. A comm-
unity will consist of a number of neighbourhoods each con-
taining a junior school, local shopping, recreation and
other facilities. The centre of the community will provide
the main shopping and community facilities.
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Because of the barriers created by major highways and
railways future growth is expected to take place in the
form of anumber of fingers extending out from the Central
City, and located between the above barriers. Each fin-
ger will contain a number of communities separated by
parks, wooded areas and natural features, and will reach
out in all directions from the City in order toform a com-
pact area.

Essentially the Metropolitan area will consist of the
segments of four concentric rings:=

1. the inner core containing the Central Business area
and the oldest parts of the City.

2.° The outer core consisting of the middle aged City
neighbourhoods.

3. the suburban fringe of new or recent development,
which will form the urban limits, or the limits for pro-
vision of economical services, and

e cons 88 ouren come = suenemm e 4+ the rural fringe of rural or semi rural development,

5 RURAL FRINGE which will denote the boundary of the Planning Area.

Municipal Boundaries

The political boundaries of the Metropolitan area bear little relation
to the physical factors which will control and shape the future Metropolis.
Neither is the boundary of the Windsor Suburban Planning Area related re-
alistically to the shape and size of the desirable area of planning control.
(Urban development hasalready practical ly reached the planning area boun-
dary of the junction of the Townships of Sandwich West and South).

In order to properly control the development of the Metropolitan area
and to safeguard the fringe areas from premature development, revision of
the above boundarieswould appear to be necessary. Amalgamation or an-
nexation may be possible solutions for the revision of themunicipal bound-
aries. Whatever methods are adopted it is felt that the need for co-ordin-
ated planning control under a single Planning Board and asingle municipal
authority is urgent and should receive early study.
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FUTURE FUNCTION OF THE CITY
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The City will continue fo fulfil its present functions as the centre for
City government, and its importance asa centre for County, Provincial and
Dominion Government will probably increase.

The increasing Metropolitan area will create new commercial and ad-
ministral business for the central area andalso create demands for addition-
al social and recreational facilities.

It is not anticipated that the central business areawill increase in size,
but that the use will become more intensive, with the old two and three
storey buildings being replaced by multi storey structures.

The open car parks within the central area will probably be replaced
by underground parEing or by multi-storey parking garages. The waterfront
area could be improved by the development of landing facilities for small
craft = probably in the vicinity of theRiverfront Park. Another possibility
is the roofing over of the rail tracks along the waterfront to provide more
promenade space along the Detroit River.

The City will gain importance by the development of the improved
harbour facilities at present being planned.

As a source of employment it is expected that, by the attraction of
further industries, it will continue toplay an important part in the employ-
ment of the Metropolitan population.

In the City a trend will develop toward more multiple type dwellings
as the family composition of the City changes. Familieswill move to the
suburbs. A demand for apartments in the City will be created by single
persons, young married couples, retired families and by the employees of
large organizations who desire temporary residence in the City.

——
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APPENDIX 1

SOURCES OF INFORMATION
PART V11 - THE PRESENT AND THE FUTURE OF THE CITY AND THE METROPOLITAN AREA
Section 1 - The Essex Region

1. Gateway to Canada - N, F. Morrison
2. Economic Survey of Ontario.

Section 2 -~ The Metropolitan Area

1. The Census of Canada, 1951 and 1956
Section 3A = The Past

1. Gateway to Canada - N. F. Morrison
Section 3B - Population

Census Tracts 1921 - 1956 Windsor
Municipal Directory - 1958
1956 Economic Survey of Ontario
1954 Economic Survey of Ontario
Census Tracts 193] for Walkerville,
Sandwich and East Windsor
Canada Yearbooks - 1943-44, 1957
Preliminary Report of the Royal Commission
on Canada's Economic Prospects 1956
The Clerk, City of Windsor
Assessment Statistics 1920 - 43 Windsor
0. Second Annual Report of the City
Planning Board Toronto - 1943
11. The Battelle Memorial Institute Report
of Economic Development Opportunities For Greater Windsor 1958
12. Greater Windsor's 1958 Directory of Industries

~ o~ G- —

— 0 0

Section 3C = Economic Base

Greater Windsor's 1958 Directory of Industries

The Battelle Memorial Institute Report on Economics
Development Opportunities for Greater Windsor
National Employment Service - Windsor

Dominion Bureau of Statistics = 1955

S W Y=t

Section 3D - The Structure of the City

Field Survey

The Greater Windsor Industrial Commission
Zoning By~-law 728 City of Windsor

The Official Plans of the Town of Riverside
and the Township of Sandwich West.
Zoning Map: Township of Sandwich East.

n BN —
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Section 3E = Housing

3%
2.
3.
4.

Census of Canada, 1951 and 1956

Annual Report of the Assessment Commission
City of Windsor 1957

Dominion Bureau of Statistics

Central Mortgage and Housing Corporation

Section 3F - Social Problems

0 N oUW —

Victorian Order of Nurses (Miss Saunders)

Director, Family Service Bureau (Mr, Fred Permoli)
Probation Officer (Mr. J. L. Burt)

Salvation Army (Major Cecil N. Stickland)

Medical Health Officer (Dr. J. Howie)

Director, Catholic Family Service

(Mr. A. R. Drummond)

Chief Constable, City of Windsor (Mr. C.W.Farrow)
Annual Report, 1957, of the Local Board of Health
for the City of Windsor and the Town of Riverside.

Section 3G - Transportation

—
WM

Detroit Windsor Tunnel = Mr. W, S. Burton

Harbour Commission = Mr. A. R, Davidson
Department of Customs & Excise -~ Mr, H, Beardmore
Chesapeake & Ohio Railway = Mr. J. Nichol
Canadian National Railways = Mr, L, E. Mitchel
Regional Air Services = Mr. Armstrong

Sandwich & Windsor & Amherstburg Railway Co.

Mr. Ray

Wabash Railway Company = Mr. R, Edson

Canadian Pacific Roir:ay Company = Mr. W. Nichol
New York Central Railway = Mr, D. G. Boomer
Department of Citizenship and Immigration -

Mr. G. McGinty

Detroit International Bridge Co. = Mr. A.F. Shewman
City of Windsor - Traffic Engineering Dept. Mr.E.S,Wiley

Section H = Public Utilities

i
2s
3.
4.,

Windsor Utilities Commission

Hydro Electric Power Commission of Ontario
Commissioner of Works = City of Windsor
Central Mortgage & Housing Corporation

Section 1 = Neighbourhood Facilities

bphwMN—

City Parks Commissioner of Windsor
Central Mortgage & Housing Corpcration
Windsor School Board

Windsor Separate School Board

Windsor Public Libraries
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Section J - Legislation

1. Department of Planning and Development
2. Building Commissioner, City of Windsor

GENERAL
Windsor's Master Plan 1945 - 1975
Photographs: - The Windsor Daily Star
APPENDIX 2 CITY OF WINDSOR
NATURAL POPULATION INCREASE 1921-1956
POPULATION BIRTH DEATHS
Total Per 1,000 Total Per 1,000
1921 55935 1932 34.5 698 12.4
1931 98179 2449 24.8 941 D
1941 105311 2852 27.1 1181 .2
1951 120049 3158 26.3 1093 9.1
1956 121980 3027 24.8 1089 8.9

SOURCE: The Clerk of the City of Windsor.
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Total
1234
1508
1671
2065
1939

NATURAL
INCREASE

Per 1,000
2.0
15.3
15.8
19.6
16.1



MAJOR PROJECTS 1945 - 1959 -~ CITY OF WINDSOR
A. PUBLIC PROJECTS

Area
(Acres)
Waterfront Park
(a) Acquisition & Clearance of Site 6.859
(b) Landscaping
(¢) Rest House
Cleary Civic Auditorium &
Memorial Convention Hall
(a) Acquisition & Clearance of Sife 1.431
(b) Estimated Cost of Building
City Hall Area
(a) Acquisition & Clearance of Site 3.897

(b) Street Layout & Landscaping

(¢) Construction of City Hall

(d) Construction of Police Court

(e) Construction of Police Traffic
Building & Garage

(f) Construction of Main Police Bldg.

Downtown Parking

(a) Acquisition & Clearance of Sites (4 Locations)
(b) Construction of Parking Stations

Ottawa Street District-Off Street Parking

(a) Acquisition & Clearance of Sites (3 Locations)
(b) Construction of Parking Stations

Wyandotte Street District, Off-Street Parking

Acquisition of land only (1 Location)

Date of
Completion

1955
1958
1958

1955
1960

1957
1257
1958
1956

1956
1956

1957
1957

1957
1957

1958

APPENDIX 3

Cost

942,128
52,515

43,528

1,037,171

330,021

2,162,300

2,492,321

231,918
110,883
1,890, 844
678, 692

179, 842

260,734

3,352,913

475,287
81,475

556,762

209,625
44,106

253,731

29,710
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APPENDIX 3

PUBLIC PROJECTS (Continued)

Various Downtown Area Parking Lots Acquired
Since 1953 in Addition to Above

Acquisition of site & construction of

lot (Cost of acquisition of two lots

not included as property was previously

owned by City) (4 Locations)

Addition to Windsor Public Library
Addition to Bridgeview Public School
Addition to David Maxwell Public School
Erected Herman Collegiate

Addition to Forester Collegiate

Addition to Herman Collegiate

Addition to Percy McCallum Public School
Addition to Marborough High School

Total Cost of Public Projects

B. SEMI PUBLIC PROJECTS

Assumption Library

Addition to Assumption High School
Addition to Assumption High School
Addition to Glengarda Convent

Holy Names College Dormitory

Boarders Residence Assumption High School
Addition to Corpus Christi High School
Addition to Grace Hospital

Addition to Grace Hospital

Operating Room Grace Hospital

Boiler House Grace Hospital

Addition to Metropol itan Hospital
Addition to Metropolitan Hospital
Addition to Metropolitan Hospital
Addition to Riverview Hospital

Villa Maria Old Peoples Home

Canadian National Institute for the Blind
Homes for the Aged

Service Garage, Windsor Utilities
Addition to Assumption High School

Total Cost of Semi Public Projects
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1953 194,415
1950 e
Date of Cost
Completion $
1958 50,000
1958 75,373
1956 61, 664
1958 1,081,718
1958 211,000
1958 220,000
1958 44,000
1957 75,000
$9,732,778
1958 1,013,000
1956 240,000
1958 304,000
1958 39,400
1958 615,000
1958 400, 000
1958 208,000
1955 525,000
1955 22,000
1949 50,000
1953 35,000
1956 298,000
1956 125,000
1959 104, 000
1952 200, 000
1957 825,000
1951 147,000
1954 & 57 866,879
1958 550,000
1957 400,000
$6,967,279




C. FEDERAL-PROVINCIAL PROJECTS

(a) Bridgeview
(b) Essex Court

D. FEDERAL PROJECTS
Addition to Post Office
SUMMARY OF PROJECTS
Public

Semi Public
Federal-Provincial

Federal

LEGISLATION
Official Plan
Zoning By=law No. 728

Area
Acres

76.78

$ 9,732,778
6,967,279
5,679,104

1,380,000

$23,759,161

Date of
Completion

1957
1959

1959

18th March 1946
20th July 1948

APPENDIX 3

Cost
$

3,986,027

1,693,077

5,679,104

1,380,000

PAGE 217




POOR VERY POOR

PAGE 218




Quality Ratings

APPENDIX 4

THE SURVEY OF HOUSING QUALITY

Residential structures were rated in accordance with the following st-
andards of housing quality which were adopted after the field testing of

various standards.

The standards adopted were: -

Quality Rating

Very Good
(free from blight)

Good
(free from blight)

Fair

(vulnerable to

blight)

Poor

(part blighted)

Very Poor
(blighted)

*DEFINITIONS:

Minor repairs

Major repairs

Serious structural
deficiencies

K

Standards*

Good well maintained structures usually buildings of
recent construction.

Good well maintained structures usually buildings of
older construction.

Structures needing minor repair, no serious structural
deficiency, but with indifferent maintenance. Build-
ings with an expected life of not more than twenty
years.

Old or poor quality construction, buildings in need
of major repair.

Structureswith marked dilapidation, serious structural
deficiencies.

One or more of the fol lowing require repairs:- eaves-
troughs down pipes, flashing, woodwork, porch steps,
brickwork (repointing).

One or more of the following require repairs:= chim-
neys, wall and roof cladding.

Wallsout of plumb, cracked masonary, rotting wood-
work, bad foundations, door and windows out of pl-
umb.

For the purpose of the survey the various houses erected for munition

workers and later for veterans were treated as permanent housing.

These

houses, originally on temporary foundations, were subsequently all placed
on permanent foundationsand were structurally examined. The only excep-
tion to the aboveare fifty-six houses on Woodlawn Avenue, which are due
to be moved from their sites by 1962.
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APPENDIX 4

THE SURVEY OF HOUSING QUALITY (Continued)

Survey Method

In order to make the survey as objective as possible, a training system
was used to ensure that the survey team reached a satisfactory standard of
equivalence in their individual appraisals, and in addition spot checks f
were made by the survey chief at intervals throughout the survey.

The results of the survey were recorded by a code system on 1" 100 ft.
maps. In addition notes were made of the existing land use, type of dwel-
ling, height of building (if over 2 storey) and materials of construction.
Separate records were made of neighbourhood conditions.

APPENDIX 5 DEFINITIONS
CONSERVATION The prevention of blight through sound maintenance and
enforcement.
DWELLING A structurally separate set of living premises with private

entrance fromoutside the building, or froma common hall
or stairway inside. The entrance must not be through any=
one else's living quarters.

HOUSEHOLD A person or a group of persons occupying one dwelling.
A household usually consists of a family group with or with=-
out servants, lodgers, etc. However it may consist of a
group of unrelated persons sharing a dwelling or of one
person living alone.

MAJOR REPAIR* A dwelling with onyone of the following defects:-

1. Sagging orrotting foundations, indicated by cracked
or leaning walls.

2. Faulty roof or chimney.
3. Unsafe outside steps or stairways.
4. |Interior badly in need of repair~that is, large pieces
of plaster missing from walls or ceiling.
REDEVELOPMENT The acquisition, clearance and re~use of unsound areas.
REHABILITATION The repair and raising of standards in basically sound areas. I

RESIDENTIAL STRUCTURE A building, part or all of which is used as living quarters
by one or more persons, and which either stands by itself
with open spaceon all sidesor has a common wall or walls
from ground to roof dividing it from adjoining structures.

URBAN RENEWAL A broad term to cover the three major aspects of renewal -
redevelopment, rehabilitation and conservation.

*Dominion Bureau of Statistics definition.
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APPENDIX 6

STANDARDS FOR CALCULATIONS
A. FUTURE LAND REQUIREMENTS (Part V111 Sec. 4)
Residential

A gross density of 16 persons per acre was assumed based on 81.5% of
the dwelling unitsbeing single family detached, 10.0% semi-detached and
8.5% apartments. In addition to strictly residential uses the gross area in-
cludes neighbourhood parks and playgrounds, public schools, local shopping
and local streets.

Industrial

It was assumed that the gross density would be at least fifteen workers
per industrial acre, The number of industrial workers was calculated on
the basisof the distribution of the labourforcein 1956. (Census of Canada,
1956. ;

Large Parks

A provision of 2.0 acres per 1,000 people was made for the above,
which would serve a large number of communities.

Other Land Requirements

An area of 2 acres per 1,000 people was assumed for the land require-
ments of large shopping centres, high schools and similar uses not included
in the residential or industrial sections.

B. ADDITIONAL SCHOOL FACILITIES

These were estimated on the basis of the distribution of the 1956 school
population in Essex County. (Ontario Department of Education). In 1956
the school population was 20.3% of the total population, the elementary
and secondary school enrollments being 83.6% and 16.4% respectively of
the total enrollment.
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APPENDIX 7

CITY OF WINDSOR ZONING BY-LAW 728

A study was made of the excellent Zoning By-law of the city with a
view to making recommendations for amendment of the text in order fo sec-
ure even better control of development.

The following comments are made and the issues raised are recom-
mended for further study by the Planning Board.

1. Public parking areas are permittedas transitional uses in all resid-
ential districts. It is felt that this provision of the By-law is not
conducive tosound development as it doesnot give sufficient con-
trol over the location of parking areas which, if not properly con-
trolled, may have ill effects on adjoining residential property .

2. Many typesof residential usesare permitted in commercial and man-
ufacturing districts. It is considered that this is undesirable and
prejudices the development of good communitiesby permitting res-
idential uses inareas where community facilities cannot be provided.
However, residential uses ancillary to the manufacturing or com=
mercial uses are considered practical in the latter districts.

3. The permitting of limited commercial usesin the central R-3 district.
This district is recommended for rehabilitation and it is felt that
the By-law provision although restricting the display of goods and
advertising, can lead to an unsatisfactory mixture of land uses in
the residential area, and eventual deterioration of that area.

4. There are noregulations regarding the provisionof car parking fac-
ilities in connection with new development, although thismatter is
being studied by the Planning Board. It isrecommended that parking
requirements should be added to the By=law.

5. Commercial Zoning - the following in an analysis of the land de-
signated for commercial purposes:-

(a) Net area designated commercial 755 acres
(b) Net area after deduction of railway

property, the Detroit=Windsor

Tunnel and Ambassador Bridge

Properties 480 acres

(c) Existing land use of (b) above

Commercial purposes 345 acres (71.9%)

Other purposes 103 acres (21.2%)

Vacant 33 acres ( 6.9%)
TOTAL 480 acres (100%)

PAGE 222

-



APPENDIX 7

It would appear from the above analysis that the City is possibly over-
zoned commercially. Certain recommendations are made in this respect in
the report. In some areas the commercial zoned land is presently residential
in use and in others there is only sporadic commercial development which

is often detrimental to the surrounding residential properties.
areas are scattered in small parcels throughout the City.

The vacant

APPENDIX 8
NEIGHBOURHOOD ANALYSIS
No. Population Househclds Residential Density Public Open
Persons Per Acre Space Per
Gross Net 1,000 Pop.
1 5,473 1,426 7.2 37.9 0.7
2 5,408 1,256 5.9 35.6 2:3
3 4,931 1,418 14.3 32.6 4.6
4 5,219 1,497 227 58.0 2.1
5 5,688 1,284 13.2 53.7 1.0
6 2,717 775 259 58.2 ——-
7 2,277, 547 9.6 54.2 -
8 5,313 1,421 28.7 78.3 1.0
9 5,211 1,711 229 46.1 0.7
10 3 172 1,233 14.9 40.6 8.3
11 6,242 1,644 28.4 86.8 0.3
12 6,080 1,584 25.1 65. 1 157
13 2,831 851 11.4 50.0 2.7
14 4,876 1,257 18.9 38.6 0.5
15 6,671 1,864 33.7 58.3 -
16 6,115 1,731 25.0 63.8 2.0
17 3,794 1,167 19.5 51.0 -
18 5,695 1,640 9SS 40.7 2.8
19 3,898 1,157 11.4 46.8 1.4
20 4,991 1,437 8.4 26.2 A,
21 4,684 1217 17.0 77.9 -
22 3,952 1,060 13.6 42.8 1.9
23 3,643 895 119 49.8 5.3
24 3,751 891 9.8 36.7 1.6
25 8,741 1,947 18.5 34.3 2.8
Totel 121,980 33,280 14.7 46.7 2.4

*Sources: = Census of Canada, 1956

Field Survey
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| @ovT NIVERSITY OF WINDSOR LIBRARY |
hooce. g, URHERSHY i s = TORONTO,
FEBRUARY 1960,

JAMES E, LEWIS

Last December at Christmas time we suffered the grievous
loss of a gifted colleague, assoé:iate and friend by the sudden
death of JAMES E. LEWIS, A.M.T.P.I, & M,T.P.I.C., whose
personal contribution to this"' A Fifteen Year Programme

for the Urban Renwal Study of the City of Windsor and Its
Metropolitan Area, 1959" is a large and important one; his
direction of the work of the Résearch Staff has been one of
outstanding merit and of the greatest assistance to us. His
passing is keenly felt by everyone in the planning profession

in Canada.

E.G. Faludi and Associates
TOWN PLANNING CONS

ey

E.G. Faludi, P.
President.

-
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