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LETTER OF SUBMISSION 

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

Gentlemen: 

May 8th . 1959 

We take pleasure in submitting a fifteen year programme for the 11 Ur­
ban Renewal of the City of Windsor and its Metropolitan Area . 11 

This report is a logical sequence of the Master Plan Report, which we 
submitted th irteen years ago as a guide 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 pr'ojects ot o 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 achievements are 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 . 

AI though 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 I imited the scope of this 
report to the specific recommendations for an urban renewal programme. 

* See Appendix 3. 

Respectfully submitted, 

E. G. Faludi, P". Eng., 
President. 

E. G. Faludi and Associates 

TOWN PLANNING CONSULTANTS LTD. 
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TERMS OF REFERENCE 

AGREEMENT WITH THE CORPORATION OF THE CITY OF WINDSOR 

Doted May 1st., 1958 

11 

•••••••••• to corry out on urban renewal study of the city of 
Windsor ond its Metropolitan area in accordance with the specifications 
prepared by it, .......... marked Schedule "A" ..•...... 

theMetropolitanareashall includetheTowns of La Salle, Ojibway, 
Riverside, St. Clair Beach, Tecumseh and the Townshipsof Sandwich East, 
Sandwich South and Sandwich West." 

SCHEDULE 11A 11 

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

(b) to study specific areas for urban renewal data. 

{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 on urban renewal 
programme . . . . . . . . . . 11 
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PART I 

WHY URBAN RENEWAL? 



METROPOLITAN WINDSOR 



WHY URBAN RENEWAL? 

PART 1 

SECTION 1 

DETERMINING FACTORS OF FUTURE DEVELOPMENT 

In the search for a renewal 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 w ithin the Metrapol itan area. 

Our findings may be summarized as follows:-

UNFAVOURABLE FACTORS 

PO,UI.ATION 

no 

>00 

uo 

.. 100 
0 
a .. 
• ''0 
" 0 
a 
• 100 

0 ~ 

1. Population 

, , , 
~~~7 ~ .,, , 

t-'!.0 ,• 

~/ 
/_ ~ --·- --.. -,-, . . 

, . 
~·' _,-
~ 

2. Urban ization 

In contrast to the rapid population increase of the years 
before 1941, the recent growth of the City has been in­
significant and the rate of increase has declined. 

In 1941 the population of the City was 105,311 which inc­
reased to 120,049 by 1951. From 1951 to 1956 the increase 
was only 1,931 although some 300ocres of residential land 
were vacant and 490 acres of land available for industry . 
In 1956, of the total Metropolitan population of 185,865 
-65. 5%or 121,980 I ived in the City and 63,885 or 34.4% 
in the nine adjacent municipalities . 

While the Metropolitan and suburban population of Wind­
sor has increased by53.2% and 304.3% respectively the 
population of the City has remained almost stable since 
1941. 

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 same 100 square miles. 

S i nee 1940 when the bu i It 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 
adequ~temunicipol services, the central partsof theCity, 
residential, commercial and industrial, are declining and 
give little incentive for improvement, 1,800 acres con 
be considered to be decliningand300acresblighted . Of 
over25,000 structures, 13.3%arevulnerableto blight; 3% 

PAGE 1 
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PART 1 

SECTION 1 

a. • c.UIHTCO. OCCLINUtC 
Sl SOUND 

ore partly blighted and 0. 7% complete! y blighted, 

The pattern of the outward growth is disorderly and hop­
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 
of the structure of the City. 

4 Locational Liabilities 

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

(b) It hasnospeciolottraction toporticulorindustrytypes 
that would make it competitive against the industrial 
region of south central Ontario. 

FAVOURABLE FACTORS 

PAGE 2 

The City of Windsor is the major urban and largest employment centre 
in theurbanconstellationsofthe EssexRegionalArea. ltsrole inthe econ ­
omy of Canada is an outstanding one. 

l. Economic Progress 

The economic and industrial progress made in past decades and its im­
portance as a manufacturing city ore 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% ond 
5. 7% respective! y, of the gross value of manufactured products for 
Ontario. 

(b) Thetotalassessmentofthe Cityincreosedfrom $117,441,300in 1936to 
$207,791,895 in 1958, an increase of 76.9%. 

{c) The total income ofthe toxpayersincreosedfrom$159,667,000 in1951 
to $178,322,000 in 1954, an increase of 11.6%. 



2. Locational Assets 

•~'"'••w••• 

PART 1 

SECTION 1 

Other tangible assets are represented by: -

(a) 
(b) 

(c) 

(d) 

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 I iving in Windsor . 
Recreational opportunities offered by the adjacent 
water bodies of the Detroit River and Lake St. Clair. 

The above f ind ings were also expressed in a two day 
conference on June 25th. and June 26th, 1958, with 
the leaders and representatives of the various sections 
of community l ife, and ina Report afEconomic Dev­
elopment Opportunities for Greater Windsor prepared 
for The Greater Windsor Industrial Commission, by 
the Batte lle 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 

1. Whatwill be the mostsuitablesize ofthe future Metropolitan Area? 
2. What will be its future shape? 
3. 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 cui t­
ural centres, and each separated from the other by amp I e 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? 

B. THE CITY OF WINDSOR 

1. The city is the largest urban area with its business, administrative 
and cultural core. What shall be it1s function in the Metropolitan 
Area? 

2. What shall be the seale and character of it 1s central core? 
3 . Will the City reassert itself as a good place in which to I ive? 
4. Can we secure for Windsor a new pattern of I ife against the 11 rush 

to the suburbs 11 ? 

In answering theabove 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. Theaccommodationof 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 fr inge areas. 

5. - and most important of all : - the perception of all future devel ­
opments on the princ iple that the political boundar ies of the com­
ponent municipalities of the Metropolitan Area have no relation 
to the soc ial and economic I ife of the people . 

PAGE 5 
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It was the unanimousopinion 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 industries and retention of present industries. 
2. Increased labour force with consequent increase in payrolls. 
3. The return of middle and high income class groups into the downtown 

area, thus attracting additional purchasing power and providing 
additional assessment value. 

4. The attraction of more suburban shoppers into downtown area stores. 

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 CONDIT IONS BY: 

1. Eliminating slum conditions. 
2. Reducing incidences of crime, disease and fire hazards. 
3. Halting the tread of decline all over the Metropol itan Community. 
4. Providing up to date rental housing accommodation for an income 

class which cannot pay economic rents. 

BLIGHT 



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 

1 
the City of Windsor and the suburban municipalities 

must find solutio:1s to their basic problems. 

A. METHOD OF APPROACH 

These basic problems have been approached by: 

1. the undertaking of o survey to ascertain the existence of certain 
conditions

1 
their measurements according to established criteria 

in principle and practice, and their use in provid ing remedies and 
adjustments in conforming with these principles and practices. 

2. conducting research
1 

to verify and test the above theories, princ-

iples and practices. 

B. DEFINITION OF OBJECTIVES 

The following objectives were then established:-

1. to improve the environment of the people I iving in Windsor and in 
the urbanized portions of the nine metropolitan municipalities by 
the adoption and implementation of a community development pro­
gramme, co-ordinated with the extensior or urban growth in new 
and partly developed areas. 

2. to save the City and the fringe areas from further deterioration and 
to reduce blight by the application of an urban renewal programme 
consistin3 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 

aga inst 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 an integral part of a long range com-
mun ity development pro3ramme. 

PAGET 
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SECTION 4 

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, 
foceso future of promise. With the estoblishmentof the St. Lawrence Sea­
way, new harbour facilities and relatively cheap water and power, the 
economic bose 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 metropol iton pattern will 
emerge. 

2. PERIOD OF URBAN EXPANSION 

3. POPULATION 

In order to ovoidproposolswhich may lead to visionary impracticability 
or lock of foresight we considered the growth of the Metropol iton Community 
up to 1975 and 1980 . For these periods statistical information is available 
from Provincial and Dom inion Government authorities. 

Based on population projections mode by the Department of Economics 
of Ontario and by the Royal Commission on Canodo 1s Economic Prospects 
we estimate that the metropol iton population will be about 280,000 by 
1975 and 320,000 by 1980. 

4. AREA OF FUTURE DEVELOPMENT 

For 1975the area required for housing, and to provide for commercial, 
industrial, social and recreation needs of such a population according to 
todoys standards is roughly 32 square miles. This area could be provided 
with economic services with in natural 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 on add itional 4 l/2 square 
mi les wi II 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 obvio:.~s that any Iorge increase in population of the whole 
area must result in more intensivedevelopment within theboundories of the 
city i tse I f. 

5. PATTERN OF DEVELOPMENT 

PAGE 8 

In contrast to the present haphazard development it is expected that 
through efficient planning and enforcement of regulations, control I ing 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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SUMMARY OF RECOMMENDATIONS 

PROPOSALS FOR THE CITY OF WINDSOR 

PART 11 

SECTION 1 

Upon the foregoing premises we have formulated and propose to the 
Councd of the Corporation of the City of Windsor subject to the advice of 
its planning Board:- ' 

THE URBAN RENEWAL PROGRAMME 

to adopt the urban renewal programme as submitted herewith embodying 

recommendations for:-

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) theeliminationof nineblightedareoswith ogress areaof 297 acres 

and netareo to be clearedof 134.5 acres, to be carriedout in the 

following stages:-
Stage 1 62.0 acre~ 
Stage 11 54.7 acres) (See table No.1) 
Stage 111 17. 8 acres) 

( ii) at an estimated net cost at todoy '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 rehousingof a total of 7,348persons during thel5 year period 

(See table No . 1) 

(b) Rehabilitation (Part 111 Sec. 3) (Illustration 5) 
(i) The rehabilitation of 20 dec I ining areas by improvements in street 

pattern and alleys, school sites, playgrounds, parks and removal of 
extremely dilapidated structures, to be carried out in three stages:-

Stage 
1 
11 
111 

Projects 
K,H,I,L, O ,Q, G 
A,C,F,J,M,N 
B,D, E,P,R, S, T 

Gross Area 
395 
610 
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. 
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( i i) The rejuvenation of eleven vulnerable middle aged neighbourhoods 
by leg islat ive action and by public and private resources. 

( ii i) 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 fo llow -
i ng stages: -
Stage 
1 
11 
111 

Neighbourhoods 
4, 9, 13, 16and 18 
3, 10, 19, 22, 23, 24, and 25 
2, 5, 14, and 20 

WAIDSTOJ.lf TWP, i 
.P.ft 

REHABILITATION AREAS 

LEGEND 

REHABILITATION AREA$ 111111111111 
(TOTAL27) -

URBAN AREA FW!Hl 
CITY BOUNDARY 

ILLUSTRATION 5 

TECUWSEH 

MAIOSTOHf TWP.; 

-----------------c.•: .. -------·' ~ .. _.,·-----·-~ .--: 

!~~NSERVATION AREAS 

LEGEND 

ILLUSTRATION 6 
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111 
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V1 

V11 

Vlll 
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TOTAL 

TABLE 1 

PART 11 

SECTION 1 

CITY OF WINDSOR - ANALYSIS OF REDEVELOPMENT AREAS 

Location Area Land Use Population 

Gross To Be Existing Proposed Displaced 

Acres Cleared 
Acres 

Western 7 . 8 3 . 6 Commercial Commercial 122 

Sandwich- Residential Publ ic 

Brock Public Residential 

Western 20.2 6.6 Residential Resident ial 390 

Brock-
Peter 

Central 17.6 7.6 Commercial Industrial 619 

University- Industrial 

Caron Residentia l 

Central 116.5 62 . 0 Residential Residential 3294 

Goyear- Commercial Commercial 

Marentette Public Public 

Central 54.5 19 . 7 Residential Residential 1130 

Howard Ave. 

Central 31.1 16. 1 Resi dentia I Residential 757 

Marentette-
Langlois 

Eastern 7.2 1.6 Res idential Industrial 100 

Riverside-
Montreuil Industrial 

Eastern 34.7 13.7 Industrial Industrial 757 

Drouillard 
Residential Residential 

S. of C. N .R. 

Eastern l 8 .0 3.6 Industrial Industrial 179 

N. ofC.N.R . Resi dentia I 

297.6 134.5 
7348 
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Project 

1 1 

1 11 

1V 

v 

V1 

V11 

V111 

1X 

TOTAL 
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TABLE 2 

REDEVELOPMENT AREAS 

L EGEND 

REDEVELOPMENTAREAS .. 
(TOTAL 10) 

URBAN AREA I "::iii ] 

CITY BOUNDARY 

ILLUSTRATION4 

CITY OF WINDSOR -REDEVELOPMENT AREA 

NET COST OF ACQUISITION, CLEARANCE AND RESALE 

Net Cost Division of Costs 

Federal Provincial City 

1, 072,000 536,000 268,000 268,000 

398,000 199,000 99,000 100.000 

1,448, 000 724,000 362,000 362,000 

6,819,000 3,409,000 1,705,000 1,704, 000 

1,438,000 719,000 360,000 359,000 

1,173,000 587,000 293,000 293,000 

93,000 47,000 23,000 24,000 

1, 057,000 529,000 265,000 264,000 

343,000 171,000 86,000 86,000 

13,841,000 6,921,000 3,461,000 3,460,000 



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 to the Federal and Provincial Government for assist -
once in acquisition and clearance of land in 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 ofsingle dwellings to multiple dwellings, Section 17 (7); 
the Building Code, and the Minimum Standard Housing By-law,(Ref. Part 

VI, 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 urban renewal section within the municipal organ­
ization to co-ordinate all phases of the urban renewal programme and to 
organize c itizen participation in the programme. (Ref. Part VI, Sec. 1) 

7. Commun ity Facil it ies 

Continuat ion of the present programme for the improvement of commun­
ityfacilitiesbytheprovisionofparksandplayareas. (Ref. Part V1, Sec.l) 

8. Private Enterprise 

Uti I ization 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 

Cont inuat ion of the present programme of street improvements and traf-
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fi c control. (Ref. Part Vl, Sec. l) 

10. Pilot Schemes 

The initiation of rehabilitation and conservation schemes by combined 
public and private action. (Ref. Part Vl, Sec. l) 

11. Rehabilitation 

The use of Section 20 of the Planning Act, 1955 as a means of im­
plementing a rehabilitation programme. (Ref. Part Vl, Sec. 1) 



r 

PROPOSALS FOR THE SUBURBAN MUNICIPALITIES 

PART 11 

SECTION 3 

Upon the premises setout in 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:-

URB.AN RENEWAL PROGRAMME 

to adopt the urban renewal programme submitted herewith embodying 

recommendations for:-

1. PRIORITY STAGES 

The carrying out of this programme in two priority stages:-

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

2. THE PLAN 

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

The clearonceof oneblightedarea of 18acres inthe Town ofTecumseh 
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. 

(b) Rehabilitation 
(Part 111 Sec. 3) (Illustration 5) 

The rehabilitation of seven declining areas by the improvement of street 
pattern, school sites, playgrounds and parks, and by the removal of 
individual 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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Municipality 

Twp. of 
Sandwich West 

Twp. of 
Sandwich East 

Town of 
Riverside 

TOTAL 

1 
1959- 1963 

STAGES 

Pro j'ect Acres 

SB 150 
SD 15 

SE 55 
SF 35 

SG 25 

280 

11 
1964-1969 

Project Acres 

sc 
SA 

60 
95 

155 

Total Acres 

320 

90 

25 

435 

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

Stage Project Acquisition Cost Per 
& Clearance Year 

$ $ 
Township of Sandwich West 

1 SB 90,000 
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 

PAGE 18 
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SECTION 4 

IMPLEMENTING THE PROGRAMME 

1. PLANNING 
(a) Co-ordination 

Co-ordination of all planning within the Metropolitan Area (Part Vl 
Sec . 2) 

(b) Windsor & Suburban Area Planning Board 
The Windsor and Suburban Planning Board to engage a staff to assist 
and advise in the technical matters. (Ref. Part Vl 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 
Vl 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 Vl 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-divided many yearsaao 
and which now do not conform with present standards, especially 1n 

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

2. FEDERAL-PROVINCIAL AID 

3. BUILDING CODE 

The submission to the Federal and Provincial Government for assistance 
in acquisition and clearance of land for redevelop:nent. (Ref. Part VI 
Sec. 2) 

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

4. BY-LAW ENFORCEMENT 

5. CIRCULATION 

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

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

6 . COMMUNITY FAC ILITIES 

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

7. COMMUNITY ACTIVITY 

The encouragement of community activity in urban renewal by the 
creation of neighbourhood improvement organization . (Ref . Part Vl Sec. 2) 
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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 Vl Sec. 2) 

9. PRIVATE ENTERPRISE 

PAGE 20 

Uti I ization of the serv ices of Business and Professional groups for de­
veloping community resources and encouraging rehabilitation by private 
enterprise. (Ref. PartVl Sec. 2) 



.. 

PART III 
DESIGNATION OF 

URBAN RENEWAL AREAS 



PART 111 

SECTION 1 
DESIGNATION OF URBAN RENEWAL AREAS 

SURVEY 

{a) HOUSING QUANTITY (lllvstrotion 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 
deta i I those areas selected as most deteriorated or I iabl e to deterioration. 

In June and July 1958, a field survey by a team of6 persons was. made 
ofthe condition of residential buildings within the Metropolitan area. In­
dividual bui I dings were appraised and recorded within the City, but outside 
the City, due to the lack ofmops showing individual structures, it wosonly 
possible to note the varying housing quality by blocks. 

The survey was I imited to external conditions on I y and structures were 
graded in the following quality ratings:-

Rating 

Very good ) 
Good ) 
Fair 
Poor 
Very poor 

Free from blight 
Vulnerable to blight 
Partly blighted 
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 1 this type of survey does establish o comparative grading of 
structural conditions throughout an urban area . 

For the purpose of relating the study to neighbourhood conditions, the 
City was d ivided into neighbourhoods based on the tracts adopted fo r Cen­
sus enumeration, The boundaries of these tracts are generally major roods 
and railways and the resultant boundaries constitute planning a reas for 
which much data, such as population statistics, is available. 

25,185residential structures within the Citywereexaminedand graded 
as follows:-

Rating 

Very good 
Good 
Fair 
Poor 
Very Poor 

Total 

Residential 
No. 
2, 782 

18,126 
3,339 

753 
185 

25, 185 

Structures Examined 
o/o 
11.0 
72.0 
13.3 
3.0 
0.7 

100.0 
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SECTION 1 

For study purposes the findings of the survey were plotted on an in­
dividual structure bosison a map of 400 1 to 111 scale. However, for clarity 
in publication it was decided to:.-

1. group the five quality rating into three grades:-
Good (combining Very Good and GoodL 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 us,es. 

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

1. East of the Central Area of the City in 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 
Chippewa 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 numberof 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 to that of the field survey is indicated. The Census data shows 
a greater degree ofdisrepair for thistract than that of thefield survey, and 
this is possibly due to the rather broad definition of major rep:::1ir 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 a scale of 400 feet to the inch. Il­
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 

lndustrail 1,750 2 . 6 

Agricultural & Vacant 53,300 80.3 

Total 66,400 100.0 
PAGE 23 
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(d) CONDITION OF NEIGHBOURHOODS (ILLUSTRATION 10) 

In conjunction with the survey of land use and housing quality notes 
were mode 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. 

Out of the twenty-five neighbourhoods of the City three (Nos. 11,12 
and 21) ore mainly blighted; six (Nos. 1,6,7, 15 & 17) oresemi-blighted, 
and 16 ore generally sound, requiring conservation measures and having 
some rehabil i tot ion proS I ems. 

Five neighbourhoods (Nos. 6,7, 15, 17, and21 have no pork facilities, 
whilstodditional 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, a!'ld 21, o·e almost sur­
rounded by railways and industries. Again, especially in neighbourhoods 
No. 7 and 21, buildings erected on a double fronta3e basis on o 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-street parking. Street parking problems ore 
created and the movement of traffic restricted. Neighbourhood No. 1 pre­
sents special problems, development is scattered, especially to the south, 
and large areas of industrially zoned land ore at present vacant. 

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

(e) SELECTION OF THE STUDY AREAS (ILLUSTRATION 11) 

Five neighbourhoods were selected for detailed study as follows:-

WESTERN STUDY AREA Acres 

Neighbourhood No. 448.3 

CENTRAL STUDY AREA 

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

EASTERN STUDY AREA 

Neighbourhood No. 21 219.2 
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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 dec I ining and contains the central business 
area. 
3. Neighbourhoods No. 1, 6 and 21 contain some very poor hoJsin3 and 
ore declining neighbourhoods. 

The distribution of tuberculosis cases, illustration No. 68 also shows 
a concentration 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 on indication of bad housing conditions. The number of 
welfare cases is highest in the centra l area. {Port V11, Sec. 3(F) 

(f) ANALYSIS OF THE STUDY AREAS 

The following factors were token 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 on appraisal of individual structures, employing the 
some rating methods as were used in thegenerol 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 the struct­
ures were estimated by reference to photographs; and the remainder were 
not doted . 

OVERCROWDING 

An overcrowded structure was defined as a structure in which the num­
ber of occupants exceeded the number of habitable rooms. This information 
was obtained from the City Assessment Records. 

OWNER OCCUPANCY 

This information was obta ined from the C ity Assessment records. 
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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 

PAGE 36 

To express the relationship of the above factors and to a I low comparisons 
to be made a block rating techn ique was adopted. Penalty scores were al­
lotted to the factors relative to their importance in determining ne ighbour­
hood characteristics. The scores assigned were in accordance with the fol ­
lowing schedule:-

FACTORS AND ALLOTTED PENALTY SCORES 

Factor 

1. Condition of Structures* 
Very poor 
Poor 
Fair 
Good and Very Good 

2. Age of Structures* 
Before 1900 
1900-1920 
1921-1940 
after 1941 

3. Overcrowding of Structures 
(Percentage of overcrowded 
dwell ings units per block) 
Over 20% 
ll%- 20% 
l%- 10% 

Under 1% 
4. Owner Occupancy 

(Percentage of owner occupied 
houses per block) 

Penalty Score 

Per Structure 
100 
80 
20 
0 

5 
3 
1 
0 

Per Block 

3 
2 
l 
0 

0-40% 2 
41%-60% 1 
61%-80% 0 
Over 80% 0 

5. Non Conforming Use 1 per incident 
* Each structure was assigned its respective penalty score, the score, 

were total led for each block and divided by the number of struct­
ures to g ive the block score . 

The resu ltant block penalty scores were then mopped in order to com­
pare the relative factors . It shou ld be noted that the study area illustrations 
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have been simp I ified for the sake of clarity, for example minor non residential 
uses are not indicated. Mops 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, nearlytwomilesfrom 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 areo: -

Residential 
Commercial 
Industrial 
Vacant Land 
Streets & l anes 

Acres Percent 
146.1 32.6 
33.0 7.4 
63.0 14.1 
78.9 17.6 

127.3 28.3 

448.3 100.0 

COND ITION OF RES ID ENTIAL STRUCTURES ( ILLUSTRATION 13) 

Poor housing qua I i ty is evident in the centre of the area between M i II 
and Chippewa Streets and along part of Sandwich Street. 

An analysis of the housing quality follows: -

Rating 

Very Good 
Good 
Fair 
Poor 
Very Poor 

Total 

No. of Residential 
Structures 

81 
701 
247 

61 
7 

1,097 

Percent 

7.5 
63.9 
22 .5 
5.5 
0.6 

100.0 
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The oldest buildingsare along Sandwich Street and in the northe rn half of the area in the 
vicinity of Mill and Brock Streets. 
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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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ern portions and along part of Sandwich Street. 
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Population density is generally low, wi th the h ighest densities being in the north east sec­
tion of the area . 
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CENTRAL STUDY AREA 
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CenteredonOuelletteAvenue and extending almost 1 mile to the east 
and 3/4 miles to the west. 

LAND USE (Illustration 18) 

This area contains the central business district of the City, centered on 
Ouellette Avenue, the Civic Square, and the commercial developmental­
ong Wyandotte Street. The remainde{ of the area is mainly residential with 
some industry along the railway spurs in the west and along McDougall St­
reet. 

The following is an analysis of the land use:-

Residential 
Commercial 
Industrial 
Public Bu ildings 
Railways 
Vacant 
Streets & Lanes 

Total 

Acres 
294.3 
122.8 
21.9 
44.4 
23.9 
8.9 

231 . 1 

747.3 

Percent 
39.4 
16.5 
2.9 
5.9 
3.2 
1.2 

30.9 

100.0 

CONDITION OF RESIDENTIAL STRUCTURES (Illustration 19) 

Poor building conditions ore evident throughout the area, the extreme 
cases be ing 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 13.7 
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 fair I y low throughout the area, the lowest block percentages being 
in the vicinity of Ouellette Avenue and in the area east of Glengarry Avenue. 
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East of Walker Road and nearly 2 miles from the central business area. 

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 industrial 
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 
resident ial with retail commercial uses concentrated along Drouillard Road 
and industryadjoin ing the Canadian National and Essex Terminal Railways, 
with the largest concentration being in the north. 

The major land use areas are as follows: -

Area 
Acres 

Per cent 

Residential 
Commercial 
Industrial 
Railways 
Publ ic Buildings 
Vacant Land 
Streets and Lanes 

Total 

60. l 
20 . 0 
82 .9 
18.6 
4.6 
7. 7 

25.3 

219.2 

27.4 
9 . 1 

37. 8 
8.5 
2. 1 
3.5 

11.6 

100.0 

CONDITION OF RES IDENTIAL STRUCTURES ( Ill ustration 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 52 .5 
Fair 272 35.0 
Poor 72 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 the vicinityof Drouillard Rood 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 port of the area, especially along Drouillard 
Rood. Low owner occupancy is also noticeable in the area north of the Canadian Not­
ional Railway. 
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Population density ish ighest in the central part of the area, being 61-80 persons per net 
acre. South of the Essex Terminal rai I way the density is generally 41-60 persons per net 

acre. 
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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 treatment in accordance with the position of the combined block 
scoreswithinthe penaltyrangeadopted. The penaltyrangewasas follows:-

Renewal 
Treatment 

Rehabilitation 
1 Major 
11 Medium 
111 Minor 

Redevelopment 
1 Most blighted 
11 
111 Least blighted 

Total Block Score 
Penalty Range 

18-22 
13-17 
0-12 

over 32 
28-32 
23- 27 

The ranges of renewal treatment are: -

Redevelopment 
A progressive total clearance 
within a fifteen year period. 
stage of blight. 

Rehabi I i tat ion 

of blighted structures will be necessary 
The three grades indicate the present 

The improvement of housing conditions by various methods which do 
not include total clearance. The three grades indicate the degree of 
treatment required. 
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Redevelopment is ev ident in the area bounded by Mill Street. Sandwich Street, Chippawa 
Street and Bloomfie ld Road, whilst rehabil itat ion treatment is ind icated for the remainder 
of the area , a part from a few iso lated 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, Lang lois Avenue, Riverside Driveand 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 1 redevelopment is in the vicinity of 
the City Halli 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 is evident in the areas immediately north and south of the 
Canadian National Railway and on the east side of Cadi llac Street. The remainder of the 
area generally requires rehabilita tion treatment. 
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The penalty score system previously described gave a sound picture of 
the various conditions by b lock 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 scores as a guide, the bound­
aries being adjusted in some cases to allow for proper redevelopment. Some 
blocks for which redevelopmentwas 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 studyareas certain areasrequiring rehabiiHationwere ev­
ident from the Housing Oual ity survey and the boundaries of these areas were 
defined and the areas graded in broad conformity to the grading established 
for thestudy 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. 

Illustration 33 shows the urban renewal areas established for the City. 

The renewal areas in the suburban municipal itiesare indicated on illust­
ration 34 which gives a picture of the redevelopment and rehabilitation 
necessary in the Metropol itan area. 



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

THE CITY OF WINDSOR 

Redevelopment Areas (Illustration 33) 

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

The severity of 
Grades 
1 
1 1 
1 1 1 

blight within the redevelopment areas is as follows:­
Areas 
lV 
V, V1, Vll, Vl11, 1X 
1, 11, 111 

The boundaries of these areas ore:-

Area 1 
Sandwich Street, Mill Street, Peter Street and Brock Street. 

Area 11 
Peter Street, St . Antoine Street, Baby Street, the lone north of Brock 

Street, Bloomfield Rood, St. Antoine Street, the Essex Terminal Railway, 
the lonesouth of St. AntoineStreet, BloomfieldRoadand ChippowoStreet. 
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, McDougall 
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 Langlo is 
Avenue. 

Area V11 
Riverside Drive, Albert Road, Matilda Street, Canadian Notional Roil -

way and Montreui I Street . 
Area Vlll 

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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Total No. of 
Resi dentia I 
Structures 

Condition of 
Structures 

Very Poor 

Poor 

Fair 

Good 

Very Good 

Total 

Area lX 
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, the distribution of land use and pop­
ulation . 

TABLE 3 

CITY Of WINDSOR 

CONDITION OF RESIDENTIAL STRUCTURES (FIELD SURVEY) 

REDEVELOPMENT AREAS 

11 111 1V v V1 V11 V111 lX TOTAL 

14 101 91 437 278 1 81 14 179 35 1330 

% % % % % % % % % % 

21.5 2.0 3.3 16.4 5.0 5.6 14.3 10.0 2.9 9.4 

14.3 33.6 10.9 44.7 19.1 13.3 14.3 15. 1 28.6 26.9 

28.5 31.7 38.5 35.5 50.0 64.6 71.4 41.9 51.4 43.9 

35.7 31.7 47.3 3.4 25.9 16.5 33.0 17. 1 19.7 

1.0 0.1 

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 
Field Survey 
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TABLE 4 

POPULATION 

REDEVELOPMENT AREAS 

11 111 lV v V1 Vl1 V111 

Residential 
79 603 619 2, 875 1,462 1, 036 81 963 

Mixed 
Residential* 

63 9 92 529 122 115 19 156 

Total 142 612 711 3, 404 1, 584 1 , 1 51 I 00 1, 119 

Sources of Information - City of Windsor Assessment Department 
Field Survey 

PART 111 
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lX TOTAL 

163 7,881 

16 1, 121 

179 9,002 

*A mixture of residential and other uses on the same lot, i.e. stores with apartments on 
second floor. 
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TABLE 5 

DISTRIBUTION OF LAND USE 

REDEVELOPMENT AREAS 

Land Use 11 111 1V v V1 V11 Vll1 1X TOTAL 

Acres Acres Acres Acres Acres Acres Acres Acres Acres Acres 

Residential 2.7 8.9 7.7 38.4 24. 5 17.0 1.3 13 .7 3.3 117.5 

Mixed Res-
idential ( 1) 1.8 0.2 0.9 4.5 1.5 1.5 0. 1 2. 1 0.3 12.9 

Commercial 2.3 21.4 6.2 1. 9 0.2 2.3 0.3 34.6 

Industrial 0 . 8 0.8 0. 1 0 . 3 0.6 4.5 7.7 14.8 

Public 
Buildings 3.2 0.6 9.7 1.7 1.1 16.3 

Open Space 0.8 1.1 1 . 9 

Vacant Land 0.1 4.8 0. 1 1.8 2.5 0.7 0.9 0.5 1.3 12.7 

Streets & 
Lanes 5.5 5.2 39.8 16.7 9.4 0.2 8.4 1.7 86.9 

7.8 20.2 17.6 116. 5 54.5 31. 1 7.2 34.7 8.0 297.6 

(1) A mixture of residential and other uses on the same lot, 
second floor. 

i.e. stores with apartments on 

Sources of Information - City of Windsor Assessment Deportment 
Field Survey 

PAGE 74 



Priority of Redevelopment (Illustration 35) 
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Based on the grad ing of the area and the urgency of redevelopment, 
an overall priority schedu I e was established for the redevelopment projects 
os follows:-

Priority Project 
1 1V Central 

2 v Central 
3 Vll Eastern 
4 Vll1 Eastern 
5 V1 Central 

6 1X Eastern 
7 l Western 
8 1 1 Western 
9 111 Central 

RehabiiHation Areas (Illustrations 33 and 36) 

Location 
Goyeau- Marentette, N. of 
Wyandotte 
Howard, South of Wyandotte 
R ivers ide- Montreu il 
Drouillard, S. of C. N. R. 
Marentette-Langlois North of 
Wyandotte 
Drouillard, N. ofC . N. R. 
Sandwich - Brock 
Brock - Peter 
University- Caron 

Theseareas, lettered A - T are shown on lllustration36 and, generally, 
adjoin the areas recommended for redevelopment. Three grades of rehab­
il itation are ind icated 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 Areas K, H, I, L, 0 & Q 
(most improvement) 

Grade 11 Areas A, C, F, J, M, N , & G 

(medium improvement) 

Grode 111 Areas B, D, E, P, R, S & T 

(minor improvement) 

Between 15% and 33% of the resident ial structures in these areas are 
rated as be ing in fair condition . The majority of the structures are in good 
condition, although there are occasional blighted buildings. In rehab il it­
ation area No. H, one half block on McDougall Avenue in the v icinity of 
Wigle Park warrants a lmost complete clearance. Within the areas there is 
generally a lack o f adequate open space, an inefficient street pattern and 
some unsu itable mixtures of land uses. 
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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 I Central Dufferin-G iles 
5 L Central Langlois-Pierre, S. of 

Wyandotte 
6 Q Eastern Drouillard, N. of Essex 

Terminal Railway 
7 0 Central Wyandotte-Lineal n 
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-May 
13 M Central Erie-Marion 
14 R Eastern Drouillard, S. of Essex Terminal 

Railway 
15 D W. Central University-Oak 
16 E W. Central Oak-College 
17 T Eastern George-Frank! in 
18 B Western Fe I ix Avenue 
19 p Eastern Monmouth-Ontario 
20 s Eastern 

Conservation Areas 
Wyo ndotte-Pro tt 

The remainder of the City not included in the redevelopment and re­
habilitation areas consists of basically sound neighbourhoods, and for these 
conservation measures ore 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 ore in good or very good con­
dition, with a few fair condition structures and only on occasional struc­
ture in poor condition. There are sixteen conservation neighbourhoods, 
two of which ore basically new, eleven contain middle aged and wartime 
housing and three ore old neighbourhoods. 

THE SUBURBAN MUNICIPALITIES 
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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 AreaS. I. {Illustration 34) 

This area is in the Town ofTecumseh and is bounded by St. Thomas St­
reet, Victoria Rood, Clarice Avenue and Barry Street. Most of the dwel­
lings are of substandard construction and ore 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 

AreaS. A. 
River Avenue, Chappus Street, Highway 18 and Broadway Street. 

AreaS. B. 
Tecumseh Boulevard, Rankin Avenue, Quebec Street, and Highway 

No.3. 
AreaS. C. 

The west side of South Cameron Road between Tecumseh Bou I evard and 
Superior Street, and Dominion Boulevard and Victoria Avenue, between 
Toronto Street and Superior Street. 
AreaS. D. 

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

Notional Rai I way. 

The Town of Riverside 

AreaS. G. 
North side of Riverside Drive between Clover Avenue and Lakeview 

Avenue. 

The rehobi I itation areas are fair I y uniform in the degree of improvement 
required and therefore have not been divided into grades. 

All therehabilitationareaswiththeexceptionofAreo S . G. are in the 
vicinity of the city limits and consist of development that has token place 
spasmodically. The condition of structures range from good to poor. With 
the exception of Areas SA, SB, SC and SG railway tracks ore in close 
vicinity to theareas, and in the coseof Area SA the presence of Iorge cool 
dumps to north east may hove contributed to the deterioration of the neigh­
bourhood. Area SG is a special type of rehabi I itation area, consisting of 
summer cottages and permanent residences in varying degrees of maintenance 

and structural condition. 
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Conservation Areas 
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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 
I isted should be considered as conservation areas. 
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In these areas, where age, physical deterioration of structures and an 
unsuitablemixture efland useshave createdwidespread blight, it is intend­
ed that all housing shall be removec;l and the land cleared prog ressively 
within a five year period. However, bui ldings in good condition will not 
be cleared unlessthere a re distinct advantages to this action. Such build­
ings may bemoved to a new site . The aim in clearanceshould be to create 
areas large enough for subdivision with improved street pattern and commun­
ity facilities. The boundaries of redevelopment areas will require further 
detailed study at the time when clearance action is be ing considered in or­
der to take into account any new factors that may hove arisen s ince the 
preparation of this report. 

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

Total Redevelopment Areas 

Net area to be cleared 
Population displaced 
Households displaced 

TABLE 6 

Total Structures to be Cleared 

Residential (excluding apartment 
bu ildings) 

Mixed res ident ia l/commercia l 
Apartment build ings 
Industrial buildings 
Commercial buildings 
Public buildings (i ncludes clubs, 
churches and the Homestead Home 
for the Aged) 

Total 

134.5 Acres 
7,348 
2,054 

1 1 1 08 
103 

11 ( 111 units) 
7 

154 

8 

1,391 

Note : 
The oboveoreas include those forwhich redevelopment proposals have been 
submitted by the City of Windsor to the Federal and Provincial Government. 
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The proposed landuse andgeneral treatmentof the nine redevelopment 
areas within the City are outlined below. Detailed proposals are not given 
and these can ani y be made after specific study of each individual area when 
redevelopment is contemplated. Certain zoning recommendations are made 
and it is important to note that where the change in zoning is from industrial 
or commercial to residential the new zoning should be implemented as soon 
as possible in order to protect thearea from further developmentwhich does 
not conform with the propose Is. Where the proposed zan i ng 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 the 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 Illustration 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 possibilitythata new County Building 
may be erected elsewhere than at its present location. The final decision 
will vitallyeffect 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 with off street parking facilit ies. The frontage on Peter Street should 
continue in residential use with reduced lot depth, Table 7 below summar­
izes the details of this area. 

Net area to be cleared 
Population displaced 
Households displaced 

Structures to be cleared 

Residential 

TABLE 7 

Mixed residential-commercial 
Public buildings 

Total 

3. 6 Acres 
122 
35 

10 
8 
1 

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 main I y 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 onlynon-residential zoning is a commercial {C3)zone of 0.8 acres 
at the north east corner of Chippewa Street and Bloomfield Road which is 
occupied by a coal storage yard. (See Illustration 38). It is recommended 
that this zoning be changed to residential (R2) and the yard cleared, when 
redevelopment tokes place. The existing use is industrial in character and 
if retained would detract from the residential nature of the area. 

Table 8 below summarizes the main details of the area. 

Net area to be cleared 
Population displaced 
Households displaced 

Structures to be cleared 

Residential 
Industrial 

Total 

TABLE 8 

Redevelopment Area 111 {See Illustration 39) 

6. 6 Acres 
390 

83 

69 
1 

70 

This third grade redevelopmentarea is notan area of the worst blight . 
It contains resident ial structures in varying condition, mixed with commercial 
uses. Adjoining the area are industrial and commercial undertakings located 
in structures that are general ly in good condition. One of the adjoin ing 
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 smollhess of the ex­
isting residential area which is divorced from the main neighbourhood to the 
south, it is proposed that the area be progressive! y cleared of residential 

structures. 

The land should then be mode 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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The area is presently zoned industrial (M- 1) in the north and there­
mainder iszoned commercial (C- 3). (See Illustration No. 39) . No zoning 
changesare proposed. Details of this area are summarized in Table 9 below. 

Net area to be cleared 
Population displaced 
Households disp laced 

Structures to be cleared 

Residential (excluding 
apartment buildings) 
Apartment Buildings 

Total 

TABLE 9 

Redevelopment Area 1V (See Illustration No .39) 

7 . 6 Acres 
619 
252 

88 
_3_(65 Units) 

91 

This is a grade 1 area, the most blighted in 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, 
contain ing82.1 net acres. The severity ofblight decreasessomewhat east­
wards from Glengarry Avenue, the most blighted conditions existing in the 
are01 surrounding the new City Hall. 

There are several buildings in good and very good condition, notably 
the recently erected City Hall, the Police Buildings, and the Municipal 
Court Building oil in the western extremity of the area. Other buildings 
in good structural cond it ion include the Windsor Market, theArenoon Me 
Dougall Street, and All Saints Church adjacent to the City Hall. These 
buildingswill of course, remain after redevelopment of the area but are in­
cluded within the area because of the ir close relationship to the future use 
of the surrounding land. 

NorthoftheCity Holland extendinga littlemore tothe eastisamixed 
commercial and residential area containing many diverse uses which include 
the Windsor market, minor stores and hotels, a Salvation Army Hostel, the 
Greyhound Bus garage and several warehouses. The western portion of the 
area is often referred to as the ' ' skid row" of Windsor. 

South of the City Hall is an area of mixed commercial and residential 
uses

1 
the major commercial undertaking being on automobile sales and ser­

vice building in good condition. 

The rema inder 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 1 Vas redevelopment areas. These are shown 
on Illustration No. 40 and are located immediately north and east of the 
City Hall. The reuse of these areasafterredevelopmentwas the subject of 
an interim report prepared by the Consultants addressed to the Mayor. This 
report indicated that the reuse of the area to 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 uses recommended 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 to 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 are to be widened and Un­
iversity Avenue is to be widened and realigned. 

Reuse of the Remainder of Area 1 V 

The remainder of area 1 V for which redevelopment proposa ls have not 
baen 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 Avanl!e. 

This is presently zoned Commercial (C3), and is occupied by a 
mixture of commercial and residential uses. It is proposed tbat 
this area, after clearance of residential structures be used for 
commercial purposes. It is desirable that these uses be of a ser­
vice n:::~ture, 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 contains residential and 
mixed residential commercial property, and commercial development in­
cluding the Windsor Market, Groyhound Bus garage, a Dairy and severol 
warehouses. The future use of the area is dependent upon two factors - the 
future of the Windsor Market and of the C. N. R. Yard and the Ferry slips 
of the Wabash Rai I way Company on the waterfront. If these two factors were 
eliminated the best useof the landwould be forhigh rise apartmentsfor 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 neighbo'urhood to the east is prop::>sed to be redeveloped 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 caul d operate efficient! y elsewhere . Their 
present location does not appear to have been selected for functional 
reasons but mainly as a result ofhistory 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 wasconsidered asbeing clearedof all buildings 
except theMarket Holland Fire Hall, the reuse ofthe landbeing con­
sidered as residential. 

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

It is proposed to redevelop this area for residential purposes with a local 
shopping area on Wyandotte Street East. The present zoning and vse 
is mainly resident~al. A specific study has been made for this area in 
order to present a scheme for redevelopment and is described in 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 
pre judice 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. 

2. Area bounded by Glengarry Avenue, Riverside Drive, Aylmer Avenue 
and Chatham Street:- From Commercial (C3) to Residential (R3):-

Area 2 . 7 Acres. 

This area consists of residentia I properties surrounding a I ight industrial 
building, with a service station and minor commercial uses on part of 
Riverside Drive. It is proposed thot this area be redeveloped for re-

sidential purposes. 
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On redevelopment it is recommended that the foil owing streets be cl­
osed within the area in order to preventthrough traffic and also to provide 
large enough areas of land for proper subdivision. 

Chatham Street 
University Avenue East 
Brant Street 
Aylmer Avanue 
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 G I engarry Avanue as a 
main traffic route, as at one time proposed, will be detrimental to there­
sidential areas through which the road would pass . The proposal would 
divide the residential areas into small units sandwiched between three east­
west traffic routes . The recommendation is that AssumptionStreet function 
as a minor east-west route for residential traffic . 

TablelO belowgivesa summaryofthedetailsofredevelopmentarea 1V. 

Net area to be cleared 
Popu lotion displaced 
Households displaced 

Structures to be cleared 

TABLE 10 

Residential (excluding 
apartment buildings) 
Mixed Resident/Commercial 
Apartment Buildings 
Industrial 
Commercial 
Public Buildings 

Total 

62.0 Acres 
3294 
900 

426 
59 

8 (42 Units) 
2 

110 
7 

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 moinl y residentol 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 ore two parks in the area but 
ploy areas ore 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 T us­
carora Street, and between Windsor Avenue and Aylmer Avenue, is zoned 
commercial (C-3) and is present! y occupied by a mixture of residential and 
commercial uses. 

In addition the frontage a long 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. 

Net area to be cleared 
Population displaced 
Households displace 

Structures to be cleared 

Residential 

TABLE 11 

Mixed residential/commercial 
Commercial 

Total 

Redevelopment Area V1 (See Illustration 39) 

19 . 7 Acres 
1130 

300 

203 
5 

27 

235 

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. It is recommended that Brant Street, Chatham Street 
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. 

Net area to be cleared 
Population displaced 
Households displaced 

TABLE 12 

16. 1 Acres 
757 
198 



Structures to be removed 

Residential 
Mixed residential/commercial 
Industrial 
Commercial 

Total 

Redevelopment Area V11 (See Illustration 41) 

141 
7 
2 
4 

154 
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This is a second grade redevelopment area consisting of poor quality 
housing mixed with industrial development. The housing is completely 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 developed in accordance with the zon­
ing. The land should be resubdivided otter clearance and made available 
for private development. 

Table 13 below gives details of th is area . 

Net area to be cleared 
Population displaced 
Households displaced 

Structures to be cleared 

Residential 

TABLE 13 

Mixed Residential/Commercial 
Commercial 

Total 

Redevelopment Area V111 {see Illustration 42} 

1. 6 Acres 
100 
26 

14 
2 
2 

18 

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 a result of many factors. The com­
plete absence of public open space, infiltration of commercial uses into 
residential blocks, residential development on shall ow lots, a gridiron street 
pattern and unregulated traffic have all been contributing factors. 

However the majority of the neighbourhood is capable of rehabi I itation 
with the exception of redevelopment area V111. 

It is proposed that the portion of the redevelopment area north of Edna 
Street consistina 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 St reet the predominant use is residential with strip com­
mercial development along Drouillard Road . It is proposed that this area 
be redeveloped for residential purposes in conjunction with the rehabil itotion 
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:­
( Illustration 42). 

1 . From Manufacturing (M-1) to Residential (R-2) 
(a) East side of St. Luke Road between Edna Street and Chari es Street. 
(b) Both sides of Cadillac Street between Trenton Street and Charles 

Street. 
(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 Drou i liard Road between Edna Street and Chari es 

Street. 
(b) East side of Drouillard Rood between Trenton Street and Charles 

Street. 

T otol Area:- 2. 8 Acres. 

It shou I d be noted that the overage depth of these lots at present zoned 
for manufacturing is only 100 feet which is an 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 posses through the area. It is recom­
mended that the problem be studied by the Traffic Department of the City 
in conjunction with the Ford Motor Company with a view to possibly pro­
viding a new access to the plant which will not require industrial traffic to 
pass through this area . An additional problem is that of on street parking 
especially in the v i cinity of the Ford Plant. 

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

Table 14 below g ives details of redevelopment in Area V111 

Net area to be cleared 
Population displaced 
Households displaced 

TABLE 14 

13.7 Acres 
757 
215 
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Structures to be cleared 

Residential 
Mixed Residential/Commercial 
Industrial 
Commercial 

Total 

Redevelopment Area lX (See Illustration 41) 

123 
18 
2 
9 

152 

PART111 

SECTION 3 

This is another small residential area surrounded by industrial develop­
ment and is a second grade redevelopment area. It is divorced from nearly 
all community foci I ities by this industry and by Riverside 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 avai I able. for industrial development. 

The following zoning change is recommended for this purpose:-(See 
Illustration 42). 

From residential (R-2 to manufacturing (M-2) 
Both sides of Cadillac Street between Riverside Drive and Wyan­
dotte Street. 

Toto I Area: - 2 . 8 Acres 

Table 15 below gives details of this redevelopment area. 

Net area to be cleared 
Population displaced 
Households displaced 

Structures to be cleared 

Residentia l 

TABLE 15 

Mixed Residential/Commercial 
Commercial Buildings 

Total 

3. 6 Acres 
179 
45 

35 
4 
2 

41 
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In these areas the only clearancegenerally necessary is that of indiv­
idual blighted structures, although in Rehabil itationArea H there isan area 
consisting ofa number of blightedstructures which require clearance. This 
is 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 same 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 entai I the removal of some 
structurally sound bui ldings. 

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

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

operation. 

The Rehabil itatLon Areas are generally residential in character, with 
the exception of the central area of the City, and it is not intended to ch­
ange the basic character. However, certain Official Plan Amendments and 
Zoning Changes would appear to be necessary after investigation of the 
neighbourhoods and these are I isted below: -

Neighbourhood 1 (Rehabilitation Area A) Illustration 43. 

Boundaries: 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). 

This area is residential in character and the existence 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 construction. 

Net Area: - 26.2 acres. 
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Neighbourhood 21 (Rehabilitation Area Q) Illustration 44 

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

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

This area is predominantly res idential 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 east and west of Drouillard Rood, Charles Street 
and Deming Street. 

Recommended Zoning Chonge:-
From Manufacturing (M-1) to Commercial (C- 2) 

Consisting of mixed residential and commercial development this area 
is vnl ikely to be devaloped for industrial use, the lot depth being only 
100 feet. 

Net area 7. 0 acres. 

(c) Boundaries: St. Luke Rood, Chari es Street, the lane east of St. Luke 
Road to a point 300 feet north of the Essex Term i no l Ra i 1-
woy. 

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 ind ustry into the neighbourhood will be detrimental to the 
residential environment. In addition, the 100 foot lot depth is not 
adequate for proper industria l development. 

Net Area 4. 7 acres . 

Neighbourhood 24 (Rehabilitation Area T) Illustration 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 port of the main residential area to the east. 

Net area 7. 9 acres. 
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Rehabilitation Area G (Central Business Area) 

On August 18th, 1958 the City Council passed By-law No. 1872 which 
designated for redevelopment the area bounded by Riverside Drive, Goyeau 
Street, Chatham Street, and Ferry Street, together with the siteof the British 
American Hotel on Riverside Drive. Proposals submitted by the City to the 
Federal and Provincial Government indicate that the area will be redevel­
oped for business uses, with the site 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 justify a 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 aim of such a programme 
will be to maintain the stability of theneighbourhoods by theprevention 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 designations may be necessary in some 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: Prince Road, Tecumseh Boulevard, the lane north of Prince 
Road and Con nought Rood. 

Recommended Zoning Chonge:-
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 OUTSIDE THE CITY 

The previous sections have outlined the proposed land uses and treat­
ment necessary for the urb.:m 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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PART 111 

SECTION 3 

REDEVELOPMENT 

The only redevelopment area is S. I., in the Town of Tecumseh and is 
not a 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 rehabilitationmeasures recommended for the City applyequally to 
the rehabilitation of the areas outside the City. 

In the suburban arecs vacant unkept lots seem to have a detrimental 
effect on adjoinin3 houses, and any programme should encourage proper 
development of these vacant properties . Other features requiring attention 
are the paving of some roads and the clearin3 of ditches. 

Detailed studyof the measuresrequired forrehabilitation ofthe neigh­
bourhoods may indi cote some necessary changes to the Official Plan and 
Zoning By-laws. It is noted that rehabilitation area S. A. is zoned for 
manufacturing, although the present use is completel y residential. 

CONSERVATION 

The proposals for conservation are identical to those recommended for 
the City. By-laws should beenforced and c itizensencouroged to take part 
in the conservation programme . 

The existing neighbourhoods should be protected against the intrusion 
of blight producing factors and excess traffic and obnoxious uses. 
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PART 111 

SECTION 4 

TYPICAL SCHEMES FOR RENEWAL 

A. REDEVELOPMENT OF THE GLENGARRY - MARENTETTE AREA 

THE AREA 

This area, which is bounded by Riverside Drive, Marentette Avenue, 
Wyandotte Street East and Glengarry Avanue, is in early need of redevel­
opment and was therefore selected as a su itoble 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. 

Land Use (Illustration 47) 

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

Land Use Acres Percent 

Residential 24.5 52.2 
Residential/Commercial 1.3 2 . 8 
Commercial 3.8 8. 1 
Public Open Space 1.0 2. 1 
Vacant Land 1.3 2.8 
Streets 12.3 26.3 
Lanes 2 . 7 5 . 7 

Total 46.9 100 .0 

Housing 

The single fami ly detached type of house is predominant in the area. 
The condition of residential structures revea led by the field survey is:-

Condition Structures Percent 

Good 11 3 . 8 

Fair 117 40 . 7 

Poor 117 40.7 
Very Poor 42 14.8 

Total 287 100. 0 

5% of the structures have no foundations or only post foundations . Of 
the fifteen blocks composing the area three have more than 20% of the 
dwell ingsovercrowded. Five blocks have between 11 %-20%of the dwell ings 
overcrowded. 

48 . 2% of the total dwel l ings are occupied by tenants. 

PAGE 105 



J 
II 

LEGE ND 

RESIDENTIAL 

PUBUC OPEN SPACE 

ACCESS ROAD 

WYANOOTTE 

II 

(/D 
tOO 0 100 200 300 

SCALE IN FEET 

[ 

S T R E E.rT~-----------, 

II II 
REDEVELOPMENT OF 
GLENGARRY-MARENTETTE 

B A s c c 0 N C E 

THE 
AREA 

p T 

Cl TY OF WIN OSOR URBAN RENEWAL STUDY 

ILLUSTRATION 48 
E. G. FALUOI ANO ASSOCIATES 
TOWN PLANNING CONSULTANTS LTD. 

PAGE 106 



PARTlll 

SECTION 4 

Population 

The total populationofthe area is 1,905and consistsof 574households. 
The net residential density is 76 persons per acre. 

Community Facilities 

There are no schoolsor churches in the area. The Fronk 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 foci I ity 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, G lengarry Avanue (one way) Wyandotte Street East 
and Marentette Avenue, on the perimeter of the area, are important traffic 
routes and the area is bisected by six streets, of which Aylmer Street, a one 
way street, is the most important. 

Services 
There are trunk sewers on 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 ore installed 
along all streets except portions of Marentette Avenue and University Av­
enue. 

Zoning 

PROPOSALS 

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

It is proposed that the area be comprehensively redeveloped for pri­
marily residential use in accordance with the followin3 princ iples:-

(i) the reduction of through traffic in the area. 
(ii) the provision of adequate parking space. 
(i ii) 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 

roods. 
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PROPOSALS (Continued) 

PARTlll 

SECTION 4 

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

A densityof at least twenty units peracre is proposed, which will mean 
a total of some 800 dwelling units in the redeveloped area. 

The firststag e of redevelopmentshould toke place in the blocksbound­
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- sole value formula used in Part V the total 
cost of ocquistion and clearance is estimated to be $3,318,000. 

Zoning 

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

B. REHABILITATION OF THE CENTRAL BUSINESS AREA 

CHARACTERISTICS OF THE AREA (Illustration 50) 

The central business area of Windsor is largely contained within the 
rectangular area bounded by Riverside Drive, Goyeou Street, Park Street 
and Dougall Avenue. The main retail stores ore along Ouellette Avenue 
and there is I ittle extension of this shopping area to the 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 deportment stores are located at the north end of Ouel ­
lette Avenue, the two main hotels ore in the extreme south of the area and 
office accommodation is concentrated in the south and in the west at Chat­
ham Street. lhe bus station is on the eastern edge of the area. 

As con be seen from Illustration 51 the density of development varies 
greatly throughout the area. Many of the buildings ore old and only two 
storey, butthere hasbeen somerecent 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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CHARACTERISTICS OF THE AREA (Continued) 

PART 111 

SECTION 4 

A survey made of the floor space occupied by various commercial uses 
shows approximate! y 1394,000 square feet of occupied floor space with some 
90,000 square feet or 6. 5% feet vacanti distributed as follows:-

Total Floor Area (sq. ft.) 
Occupied Vacant 

Stores 494,000 41,000 
Offices 408,000 28,000 
Pub I i c Buildings 

& 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 is the 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 that exist in recently erected stores and 
offices on Ouellette Avenue, south of Wyandotte Street. 
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PROBLEMS AND SOLUTIONS 

PART 111 
SECTION 4 

In common with many other cities the downtown area is faced with many 
problems which vitally affect the future of the area. Lack of adequate 
park ing 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 an the city perimeter means 
that suburban shoppersmust travel some miles toreach the downtownarea . 

The area lacks a large modern department store of national calibre. 
The large and varied shopping facilities of Detroit, 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 to 
counteract the pull of Detroit. Redevelopment of the City is central areas 
at higher densities than present will secure more potential downtown shop-
pers. 

PITT STREET 
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PROPOSALS 
OtlrOII A,..,,, 

PART 111 

SECTION 4 

~...... .. ~ ..........,..,....___;;___ It is proposed that:-

( i) through traffic be el im i noted from the downtown cen­
tre by the d iversion of vehicular traffic to a r ing rood 
on the perimeter of the area. 

(ii) parking garages ore constructed to replace existing 
surface lots, or onnew sitesadjacent tothe r ing road. 

(iii) service lanes be provided to give truck access to 
stores. 

(iv) the central streets be developed as malls for pedest­
rian traffic on I y. 

EXISTING CIRCULATION 

( v) bui I dings be rehabi I ita ted by action of business groups . 
(vi) the zoning regulations be reviewed to ensure that in­

compatible uses are not permitted in the downtown 
area. Ot I 1 o 1 1 ,.,ve , 

~~~~~~~~ 

PROPOSED CIRCULATION 

IMPLEMENTATION 

These are long term proposa ls, the ir implementation 
w i ll be affected by the financial resources available, the 
extent of public acceptance of the mall concept, ond the 
results of trial 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 Ouellette Avenue and Goyeau Street be 
developed as a shopping mall and the stores rehabilitated 
and extended . (Illustration 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 moll. 

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 somecontribut ion to the cost. The mall, if successful, could have 
favourable effects on surrounding property values wh ich will create increases 
in assessedvalues and consequently more tax revenuefor theCity. The cost 
of additional parking facilities, it is considered, should be the responsibility 
of the City, although merchants may contribute towards the operation of the 
car parks by adoption of o parking voucher system. 
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C. REHABILITATION OF THE CHURCH- WYANDOTTE AREA 

THE AREA 

Location 

PART 111 

SECTION 4 

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 a declining 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 Pork Street at Dougall Avenue. 

The division of land use is:-

Residential 
Commercial 
Streets & Lones 

Total 

Population 

Acres 

88.5 
5.6 

12.9 

107. 0 

Percent 

82.7% 
5.2% 

12.1 % 

100.0% 

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 steadi I y decreasing si nee 1941 . 

Housing 

The housing is predominantly of a single family detached type, and the 
external condition ratings of the residential structures ore:-

Rating Percent 

Good 
Fair 
Poor 

65 
29 

6 

100 
70% of the residential buildings ore owner occupied. 
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The majority of the buildings are over thirty years old. 

The most overcrowded dwellings are along Caron Avenue. 

PART 111 

SECTION 4 

Traffic 

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 
Wyandotte Street 
Bruce Avenue (north) 
Janette Avenue (south) 
Dougall Avenue (south) 
Victoria Avenue (south) 

3047 
2989 

744 
642 
339 
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 Alicia Mason Pub-
1 ic 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 onlypublicopen space is the Dougall Avenue playground of 0.75acres. 

Churches 
Both churches in the area are located on Victoria Avenue. 

Shopping 
Local shopping is provided at the stores on Wyandotte Street and Univers-
ity Avenue, and at the small groupof stores on Park Street at Dougall Av­
enue. 

Zoning 

Problems 

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

The basic factors in the decline of th is neighbourhood are:-

(i) The many through traffic routes. 
(ii) The lack of adequate public open space such as parks and play-

grounds. 
(iii) The blight ing 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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PART lll 

SECTION 4 

Objectives 

The objectives in rehabil itotion should be to halt the decline of the 
neighbourhood condition by: -

(i) o sound land use plan 
(ii) improved traffic c irculation 
(iii) improvement of the condition of housing and 
(iv) the provision ofpublic open space to satisfy at least the minimum 

standards . 

Proposals (Illustration 54) 

Traffic Circulation 

In order to discourage through vehicular traffic in the area various ad­
justments to the street pattern ore proposed. 

PROPOSED CIRCULATION 

Three methods ore proposed:-
(i) street diversion (I llustration 56). This consists of on island placed 

diagonally at the intersection of two streets . This method is pro­
posed for the Jannette-EII iott and Jannette-Park intersections. 

(ii) Closing of rights of way (Illustration 57). This is pro-
posed on Dougall Avenue in conjunction with the ex­
tension of the Dougall playground . 

(iii) Trafficborriers(lllustrotion 55) . Thismethoddiscour­
ages through traffic by the introduction of parking 
boys and 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
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. (Illust­
ration 57). 

(ii) the purchaseof theWindsorlownCiub property, together with the 
site at present used for motor body repairs and parking. Total area 
l. 97 acres. 

These proposals will increase the recreational area to 3.57 acres, or 
approximately one acre per thousand people. 
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PROPOSED LANE I M PROVEMENT 

PAGE 111 

SECTION 4 

Lanes 

It is proposed that lanes be progressively 

improved by surface repairs and I ighting in-

conjunction with the removal or private re­

habilitation of lane structures. 

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 park 'i ng in the area. 
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SECTION 4 

Private Rehabilitation 

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 ofWyondotte 
Street and University Avenue should be reviewed by the Planning Boord 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 the aim of voluntary improvement of the area . 
This organization would provide advice and information regarding home 
improvements and would encourage co-operative improvement by 
blocks. 

(b) Establishment of a demonstration house by the City and business people 
to show how property can be improved practi co I I y in appearance 1 I ivob­
ility and value. The City Parks Department could co- operate by the 
landscaping of the site. 

(c) Strict enforcement of the zoning By-low 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 
bu ildings. It is considered that therewill be no mojorproblem regard­
ing relocation of the d isplaced fomil ies . Only eight bu ildings ore 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 

PART 111 

SECTION 4 

This area, port ofneighbourhood 16, is located southof Ottowa Street, 
between Hall and Marentette Avenues. The Essex Terminal Railway forms 
the southern boundary. 

Land Use ( Illustration 58) 

This is predominantly residential, the Ottawa Street frontage is com­
mercial, consisting mainly of stores . There are industrial and commercial 
uses adjo ining 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:-

Residential 
Commercial 
Industrial 
Churches & Schools 
Streets 
Lones 

Total 

Area 
58.0 
7.9 
1.1 
4.0 

20 . 5 
4.5 

96.0 

Percent 
60.4 
8.2 
1.1 
4.2 

21.4 
4.7 

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. Build ing qual ity is generally good, the field 
survey of external structural condit ions reveals: -

Condition Structures Percent 
Very Good 55 9. 1 
Good 534 88.3 
Fair 14 2 . 3 
Poor 2 0 . 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 ore tree lined and the quality of the 
environment is good . 

Population 

Many of the inhabitants are of Ukranian, Pol ish and Slovak orgin, as 
evidenced by the churches in the area. 
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PART 111 

SECTION 4 

Community Foci I ities 

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. 

Rec reation 

Recreational facilities orplay 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, 
Langlo is and Hall Avenues . Elsmere , Benjamin and Pierre Avenue termin­
ate at the Essex Terminal Railway . None of the east-west routes extend 
very fa r 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 I eve!. 

Zoning {Il lustration 59) 

The Ottawa Street frontage is zoned for commercial purposes a nd the 
rema inder of the area for residentia l use, except for an industrial strip ad­
jo ining the Essex Termina l Railway . 

PROBLEMS 

O IIOWG 

- .I .J: ..,,. --·,., ·-- -~-Tr --oonlu ro 
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Spou 

- - _, 

I~ } 

1 :~1 I ~iloo R o II w a f 

i 
z 

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

{a) Extension of commerc ial and industrial uses into the 
residential area. 

(b) Lack of maintenance of all buildings and grounds, 
including commercial and industrial concerns. 
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SECTION 4 

PROBLEMS (Continued) 

PROPOSALS 

(a) 

(b) 

(c) 

(c) Illegal conve rsions of single family homes and the 
consequent higher residential density. 

(d) Increased through vehicular traffic within the area. 

It is proposed that the good quality of the area be mainta ined by:­
The strict enforcement of the Zoning By-low and the Building and Min­
imum Housing Standards Codes. 
The promotion of citizen awareness of the many odvantagesof conserv­
ing the quality of the neighbourhood. 
The control of through traffic. 

IMPLEMENTATION 

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

(a) THE CITY 

The building Deportment should corry out building inspect ions and take 
act ion in respect of contraventions of the codes. 

The Planning Boord 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 
cor parks in residential areas adjacent to commercial areas. 

The Urban Renewal section of the Planning Deportment 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 C IRCULATION 

The eradication of bl ight from the City will not be effected mere I y by 
the clearance of substandard buildings. Bui ldings erected to replace those 
torn down build ings. Bu ildings erected to replace those torn down will in 
turn be vul nerable to bl ight unless attention is pa id 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: -

I . An inadequate number of continuous east west routes. 
2 . Through traffic in residential areas. 
3. Numerous grade crossings of rai lway tracks. 
4. Reduction of traffic flow by street parking. 
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SECTION 4 

The urban renewal programme, together with a continuing study of cir­
culationrequirementsas part ofa long rangedevelopment 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:­

{a) road widening 
{b) improvement of intersections 
{c) eliminat ion of through traffic in residentia l areas. 
(d) provision of parking facilities where required . 

For example, redevelopment in the Walkerville area will provide op­
portun ities 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 programmes 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 
h istoricroleasthemain street of the city and that its importance will grow 
after its proposed connection with Highway I 401 via Jackson Park. River­
side Drive, Wyandotte Street and Tecumseh Bou levard will continue as the 
main east west arteries of the City. The Huron Line, Howard Avenue and 
Walker Road will continue to function as important north south routes, and 
University Avenue will remain on 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, Sect ions4{A) {B) and {C) and these 
proposals are shown in a diagrammatic manner on illustration 61 . This shows 
the relationsh ip of the various proposals and it will be seen that through 
traffic in residentia l areas and the central business area has been consider­
ably reduced . The adoption of similar principles in other parts of the City 
should domuch toprotect vulnerobleand declining areas from futu re blight. 
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PART 1 V 

SECTION 1 

THE PROGRAMME FOR URBAN RENEWAL 

THE PROGRAMME IN GENERAL 
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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 therehousing of thefamiliesdisplacedby clear­
ance, and 

(4) that there is active citizen co-operation. 

PERIOD OF PROGRAMME 

A periodof 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 to a possible long term Capital Bud­
get the following stages have been adopted. 

Stage 1 
Stoge 2 
Stage 3 

PRIORITIES 

1959 
1964 
1970 

1963 
1969 
1975 

(four years) 
(six years) 
(five years) 

The condi:tion of housing normally will be the control! ing factor in 
determining the priority of areas for renewal, but two add it ional 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 as road improvements, in connection with redevelopment 
and the demand that may arise from private enterprise for land .in particular 
locations. 

THE RESPONSIBILITY OF THE MUNICIPALI TY FOR REHOUSING 

Aid from the Federal Government for urban redevelopment is condit ional 
on the families displaced by clearance being adequately rehoused a nd the 
responsibil ity of the city is clearl y stated in Section 23 of the National 
Housing Act, the relevant sections of wh ich ore given below. 



PART 1 V 

SECTION 1 

1. "In orderto assistin theclearance, replanning rehabilitationand mod­
ernization of bl ighted, or substandard areas in any municipality, the 
~inister, with the approval of the Governor in Council, may enter 
1nto on agreement with the municipality providing for the payment to 
the municipality of contributions in respect of the cost to the munici ­
pality of contributions in respect of the cost to the municipality of ac­
quiring and clearing, whether by condemnation proceedings or other­
wise, on area of land in the municipality. 

2 . The contribut ions paid to a municipality under this section shall not 
exceed one-half of the cost to the municipal ityor the munic ipol ityand 
the prov ince iointly of acquisition and clearance, including costs of 
condemnation proceedings, as agreed between the Minister and the 
mun icipality. 

3. No contributions shall be paid to a municipality under this section un-
less . .. .. . .. . 

(c) the famil iesto be d ispossessed by the acquisitionand clearance of 
the area are offered at the time of their dispossession housing ac­
commodation in a housing proiect constructed under sect ion 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
cipal ity can establish to the satisfaction of the Minister that de­
cent, safe a nd sa nitary housing accommodation is available to the 
families to be dispossessed at rentals that, in the op in ion of the 
M inister and the municipali ty, are fair and reasonable, having 
regard to the fam i I y incomes of the fam iIi es to be dispossessed; 
a nd 

(d) a substantia l port of the area at the time of acquisit ion was, or 
after redevelopment wi II be, used for residential purposes". 
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SECTION 2 

THE PROGRAMME FOR THE CITY OF WINDSOR 

(a) REDEVELOPMENT AREAS 

PAGE 138 

In previous sections of this study, we have described the redevelopment 
areas which are already bl ightedor 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. 
In addition, the future land use of the redevelopment areas has been out­
lined. 

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



RELOCATION 
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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 Net Area to 

TABLENO.l6 

REDEVELOPMENT AREAS 

Other Land to Displaced Proposed 
be Cleared be Acquired {1) Population {2) Land Use 

Acres Acres 

3.6 0. 1 122 Public Bldgs. 
Commercial 
& Residential 

11 6 . 6 4.7 390 Residential 

111 7 . 6 619 Industrial & 
Commercial 

1V 62.0 2.5 3294 Residential 
Commercial & 
Public Bldgs. 

v 19.7 2.5 1130 Residential 

V1 16. 1 0.7 757 Residential 

V11 1.6 0.8 100 Industrial 

V111 13.7 0.5 757 Industrial 
Residential 
Commercial 

1X 3.6 1. 3 179 Industrial 

134.5 13. 1 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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RELOCATION (Continued) 

The total population that will be displaced by the clearance of the 
redevelopment areas is 7, 348 persons in 2, 054 households.* The total land 
that will become available for residential redevelopment after clearance, 
together with vacant land and other 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 the7,348 persons thatwill 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 the redevelopment 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 accommodatethe population displaced by clear­
ance. In Windsor, the areas to be redeveloped arenot at present inhabited 
at the high density often found inother cities andare capable ofproper re­
development at somewhat higher densities than now exist. It should be noted 
that not all the displaced families may wish to be rehoused in the redevel­
oped areosondmay find accommodation elsewhere. In addition, the pop­
ulation of these areas is 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 r e­
location requirements of the families within each redevelopment area when 
redevelopment is contemplated. 

It is certain that much of the rehousing accommodation shall have to be 
in public housing projects . However, in certain areas it may be possible to 
attract privateenterprise to carry out the constructionof rental projectsand 
other types of development. Section 16 of the National Housing Act pro­
vides means for the formation of Limi ted Dividend Companies for such de­
velopment. 

* The total popu lotion of the redevel opmentareas is 9, 002, but a I esser 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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It is essentia l that the fami I ies displaced 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 Project Area to be Population 
Cleared Displaced 
(Acres) 

1 
1959-1963 1 V Central Area 62 3294 

G oyeau - Ma rentette 
N. of Wyandotte 

1 1 
1964-1969 v Central Area 19.7 1130 

HowardS. of 
Wyandotte 

Y1 Central Area 16. I 757 
Marentette-
Langlois, N. 
of Wyandotte 

V 11 Eastern Area 1.6 100 
Riverside-
Montreuil 

V111 Eastern Area 13.7 757 
Drouillard, S. of 
C. N. R. 

1 X Eastern Area 3.6 179 
Drouillard, N. of 
C. N. R. 

54.7 2923 

111 
1970-1975 Western Area 3.6 122 

Sandwich-Brock 

1 1 Western Area 6.6 390 
Brock-Peter 

1 1 1 Central Area 7.6 619 
University- Caron 

Total 17.8 1131 
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FIRST FOUR YEAR PROGRAMME 

The area to be cleared in Stage 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:-

1. 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 280dwellings proposedtentativelyfor this projectwill be 
sufficient for the accommodation of:-

(a) those fomiliesrequiring rehousing as a result afthis clear­
ance, and 

(b) those fomil ies displaced by the next phase of redevelopment 

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

3. 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. 

4. Progressive clearance of the remainder of the area, the priority of 
clearance being determined by the criteria previously established 
and accommodation for the displaced fomil ies being mode ovoi I able 
in advance of clearance. 

(b) REHABILITATION AREAS 

STAGING 

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 
I Central Dufferin- G iles 13 
K Central Pierre-N. of Wyandotte 24 
L Central Langlois-Pierre, S. of 

Wyandotte 53 
0 E. Central Wyo ndotte-Li nco In 35 
Q Eastern Drouillard, N. of Essex 

Terminal Railway 50 

Tota l 395 
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11 
1964-1969 

111 
1970-1975 

(c) CONSERVATION AREAS 

A Western Sandwich 
c Western Col ifornio 
F W. Central Church-Wyandotte 
J Central 
M 

Louis, S . of Wyandotte 
E. Central Erie-Marion 

N E. Central Wyandotte-May 

Total 

B Western Fe I ix 
1D W.Centrol University-Oak 
E W.Central Oak-College 
P Eastern Monmouth-Ontario 
R Eastern Drouillard, S . of Essex 

Terminal Railway 
S Eastern Wyandotte- Pratt 
T Eastern George-Frank! in 

Total 

Grand Total 

PART 1 V 

SECTION 2 

273 
14 

107 
32 

116 
68 

610 

27 
87 

11 6 
17 

42 
17 
50 

356 

1, 361 

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
law and code enforcements and possible improvements to housing and en­
vironment. Obviously, because of staff I imitations the Zoning By-low, 
building and minimum housing codes cannot be strictly enforced on a city 
wide basis, ne ither is it possible to organize cit izen activity effectively 
on the some basis . It is therefore, proposed that t·he conservation program­
me be carried out in the following stages, which are based on the assessed 
prJorities for treatment. 

Stage 1 Neighbourhoods 

1959-1963 4,9, 13,16,18 

Stage 11 

1964-1 969 3,10, 19,22,23,24,25 

Stage 111 

1970-1975 2,5,14,20 
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(d) SUMMARY OF FIFTEEN YEAR PROGRAMME 

The programme can be summarized as follows:-

Stage Redevelopment Rehabilitation 

1 
1959-1963 1V G,H,I,K,L,O,Q 

11 
1964- 1969 vI V1 I V11 I A, C, F, J , M, N, 

V111, 1X 

111 
1970·-1975 1,11,111 B, D,E, P, R,S, T 
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Conservation 
Neighbourhoods 

4,9,13,16,18 

3, 10, 19,22,23, 
24,25 

2,5,14,20 
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THE PROGRAMME FOR THE SUBURBAN MUNICIPALITIES 

(a) REDEVELOPMENT 

(b) REHABILITATION 

The only suburban redevelopment area is in the Town of Tecumseh and 
it is proposed that clearance and redevelopment toke place in the period 
1959-1963. It will be necessary for the Town to hove on Official Plan in 
force before the area con be designated for redevelopment. 

Township of Sandwich West 

There ore four rehabilitation areas withinthisTownship and the degree 
of rehobil itotion required is generally tlhe some for each area. However, 
it may not be possible for the Township to undertake on extensive rehabil­
itation programme and th~refore it is proposed that rehabilitation be carried 
out in the following stages:-

Stage 

1 
1959-1963 

11 
1964-1969 

Project 

S. B. 
S. D. 

s. c. 
S. A. 

TOTAL 

TOTAL 

Gross Area 
(Acres) 

150 
15 
~ 

60 
95 
~ 

Township of Sandwich East 

The two rehabilitation areas in this Township ore 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 

(c) CONSERVATION 

The only rehobil itotion area in the Town is S. G. with on area of 25 
acres, and it is proposed that this area be rehabilitated intne period 1959-
1963. 

In the suburban municipalities where many of the neighbourhoods ore 
new or medium aged the prevention of blight by conservation is sti II extreme­
ly important. It is proposed that each municipality shall institute conserv­
ation measures immediate! y or as soon as the necessary I egislation and staff 
for enforcement are avoi lobi e . The number of neighbourhoods in the Town­
ships of Sandwich West and Sandwich East may be too Iorge 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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SECTION 1 

THE ESTIMATED COST 

FINANCIAL ASSISTANCE 

FEDERAL ASSISTANCE 

Section 23, Part 111 oftheNational Housing Act, 1954authorizesthe 
Federal Government to contribute up to one half of the cost of acquiring 
and clearing o redevelopment site, subject tq the following conditions:-

(o) 
(b) 

(c) 

(d) 

The municipality must have an approved Official Plan. 
The redevelopmentareas must have been designatedand approved 
by the P(oVinciol Minister. 
The area must contain a substantial proportion of housing, either 
before or after redevelopment. 
A satisfactory plan for the relocation of fomil ies 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 1 V of the National Housing Act is of special interest in the case 
of rehobil itation and conservation projects as the act authorizes the Fed­
era I Government to guarantee loons 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 
cl earonce of redevelopment sites . 

FEDERAL-PROVINCIAL HOUSING PROJECTS 
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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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METHOD OF ESTIMATING REDEVELOPMENT COSTS -CITY OF WINDSOR 

ACQUISITION 

CLEARANCE 

Whilst acknowledging that an accurate estimate of the above costs 
would require a detailed apraisa l 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 assessmentval­
ues. Studies were made of real estate transactions in the areas in question 
in order to obtain some relationship between assessed values and soles. Pre­
vious studies made by the City of Windsor Planning Board in connection with 
the central redevelopment areas hove suggested that a reasonable estimate 
of property sale value can be mode by multiplying the total ossessmeM of 
the property by a factor of three . 

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

Type of Development 

Single family residences 
Duplexes 
Apartments 
Commercial 
Industrial 

Sales Value: Total Assessment 

2.9 
2.8 
2.3 
2.6 
4.6 

As most of the structures prop:)sed to be cleared consist of s ingle 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. 

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

ALLOWANCE FOR CONTINGENCIES 

An allowance of ten per cent of the est imated cost of acquisition was 
made to cover such additional expenses as payment for forcible taking a nd 
loss of business . 

RESALE VALUE OF CLEARED SITES 

Estimating the resole value of the land after clearance is frought with 
uncertainties because oftime lapses between clearance and resale and be­
cause of the possible changes of use of the c leared land . However, it was 
considered necessary to make such on estimate in order to arrive at a net 
cost of acguisition and clearance, and the 1958 assessed land value was 
used for this purpose, employing the me~hodoutlined in the first port of this 
section . 
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ESTIMATED RENEWAL COSTS FOR THE CITY OF WINDSOR 

(a) REDEVELOPMENT 

Project 

1 
11 
111 
lV 
v 
V1 
V11 
V111 
1X 

Total 

Stage 

1 
1959-1963 

1 1 
1964-1969 

lll 
1970-1975 

Total 
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Based on the methods outlined in Section 2, the following estimate of 
costs was made: -

Acquisition, Resale Net Division of Cost 
Clearance, of Land Cost 
10% allowance 

Federal Provincial City 

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

1186 114 1072 536 268 268 
724 326 398 199 99 100 

1753 305 1448 724 362 362 
9067 2248 6819 3409 1705 1704 
2037 599 1438 719 360 359 
1476 303 1173 587 293 293 

151 58 93 47 23 24 
1299 242 1057 529 265 264 
414 71 343 171 86 86 

18,107 4,266 13,841 6,921 3,461 3,460 

It should be noted that the estimate of costs for Project 1V include the 
two central redevelopment areas approved by the Federal and Provincial 
Government . Maximum contributions from the Federal and Provincial Gov-
ernment have been assumed in preparing the estimate. 

A division of the above estimate of costs for the three stages of the fif-
teen year programme are: -

Estimate of Net Costs Cost per year to C ity 
Federal Province City 

$000 $000 $000 $000 

3409 1705 1704 426 

2053 1027 1026 171 

1459 729 730 146 

6921 3461 3460 
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(b) REHABILITAT ION 

{c) CONSERVATION 
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Basically rehabilitation will consist of;-
( i) Acquisition and clearance of individual blighted structures. 
(ii) Improvement of community focil ities. 
(iii) Encouragement of citizen activity in neighbourhood im­

provement. 

The costof thefirst item is difficult toestimote, as muchclearoncemoy 
be carried out withoutoction by the City. However, assuming half the sites 
were cleared by their owners and half the City and allowing for the resole 
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 rehobil itotion areas 
would be $900,000 for a fifteen year period, or $60,000 a year. 

No allowance has been mode for possible F ederol or Provincial assist­
ance in the costs of the acquisition and clearance within the rehobil itotion 
and conservation areas. The possibility of such aid would hove to be dis­
cussed with the respective Governments. 

It would not be possible within the scope of this study to estobl ish the 
cost of the improvement of community facilities that may be necessary in 
rehobil itotion areas. A detailed study of the necessary improvements will 
be required before any realistic estimates can be prepared. The promotion 
of citizen interest in rehobil itotion wou ld be com bined with that proposed 
for neighbourhood conservation and on estimate of this cost is given later. 

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 housi ng department staff that may be necessary for strict enfor­
cement will not becomeevident until after the stortof the programme, and 
therefore no est imate 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 wi II be dependent on citizen 
response to urban renewal . In the City of Detroit community worl<ers are 
employed within the neighbourhoods. Whether this will be necessary in 
Windsor remains to be seen. An arbitory figure of $30,000 per year has 
therefore been a I located for administration costs and organization of citizen 
partic ipation in urban renewal. 

PAGE 151 



PART V 

SECTION 3 

(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 I he estimated cost of urban renewal to the City of 
Windsor per Year and for the three stages of the fifteen year programme. 

Redevelopment Rehabil itotion Administration Total 
Cost Cost 

Stage Year Stage Year Stage Year Stage Year 
$000 

1704 

1026 

730 

3460 

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

426 261 65 120 30 2085 521 

171 403 67 180 30 1609 268 

146 236 47 150 30 1116 223 

900 450 4810 

An increase of one mill on the present city property tax rate w iII 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. For Stages 11 and 111 the 
increase in the present mill rate wi II be 1 . 5 millsand 1 . 3 mi ll s respectively. 
It should be noted that Stage 1 of the programme includes those areas a l­
ready designated for redevelopment by the City and it is intended that the 
City will pay part of their acquisition and clearance costs from the tax levy 
for the acquisition of land for the Windsor Avenue Esplanade Deferred Wid­
ening Project. 

I 
~ 
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RENEWAL COSTS FOR THE SUBURBAN MUNICIPALITIES 

While close estimates of the above costs will be possible only after ex­
tensive surveys and actual experience under the renewal programme, rough 
estimates were made from preliminary surveys of the needs of each renewal 
area, in conjunction with the information obtained from the estimates of the 
renewal costs in the City, adjusted to allow for differing land values. 

I 
~ (a) REDEVELOPMENT 

Town of Tecumseh 

(b) REHABILITATION 

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 themaximum assistance will be given by the Federal and Prov­
incial Governments, this cost will be divided as follows:-

Federal Government 
Provincial Government 
Town of T eC'umseh 

Total 

$60,000 
$30,000 
$30,000 

$120,000 

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 in the City. The division of the estimated 
costs between the various mun icipalities, divided into programme stages, is 
given below:-

Stage Project Acres Acquisition 
& Clearance 

Cost Per 
Year 

Township of Sandwich West 

1 
1959- 63 

1 1 
1964-69 

S. B. 
S. D. 

s. c. 
S. A. 

Township of Sandwich East 

1 S. E. 
1959-63 S. F. 

Town of Riverside 

1 
1959-63 

S. G. 

150 
15 

165 

60 
95 

155 

55 
35 

90 

25 

90,000 
9,000 

99,000 24,750 

36,000 
57,000 

93,000 15,500 

33,000 
21,000 

54,000 13, 500 

15,000 3,750 
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(c) CONSERVATION 

No estimate was madeof the cost of the publicworks, as such road im­
provements and park provisions, that may be necessary for rehabilitation. 
Detailed surveysnot possiblewithin thescope of this study will be required 
for this i nforma ti on. 

Staff will be required toorganize citizen participation in conservation 
and it isproposed that such 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 corry 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 arreas. 

(e) SUMMARY OF RENEWAL COSTS 

Stage 

1 
1956-63 

11 
1964- 69 

111 
1970-75 

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

Redevelopment Rehabi I itation Conservation Administration Total 
& Planning 

30,000 42,000 40,000 60,000 172,000 

15,500 60,000 90,000 165,000 

50,000 75,000 125,000 

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

On an annual basis the total costs will be $43,000 
$27,500 and $25,000 for Stages 11 and 111 respectively. 

for Stage 1 and 
; 
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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. 19 57 is of interest. 

1. That all urban andrural municipalitiesshould have a plan of their 
long range overa l l 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 urban and rural municipalities should have a capital budget for an 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 re lation to long term planning 
proposals . 

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

(o) The official pion of the municipa lity. 
(b) Exist ing debenture commitments . 
(c) Financ ial resources and debenture capacity. 
(d) Present and future debenture interest rates. 
(e) Ava ilability of long term funds. 
(f) Statutory debt l imitations, 

The details of the Capitol Budget and the Urban Plan with special re­
ference tothe Cityof Vancouver were given byMr. John C . Oliver, Mem­
ber of the Board of Commissioners, at the National Planning Conference, 
on October 1st. 1957. 

The capital budget details the financing necessary for the construction 
of the city foci! it ies and often covers a 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 outl ined by Mr. Oliver the 
advantages of a capital budget are briefly:-

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

2. Work can be scheduled more efficiently. 
3. The mun icipality con borrow money to better advantage. 
4. It con reduce pressure by local areas and can do one thorough sel­

l ing job to the ratepayers every five years . 

The d isadvantages of a capita l 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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F lNANClAL BENEFITS OF URBAN RENEWAL 
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There wi II be a marked effect on the tax yield of the blighted areas 
after cl eara nee and redevelopment . 

Maximum depreciation has been reached by many of the old buildings 
and their replacement by modern bui ldings w i ll ensure a much greater tax 
return . In addition, the reuse of present residentia l areas for industrial and 
commercial uses will again substantial ly increase the taxation returns. 

Furthermore, experience in redevelopment schemes in Great Brita in, 
the Continent of Europe, Canada a nd the United States has shown that there 
were considerable savings to the various mun icipalities in the provision of 
health and welfare services for the rehoused families and in many cases a 
reduction in the cost of pol ice and fire protection serv ices. 
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SECTION 1 

IMPLEMENTING THE PROGRAMME 

In the previous sections of this study the following 
I ished:­

{a) 
(b) 
(c) 

have been estab-

(d) 
(e) 

The area requiring redevelopment within the next fifteen years . 
The rehabilitation and conservation areas within the city. 
The possible population that will require rehousing as a result of 
redevelopment. 
A fifteen year programme for urban renewal. 
An estimate of the costs of an urban renewal programme. 

In order to implement the fifteen year urban renewal programme the 
following procedures are recommended:-

THE CITY OF WINDSOR 
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City Council 

(i) The council should adopt the urban renewal programme and should 
prepare a long term capitol budget including expenditure for urban 
renewal. 

(ii) Submission should be mode to the Federal end 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 Au thor i ty). 

Planning Board 

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

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

(iii) The Boord should consider the provisionsof Section 20of the Pion 
-ning Act 1955J as a means of implementing a rehabilitat ion pro­
gramme. (Redevelopment as defined in this section includes re­
habi I i tat ion . ) 

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

(iv) The Boord should form on Urban Renewal section to co-ordinate 
all phases of the programme and to promote citizeA participation 
in urban renewal. This section will organize neighbourhood im­
provement groups, will encourage business groups to develop com-
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PLANNING BOARD (Continued} 

SECTION 2 

{v) 

cumity resources and will encourage redevelopment by private 
enterprise. 
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 Plan and 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 areas in the inadequately serviced neighbourhoods should be continued . 

Traffic Engineering Department 

A continuing study should be made of the traffic circulation of 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. 

THE SUBURBAN MUN IC IPALITIES 

The Councils 

(i) The UrbanRenewal Programme should beadopted anda studymade 
of the financing necessary for the implementation of the programme. 

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

(iii) The Councils should study the possibil i ty 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 Provinc ial Gov­
ernment forassistance in the acquisit ionand clearance ofland 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 subu rban areas and to co-ordinate planning proposals with 
those of the City. 

(ii) TheBoardshouldstudy themeansnecessaryto rehabilitatethe sub­
urban areas I isted for improvement in the study. 

(iii) Citizen pa rticipation in neighbourhood improvement should be 
organized by staff engaged for this purpose. 

(iv) A study should be made of thetransportation requirements of the 
suburban area, in conjunction with the City Traffic Engineering 
Department. 

(v) Periodic revision of Official Plans and Zon ing By- laws should be 
made in accordance with changing conditions within the area. 

{vi) The provisions of Section 20 of the Planning Act 1955, should be 
used to resubdivide undeveloped areas that were subdivided many 
years ago, and which do not conform to present planning stand­
ards. 
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SECT ION 1 

THE PRESENT AND FUTURE OF THE CITY AND THE METROPOLITAN AREA 

THE ESSEX REG ION 

The Peninsula ( Illustration 62) 

The region ofwhich Metropolitan Windsorforms on important part con 
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 St. 
Clair, the Detroit River, and lake Erie. Mostly levelland and low altitude, 
the County has an area of 707 square miles. 

Outside the Metropolitan Area the larger communities are leamington, 
Amherstburg, Essex and Tilbury; leamington being the largest, with o 1956 
population of 7,856. 

Population Growth 

The populationof the Countyhas increased 320.3%from 1901 to 1956 
and 13.7% from 1951 to 1956. The 1956 population being 246,901. The 
population i ncreoses 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 has had striking changes. In 1951 the population was onlyeighteen 
percent rural, compared with fifty two percent in 1911 and seventy eight 
percent in 1 871 . 

Manufacturing, the Major Industry 

In 1951 the manufacturing industry was the largest group 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 Deportment of Economics estimates that the population of 
the County, will reach412,000 by 1976, o sixty-seven percent increase on 
the 1956 population. The areas ofgreotest growth outside the Metropolitan 
area of Windsor are expected to be Amherstburg, leamington, Essex and 
Kingsville. (See Illustration No. 64. 
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ern Ontario to the border crossing at Windsor. A portion of the I imited access Highway 
No. 401 from T i I bury to Windsor has recently been opened. The eventual com pi etion of 
this highway from Windsor to Quebec will greatly increase the role of the region as a 
transportation corridor. 
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SECTION 2 

CONSTITUENT MUN ICIPALITIES 
The present City of Windsor was originally a group of 

four municipalities; Sandwich, Windsor, Walkerville and 
East Windsor. In 1935 these amalgamated as a result of 
economic conditions to form the present C ity, which to­
gether with the urbanized portions of the surrounding mun­
icipalities comprise the present Metropolitan a rea. 

These neighbouring municipalities are:-

The TownshipsofSandwich East, Sandwich South, Sand­
wich West andMaidstone. 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, 
865, that of the City being 121,980 and the suburban 
municipalities 63,885 divided as follows:-

Town of La Sail e 
Town of Riverside 
Town of Ojibway 
Village of St. 
Clair Beach 
Twp. Sandwich East 
Twp. Sandwich South 
Twp. Sandwich West 
Town of Tecumseh 

2,703 
13, 335 

834 
19,868 

3,724 
19,212 
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 (Illustration 66) 

This illustration shows the I inear form of development 
that is tak ing place in the Metropolitan area. 
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The Town of Riverside forms a continuation of the City to the 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 Beach ore not directly connected to the City urban 
area. Large port ions ofthe Townshipsof Sandwich Eastand Sandwich West 
ore 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 on important salt extraction industry. 

The growth of the municipalities on the fringe of the City has led to 
some industrial development within their areas and a 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 
rema ins the employment and business centre of the Metropolitan area. 
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THE METROPOLITAN COMMUNITY 

A. THE PAST 
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Early Settlements 

The busiest inland waterway in the world, flows post the City of Wind­
sor. The importance of the Detroit River which connects Lake Erie with the 
Northern Lakes, has been recognized from the earliest d:::tys of exploration 
and settlement of the area . The early French explorer, Cadillac, realized 
the strotegi c value of the waterway and in 1701 founded Fort Pontchortrai n 
on the site of the present City of Detroit. This permanent settlement, a 
miniature Quebec with its narrow, river-front forms, 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 token place on 
whCJt is now the Canadian side of the River. This, the o ldest white settle­
ment in Ontario, marked the birth of the City of Windsor. The conquest 
on New France by the British, in 1759, did notal ter 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 I ife 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 to defence needs rather than markets, and the I imitations 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
nat ional boundary, gave reason for the continued growth of these early 
communities. 

The Eighteen-Fifties 

The 1850
1
s begonand endedwith the adventof new forms oftransport­

ation in th is area. Rai lways determ ined 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, other railways 
favoured a Windsor- Detroit crossing and terminated at Windsor. 

Transportation improvement and the important border position stimulated 
and facil itated urba n 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 Ca nada in 1904 and the 



subsequentdevelopmentofFord City, the Windsor area entered upon a period 
of rapid growth, a nd 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 

Theoriginal constituentsofthe Cityof Windsor - thebordermunicipal -
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 ­
iffserectedagainst imported manufactured goods. It had been an early 20th 
century dream that the 1930' s would bring phenomenal population growth 
and, as a result, large tracts oflands were serviced in anticipation ofurban 
development. These dreoms, however far exceeded the diminishing influx 
of population, and the remains of the hopefully laid sidewalks can still be 
seen amidst the farm land. It was the ensuing critical financial situation 
of the 1930'sthat ledthe fourindependentyet integratedbordermunicipal­
ities to amalgamate to form the City of Windsor on July 1st, 1935 . These 
four original centres still form the nuclei of the commerc ial and industrial 
cores of the present city. 

World War 11 and Later 

During World War 11 Windsor responded to the demand for munitions . 
Population in the City increased to meet the wartime industrial employment 
needs. This increase resulted in a housing shortage followed by the first 
government housing projects and by 1946 some 2,300units 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 I imits. 

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 
between 1921 and ~ 931 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 thede­
pressionand its adherents, low marriageand 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 ofmovement 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 I ived within 
the City of Windsor, but in 1956 this percentage dropped to 65.6%. {See 
Table 17) . This shows that although urbanization 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 in the 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 I owest percentages involved persons of 15 to 25 years, and 
persons over 65 years. At present the female population is almost equal 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 rote per 1,000 has declined from 15. 6 
in 1941 to 12.7 in 1956. This rate is still higher thantheCanadianave·rage 
rate of 8. 7. 

The number of families in Windsor is affected by economic condit ions. 
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 ofyoung 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 attract 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 centre in the County, the major partof themigrating 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 contrast to other cities. Windsor is still rathervulnerable econom­
ically, and until more variation in industry occurs and becomes establ ished, 
cities suchas Ham iltonwill havean 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 21 . 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 rae ial groups beside 
the British and French are the German, I tal ian and Pol ish. 

Future Population 

C. ECONOMIC BASE 

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 ofapproximately 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 wi II be 
280,000 and 320,000 for 1975 and 1980 respectively. 

The Industrial City 

Windsor is the fith largest industrial centre in Can~da. Its major in­
dustrial concerns include The Ford Motor Company of Canada Limited, Hiram 
Walker and Sons Limited, Chrysler Corporation of Canada Li mited, General 
Motors of Canada Limited, Dominion Forge Limited and Canadian Bridge 
Company Limited. 
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TABLE 17 

POPULATION GROWTH OF WINDSOR AND ADJACEI"-JT COMMUNITIES 

Metro City of Sandwich Sandwich Sandwich Riverside Windsor Windsor East West South 

1921 551935 11555 1931 1101 385 981 179 31349 1 1514 41432 1941 1211 112 1051311 5,547 1 I 989 41878 1951 163,618 120,049 14,966 101406 31091 9,214 1956 1851865 121,980 191868 19,212 3,724 131 335 

LaSalle Tecumseh St. Clair Ojibway 

1921 978 
1931 703 21129 79 1941 951 21412 24 
1951 11 854 3,543 474 21 
1956 2,703 4,209 834 

TABLE 18 

AGE AND SEX DISTRIBUTION IN METRO-WINDSOR- 1956 

Age Total Total Mole Mal e Female Female Groups o/o % o/o 

0-4 221522 12.2 11,524 12.4 101998 11.9 5-9 191509 10.7 91953 10.6 91556 10.4 10-14 14,483 7.9 7,276 7.7 7,207 7. 8 15-19 121 131 6.7 6,019 6.4 61112 6.6 20-24 121674 6.9 6,238 6.6 61436 7 .0 25-34 301244 16.3 15,012 16.0 151232 16.5 35-44 241643 13.4 12.334 13.2 121309 13.4 45-54 201396 10.9 101506 11 .2 91890 10.9 55-64 161459 8.2 81721 9.3 7.738 8.4 65-69 51384 2.9 21761 2.9 21623 2.8 70 + 71420 3.9 31504 3.7 31916 4.3 
Total 1851865 100.0 931848 100.0 921017 100.0 

Source: Census of Canada 1956 
Canada Yearbook - 1943-44 
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TABLE 19 

COMPARATIVE POPULATION INCREASES- 1901 - 1956 

Year Population Increase Percent 

Toronto 1901 217,547 
1911 381,833 164,286 75 . 5 
1921 521,893 140,060 36.7 
1931 631,207 109,314 20.1 
1941 667,457 36,250 5.7 
1951 675,754 8,297 1.2 _; 

1956 667,706 8,048 1.2 

Hamilton 1901 52,634 
1911 81,969 29,335 55.7 
1921 114, 151 32,182 39.3 
1931 155,547 41,396 36.5 
1941 166,337 10,790 6.9 
1951 208,321 41,984 25.2 
1956 239,625 31,304 15.0 

London 1901 37,976 
1911 46,300 8,324 21.9 
1921 60,959 14,659 31.7 
1931 71,148 101 189 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 75. 5 
1941 105, 311 7,132 7.3 
1951 120,049 14,738 14.0 
1956 121 '980 1, 931 1.6 

*Populations before 1935 include the populations of the 4 11 Border Cities11
• 

Source - Economic Survey of Ontario - 1956 
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Some characteristics of the economy of the City are as follows: -

1 . Windsor is a city of one principal 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. . 

1947 
1951 
1954 
1957 

Metro Windsor 

43.49 
58.22 
67.82 
72.69 

Ontario 

38.57 
53 . 87 
61 . 15 
69 . 67 

Canada 

36.19 
49.61 
58 . 88 
67 . 37 

4. As a consumer market, Windsor is 35% higher than the notional 
average . 

Industrial Structure 

Windsor 1s main industry is the transportation equipment industry. In 
1954this industry accounted for81 . 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 type 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 exhibit relatively 
small percentages. 

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

Future Industrial Development 

The Windsororea hasmany economicassets, the mostimportontbeing:-

I. The existence of many potential industrial sites. 



2. An abundant supply of water for industrial purposes. 
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3. Good transportation facil ities by road, rail, water and air. 

4. An importantposition relative to the industrial belt of the United 
states. 

5. A large labour force with mechanical skills. 

6. The progressive attitude 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 Windsor a satisfactory location for their 
operations and these include:-

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

2 . Product ionofchemicals, paper, primary ironand steel,andrubber 
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 Wi ndsor has been 
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:-

11Great Windsor, Canada's tenth largest population cluster and fifth 
largest industrial area, appears to be entering a critical stage in its 
development. Definitegrowthmaybe instoreforthe area, but itseems 
unlikely thatdramatic development will occur almostautomatically 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 theseefforts should 
be confined to the area rather than be directed at factors outside the 
community about which I ittle can be done". 
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TABLE 20 

THE CHIEF INDUSTRIES 1954-- CITY OF WINDSOR 

Plants Employees Factory Shipment 
No. No. Value $000 

Transportation Equipment 
Medicinal, Pharmaceutical 

27 17,601 298,639 

prep. - -- - - - ---- - 10 906 15,536 
Hardware, Tools and Cutlery 32 824 7,265 
Textile mills 10 679 7,192 
Machinery, Industrial 8 614 7,031 
Printing, Publishing & 
a II i ed i nd. - - - - - - - - 44 677 6,612 
Butter & Cheese 4 408 5,688 
Bread, other bakery prod. 22 479 3,790 
Concrete Products 7 241 3,533 
Paints, Varnishes & 
Lacquers - - - - - - - - - 4 157 2,369 
Brass & Copper Products 5 162 1,688 
Carbonated Beverages 6 104 1,467 
Clothing 8 224 1,236 
Elec trical 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 . - - -- - - - - - - - 10 906 15,536 
Mise. Iron & Steel Products 7 654 10,215 
Mach inery Industria l 9 651 7,429 
Hardware, Too ls & Cutlery 32 824 7,265 
Textile Mills 10 679 7,192 
Butter & Cheese 4 408 5,688 
Bread, other products 22 479 3J90 
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 1,229 

Total 
Source:- 204 23,432 3691 110 

Greater Windsor's 1958 Directory of Industries. 
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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 
Constructionq 2,583 3,469 
Transportation & Communication 31248 4,255 
Commercial & Fir.ancial 2, 141 2,706 
Service 2,575 3,028 
Personal 1,686 1,959 
Labourers 3,429 4,269 

Total 40,983 52,710 

FEMALES 

Proprietary and Managerial 384 461 
Professi ona I 1,605 1,889 
Clerical 4,081 4,849 
Primary 7 19 
Manufacturing & Mechanical 1, 612 1,992 
Construction 21 29 
Transportation & Co,mmunication 311 373 
Commercial & Financial 1,492 1,778 
Service 2,189 2,643 
Personal 2,170 2,622 
Labourers 263 315 

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 111. 1 114.7 113.4 
1952 107.0 112.0 111.6 
1951 107.7 110.4 108.8 
1950 102.2 102.7 101 .5 
1949 100.0 100.0 100.0 
1948 94.5 98.9 99.7 
1947 92.2 94.7 95.7 

Source:- Greater Windsor's 1958 Directory of Industri es. 
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D. THE STRUCTURE OF THE CITY 
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The City of Windsor is located on a pia in on the south side of the Det­
roit River, an important water route between Lake St. Clair and lake Erie, 
The early settlements, which grew toform the presentCity, were originally 
sited on the waterfronton theinsidecurveof the river. This locationmeant 
thotthefutureoutwardgrowthoftheCitycouldonlytake place to the south, 
east and west and tho t the orig i no I 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 Ouellette Street. With the building of the ra il­
way station at the foot ofGoyeou Street and later with the construction of 
the Windsor- Detroit tunnel, the framework of the main commercial con­
centration of the City was established. 

Rai I ways have played a ma jor role in the structure of the c ity. In the 
east, one route originally serving the Walkerv ille area divides the city in 
a north south direction. Marshalling yards in the western section of the 
City again divide the City in o simi lor d irection . 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 arter ies. 

Ouellette Avenue, a wide tree line Avenue, terminating atJackson 
Park, is the most important entrance to the City centre, and will become 
even more important w ith the completion of its proposed extension through 
Jackson Park to Highway No. 401. 

Major shopp ing a reas outside the centra l area are along Wyandotte 
Street, Tecumseh Rood, Ottawa Street and Drou illard Road. 

The plants of the Ford Motor Company and of the Chrysler Corporation 
occupy a large area 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 areas of which the area ad­
join ing theWill istead Park isa fine example. It is a c ity ofpredominately 
single fami ly homes, w ith many trees and boulevarded streets but overall 
a city of contrasts. There are decaying residential a reas near the recently 
erectedcity ha ll. Communi ti es hovegrown upsondwichedbetweenrai lwoy 
tracks a nd industria l a reas . The Assumption University Campus and park in 
the nort h west end of the c ity ore part icu larly attract ive . In the central 
a rea of riverfront pork has been deve loped from which the impressive sky I ire 
of Detroit con be seen. Ad jacent to the park a c iv ic aud itorium is under 
construction . 
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The general land use of the City and the Metropolitanorea is shown 1n 
Illustration No. 9. 

Housing Types and Location 

Metropolitan Windsor is an area composed primari I y of single detached 
dwellings. The Canadian Housing Census of 1951 shows 89.6% ofthe total 
dwellings to be of this type. Within the City the assessment report for 
1957 records the following percentages of housing types. 

% 
Single Dwellings 
Duplex, Double & Income 

Bungalows 
Family Apartments 
Apartments in Apt. 81 dgs. 
Apartments in & over Stores 
Others 

58. 2 

18.5 
4.5 

13.2 
5.0 
0.6 

Within the City the major area ofapartments and flats extends south of 
Riverside Drive too boundary formed generally by GilesStreet to thesouth, 
Campbell Avenue to the west and Drou i liard 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 dwellings can 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 Ouellette Avenue to the 
west, Wyandotte Street to the north, Howard Avenue to the eastand Giles 
Street to the south, while the seca1d area is bounded by Riverside Drive 
to the north, Pierre Street to the west, Walker Road to the East and Rich-
mond Street to the South. 

One of the noticeable features of th e housing in the 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 fie I d of housing for senior citizens 144 units have 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 
Area 

Windsor 
London 
Hamil ton 
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Population 1953 1954 1955 1956 1957 January-Apri I 
1957 1958 

185863 1060 1677 1324 1397 1037 271 404 
154453 1338 1386 1415 1370 1269 244 621 
327831 2509 3082 3368 3401 3264 451 908 

Trends 

These figures illustrate the fact that, proportionate to their respective 
populations, Windsor is keeping 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 Metropolitan area in 19 57, 
56% were in the suburban municipalities, the areas of greatest construction 
being in the 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. 

There is very little vacant zoned residential landavailable within the 
City for future building . Vocont areas are small and scattered, and there 
are few large tractsof landwhichcan bedeveloped forresidential 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 ifeconomic stability will provide 
increased employment. There oremany tractsof landovoilable 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 on area of some 230 acre:s 
in the Township of Sandwich East. 

Metropolitan Windsor's Housting Needs 

According to 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 overage can 
be expected to fluctuate between approximately 3.5 and 4 . 0 persons per 
family . Therefore, the increase in the 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 units per 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
ary to replace anaverage of300 unitsper year. Thus the estimated housing 
need per year is in the region of 1, 540 - 1, 700 units. 
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The various organizations who are active I y 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 reportsthat 60%of theirfamilywelfarecases come 
from the downtown area and the locality with the greatest number of prob­
lems concern ing single men is along Pitt and Chatham Streets in the central 
area. 

According to the Medical Health Officer, the a rea containing the 
highest incidence of infectious diseases is bounded by Goyeau Street, Mar­
entette Avenue, Wyandotte Street and Riverside Drive (See Illustration 68) 

The cases of tuberculos is for 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 (Illustration 69) 

Due to its location and history Windsor has become a terminus and dis­
tribution centre for international ond reg ional transportation routes . These 
routes are shown in Illustration 69 and are described below:-
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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 present significance is the partial I y 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
tinues around Jackson Park before joining Ouellette Avenue. Another entr­
ance to Windsor from Highway 401 begins at the Walker Road Highway 98 
junction while another connection joins Highway 3 (Huron Line) for access 
to the Ambassador Bridge . Future proposals include a four lane route from 
Highway 401 along Highway 3 Band Ouellette Avenue in Sandwich West 
Township, and a straight cut through Jackson Park to connect with Ouell ­
ette Avenue in the City. A widening of Ouellette Avenue will allow three 
north bound traffic lanes into the City and provide direct access to the Det-
roH Windsor Tunnel. 

Highway No.2 still forms the 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 I inking the communities in the Counties of 
Essex and Kent. There is a proposal todivert Highway39 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 streets in an ex­
pandable grid pattern. This pattern has been interrupted br industrial belts 
and railways lines which adhere to the original municipa areas, and cut 
across the City forming a barrier to convenient east-west movement. 

The grid system of street pattern has some advantages, but such a pat­
tern makes every street a potentia~ traffic artery which often results in the 
extensive use of residential streets for through traffic. 

The Metropolitan areas exhibit a similar type of pattern, with only a 
few developments uti I izing an irregular street pattern. Rai I way I i nes, again, 
present barriers to the ease of east-west movements. 

A progressive pol icy of traffic control and the provision of off street 
porking is being carried out by the Traffic Eng ineering Department in order 
to alleviate traffic congestion in the central downtown area. 

Public Transportation 

The Sandwich, Windsor and Amherstburg Rai I way bus I ines serve Wind-
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sor, Sandwich East, Riverside and part ofla Salle. An additional rou te 
borders Sandwich West and Sandwich South. 

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

1957 
1955 
1953 

Passengers Carried 

14,393,255 
17,433,706 
23,141,998 

Anotherbus line, the Sandwich West Bus Linesserves possengerstoand 
from Windsor throughout Sandwich West. Its routes cover45 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 handle a capacity of 1000 veh icles per hour, carries both commer­
cial and private t raffic. Over three million veh icles used the tunnel in 
1957 with the peak loads being in July and August. The tunnel entrance 
is on Goyeau Street, iust 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 hoi iday 
times has caused much discussion and many proposals in the post. 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 Ouellette Avenue directly to Highway 401 via 
JacksonPark will, when completed, providedirectaccess to the tunnel from 
outside the City and will take much tunnel traffic away from the other less 
attractive 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 I inked 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 Ra ilway 
The Chesapeake and Ohio Ra ilway 
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 is carried out, the old passenger station at the foot of Goyeau Street 
wi l l be removed. In addition, on completion of the changeover to diesel 
engines the engine terminal, roundhouse and cool ramp on the water front 
wil l also be removed. However, the present fre ight sheds will remain as 
I ong as the carferri es to Detroit are operating. The rai I way company does 
not plan to erect any further structures on the waterfront. 

Airport 
Windsor's a ir service began in the mid twent ies 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 ofT ransport and it became a port 
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 bythe Third ConcessionRoadto thenorth, PilletteStreet tothe east, 
Highway No.2 to the sou th and the Pere Marquette Ra ilway l ines to the 
west . The a irport is equipped to handle modern types of aircraft, and is a 
termina l for Trans Canada Air! ines; it is also a stopover for American Air-
1 ines, and serves commercial 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 a ircraft parking area to four times its present size. 
4 . Six air! ines are expected to use the airport in the near future . 

Harbour 
An average of one ship every sixteen minutes posses along the Detroit 

River between t he City of Detroit and Metropol itan Windsor. Windsor has 
the physical potential fo r dockage and harbour facilit ies because of her 
long river frontage mak ing many acres of land available for harbour activ­
ity. At present the dockage totals 6, 400 feet and water depth alongside 
the docks varies from 19 feet to 56 feet . 

The deve lopment of the St. Lawrence Seaway and the inevitable im­
portance of the Detro it River in this development has stimulated harbour 
promotion in Windsor. In November of 1957 a Harbour Commission was set 

PAGE 195 



LEGEND 
M AJOR HIGHWAY$ 

MAIN ROADS 

RAILWAYS 

BOUN DARIES 

CI TY OF WINOSOR 

M ET ROPOLITAN 
WI N 0$011 

/ 

.. / -

/ 
/ 

/ 

,/ 

:;' 
' 

PAGE 196 

.......... 



SC AI. ( IN f((T 

URBAN RENEWAL STUDY 

[TRANSPORTATION] 

THE CITY OF WINDSOR PLANNING BOARD 
( . 0 rALUOI AN D 
ASSO C IATES 
TOWN PLANNING 
CONSULTANTS 
L I W I 'T t 0 

TOIIONTO 

DRAWN' E . H 
OAT( OCT 9 , 19$8 
PIIOJ tC T 904 

lllUSriiAT ION 

69 

PAGE 197 



PART V11 

SECTION 3 

H. PUBLIC UTILITIES 

up which took over the Government docks at the foot of Dougall Avenue. 
As an immediate result the Canada Steamship Linesshifted threequarters 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 foci I ities 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 Chippewa Street and 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 of the Industrial Commissioner Mr. Murray Elder that, 
with the development of the St. Lawrence Seaway, shipping on the Detroit 
River may increase to ten times its present tonnage and that Windsor should 
be ready to take advantage of this increase. With the growth of industry 
and the development of adequate dockage foci I ities, it is considered that 
the Windsor area will take greater advantage of its riverfront location. 
The constructionof bonded warehouses could alsoprove onosset to thisarea 
which is well located and served by railways. 

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

The existing facilities are as follows:-

Sanitary Sewers and Sewage Disposal 
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The problemof 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 hod caused much criticism and 
an increased demand for an adequate sewage disposal a111d 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 into the 
Detroit River at numerous points along the waterfront. Due to the high 
costs of construction plans for a treatment plant have not yet materialized. 
A new sewer system has been planned to rei ieve 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 litHe River, wh ich is 
greatly overloaded and on I y 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. 
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A small part of the Townof Riverside and of the Township of Sandwich 
West, and all the other metropolitan municipalities have no system ofsan­
itary sewers and therefore rely solely upon individual septic tank disposal. 

The OntarioWater ResourcesCommission in areporton 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 areas of Metropolitan Windsor have piped water sup­
pliesobtained from the Detroit River and Lake St . Clair, by pumping stations 
in the City of Windsor and the Town of Tecumseh. 

Windsor Pumping Station supplies th.e City of Windsor, the Town of 
LaSalle, Sandwich 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 port 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 w ill 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 Hydrohas the 
responsibil ity of operating the J. C. Keith generating station located in 
the west end of the City, and two transmission stations, one located on 
Crawford Avenue near Elliott Street, and the other on Walker Road just 
outside the city I imits . From these transmission stations the power is del ­
livered at 27,000 volts to large consumers and the seventeen municipal sub­
stations, from which power is del ivered throughout the city at 4, 160 volts 
For the most port, the circuits are overhead on pole I ines erected in the 

lanes. 

Plans and proposals for future development include:-

1 . Laying an underground 27, 000 volt tie I i ne 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 
West. 

4. Replacing obsolete street I ighting and extending street I ight-
ing into new areas. 
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The quality of the residential environment often reflects the social and 
cui tural foci! ities available to the community. 

PUBLIC OPEN SPACE 

The City 
Jackson Parkand Memorial Park, the largestparks 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 a land 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 2.6acres 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 ofthe populationdensity and open space provisions for the 
city neighbourhoods is given in Appendix 8. 

The Suburbs 

Parks and playgrounds have not been extensive! y developed in the sub­
urban municipal ities. Jackson Park and Memorial Park, the City's two lar­
gest parks, by reason of their location serve the adjoin ing municipalities 
in addition to the City. Riverside has 11 parks, totalling 30 acres, Sand­
wi ch West has 4 parks, total area 28 acres, wh i I st La Sail e has on I y 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 
purposes. 

There are five golf courses in the suburban area. 

EDUCATION 

Pub! i c and Separate Schools 

Educationa I foci! itiesare reported to be adequate, except for the lack 
of High School facilities in the suburban municipalities and the overtaxing 
of the capacity of the separate schools within the City. This latter condition 
is expected to remain the same despite theaddition 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 formation as a mens' college in 1857, became Assumption 
University of Windsor. This co-educational University now has five affil i­
oted colleges ond serves primarily the students from south western Ontario. 

Cui tural 

The Baby House Museum and the proposed Cleary Civic Auditorium and 
Memorial Convention Hall on Riverside Drive form the nucleus of a Windsor 
Cultural Centre, which will in time, reduce the overshadowing influence 
of Detroit's convenient cui tural facilities. 

Libraryfacilitieswill be extended by theproposedprovision of a down­
town main I ibrary and two branch I ibaries. 

Community Shopping 

Local shopping areas are scattered throughout the Metropolitan Area, 
the most important areas in the City being along Wyandotte Street, East and 
West, Tecumseh Road in the vicinity of Marentette Avenue, and at Ottawa 
Street. Smaller centres exist on Drou i I lord Road, and Sandwich Street at 
Mill Street. 

Outside the City important centres are on Howard Avenue (Highway 
No. 2} and on Dougall Avenue (Highway No. 39} where there is the modern 
Darwin Shopping Centre. There are other centres on the Grand Marois Rood, 
and in the Towns of Tecumseh, Riverside and LaSalle. 

Hospital and Medical Services 

J. LEGISLATION 

Seven hospitalsserve Metropolitan Windsor and the greater port of Es­
sex County. These hospitals together with four nurses' residences and two 
homes for theagedarealllocated within the I imitsof the City of Windsor. 

Planning 
The Wi ndsorand Suburban Planning Boord is a joint planning administr-

ation for the Metropol iton Municipalities. The planning area was estab­
lished in 1946 and consists of the follow ingmunicipalitiesor ports thereof:-

City of Windsor 
Town of LaSalle 
Town of Ojibway 
Town of Tecumseh 
Town of Riverside 

Village of St. Cla ir Beach 
Township of Sandwich East 
Township of Sandwich West 
Township of Sandwich South 
Township of Moidstone 

The I imits of the planning area are defined by the urban zone bound­
indicated on Registered Plan No. 992, registered in 1921, and are shown 
on Illustration 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 uniform up to date building code throughoutthe Metropol­
itan area and it is considered that the adoption of such a code by all mun­
icipal itieswoul d do much to ensure well constructed future development less 
I iable 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 also a 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 OntarioMunicipal Board approved amalgamation 
of the Town of LaSallewith 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 it is anticipated that the population of the Metropolitan area 
will reach a total of 280,000. Due to the lack of land for residential dev­
elopment within the City, the majority of this anticipated growth will take 
place in the suburban municipalities. It may be well to 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 w ill be add­
ed to the present 21 square mile urban area of Metropol iton Windsor. ln·­
cluded in this area will be the school sites to accommodate the 450 element­
ary and over 100 secondary classrooms necessary for the additonol schoo I 
population. 

Land Avoilobil 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-lows for the Metropol iton 
municipalities. 

Ample supplyof hydro electric powerand water seem to beossured for 
the future. Lacking however, is an efficient system of sewage disposal. 
The City ofWindsor has a systemof sanitary sewers but no treatment plant. 
There are a few minor treatment plants in the suburban municipalities but 
none ore sufficient to handle a large demand. 

The Ontario Water Resources Commission have recommended one treo t­
ment plant for the City and a minimum number for the entire area consistent 
with economics. 

The location of future development will therefore depend greatly on 
the provisionof adequate sewage plants. There ore 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 {Illustration 71) 

Based on the Official Plans and Zonin3 By-laws at 
present in force in the Metropol iton area it is estimated 
that some 4, 000 acres of vacant land are 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 industrial I y developed land of 640 acres over 
the past few years. 

It should be notedthat onlythree oftheninesuburban 
municipalities have either Official Plans or Zoning By-
1 aws or both. 

Basic Concepts for a New Metropo I ito n Area 

':®\ SCHOOL 

-

,. CO .. .WUNI TY 
CENTRE 

Based on the Official Plans and Zoning By-laws now 
in force, theMetropolitanarea of the futurewill be main­
ly an enlarged City. The perimeter ofthe urbanarea will 
move steadily further away from the central business district 
of the City and new 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 variou,; points. 

The basic concepts proposed to alleviate these problems are to plan the 
area into d istinct areas for work, home and recreation and to connect these 
by a satisfactory road pattern . Industrial estates will be planned adjacent 
to railways and with immediate access to the regional road system. (Il ­
lustration 72). 

TYPI C AL 
COMMUNITY 

Communities will be in compact units of some 8, 000 
to 12,000 people, each unit separated by a parkway sy­
stem and I inked 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 foci I ities. The centre of the community will provide 
the main shopping and community facilities . 

• NEIGH80URH000 
CENTRE 
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Because of the barriers created by major highways and 
railways future growth is expec~ed to take place in the 
form of a number 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, wood~d areas and natural features, and will reach 
out in all directions from the City in order to form 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 are a 
and the oldest parts of the City. 

2. The outer core consisting of the middle aged City 
ne ig hb·.Ju rhoods. 

3. the suburban fringe of new or recent development, 
which will form theurbanlimits, or thelimitsfor pro­
vision of economical services, and 

• , •• tHo••lltouuoco•• _ sueu••••••,•G• 4. the rural fringe of rural or semi rural development, 
·:·:·:·: ouuc ,.,.G. 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 deyelopment hasalready practically reached the planning area boun­
dary at 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 boundaries would appear to be necessary. Amalgamation or an­
nexation may be possible solutions for the revision of the municipal bound­
aries . Whatever methods are adopted it is felt that the need for co-ordin­
ated planning control under a single Planning Board and a single municipal 
authority is urgent and should receive early study. 
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The City will continue to 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 od­
ministral business for the central area and also create demands for addition­
al social and recreationa I foci I ities. 

It is not anticipated that the central business area will increase in size, 
but that the use will become more intensive, with the o ld 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 parking or by multi-storey parking garages. The waterfront 
area could be improved by the development of landing foci I ities for small 
craft- probably in the vicinity of the Riverfront 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 to play an importantpart in the employ·­
ment of the Metropol iton population. 

In the City o trend will develop toward more multiple type dwellings 
as the family composition of the City changes. Fomilieswill 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. 

l 
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SOURCES OF INFORMATION 

PART Vll -THE PRESENT AND THE FUTURE OF THE CITY AND THE METROPOLITAN AREA 
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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 

1. Census Tracts 1921 - 1956 Windsor 
2. Municipal Directory - 1958 
3. 1956 Economic Survey of Ontario 
4. 1954 Economic Survey of Ontario 
5. Census Tracts 1931 for Walkerville, 

Sandwich and East Windsor 
6. Canada Yearbooks- 1943-44, 1957 
7. Preliminary Report of the Royal Commission 

on Canada's Economic Prospects 1956 
8. The Clerk, City of Windsor 
9. Assessment Statistics 1920 - 43 Windsor 
10. 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 

Section 3C - Economic Base 

1 . Greater Windsor's 1958 Directory of Industries 
2. The Battelle Memorial Institute Report on Economics 

Development Opportunities for Greater Windsor 
3. National Employment Service- Windsor 
4. Dominion Bureau of Statistics- 1955 

Section 3D - The Structure of the City 

1. Field Survey 
2. The Greater Windsor Industrial Commission 
3. Zoning By-law 728 City of Windsor 
4. The Offi cia I Plans of the Town of Riverside 

and the Township of Sandwich West . 
5. Zoning Mop: Township of Sandwich East. 



... 

Section 3E - Housing 

1 . Census of Canada, 1951 and 1956 
2. Annual Report of the Assessment Commission 

City of Windsor 1957 
3. Dominion Bureau of Statistics 
4. Central Mortgage and Housing Corporation 

Section 3F - Social Problems 

1. Victorian Order of Nurses (Miss Saunders) 
2. Director, Family Service Bureau (Mr. Fred Permoli) 
3. Probation Officer (Mr. J. L. Burt) 
4. Salvation Army (Major Cecil N. Stickland) 
5. Medical Health Officer (Dr. J. Howie) 
6. Director, Catholic Family Service 

(Mr. A. R. Drummond) 
7. Chief Constable, City of Windsor (Mr. C. W.Farrow) 
8. Annual Report, 1957, of the Local Board of Health 

for the City of Windsor and the Town of Riverside. 

Section 3G - Transportation 

1. 
2. 
3. 
4. 
5. 
6. 
7. 

8. 
9. 
10. 
11. 

DetroitWindsorTunnei-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 Railway Company- Mr. W. Nichol 
New York Central Railway- Mr. D. G. Boomer 
Department of Citizenship and Immigration -
Mr. G. McGinty 

APPENDIX 1 

12. 
13. 

Detroit International Bridge Co. -Mr. A. F. Shewman 
City of Windsor- Traffic Engineering Dept. Mr.E.S . Wiley 

Section H- Public Utilities 

1. Windsor Utilities Commission 
2. Hydro Electric Power Commission of Ontario 
3. Commissioner of Works- City of Windsor 
4. Central Mortgage & Housing Corporation 

Section 1 - Neighbourhood Facilities 

1. City Parks Commissioner of Windsor 
2. Central Mortgage & Housing Corporation 
3. Windsor School Board 
4. Windsor Separate School Board 
5. 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 ~ATHS NATURAL 
INCREASE 

Total Per 1,000 Total Per 1,000 Total Per 1,000 

1921 55935 1932 34.5 698 12.4 1234 2.0 

1931 98179 2449 24.8 941 9.5 1508 15. 3 

1941 105311 2852 27.1 1181 11.2 1671 15.8 

1951 120049 3158 26.3 1093 9. 1 2065 19 . 6 

1956 121980 3027 24.8 1089 8.9 1939 16. 1 

SOURCE: The Clerk of the City of Windsor. 
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MAJOR PROJECTS 1945 - 1959 --CITY OF WINDSOR 

A. PUBLIC PROJECTS 
Area 
(Acres) 

Waterfront Park 

(a) Acquisition & Clearance of Site 6.859 
(b) Landscaping 
(c) Rest House 

Cleary Civic Auditorium & 
Memorial Convention Hall 

(a) Acquisition & Clearance of Site 1. 431 
(b) Estimated Cost of Buil d ing 

City Hall Area 

{a) Acquisition & Clearance of Site 3.897 
(b) Street Layout & Landscaping 
(c) Construction of City Hall 
(d) Construction of Po I ice Court 
(e) Construction of Police Traffic 

Building & Garage 
(f) Construction of Main Pol ice 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 
1957 
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 
1101 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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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 Hermon Coli eg iote 
Addition to Forester Collegiate 
Addition to Herman Collegiate 
Addition to Percy McCollum Public School 
Addition to Morborough High School 

Total Cost of Public Projects 

B. SEMI PUBLIC PROJECTS 

Assumption Library 
Addit ion to Assumption High School 
Addition to Assumption High School 
Addition to Glengordo Convent 
Holy Names College Dormitory 
Boarders Residence Assumption High School 
Add ition to Corpus Christi High School 
Addition to Groce Hospital 
Addition to Groce Hospital 
Operating Room Groce Hospital 
Boiler House Groce Hospital 
Add ition to Metropol iton Hospital 
Addition to Metropol iton Hospital 
Addition to Metropol iton Hospital 
Addit ion to Riverview Hospital 
Villa Moria Old Peoples Home 
Canadian National Institute for the Blind 
Homes for the Aged 
Service Garage, Windsor Uti I ities 
Addition to Assumption High School 

Total Cost of Semi Public Projects 
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1953 
1959 

Dote of 
Completion 

1958 
1958 
1956 
1958 
1958 
1958 
1958 
1957 

1958 
1956 
1958 
1958 
1958 
1958 
1958 
1955 
1955 
1949 
1953 
1956 
1956 
1959 
1952 
1957 
1951 
1954 & 57 
1958 
1957 

194,415 

Cost 
$ 

50,000 
72,373 
61,664 

1, 081,718 
211,000 
220,000 
44,000 
75,000 

$9,732,778 

1,013, 000 
240,000 
304,000 
39,400 

615,000 
400,000 
208,000 
525,000 

22,000 
50,000 
35,000 

298,000 
125,000 
104,000 
200,000 
825,000 
147,000 
866,879 
550,000 
400,000 

$6,967,279 

I' 
• 



.. . 

C. FEDERAL-PROV INCIAL PROJECTS 

(a) Bridgeview 
(b) Essex Court 

D. FEDERAL PROJECTS 

Addi tion to Post Offi ce 

SUMMARY OF PROJECTS 

Publ i c 

Semi Public 

Federai-Provi ncial 

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 

$ 2 3, 7 59 1 1 61 

APPENDIX 3 

Date of Cost 
Completion $ 

1957 3,986,027 
1959 1, 693,077 

5,679, 104 

1959 

18th March 1946 

20th July 1948 
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APPENDIX 4 

THE SURVEY OF HOUSING QUALITY 

Quality Ratings 

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 bl ight) 

Fair 
(vulnerable to 
blight) 

Poor 
(part bl ighted) 

Very Poor 
(bl ighted) 

*DEF IN IT IONS: 

Minor repairs 

Major repairs 

Serious structural 
deficiencies 

Standards* 

Good well maintained structures usually buildings of 
recent construction. 

Good well ma inta ined struct-ures usual I y buildings of 
older construction. 

Structures needing minor repair, no serious structural 
defic iency, but with indifferent ma intenance . Build­
ings with an expected I ife of not more than twenty 
years. 

Old or poor quality construction, bu ildings in need 
of ma jor repair. 

Structures w ith marked dilapidation, serious structural 
deficiencies. 

One or more of the foil owing require repo irs: - eaves­
troughs down pipes, flashing, woodwork, porch steps, 
brickwork (repainting) . 

One or more of the follow ing requ ire repairs:- chim­
neys, wall and roof c lodd ing . 

Wallsoutofplumb, crocked mosonory, rotting wood­
work, bod foundat ions, door and windows out of pl ­
umb. 

For the purpose of the survey the var ious houses erected for munition 
workers and later for veterans were treated as permanent housing. These 
houses, orig inal ly on temporary foundations, were subsequently all placed 
on permanent foundations and were structu ral ly examined. The only excep­
tion to the obove ore fifty-six houses on Woodlawn Avenue, which ore 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 
were made by the survey chief at intervals throughout the survey. 

The resu Its of the survey were recorded by a code system on 1" 1 00 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 condit ions. 

APPENDIX 5 DEFINITIONS 
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CONSERVATION The prevention of blight through sound maintenance and 
enforcement. 

DWELLING A structurally separate set of I iving premises with private 
entrance fromoutside the building, or from a common hall 
or stairway inside. The entrance must not be through any­
one else's I iving quarters . 

HOUSEHOLD A person or a group of persons occupying one dwelling. 
A household usually consists of a famil ygroup with or with­
out servants, lodgers, etc. However it may consist of a 
group of unrelated persons sharing a dwelling or of one 
person I iving alone. 

MAJOR REPA IR* A dwelling with onyone of the following defects:-
]. Sagging or rotting 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. 

RESIDENTIAL STRUCTURE A building, part or all of which is used as I iving quarters 
by one or more persons, and which e ither stands by itself 
with open spaceon all sidesor has a common wai l 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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STANDARDS FOR CALCULATIONS 

A. FUTURE LAND REQUIREMENTS (Part V111 Sec. 4) 

Residential 

APPENDIX 6 

A gross density of 16 persons per acre was assumed based on 81 . 5% of 
the dwelling unitsbeing single family detached, 10.0% semi-detachedand 
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 basis of the distribution of the labourforce in 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 peoplewas 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 1956school 
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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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 to sec­
ure even better control of d~velopment. 

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 does not 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 types of residential uses are permitted in commercial and man­
ufacturing districts. It is considered that this is undesirable and 
prejudices thedevelopment of good communities by permitting res­
idential uses in areas 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 I imited commercial uses in the central R- 3 district. 
This district is recommended for rehabilitation and it is felt that 
the By-law provisional though 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 no regulations regarding the provision of car parking fac­
il ities in connection with new development, although this matter is 
being studied by the Planning Board. It is recommended 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 

(b) Net area after deduction of railway 
property, the Detroit- Windsor 
Tunnel and Ambassador Bridge 
Properties 

(c) Existing land use of (b) above 

Commercial purposes 
Other purposes 
Vacant 

TOTAL 

755 acres 

480 acres 

345 acres (71 . 9%) 
1 03 acres (21 . 2%) 

33 acres ( 6. 9%} 

480 acres (100%) 

' 
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APPENDIX 8 

APPENDIX 7 

It would appearfrom 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. The vacant 
areas are scattered in small parcels throughout the City . 

NEIGHBOURHOOD ANALYSIS 

No . Population Househc.lds 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 41931 1 1418 14.3 39 . 6 4 . 6 
4 5,219 1,497 21.7 58.0 2. 1 
5 51688 1, 284 13.2 53.7 1.0 
6 2,717 775 21. 9 58.2 
7 2,277 547 9 . 6 54.2 
8 5,313 1, 791 28.7 78.3 1. 0 
9 5, 211 1 1 711 22.9 46.1 0 . 7 
10 3,779 1 1233 14. 9 40. 6 18. 3 
11 61242 11644 28.4 86.8 0 . 3 
12 61080 11584 25 . 1 65. 1 1.2 
13 2, 831 851 11.4 50.0 2.7 
14 41876 1, 257 18. 9 38.6 0.5 
15 61671 1 I 864 33 . 7 58. 3 
16 61 115 1, 731 25.0 63. 8 2.0 
17 31794 1, 167 19 . 5 51.0 
18 5,695 1,640 19 . 3 40 . 7 2 .8 
19 3,898 1' 157 11. 4 46.8 1.4 
20 41991 11437 8.4 26.2 9 .5 
21 4 , 684 1, 217 17. 0 77.9 
22 31952 11060 13.6 42.8 1.9 
23 3,643 895 11.9 49.8 5 . 3 
24 3,751 891 9.8 36.7 1.6 
25 8,741 1,947 18.5 34.3 2.5 

Totc·l 121,980 331280 14.7 46.7 2.4 

*Sources: - Census of Canada, 
Field Survey 

1956 
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TORONTO, 
FEBRUARY 1960. 

JAMES E. LEWIS 

Last December at Christmas time we suffered the grievous 

loss of a gifted colleague, associate and friend by the sudden 

death of JAMES E. LEWIS, A.M.T.P.I, & MoT.Poi.C. whose 

personal contribution to this " ~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 Research 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 TANTS LIMITED 

C-;: 
E.G. Faludi, P. 
President. 
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