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An introductlon to the toplc of urban
redevelopment and & statenment of its
alms and objectives.

aAn account of the experiences in urban
redevelopment of two major dMorth hmerican

¢cities,



INTRODUCTION

The term, “Urban Redevelopment®, is

one with which most Cansdian and american cities
are becoming femiliar due to the fact thaet meny
of these centres sre fest spproaching a stage in
their development where rether elaborate remedial
aeasures are called for to relieve congestion wnd
Lo restore witellty to thelir downtown central
areas. It ip difficult to &pply an all-embracing
definition to the term, "Urban Redevelopment" .,
In essence it refers to & set of conditions
where blighted blocks of buildings are so decayed
that they wmust be rezed to make way for new
planned business and residential areas in the
hearts of cities.

while the conditions prevsiling in
various cities may be similsr in this regard,
each city will have its own peculisrities which

will meke it almost unigue. For instance, there

t

are probably few cities whose entive centrel
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areas may be Jdescorlibed as totally blighted
owing Co the fact that there may be & nuwnber

of recently constructed, modern buildings dis-
persed throughout the downtown district. &
siniler situation presents itself where the
buildings in the downtown ares have become
functionally obsolete, buk whose siructural
condition does not justify their &ﬁm@liﬁi@nf
Under these circumstances a more moderaie term
is used to describe the remedisl measures neces-
sary to revitalize the peritlculer district in
question. This term is "Urban Rehabilivation’
and it refers to & set of conditions where run
down &r@a& have not reached the point where
woslsesale demolition is reguired, bub which
can still be rescued from total decay LYy renove-
tion and repair. Uswally it is & combinstion of
these two types of renewal program that is re-
guired to desl effectively with the problem of

central ares improvement.



In oxder to sppreciste more fully the

need for redevelopment of the central business

o

district, it is necessary to exemine some of

the factors other than ghysicel deterioretion
contributing to its ceuse. In recent vears

urben growth characteristics have followed & rather
regular patiern in many Norith smericen cities

and towns. The trend hes been Lowverds new resi-
dentiel development on the periphery of the city

at an increasing distance from the heart of the
downtown aresa. The "Fflight to the suburbs” has
been prompted by people’s desive to remove them-
selves from the nolse and congestion of the ity
centre. The great mejority oFf suburban dwellers
are comparacively younger people with femilies

OF school age who ere seeking &  wholesome BLRO S~
phere in which to raise their children., The
suburks offer them more living spece, reduced

traffic, recreastionel facilities, and an e Tl Tl yae

FURLLY to mix with people of a similar age group

and financial status. The entire atmosyhere of



suburban life is pervaded Ly & spirit of neigh-
borliness and & return to community living that
is often lacking in older residential areas
situated nesver the city centre. The high de~
mand for single family dwellings in the suburbs

hasz brought aboul & remarkable egpansion in

e

residential development in these sreas which in
some cities has been described a8 “urben gprawl®.
Obwviously, there are ceritain changes
that must scoompeny this trend to suburban living.
Many services must be provided to agcommodate
these new communities and they must be situated
g0 that they will sfford maximum use to the people
they are intended to gerve. This mesns Lhat
schools and shopping centreSnust be planned as
integral parts of these new communitles. Many
of the new residentisal developmenis now in exip-
tence have thriving shopping centres which incor-

.

porate & veriety of services, from food super-

s

markets Lo drug stores. Very often, professionsl

cffices make up pert of the shopplng centre, with



lawyers, doctors, dentisis, srchitects and
engineers following up this trend towards de-
centralizaition. 48 a matter of fact, people
iiving in the suburbs of larger cities are now

finding themselves in the position where they
ne longer depend on the old central business

for their dally needs. Host of the

district
gsgential services and commodities have bheen

made availeble Lo them in or nesr the community
in which they live.

The easy sccess and adeguate parkin

e;“a

space offered by these new centres compared to

the long drive to the traffic-conuested, down-

Lown ares sas been one of the mejor reasons wihy
trade and commerce in the cventral business district
has suffered in recent yesars. Meny cities heave
felt the effect of this phenomenon and have come

to the ya&iizaﬁi@f‘ﬁi” in order to gfaﬁazva the
1ife of the city centre, steps must be taken to
make it & more desirable place for business

ectivitdes. In ovder to compete successfully
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with newer, more convenisnt Ffacilities in the
oublying districts of the ¢ity, the ceatral
business district must undergo & complele change
to relieve traffic coungestion, provide more

arking aree, create modern, atiractive shapping

?r”

malls and in general restore life snd vitality
to the heari of the city.

There are several veasons why it is
important Lhat the hesrt of the downtown ares
shiould flaaxl he Since it constitutes the geo-
metric cenitve of the urban population, the central
pusiness district is the logical meeting place
forthe public. Here is the nerve centre where
civics end commerce can operate wost effectively.

. large porition of the urban population works or
conducts business in the ¢ibty centre. IC is
therefore essential thet & fevoursble environ-
ment be maintained in order bo meke this busy
place an abtractive end inspicing one for people
Lo congregate., The envivronment should be such

that it prowotes efficiency of movement as well



&8 being atiractive. There sbould be & minimam
of conflict between v&hi@miar and pedestrian
traffic so that movement from shop to shop, ox
from office huilding to office wilding, be
facilitated and thus, sncouraged. Such an en-
vironagent oan have 6o other effect but to sbti-
mulate business activity and promote trade.
This, in turn, keeps uptown properly velues st
& high level and thus maintains & high level of
tax revenue o bthe oity. LIt is therefore evident
that the whole urban population benefits from &
flourishing centrel business district.

fpother asrgument in favour of pre-
gerving the hesrt of the downtown area lies in
the fact that there sre pany specislized services,
essentiel to the city a3 & whole, that can logi~

cally be loceted only in the central area. As

E’xﬂ
%]
£
]
2:}'-
&

examples of these specielized services
mentioned medical clinics, large department stores,
utilivies offices such as gas, telephone and

hydro, jewelry establishments, bhook stores, large
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hotels end, in general, any type of commercial
esteblishment that cannot be dupliceted in the
suburbs. There will always be a need for these
types of bulldings in the downtown avea and pro-
vigsion should be nade for them in any redevelop-
ment Pprogrsm .

Besides those commercial establish-
ments which, by thedir nasture, belong essentially
in the core of the city, there exist other ele-
menits of our wrban society which caanot be denied
thelr rightful position in the city cenire.
These include the civic administrative bulldings
that are 80 necessary to uwrban life.

ALL, o nesrly &ll, of our ¢ivic
buildings are intended to serve the public at
lerge. In ovder to carry out thelr purpose most
effectively, they must bes readily aaﬁéaﬂihl& Lo
the citizens of the community. This considera-

i

tion dictates that such bulildings must be located
in the ¢ity's central district so that they ave

more or less eguidistent from all other sectors
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of the city. Inciuded in this category are
such civic buildings as the olty hall, police
station, welfere burssu, public health buildings
and other iastitutions of locel and senior
gypvernments .

There is one more group of public
buildings whick, like the civic group, Jdeserves
special recognition. PThis group consists of
the oultural centres which provide outlets for
the arts. &s urben dwellers are bhecoming more
appreciative of the srts, it becomes increasing-
i1y necessary Lo make adeguate provision for

theatres, asuditori

P

, Brt galleries, cinemas,
libraries, etce. 48 in the case of the civic
group, the cultural group, by wirtue of the
fact thet its purpose ls to serve the public
at lerye, must be centrally looated.
Therefore, the cepntral business dig-

hat centre of commer~

trict may be described as
eial, clvic and culturel activity which, due to

the degree of specislization of the activities,
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must dyrasw on the entlre urben population for
its being. The complex of buildings that go Lo
meke up the central business district and the
spaces ocreated by these bulldings refleci the
character of the city. Therefore, the preser-
vation of ithe central business district will
continue to merit the careful attention of the
ity planner.

In pursulng further the necesgiity for
urban redevelopment, it would seem gppropriate
to review the experiences in this field of some
ather North ismericen cities. The value of such
an ilnvestigation in relating these experiences
to the particular case under study may be gues—
tioned on the grounds that these cities do not
constitute a valid comparison beceuse of their

+

greater size. However, such comparisons should

serve to illustrate the cssential features of

redevelosment that are common Lo a1l urban

centies.
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| STREE]  EXPERINENT




THE SPARKE STREET

ERPERIVEND

The City of Ottewa, the national
capital, bas undertaken some important work in
the field of urban redevelopment. Part of this
program hes been devoted to the Sparks street
Experiment .

sparks Styeel, lying at the very
heart of Cenada's capital, was laid out in 1842,
and "pedestriens have been sharing it with horses
and wvehicles ever since’, During the summer of
1860, however, the street was devoted exclusively
to people; it became & pedestrian promenade or,

in Horth inmericen terms, & mall.

e

*This event is significent for three
reasony; because this is the Ffirst mall in Canada:
because Sperks Street lies at the very hesxt of
Cenade's cepltal; and because, unliike most other
mall experiments on @%ia continent, the Sparks

Street expeviment is being cavefully evaluated

by & resesrch committee sebt up for the purpose.



"In spring, 19060, Sparks Btreet
lovked like meny other shoppiny streel in NHorth
smerica - felrly narrow (60 feet between bull-

ding lines) and lined by buildings sveraging 40

feet, but in some cases reaching the ity bull~

“The 19 foot sidewalks were edged by
ginuous, eroded, hydro poles, draped with wires,
and the south side was lined with parking meters.
There were also, of oourse, fire Lydrants, public
waste bins, mall boxes, traffic signs and bus
stop poles.

"Eoarks Streel was a ong~way street
used by westbound traffic only {(about 5,000
vehicles per day) and eight c¢ity bus routes
{about 700 buses per day}. It also provided a
good deal of casuel parking with 53 “one~hour”
weters along the south side, a8 well s curb-
side truck loading space - NECeBEBAry because
many shops are without resr zccess ~ along the

north side.
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From Lhe traffic polnt of view,

Sparks Street seemed well sulited for a mall
experiment. Vellington Street, to Lhe north,
Albert street to the south, provided slterng-

tive perallel routes for westbound traffic

{5‘

The western portion of Sparks Street itselfl

-

had been closed

the roadway being incorporated in a proposed

federal park.

civilizations have Koown 0o obher kind: and

5,

mall fever was raging in the United States when

Jacgues Grebey, consultant to the Hational

&

Capital Commisaion, sugyssted in 1339 thet

Zparks Street should be a pedestrien promenade.’”

In opder to put intoe effect this pro-

58 ware Caken:

’k.J
i
o

l"‘

posal, the following steg
1. The Obtaws Bosrd of Control organized &

visit Lo the temporery mall ab Toledo, Ghio

in the fall of 1%5% to study this experiment.

to treaffic by the City of OLbtawa,

(1)
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The Bparks Street Development assocliation

. business group, raised fifteen thousand
dollars from its mexbers by contribubions
baged on & proportional scale. The City of
Ottawa contributed o siwmilar sum. This
money, a totsal of thirty thousand dollars,

%

was mede avallable for the temporary mall

axperiment .

The eight Outaws Trangportation Commission
bus gervices using Sparks Styreelh were re-
routed slong Wellington.

All traffic was prohibiced on Sparks Street
in the three blocks lying between Blgin and
Bank, excepl emergency vehicles and service
vehicles abt specified hours. North-south
traffic continued to cross Bparks Bireeb at
Hetcalfe and O'Connor SBtreets.

& clear lene for emergency vehlicles was

ieft down the mall. &1L fire hydrants re-

mained accessible.



6. 53 parking meters were removed from the

"

three blocks of Sparks Street closed to
traffic during the Qh“&ﬁl%@ﬂtg o crente
the extya capaclity necesssry on wWellington
Street, {(because of the buses snd olbher
sdditional vehicles using it) 39 meters
ware removed frow the north side. addition-
ally., four pearking meters were removed from
Metcalfe, Ffour from O'Connor snd eight from
Bank, to fegilitsbte busg turning movements -
& tobal of 108. Steps weres &lso taken to
secure & more efficlent use of off-street
parking in the various lots availsble down-
town, and in the wmulti-storey parking garage.
The design of the mall itself was
undertaken by & desiugn committee, with repre-
sentation fyrom the Clty of Otteaws, the Sparks
Street Development Assccliation and the National
Capital Commission, with the Qttawa Architec-

ural firm of Balherrie, Helmer and Morin oo~

o

tributing thelir services as conpulianis.



Pestures of the m&ll included:

1. & lesrge wodel of proposals for a rengwed
Ottaws City Centre, of which & permenent
pedestrian mall on Sparks Street would be
part, prepared by the HNational Capital Com~

mizgion.

t. A& ity tourist kiosk designed by the Mall
Design Committee. |

3., & pool and fountedn with white incandescent
spotiiyghts for night illumination.

4. Three sidewalk cafes. These wers exten-

sions to existing restaurants and were

placed on the street itself, surrounded by

box hedges. The @iﬁeﬁai&ﬁ*w@xa kept free
80 that crowds could civculate close to shop
windows .

5. & speclel events pavilion, consisting of
an open canopy with cluster seabs around
its supports.

©. & supervised children's playground.
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7. Landscaping treatment of the mall included
the planting of an assortment of youny Lrees
in inverted concrete manhole reducing seq-
tiong. Indtial colour was given Lo the
mall by plenting 10,000 tulips in Lhe plan-
ting sreas. These were replaced, as the
VRS T yﬁ@ﬁﬁ%ﬁ&ﬂﬁﬁ by petunias, canns iilies,;
gereniums and salvia.

Results of iLhe Eparks Street Mall
Experiment, carried on for thres summmer months
ilagt yesr, nave just been evsluated Ly & tesn
of statisticians snd businessmen not connected
with the venture. Toelr report shows that the
mall was en unqualifisd success.

1. Everyv cebegory of retell Dusiness registered
an increase over ithe yvesy before. Hen's
clothing sales were up 29%, resteureant
business was up 34%.

4. Business was bellter than Otbtevwe as & whole

and Ontario &8 & whole.
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Customers were enthusiastico; 92% szid they

s
.

Iiked the mall, 28% would like to see it
made permanent.

4. OF the 8% who 4id pot 1like the mall, most
had parking trouvklez. The Commities recome-
mended move off-street parking if the mall
becomaes permanent.

5. Traffic flow in downtown Ottava was not im-
peded by the mall. In fact, accidents were
reduced and Confedesration Sguare, the city's
hub, benefited from the change.

%. The Ottews Transportation Commission, with
wiggiviﬂga,vﬁaxgmtﬁﬁ its Sparks Street bhuses
along vWellington Street. The diversion

3

worked so well it has becowme permanent. {2)
The resulits of this experiment serve
to illustrete the value of rehsbilitetion in
combetting the 111 effects of civic decay. It
is unlikely that exactly the same program could

e uged to allesviaste the conditions in other

cities, bubt certainly the same approasch on a



scele modified to suit the conditions would
prove effective.

The most significent feature of the
sparks Street experiment is, of course, the
separation of vehicular and pedestrisn traffic.
This would appear to have the desirable effect
of relieving congestion in the street and of
encouraging shoppers to take meximum advantage
Qﬁ the facilities made available to them. The
clesning up end besutification of the street
itself greatly enhanced the overall atwosphere
and made for wuch more pleasent surroundings
than what formerly existed. The increase in
sales activity spesks for liself,

The Sparks Streer experiment is re-
garded by many observers as the forsrunner of &
nation~wide trend towasrds urban renewal. Fole
lowing are aaﬁ& statements which recently
sppeared in a leading éamaﬁiam hbusiness journal

on the subject of urban environment:
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“You'll be living din & different king
of community in 1870, and doing business in &
different kind of town.

*rarticularly in the major cities,
the planning experts say, changes nust come.
Canada’s clities aere having the breath squeezed
out of ther by downtown congestion, and thelir
hearts diseased by blight sznd slums.” (3}

*powntown rehebilitetion is the only
snswer for revenue-pooy municipalities. Munici-
palities must give downtown redevelopment top
priority - and enlist the ald of private enter-
prise.t {4}

"Rehabilitation: watch for a trend
to refurbish old and rundown Jdowabtown areas,
to beautlify, boost revenue, attract crowds.” (5)

"Redevelopment: you will see deceying
chunks of ity hearts town down to the grouwnd
anﬁ‘xébmiiﬁ into soney-meking beauty spots.”  (6)

These statements and many more like

them provide a good indication of the need for



wrban renewal in Canadian cities. This need
pr@ﬁ&nﬁa & challenge of momumental proporviions
to civie adwinistrators, privste enterprise and
to the citizens ab large. & concerted effort
on the part of these people conbined with vigo-
rous cooperation end support from sll levels of

sovernment, will be reguired o meet this challenge.
g a4

THE PITTSBURGH EXANP]

k3

Another interesting example of urban

renewal is provided by the City of Pittsburgh,
Fennsylvania. The striking results of this

city's redevelopment program are presently being
studied by the City of Toronto's Redevelopment
Advigory Council. This body, composed of twenty-

five top community leaders, regards the Pitts-

o

&

burgh cese as “an exawmple of remarkable urban
redevelopment progress made in spite of early.
dizhesrtening conditions.”

n the 1930's, downtown Pittsburgh

was stagoant and unattractive. Contributing
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significantly to this condition was the concen-
tration of hesvy menufacturing industries in
the city. The congestion and swmoke generated

by the many steel mills was lsrg

5]
%82
i
et
4

responsible
for accelerating the rate of Rlight and Jdegenera-

thon of & olby which was alresdy deteriorsting
ra P

One of the most discouvraging

(5]
%:
%
8
15
£

of the Pittsburgh ¢ase was the zpparent apathy

o

ofF the citizens btowerds the conditions which

E?'ﬁ
Fs

prevailed in thelr city. Few people cared that
they lived in a dirty, smoke-~blanketed city.

While this elttituvde was responsible

55

in meny ways for the state of civic decay in

*}ﬁ

3

L}

Pittsburgh, there were other factors which
Further impeded the progress @i urban rehabili~
tation. The concentretion of heevy industyy

in the city led to civio governwment hased on the
labor vote. Az & result, a traditional abtmos-

phere of distrust existed between the civig

government and “big businesg’. Under these cip-



cumstances, the city officials regavrded with
skepticism any propesals adveanced by the large
pusiness concerns for civic improvements, with

the resull thet no positive course of action

could be adopted. & furtber complicetion arose

from the fact that community leaders, including
influvential businessmen, had moved their homes
outaide the corporate limits and o had no vote.
Thig combination of circuwnstances had the un~-
happy effect of thwarting any atiempits on the
part 0f big business, the ounly element of Pitts-
burgh's society that hed the financial power to
promete action, Lo institute & program of urban
renewal.

Then in 1935 the Pennsylvenia Economy
League was formed, largely by business interests,
to encourage good, efficient government. This
ied to the formation, in 1938, of the Pittsburgh
Regional Planning Associabion and, in 1943, the
Redevelopment Ahssogliation ﬁmar@aé This became

the world femous éii@ﬁl@nj‘wﬂﬁfﬁgﬁﬂ @ on Cont

munity Development.



Vorking within the framework of this
new orgenizebion, leading businessmen in Pitts-
burgh set about the task of cleaning up the run-
down city. Support for the redevelopment pro-
gram was enlisted frowm the ranks of industry.
Hen such &3 H. J. Helnz, stesl company leaders
and chief emecutives of meny glant United Btates
corpoerations with Pittsburgh headguaerters gav
support. These nen comaitted Lthelr companies
o positive courses of sction and were wise
anough to enlist help from lebor and politicians,
David L. Lawrence, now Governor of y&nngyvanxdf
becane & strong &u@§@xtﬁx of urben redevelopment.
Lavrence was elected Mayor of Pltisburgh and
served 3% terms, glving the ﬁi@@ghany Confersnce
powerful civic support.

Effective smoke control was the first
and most basle project in community &mg£¢&@mmﬂLﬁ
By 1947, industry, rallroads, private homes case
under regulation and oxdinance through the United

Soke Council of Allegheny Confersnce. Today



rittsburgh is an ouvbstanding example of what
effective smoke abatemeni can mean in the life
of a grest industriasl community. In the city
alone, ﬁ@éw&%m 1547 snd 195%%, there wag a ré-
duction of 96.6% in hesvy smoke, B3.8% in tots
smoke. The smoke elimination work is still in
progress and Pittsburgh iz a clean city now.
In addition to the smwoke abatement
scheme, Pittsburgh lsunched a comprehensive
redevelopment program to reclaiwm hlighted areas
in the downtown district. The Allegheny Con-

ference worked through the Urban Redevelopment

suthority of Pittsburgh, which approved plans
and enabled land assewmbly. It is reported that

in & period of ten years, the Authority re-
captured from the grip of hiight and decay 260
soves, constituting sboul 1% of Pittsburgh's
uildable srea.

The interesting feabture of this re-

o

markeble sccomplistment is the fact that the

major portion of the financing was provided by

privete enterprise.



“in & city that had experienced no
gubstantial investment for nearly a guarier
century, $197 million in privete funds has been
spent in eight project areas.” (7}

Only lately have federal funds Dbeen
necessary for Pittsburgh's redevelopment work.
Pittsburgh’s City Plesnner said that the main
success of Allegheny Conference came because
ieading property owners were behind it.

“They acted first for the welfare of
the city. In the end thelr public spirit re-
turned profits to them when property values
increased.” (8)

This does not indicate that public
funds are not necessary. it ig usually neces-
sary for senior governments Lo provide “seed”
money to promote the initial stages of urban
renewal. This money is often used for such
matters as preliminary studies, land acquisi-~
tion and, in some cases, bullding demelition.

However, private enterprise must be prepared to



H
2
ol

nendle the finencing of the major pontion of

wurks

o

& e

pa Y

Bl Teuev

pre sope of the results of
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dinus and rebuild.

Frowm the revitalization o»Ff ths downiown ares

Sohool bossds® incowme from downbown real

by moze than §1 mil-

egheny County’s revenue from the

same downtown area olimbed by $6%0,000.

e

veway Centre (the CFirst major project)

Bguiteble Life hsgursnce Soclety.
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5. Redevelopment has csused the relocstion of
2,556 families, most of them intyv better
housing.

£. To enhance the beauty and archite rai
compoesition of the Jdowntown ares, while at
the same time providing relief to a parking
congestion problem, Mellon Square Park was
congtructed in the heaxt of iha midtown
triangle. It consists of a one-acre surface
park erected above 2 siw-level uaderground
parking garags.

Th&ﬁ@e and other sccomplishments in
the field of urbhen renewal have won for the City
of Pittsburdgh the adwiration of the whole con-~
tinent. It hes been described by those inter-
ested in the field of redevelopment as the most
striking example in North fmerice of what can be
done by far-sighted business lesders to reno-
vate & blighted city centre. There is definitely

- lesson Lo bhe drawn from the Pittshurgh case
for other Horth smericen cities, who must even-

tually come to grips with the problem of downtown



deterioration. The lesson would appeay Lo O

%

gist of three main paris:

Fod
7
&

The success of any proposed urbsn repewval

project will depend largely ou the Jdegree of

public support that it veceives. This would

&

indicete that the firsht step bo take, aftex

defining the perticular project, would ke

6’{" 2

cate the cibizens on the need for redevelop~

ment end the bhenefibs to be derived from it.

The purpose of such & campaign would be co
instil & spigit of entlhwsiasm into the
citizency and fhus win support for the pro-
Jject.

In order Lo poovide a framework within which
to plan the various renewal projects, it is
necessary Lo form some sorc of civie srgani-
zetion to administer all phases of the pro-
gram. Jhe functions of such & hody would
vary depending on the conditions in the par-

ticuler city under study. However, the

& vigorous publilc relations campalgn Lo edu~



wonld be common o most clities:

{c)

oE

()

the hene

To act &8 en official liason between
the city and senior levels of govern-
ment in matters of planning and cost-
sharing sryrangements.

o be responsible for the subscription

of private funds for the purpose of

7

.

plan implementation.

¢
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s

To carey out plenning on @ local level

in such metters as project priority,
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to the olty due
to & general raising of downitown pro-.

perty values.

)

Incressed profite to all categories
of downtown bualness, due to the re—

vitelization of the city centre.
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(¢} & genersl elevetion of employment re-

o From the atitraction of new

It has pointed up the need for resculng the city
cenbre from deterioration and indiceted some of

the benefiits to be derived from such action. I

programs will serve to substentiste the practical

value of such proiscts.

Lain the

3

mexdmom benefit to the oity,

evelapment
wust be in accordance with & sound comprehensive
developnent plan, whick will snsure that the use

of the site, provision for cer parking, and the

amenities of the clty are all given due recoyg-

nition in the design.



CHAPTER ix

& brief history of the development

of the City of Portage La Pralrie.

An examination of some of the paysical
and sociological factors contributing
te the need for redevelopment of the

city's central avea.



CHAPTER II

THE PORTAGE L& PRAIRIE CASE

Historicel Background

The first chapter of this study was
devoted to a genersl introduction to the sub-
jsct of urban redevelopsment. In the second
chepter an attempt will be made to descxibe the
situation in the City of Portage Le Preirie snd
to enalyse some of the factors combtributing to
the need for redevelopment of its central sresa.

The City of Porxtage Le Prairvie, popu-
lation 12,500, is situated on the banks of an
Oxbow Leke cub off from the meandering aAssini-
bolne River, fifty-two wmiles west of winnipey.
Its origin dates back to 1738 when LaVerendrye
puilt Fort Lareine on thé Assiniboine near the
praesent site., The neme is derived from the
French fur treders who "portaged” their canoes
auross the Prairxie from the assiniboine to Lake

Manitoba at this point.
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The Hudson's Bay Company built one of
its western fuy trading posts, in 1882, two
miles from the centre of the present city. The
first real setilement dates from 1854,

Portage L& Prairie has always been
an important transportation centre. The river
offered the casiest sueess to the West for the
sarly fur treders and settlers. &8 esrly &s
18370, Portege Le Prsirie was a promising village
of 130 and & steam flour mill had been erected.
The Cansdisn Pacific Railway m&iﬂiiﬂ@ roached
Portage in 1880 and by the following Spring the
population had reached 8060 persons.

Portage La Prairie grew rapidly during
the lstter part of the 1ith Century and very
slowly up to the beginning of the Second World
wWar. The larye military end Alyr Poroe training
establishments sparked & pericd of growith which

.

»Laﬂk@ﬁ@d with the cessation of hostilities.

‘.e

fince 1950 the city has en joved a re~
suapbion of growbh amd & prosperity unperalleled

in its history.



Portage La Pralvie has been mainly &
logel distributing and trading centre for &
wealthy agricultural district. The renowned
fertility of the "Portege Plainsg” has made the
area femiliar to Canadians from coast to coast.
The excellency of the s0il in the Portaye dis-
trict affords a wide diversification of field
cross. By means of increasged mechanization,
farms in the ares have constently increased their
production. The early completion of & rural
electrification program has also contributed
significantly o rapid agricultural progress.

Aithough the principal field crops
of the zres are still wheat, gets and barley,
proplems in merketing these grains have sncou-
reged the cultivation of field pess, flax, rye,
rape, suger beets and & veriety of grass and
legume seeds. HMany of these crops are ¢leaned
or procegsed in local pes and seed cleaning

plants.



The diversification and mechanization
is not confined to field crops, however. Hydrau-
iic meterizls - handling equipment for farm use,
pihck-up balers, forsue harvesting eguipment and
elegtrically powered < &xfy aguipment -~ have made
“it possible to ﬁear&&@@ the men hours regulired
in feeding and caring for livestock and poultry
which, in turn, mekes possiblse an increase in
production.

Whatever future growth the City of
Portage Le Prelrvie may experience doe to indus-
trislizaetion, it will still remein as an impor-
tant distributing and treding centre for its

2

rich and progressive agriculs

tural area. This
factor alone assures that the populetion of the
eity will at lesst sustain itself and there is
every indicetion theat agrioultural production
will foster population growth through the atirace
tion of industries processing sgricultural pro-

duce.,
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fnother feature of Portage L& Pralrie's
- development which bas contributed asnd which will
continue to contribute to its population growth
is the comparatively lerge number of goverament
institutions located there.

Thers are five permanent institutions
presently established in the city. 0Of these,
the i@ﬁg&ﬁt ig the Manitoba School for HMental
pefectives, which employs four hundred people
on & permanent basis. However regrettable it
may seem from & sociological point of view, the
fact remains that facilities for the care of
this type of patient have hed to be increased
congidersbly over the past decade and it is
anticvipated thet further scoommodation must still
e provided. This deoes not indicate that mental

defectiveness on & per caplits basis is on an in-

)

cline: rather this increase resulis from &

{

natural increase in our national population,
courled with the fact that our society has be~-

comne more concious of this type of Jdisease and



is taking more advanced measures for its treat-
ment and control. Therefore, it is safe to
assume that such institutions as the Manitoba
school for Mental Defectives can expect to
experience further growth in the future. Usn-~
doubtedly, there will be & corresponding increase
in the number of employess reguired which, in
turn, will generate & proportionste smount of
family formation. This process will eventually
manifest itself in 2 net populsbtion increase
for the city.

pesides the mental institution, there
are four other institutions located in the city.
all of which have tgntﬁi@ut@@.im varyving degrees
Lo its growkh and development, These include:

Manitobe Home for Boys - 40 employees.

i

Provincial Gaol for women 25 employees.

Indian BResidentisal Schopl - 1

51

emplovees.,
fpecial Crops 3ub Stetion -~ 12 employees,
It is not considered likely that any

of these institutions will experience any
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significent amount of growth in the near Ffuture.

possi

However, the

o

1lity of this heppening can-
not ke discounted altogether. Should the Govern~
ment become nore concerned with the welfare of

the Indian population, for instance, the Indian

ot

Regidential Bchool could concelvably be expanded.
The Indian population in the Portage district
is considerably heavy.

During the Second Woxld wWar, the
establishment of two major aAlr ?@ra& training
peses &bt South Port and Maclonald sparked a2
period of population growth. Most of the people
in this category, however, were military person-
nel and were not permanent residents. wWhen these
bages were closed down after the Wwar, mEny of
these people lefi the city. Only a ;kelﬁtmn
crew of civilian maintenence personnel remsined.
With the reopening of both bases sround 1950 for
the purpose of training jet pilots for H.A.F.O.

Forces, & peried of heavy construction was begun

which again stimulated population growth and
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gave rise Lo & vigorous increase in commercial
activity. This initiel boowm levelled off after
the construction period was over and about 2,000
civilien and militery personnel remained at
both beses. Their presence accounted fwr.&n

5

importent pert of the city's population up until

S

3

1959 when treining was discontinued at Machona
Station. There are now 1,200 civilian and mili-
tary personnel ab R.C.A.F. Station Portage Le
Prairie (South Port) and it is expected thet

-

this stetion will remein in existence in some

o,

B

capacity for several vears.
This summery of the history of Portage

La Prairie's growth snd development briangs us

wp bo bthe prasent. The guestion thabt must be

snswersd now 18, hat does the future hold fox
the city?” HMore precisely, is there sufficient
evidence to support the asssumption that the olty
will continue Lo grow? Will the amount of growth

be great ensuch to genersbe o pressing need for

the redevelopment of the =ity's central area?
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wWhat other facbors besides populastion growth

ks

have to be considered in evealuating the need
for central ares redevelopment? An abtbempl
to enswer these guestions will be made in the

remaining portion of this chaptex.

3

FACTORE CONTRIBUTING TO THE HEED FOR CENIRAL

&RE@ REDEVELOPHMENT 1IN PORTAGE L& PRAIRIE

I POPULATION GROWTH

PR AT SRS

The most lmportant single factor to
be taken into sccount in evaluating the need
for redevelopment of the cityv's central ares
is the populstion trend. If the city's popula~-
tion is to remain static, which is wmost unlikely,
then there seems to be little justificetion for
the expenditure of funds on & major redevelop-
ment program. I£, on the other hand, the popu-
istion of the city is expected to sustain & sub-
stantial ingf&&a@, then it is imperative that

the plenners have & ressonebly acourate estimate
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the magnitude of t%lm wrojected populetion
g Lhal ﬁ&&gg may we beken at en early stage
to meke provision for more adeguate and MWMQXR
downtown facilities.

The matter of making an accurate
population forecast is, unfortunately, & GLEfLi~
cult problem. Populetion projections are never
infallible because of the many intengible factors
that cennot be accurately sccounted for; such
88, industriel expansion, migratory trends, etco.
Bosentially, forecasting is & matter of judge-
ment, based on assumptions. OQbviocusly, the best
projection will resull from an informed judgement
pesed wpon well founded assumpbions.

“Th@'numﬁar of people residing in sn
sres can be changed ln only thyee ways: LY births,
by deachs, snd by wmovement in or oul, thg result
of which is called net mdlgration. In effect

then, the problem of forecesting iles in an
evaluation of the srobakle effects of the factors

affecting the determinants of population growth
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for decline) in the particuler erez, and the
translation of these evaluatlions into mum&xia&i
Figures.” (9)

In tempting to avrive &b & reason~
skly sccourate populetion flgure for Portage La

Prazirie, consideration will Dbe given to some of

the factors mentioned in the above gquotation

&. Trend to Decentralizetion of Industry

There i8 2 rather rigid relationship
wetween urken development and employmant that

has been borne oub by experience. Lf &n urban

cenbre i

E)

to zustain permenent growili, it must
affer OQGQH she employment opportunities Lo

"

atitract sdditional population end to yetain the

younger element of its existing population. In

order to secomplish this a program of industrial-
ization is required Lo provide & reasonsble

veriety of employment opportunitlies.
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g& ere rore, the communii)
rtself will have to provide meny of the lteuns
that ere considered essential for sound induse-
trial development.

Following 18 e samaary of the bhasic
industrial location factors of the City of Portage
La Pralrie. An eveluatlion of these faclors will
Sinow that Portayge La Preilrie iz in & favourable
position to abttract further indusitry. The

population growth accompenying this industrial

4

expangion will serve to intensify the need for

redevelopment of the city's central ares.

L. Location of Production Materials.

{a) HNon Metallic Minerals
Clay - suitable for bricks.
Band ) - suitable for concrete

Gravel) - aggregate.
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{n)  Hon Minerel Products
etable Crops, Special
Crops, Cattle, Poulivy, Hozs, Dairying.

£. Labor

Census o 14 1 B 5O &0 {Over)

1951 24.1 6.0 13.9

1956 27.3 5%.1 i3.8
{Based on & population of 13,000 @x&@iéh&ﬁ for
1961, this would mesn an avallable labor force
of approximately 7,800 in the age group 15 to
59.)

Erhnic Dciging (%)

TABLE 1T
Anglo-Haxon French Ukranian Germain Other

50.1 2.3 11.3 7.2 22.1
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Prevalling dege Rates {81/ hr.)

ol
i

TEBLE TIL
Class
Hkilled Male 1.75
FPemale L.G0
Semi-skilled Male 1.28 - 1.40
Fenale « 20
Unskilled Male 1,00
Female 75
3. Induztriel Sites
TABLE IV
Industrial Acreage Avalilshle - 600 Acores
Industrial Acreage Serviced - 40 Acres
Price per scre - $1,000.00

Municipally Owned Industrisal dcresge - 14 Aores

Monicipally Owned Serviced acreage - 14 scres
Price per icre - {Open}

Industrial lend is zoned according Lo & general

developrent plan.



Fuel Type

Souris Stoker Cosl
Bunker-2
Katural Gas

Bydro Blectyric

BTU Rating

7,200 BTU/1b,
180,000 BTY/Gal.
1,000 B?U/ou., £t,

Industrial Rate

4.80 to 7.80/zon
8¢/Gal,
ist 2 MCF -~ 2,30
Hent 3 ¥Cr - 20 per HMOF
Hext MOF = .75 per MCOF
Wext 20 MOFP - .10 per MCOP
Haxt 270 ¥y - .50 per MCOF
AlL Over 300 BMCF - .55 Der MOF
{Moathly minimum charge - $10,00)

[ ¥

Powar
ist Bloc - 30 hrs. usse of 20% of

connacted load oy established

demand rated in K.V.2. =~ -1-V5 4

ind Bloc - Sams base - Bl HWH
211 additional energy sach month is

at the rate of 1¢/KwH

{Minimum of $1.30/%VA of 80% of con., load)

Lighting

ist 100 2w - s5&/vuH
Hext 200 Xy - 3¢/%WR
211 consumption over 300 KW - 2¢/mun

{Minimum of $1.00 per meter per month)
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Trensportation Facilitie

dhemsceany

Brincipal Transport Routes

Ho. 1 Highway, Trans-Canads Bast end west
C. 8. R, Mainline
Co Po R. Mainline
Highway transportation consists of two
local firms providing several delly trips
to wWinnipeg and return, plus most of the
major crops-countyy carriers.
Reil transportation consists of several
rassenger and freight traine easch way daily
including both railroads’® crack pessenger
service.
HMarket
Retaelil Trading Arves - 2,250 sguare miles
Morth - 30 miles
Zouth - 20 miles
Begt = 20 miles

westh - Z5% miles
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Retail Henufactured Agricultural  Building
Year Seles  Products Products Fermits
1951 lﬁ,@Bﬁ,%ﬁél 441,438,248 20,563,672 3,891,000 (1358)
1956 14,313,300 471,808,000 1,449,000 (1957)
7. Hater Hupply

TABLE VII

source -~

hssiniboine River

Treatment =~ S.C.U. 50t {L.5%.)
Ay Q. Chilor. Pi.

Capacity ~ 2,000,000 G.P.D.

Consumption Peak Demand -

Hean Stresm Flow -
Minimum Dally Flow -
Maximun Daily Flow -

Gravity collection system
Bewage lagoon with design
population of 50,000.

may be expanded.

(Lo be increased)
1,900,000 G.P.D.
3,040 S.P.

186 5.¥F.

22,200 §.F.

- pumped into

capacity for

Collection system
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Living Conditions

- Housing standerds sre generally high.

- Twg new bousing developments in progress.

e V&xi@ty of rental aaéwmmwé&tiam avallable.

- One High School - total enrolment 643 -
modern -~ grades included %-12.

- Five Elementary &Schools - totel earolment
1748 - amodern - grades included 1-8.

- One Hospital - 87 beds - 13 doctors -
AA8rn .

- Four Hotels - total rooms 75.

- Pive Motels - totel units 100,

Fire and Police Protection

= Pour fire-fighting units.

- Pire brigade congists @ﬁ & xﬁgﬁiar force
of six nen plus twenty volunteers.

- R.éﬁﬁgﬁe policing ﬂ@ﬁﬁi@tiﬁg of ten cone
gtables under the Jdirection of a Staff

Sergeant .



Hows Media

- One logal dally paper.

- Ty locel weekly papers.

- Local readio station (C.F.R.Y.).

- Radio and Television reception from

winnipey and United States.

Island Payrlk -~

Delts Marshes

Delts Beach =~

Bwimming Pool

Theetres.

Recreat

ioneal Facilities

% hole golf course.
pienic grounds.
sports fields.

race btrack.

snimal sanctuary.

~ duck and goose shooting.
gwimoing.

boeting.

fishing.

waber skiing.

{outdoor) .,

Bowliing Alleys.

Curling Rink.
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Hockey snd Shoting Arens.
Tennis Courts.

Fiving Club.

Library.

Mined Drinking EBsteblishments.

18, Tax Structure

TEHBLE NILE

rod

Basis of
Classificetion Mill Rate dssessment
Residential 43 G4%
Commercial 43 44%
Farm 43 483%
Industrisal 43 44%

Hunicipal Debenture Debt

Total $997,4000 {(Year 1953).

"

Per Capite 590D.04.

oo

Business Tax ~ 15% of assessed rental value,
Special Tex - sewer & water ~ $5.00 pex

foot frontage.



il. Climste - 44 vears on resord

TEBLE TX

Lyerage Hean Hean Mean
Frost-Free Annual Minimum Maximum Janusl
Devs Rainfall Temp. T, Temp .
ary Wy o - % . y gt . o o €2
127 17.68 ins. 25% 467p 35%p

An snolysis of these basic industriel
location factors indicates thet the City of
Portege La Prairie enjovs & number of advantages
that should prove Lo be attractive to industries
in the food processing and licht manufacturing
categories. There ave several industries in
these categories already established in the city.
Most of these are on a minor scale, employing
fifteen people or less, and sre not likely to
ezpand to any grest extent in the foresseable
future. However, as mentioned @amli&r in this
chapter, the completion of the new $5,000,000
Campbell's Soup Plant in the ¢ity bas been a
major step forward in its industriel growth and
should be instrumental in encouraging other ine

dustyries to follow suit.



Another important factor
the industrisl growth potential of

Praivie is the recent formabtion of

Community Development Corporetion.

w,
H

§
&5

in assessing
Portage La
the Portage

This organi-

gation is made up of & group of interested and

public-spirited businessmen in th

i

purpose is to encourage further industrisl ew-

pansion. Punds for this progrem are subscribed

on an investment bssisz. The money that is

raised by these means is used to aspemble and

5

service industrial sites and, if necessary. Lo

construct plint facilities for any worthy induse

trial endesvour. It is hoped that

sive scheme will be successfel in &

this progreg-

thtracting

further industyry to the city. Similar programs

have proven successful in the Henitoba towns of

5

Carberry, whers & poteto chip fizm

is now estéa-

blished, and Morden, which succeeded in abttrac-

ting & het manufacturing concern.

It has been estimated that for every

ten persons employed in a basic industry, thers



will be employed twelve additional persons in-
related service industries. In terms of net
femily formation, =llowing for three persons
per family, the total number of people accumu-
lated by the orviginel ten is sixty-six. It has
been shown thet Portage Le Praivie is in a
favourakle position Lo stitrect further industry.
Therefore, in attempting to forecast future
population growth, considereble welght must be

attached to this factor.

B. Higratory Trends

The lack of varied employment oppor-
tunities in the South Central Manitoba region,
has resulted in & migration of youny persons
from rurel aress to larger urben centyres such
as Wimnipeg. This trend hes been most pro-
nounced in the rural municipslities of the
region and to 2 lesser degree in the incorpor-
ated towns and villages. The net effect of
this migration has been demaging to the growth

and development of the region ss & whole.
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However, certain fowns and, nost noticeably,
the City of Portage Le Prairie, have shown &
net increase in the proportion of younger people
meking up their populations.

Following are bwo tables which show
& comperison hetween Portage La Praivie and
other rural communities of the effect of this

trend.



Munigipality

Cartierx
mafferin
Grey

Lakeview
Lorne

Touise
Hachonald
Hontcaim
Morris

North Noxfolk
South Horfolk
Pembina
PORTAGE L& PRAIRIE
Rhineland
Roland
Stanley
Thompson
Victoria
westhbourne

1951 Pop'n.
15-19 ¥rs,

342
316
389
35
380
133
272
284
385
313
i8e
253
525
721
117
348
1i3
130
£20

1956 Pop’n.

2U=24 ¥rs,

i88
180
253

38
242

23
153
148
253
187
122
13
184
422

24
400

61

85
21l

Gaein or lLoss

{(umerical)

=154
138
w127
- 37
- 138
- &0
=104
~ 145
332
- 1483
- G
- 97
-t
- 289
- 23
-1238
- 52
- 4%
- 79

Gain or LoSs
as % of 1351
15-1% ¥Yrs.

5
w3
-3 3
=35
=36
=30
-35
-G
-3
¥
=34
=33
G %
=&
=20
-2
-
=35
~27

Gain or Loss
as % of 1951
Total Pon'n,

3
3

i

i
®

§
%

§
%

&

§
1 B e e L B s
£

®

FOOF B & W b owd L B owed

§
F

Hote: Figures for municipalities do not include the figures for the towns shown therein.



Town,
Village,
city

Carman
Crystal City
Pilot Mound
Emerson
Hogrris
HacGregor
Treherne
Hanitou
PORTAGE La PRAIRIE
Altona
Gretna

Plum Coules
Horden
Vinkley
Gladstone
Brandon

1951 Pop'n.
15319 ¥rs.

iai
3%
45
55
79
39
33
45
773
77.
50
127
190
57
i, 359

1956 Pop'n.

£0-24 Yrs,

77
27
33
24
76
10

960

100
21

127

101

1,867

Gain or Loss

SBumerical)

Gain or Loss
ag % of 18%1
15-19 Yz,

~36
-25
~28
~56

Gain oy Loss
as % of 1851



4% stated earlier, a community most
retsin & falrly high proportion of its yvounger
generation if it expects Lo experience substan~
tial population growth. The stabistics pre-
sented in Table XI show that Portege La Prairie,
as & city, experienced sn spprecisble incresse
in the owiber of youngeyr geople in its popula-
tion, while every other South Central Manitoba
comuunity, exvept one, experienced a decline
over Lhe period 1551 to l956. The City of
Brandon, while not located in the South Central
region, was included in order to provide a com~
parvison between Portage La Prairie and g larger
centre.

&n snalysis of the stetistics sbown
in Tables ¥ and ¥I indicates theat only those
centres wihlceh have taken positive steps towards
community development have been successful in
overcoming the trend towards migration of

younger people to lerger centres, such &8 Winnipey.



Included in this group axe the City of Portage
La Prairie, the towns of Morris, Morden, Winkler
and Altona.

The principal resson thet the com-
munities in this yroup have been successful in
retaining & higher percentage of their younger
people lies in the fact that sgricultural pro-
duction in these areas has been greatly diver-
gified and intensified. Crester emphasis has
been placved on the cultivation of vegetable
crops with the resulit that food-processing
industries have been set ww. This has served
to broaden the economic base of each community
and has brought sbout o subseguent incresse in
economic activity which hes provided a greatex

range of employment opportunities for younger

reople.
It iz interesting to note that every
ane of the centres included in this group have

taken advantege of ihe planning services offered

by the Depeartment of Industry and Commerce.
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The progressive nature of these communitlies is

reflected in the fact the

o

t they are seeking

b

competent agsistence in guiding their develop-

ment, 50 that orxderly gruwih will be assured.

kel

Many of the other communities listed in Tables
% and XTI have not, &8 yeb, made use of the
Provincial Planning Services Branch QE the
Department of Industyry and Commerce. This agency
can be very useful to & community in conducting
surveys, ouvtlining programs of community develop—
ment, and, in geneval, guliding the growth of the
gcommunity in & meaner which will prove (o be
most advantageous to all concerned.

b comparison of the figures shown in
Table XI Ffor the cities of Brandon and Portage
La Prairie would seem Lo indlicate that the
latter is keeping pace with a considerably
levger centre in providing adeguate &m@layﬁﬁnﬁ
gpportunities for younger people. Brandon,
with & 1956 fotel population of 24,796, reyis-

tered & 2.4% incresse in the retention of people

”



in the age group 15-19 years between 1951 and
1956, Poritage La Prairvie, with a 1856 total

-

population of 10,525, was only ©.2% bebind
Brandon, registering & 2.2% incresse in Lhe

sane category. This would indicate that Portage
La Prairie should be sble Lo expect spproxi~
mately the same ygrowth characteristics as
Brandon in this regerd. Bramdon, which is
similar to Portage La Prairie, inasmuch as it

is primarily & local collecting and distributing
centre for & rich sgriculiurel district, has
experienced s very rapid rate of gxw@tﬁ since
the end of the Second World Wer. It is not
unrealistic to assume that Portage La Praivie
will experience simllar expansion.

Having anslysed some of the factors
likely to inflvence its fubture growibh charac-
teristics, 2 graph mey be plotted for the City
of Portaye La Prairie, sbhowing previcus populs~
tion figures on & curve and & projection of this

curve may bhe wvsed to estimate the megnitude of

the povulation at some future date.
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Az stated esylier, & reassonable degree

of caution must bhe ax@raiﬁ&ﬁ in arriving at a
ropulation forecast, becsuse there is a danger
of either over-estimating ax_%aﬁ@rwaﬁtimating
the figure. Therefore, it has been considered
prudent to meke the Qagmlatiaﬁ projection for

a period of not grester than twenty yesrs into
the future, since there iz no reasonable degree
of certainty 2% to what influences may come
into play bevond that time. Indeed, with all
the advancements in technology that have been
made in recent years, it is difficult to even
surmise what new and powerful influences way
affect population within the next twenty years.
One thing, %ww&vexf seems certain: mmd that is
the fact that there is en increasing trend in
our oountry towards the urbsnization of our
population. This trend may menifest itself in
an unprecedented rate of growth for Canadian

towns and cities.
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oo meens of explaining the popula-

Bz

tion curve and its projection shown on the

a@cmm@anyimg Graph, @ discussion of the factors

Lhat were taken into asccount will now e included.
The ocurve, where it passes through

the figures for the vears 1520 to 1946, remsined

3

fairly flat. 7The only significantc departures
were a population decrease in 1936 which may

ke sttributed Lo the economic depression which

-

3

Frevaliled st that time snd & slight population
inerease in 1941, which was probsbly mede up of
mestly military personnel which were trained at
Portege La PFraivie during the war.

Lt waz pnot until 1946, then, that a
definite trend in the populstion curve was
established., The prosperous years that followed
world War Two sew the population curve begin a
Fronounced incline that ilngressed in slope
through the period ending in 1355. The steep
slope of the curve remained constant during

the period 1956 to 1960 and it was, therefore,



decided that the meximum projection should be
shown &$ a contiosuvation of the curve on this
slope.

& straight line drawn through the
population figures for 1946 and 1960, shows the
rate of growih established from the time that
the upward trend began {after 1346) to the
@f@é@ﬁt, Since & city usually gaing momentum
of growith after it reaches & size of sboutb
12,000, it iz not considered likely that the
ra&a esteablished by this straight line will de-
srease until the city resches & size where this
momentum will cease to have effect. Therefore,
& continuation of this straight line should
provide a safe minimum projeciion.

In arriving st a population figure
for the yvesr 1984, then it becomes necessary to
strike & welghted sean between the figures in~-
dicated by the maximum and minimes projections,

whilch prove to be 22,400 and 19,400 respectively.



Teking into asccount the advantages
that Portege L& Praivie enjovs wiith reyerd to
its streteqgic location {approximstely midway
between Winnipeg and Brandon), its desirable
industrial location factors, the diversification
of its surrouwnding agriculturel avea, and its
proven capacity to expand, then it iz considered
necessary to walght the mean population filgure
for 1980 strongly in fevour of the maximom pro-
jection.

Therefore, it is predicted that the
population figure for the City of Portaye La
Prazivie in the year 1880 will be at least 22,000.
It should be noted, however, that the method
of arriving at this figure is & conservabive
one and has been emploved in ordeyr Lo avoid
pver-estinmeting the future population. A& more
optimistic estimate miyg place the 1980 popu-
ilation considerably higher then the one produced
by this method. In sttempbting to justify the

need for the redevelopment of {he central ares



00T WHOX

A

AL

i

M

1

i
11
1T

i

I

i

et

15

TE

ad

7

1

% )

1]

.

i
11
T
P

AR W

T

Lt

1

7

JLT

)

L]

It |

it

1

MANUFACTURED BY. RENOUF PUBLIBHING CO, MONTREAL

ANRE

Inb U BANS

B SRR

Tt




- BE -

of the city, it was considered more dangerous
to over-estimate the future population, and
rhug cause a false impression of the need,

than to under-estimate it.

IZI  PRESENT DEVEILOPUENT TREND

B RIS PO

By way of supplying further evidence
+o support the need for redevelopment of the
central business district in Portage La Praivie,
one need only observe the disorganized pattern
of existing development. It may best ke des-
cribed as “strip development” or "ribbon devel-
opment®, either of which terms is used to de-
soeribe the condition where a mixture of commer-
cial, residential and an assoritment of other
land uses have been allowed Lo spring up along
major traffic arteries, producing the undesirable
raesult of having commercial esteblishments
stretched out over great distances.

The evolution of strip develovment

may be directly attvibuted to the advent of the



v

asubomonld le with ilncreased moblliby, grester
Py

5

importance was assigned to the locstion of
compercial establishments adjscent Lo mejor
traffic routes. The adventages in dolnyg this
were considered to ke obvious. By locating such
esteblishments on heavily-travelled routes, the
pwners could expect Lo atirect & major portion
of the passing traffic. MNeximam advantaye
could slso be tsken of outdoor advertising be-
cause a high percencayge of lowal and through
traffic would be exposed Lo it.

There is no doubi, of course, that
the economic Qﬂﬁﬁiﬁ@ﬁ@tiﬁmé pehind this reasoning
are saﬁaﬁawaiéiiy sound. Howgwver, now that the
affects of the development patitern initlisted
by this reasoning can be eveluated, we find
there asre & number of dizaedventages inherent
in it. In the opinion of the suthor, the fol-
lowing dissdvantages may be listed for Portayge

Le Preivie:



1, PRikpbon® or YStriz” development

in Portage L& Praivie is confined mostly to

saskatohewan avenue, slthough it does exist to
& lesser degree along Tupper Street North and
Main Streel North. Saskebtchewan Avenue, which
is Trans-Canada Highwey Ho. 1, is a traffic
route that is very hesvily travelled by both
through end local traffic. A& such, it should
have only limited acceess in order to facilitate
the free flow of vebhicles. Under the gresgﬁt
conditions of strip development, however, with
commercial and residentisl uses ilining both
aides of the avenue for & distance of about one
mile, the number of acoess drivewsys lesading
on and off the avenue have become excessive.
This hes produced & potentislly dengerous traf-
fic haszeard.

2. There is & yeneral lack of defi-
nition between commercial end residential areas

due to the mixbure of stores, service stations,

etc., &nd housing accommodation along the mein



traffic roube:

iz

. A8 & result of this disorganized
pattern of development, property values have
suffered.

3.  Property values have been dig-
persed due to the facy that commercial proper—
ties are nobt orgenized in & more compach ares.
The mixing of residentisl end commercial uses

siong the main traffic

&
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possibility of setiing the property value of
any one particulsy segment et a desirebly high
level.

4. Because of the elongation of the
commereial district due Lo strip development,
there is & general distraction from the city
centre or central business discrict. This re-
moves business esctiviity from the downtown asrea
and, as & resuli, loss of revenue is experienced
Ly Jdowntown businesses, causing & lowering of
property values. ESince the city has a greeb

gervices in the dowsntown ares, it does nol zesn



wise to allow these property vealues to deter-

iorate. Clity cax revenues would certainly

%. The metter of aesthellics musc
also be considered when discussing the disad-
vantages oF “"Strip” &@V@l”y%@ﬂtq The mosl pre-
dominant fesiture of “3trip” development in this
regard is the serious restriction it ilmposes
on architectural composition. DBulldings which
are arranged along both sides of & long, straight
street do not lend themselves Lo the creation
of interesting civic design. In order té BLO-
duce a pleasing desiyn, bulldings have to ﬂé
arranged s0 that they are complementary to each
other and to the spaces orested by them. To
accomplish this, it is necessary Lo work in
the Gimension of depih as well s in a linesr
dimension. “sStrip’ development destroyve the
concept of depth and limits the arrangement of

buildings to & single dimension.



It is wvisuslized that woszt of these
undesirakble features resulting from "Strip”
development would be eliminated by & comprehen-
sive rvedevelopment of the central business
digtricn. A3 OppOSEed
advantage would be teken of “development in
depth” whereby commercial and civic ectivities
would ke more or less confined to the central
section of the ity with the understanding that
future commercial expansion would be gulded in
Lwo dimensions.

The proposal for the redevelopment

in

£

of the central business district {(containe
“develogment in depth’ principle. Under this
scheme the central business district would be
given definite poundaries and asctivity within
these boundariss would bLe yxa@@ﬁiy ﬂxganiz@&w
Instead of having stores and offices merely

fronting onto the main avenue, &8 they do now,

the redevelopment project would cleasr an ares

to the existing conditions,
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of aboubt 35 res in the heact of the ity
wiere bulldings would be srranged in & comper-—

al~civic complex.

III DETERIORALION OF EAISTING FaCILLITIES

A THE DOWHTOEN AREL

Besides the necessity of providing
for population growtn and the need for checking

T leagt one

o

“Etript development, there 18
more valid resson for the redevelopment of the
central srea of Portege La Frairie. In & few
years from now, the condition of wmany of the
pulldings in this avea, both é@mmeﬁaiai and
residential, will bave deteriorated Lo such

iow level thet they will no longer be funciloo-
al. Some huildings have slready reached this
state and meny more are fast spprosasching it.

The general condition of the buildings in the

o

faiy

M

ares iLs o pooy, altbough some of the com-
mercial establishwents frouting onto Saskatchewsn

svenue and & few of the residences sre in good



&

condition. Macs Mo, 5 and 54, appendix, show
Py oy

3
£

sge of buildings end useful life of buildings

Throuwghont the central srea the
symptoms of “bliyht® are becoming more propounced.
If no decisive action is undexrtaken to check

this condition, then & time-proven provess of

urban evolution will see the wmejor portion of

the district degensrate to the category of
slums .

tme does nob have to travel very fer
to see how this process works. The City of
winnipeyg, Manitobs, wprovides & classic example
of how slus districts cen develop when wrban
expansion is allowed to follow its netursl
COULse.

The development of the slum districis
in the porth End of winaipey coincides almost
exactly with the "Concentric Zone Theory”

formalated by B. w. Burgess,

&y

noted authority

on the subject of ity growth and structure.



This theory conceives olties as & serlies of
functionel rings Jdecressging in density and
changing in type outwards from Lhe cenire.
The innermost circle is the central Lusiness
disvrict, generally the core of the city end
containing the oldest buildings This gives
way successively to a light industrial zone,
Lo residential zones of decreasinyg densiiy
and increasing guality, end finally to out-
lying hesvy industrisl sreas end residentiel
suburbs .

in & growing cliy, the srocess of
invasion and sugcession of land uses operates
almost continuously. A8 & result, when asny of
the sbove-mentioned zones lsg forced Lo expand
it produces o corresponding effect on the zones
beyond it. Thus, as the cenitral bhusiness dig-
trict expands into the industrisl zone, the
slaced uses must in turn invede the poor

guality residential zone.
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it im through this process that the
slums of Winnipeg's Horih End have come into
pbeing. In the esrly days of the city's develop-
ment, the central business district was con-
fined largely to Main Scrser end Portage Avenue.
A8 the clty grew, & light industrisl zone began
to grow up around the central business district,
especially north of Portaye Avenue and west of
Main Street. The most predominent elements in
this zone of light industry were Lhe garment
manufacturing enterprises which employed large
numbers of skilled and semi-sgkilled workers.
Living sccommodations for these workers, as
wall as for other groups employed in the central

musiness district, then began Lo spread them-

£

selves in and sround the light industrial zone.
&8 the growth of the city continued, it becane

ral business districet to

5

&

necessacy for the cen
expand iunto the light industrial zone and this
zone was forced Lo encroach upon the existing

residential districis. The net effect of this



invasion was a general lowering of the desir-
ablility of vesidential properties close Lo the
downtown aree, with the result that residents,
seeking to escape from the congested conditions
created by the invesion of thelir residential
zone by business concerns, moved furkher away
and esteblished & residential zone of lover
population dengilty toweards the ocutskiris of
the city.

In the wake of this succession were
ieft meny older dwellings which were once quite
respectable, but which now were seriously de-
preciabed in value. Jonseguently, they became
chie homes of chat element of the urban society
which could afford no better. Due bo the fact
chat the families which begsn bto ccoupy these
dwellings waere lavgely withoulb extrea funds,

a

the upkeep of Lhe buildings was neglected. &s

L&

more of these people moved in and as overcrowding
Lecane nore pronounced, the asres bhegan Lo take

on e declidedly “Llighted” appesrance. From this



point the ﬁﬁ%%ﬂﬁﬁ&éiﬁﬁ af the distyict to a
slam condition weg & vapld process. Today,
wWinnipey is faced with & full-scale sium
clearance project thet will rehebllitate the
people within the distviot and restore the

land to some higher economic use.

iw

Blight mey be condemned on three main

grounds:

(a) Aesthetically, althouuh it may on octsa-
siong be picturesgue.

{} Socially and in terms of human sympathy

and dignity, becsuse slums are noL con-

ducive Lo physicel and mentel healih and

encoursge wvasbage of hunsn resourees.

{c} Economically, because & blighted sxea

does not function properly. It haes been

estimated that bilghted aress in North

&mericen clities contribute only 6% of

civie revenue, but sbsorb 50% of servicing

COBLE.,



In the light of these considerations

end from the exverience of larger cities, such

&

as Winndpeg, it iz unthinksble that & compara-~
ﬁiveiy younger city like Portage Le Prairie
should permit the same forces of evolution to
trensform its central avea into a district of
Blight and slums,

Portunately, there remains sufficient

3 . o

time in which to check these forces before they

tion to approach & redevelopment project.

Rather than disvegerding the symptoms of blight
which are now present and sllowinyg the central

area to degenerate to the category of & slunm,

steps can now be teken to srrest Lhis process.

0

Thervefore, it is sbundently cleay that an effort

should now be made to initiazte the first stages

‘of the redevelopmeni progrem recommended by the

Province of Menitobs Planning Service.
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various aspects
of implemsntation of the centval avrea

AS ~
redevelopment plan prepayved by the
Provionce of Manitoba Planning Services
Branch for the Clty of Portage & Prairvie,

Mmanitoba.
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CHAPTER IXT

The orderly development of a aaﬁmun
nity depends to a very great extent upon the
adoption of an official comprehensive plan
preparved by a recognized planning agency to
guide future community growth. By designating
gpecifically the uses to which various sections
of the community may be put, the comprehensive
plan assures that future growth will take place
in a manner bearing the appropriate relation-
ship to the existing physical features of the
community.

The comprehensive plan is, therefore,
a means towards an end. It iz a graphic re-
pragentation showing at one particular tinme
the course of action which, in the judgment of
the planners, is the wisest one to be followed,
While the plan is in this stage it ramainsg

flexible and can be changed to suit varying



P & ¥ S

conditions or, in the event of a more enlightened
Judgment of its objectives and proposals, it

can be reviewed and the appropriate modifica~
tions can be made.

In its wmost refined form the plan is
still of little vaiﬁ%.mniagg it is adopted as
official policy. This step is a most important
one in the implementation of any plan for ocom-
munity @@v&lmy@@nt“ The gsignificance of the
official sanctioning of the plan is suomed up
in the followiag guotation:

“When the legislative body or appro-
priate adninistrative agency places the stamp
of approval upon the plan or some element of
the plan. 1t converts the ideas, thoughts and
recommendations of the planning agency into
aofficial governmental policy. Such action
fraquently oreates new and ilwmportant legal ree-
lationships and gives a degree of finality to
planning by establishing certain rights, lia-

bilities and obligations.” (11)
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The plan for the redevelopment of
the central area of Portage La Prairie may be
regarded as one element of the overall compre-
hensive plan for the development of the city
as a whole., The implementation of the plan
for the central area hinges on its approval
by the mayor and council of the city. Before
this approval can be given, there must be
reasonable assurance that the plan is truly
sulted to the needs of the community. In
arrviving at this decision there is no absolute
means of determining whether or not the pian,
as it is @r@@@mﬁl? constituted, will continue
over a period of years to be applicable to
the city‘s needs. There are, howaver, certain
features thet can be analysed to give a fairly
reliable indication of the plan‘s validity.
Following are some samples of the factors that
should be considered in appraising the suita-

bility of the plan:



i. Does the plan take into accouwnt fubure
population trends? Does it'm&k@ an asti~
mate of the gize of the city's population
aﬁtes a pericd of twenty or twenty-five
years? Are the proposals in the plaon
geared to the neads of thisz future popula—
tlon?

2. Is the plan compatible with the financial
ragsources of the conmunity?

3. B0 the proposals for land use constitute
the nighest and best economlc use of the
properties to which they are assigned?

4. Are there any areas of coanflict b@ﬁw&ﬁﬁ
the proposed land uses and those in exis-
tance?

5. Is adeguate provision made in the plan for

54

craffic and pavking facllities?

Thess are but a few of the guestions
that must be answered befors the plan can re-
celve official approval., After the plan has

been tested in this manner and after any



weaknesgses have been sultably corrected, then
the city would be in a position to approve the
plan in principle.

It should be noted, in this regard,
that there is danger in elther aspproving the
plan prematurely or ia devotiang too ma&h time
o its consideration prior to arviving at a
declision. If the city officially adopts the
plan without making & proper analysis of its
concepts there is a danger of committing pre-
sent and fature generations to a program of
developmant which, in the light of unforeseen
circumastances, night turn out to be unacceptable.
I£, on the other hand, the city postpones in-
definitely a decision on approval of the plan,
there is every chance that wanplannad develop-
ment will occur in the interim period which may
create gsevious difficuliies and xas@&t in a
more costly program of redevelopment at some

future date,
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#lther of these mistakes would prove
Lo be as expensive as the other. Therefore,

a legitimate compromise suggests itself. If,
after a reasonable period of study and review,
the e¢ity ig satisfied that the general alms and
ohjectives of the redevelopment plan are sub-
stantially walld, then it should approve of

the plan in principle, reserving [he right to
raview the plan every five vears for the purpose
of determining whether or not any adjustments
AYE NSCesS\Ary.

In this sanner the danger of come-
mitting the pentral area to an excessively
rigid redevelopment plan would we greatly re-
duced. At the same time, it would give the
plan the degres of finality that it needs in
order to begin the first stages of its imple-

mentation.
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SUGCESTED METHODS OF PLAN IMPLEMENTATION

A. PUBLIC RELATIONS

if and when the rvedevelopment plan

vt 3

for the central area iz approved by the aayor

and council of the city, the first step towards

its implementation should be a vigorous public
relations campalgn to promobe the project and
to enlist public support for its implementation.
There are at least three affective
media through which the campaign could be
launched. These include the local Jdaily newge
paper, the local radico station and & public

dlsplay showing models and architects' sketches

h

o
(R

i

£ the wvaricus stages ¢ redevelopnent of
the central area.

FPinanging of this pubklic ralations

campalyn could be sharsd

_53
]

an eguitable basis

F

i

Wy the olty and by that segment of the Dusiness
population which Is an xious to win public sup-

port for the project. It is visualized that



i
ey

the Junlor Chawber of Commerce, in keeping

with its objectives of promoting civic iluprovae
mant, would be the logical body to solicit ﬁmn&g
from businessmen for the Eima& ing of the public
ralations campaign.

The 1@2 5 of the press and radio in
delivering the various elements of the campaign
would be similar. Primerily, these media would
e used as a means of aducating the pdﬁliﬁ by
weekly editorials on the advantages of adopting

the redsvelopment proposal, as opposed to the

&a

o

drawbacks of allowing the central area Lo Ccone

tinue its

e:.

course of unplanned development.,
A8 advantages in adopting the redevel-
opment proposal could be cited some of those

already wmentioned earlier in this thesis. For

LN

axampla:

1. Preservation of the central ares ag the

centre of civice, commercial and cultural

activivy.
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2. Provision of more modern and adeguate
facilitiss to accommodate future population
growth,

3, Convenience to the public in having all
important civic and commercial buildings
groupad In one compacht ayea.

4. Enhancement of the cliy's appearance and

character through redevelopment and re-

% 5 % Zo oo o3 - sy 51 3 P Ly 40 ey B § -
nabilitation, az well as praservation of

rhose buildings and Ffeatures which will
continue to be of
A disadvantages in allowing the

central area bo continue in its presgent course

[eh

of wnorganized development could be clited the

following which are also described in previous

Ffrom & social and

foud
&
f:%
a3
o
fast
o3
h
e
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poonomnlic viewpolnt, of permitting tha cen-

tral ares Lo hecons permanently blicghted,

R
L4

Tha congastion and conflict that will re-

sult due o inadeguate parking facilities,
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through visual appesal. The most lwmportant

solav would be its location.
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Eaature of such
In order to provide maximum opportunity for the
public to observe the display, it should be

located in & public bullding, such az the post
office, where it would De expoged to the mosgt
peaple.

Az a supplement to the display could
ke included & written description of the re-

davelopment program, explaining lts varlous

phases and objectives., This would farther

sl

halp the public to understand the concepts O

&

the design and to visualize the overall improve-

nment to the olty resulting from the completion
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of the redevelopnent of

B. LAND ASSEMBLY

e matte

e

of land assesbly in the
implensatation of an uarban redevelopmant pro-
Ject is probably the most complex feature of

the entire operation. The success of the whole



project depends dirsctly on this phase Of iits
implensntation.

A8 it appliss to urban redevelopment,
the term *land assenbly® may be defined as all
wacse opsraticns thal are neCassary Lo prepare

the area for recomstruction. Such operations

bulldings.

3. Servicing of the reclaimed aree with public

the success of the redevelopment project is

oy

clLlowing guotation:
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"Urkan redevelopment projects can be
successiully carvied out oaly if all the real

TAPEVIRE TN 5 F vt 4w deen B o s . s a4 -
Property which is o be cleaved W WA

ra-

Gulres extensive rehabilitation is agsaenbled

& most lmportant
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function of the whan redevelopment agency is
the acguisition and assembly of the land within
the project arsa.” (12}

it should b2 recognized that, in
order to overcoms the many difficult obstacles
of land assembly, the agency in charge of this
stage of the redevelopment project must be
eguipped with special powers. |

The most complex aspect of land
asgsenbly is the condemnation, and subseguent
acguisition, of property that is to be cleared
for redevelopment. If a private property
owner should decide that he does not wish to
release his property to the redevelopment
aunthority, then it is conceivable that his de-
cigion could seriously hamper the progress of
the project. This type of experience has been
encountered in the past by other cities where
the redevelopment authority lacked éh@ power

to expropriate,



¥or this reason, it is considered
essentlal that the city of Portage iLa Pralrie
itself become the redevelopment authority in
charge of land assembly, as opposed to placing
this operation in the hands of a private re-
development corporation. As an official de-
partment of the cliyv government, the ageacy
for land assembly would possess gpecial powers
which would greatly facilitate the effectuation
of the redevelopment project. Those powers
wiich would prove to be of wost conseguence
are those relating to the acguisition of pri-
vate property.

1. Zmiacent Domain

"The power of aminent domain is an
essentlial governmental power used for the pure
pose of tahing §ﬁiv&t@ property needed for a
public uge,”

“Under the power of eminent domain,
the sovereign state may take any private pro-

perty within ite jurisdiction for public use



without the consent of the ownsr, subject to

the condition of payment of jﬁﬁt compensation
in accordance with the methods prescribed by

law.® (13)

Ag it may be seen from these two de-~
finitions of the power of eminent domain, the
city has the legal authority to expropriate
private property for the purpose of converting
it to some public use. This, in itself, would
engsure that the city would have access to any
property which it needed for such public
buildings as the clty hall, library, pelice
gtation, fire hall, and peossibly, the sports
arena, if t&iﬁ building were to be municipally
owned. Having the aunthority to exercise the
powers of eminent domaln, the city, as the
official agency for land assembly, could eli-
minate the possibility of not being able Lo se-
cure the most desirable property for its civic

buildings.



There arve, of course, certain limie-
tations on the extent to which a city may use
the power of eminent domaln. 5As a rule, this
power is granted to a ity only when formal
application is made by that city Lo the Judicial
Branch of ﬁhé Provincial Government. In gran-
ting the power of eminent domain to a city., the
senior government specifiss that this power
may only be used by &%@ city Lo expropriate
private property for a public use. Normally

included in the category of public use would

fods

he land that is reguired by.th@ city for aivié
adninlstration buildings, styreet widening,
parks, schools, hosplitals, tvaffic structures,
ate. Whether or not a clty, such as Portage

La Prairie, could use the power to expropriste
private property a8 a means of land acguisition,
with a view to preparing the land for sale o

& private redevelopment corporation, would
ﬁ@@éﬁﬁ on the exact nature of the powers granted

to it by the Provincial Government. The



acguisition of lané for purposges of urban re-
development could be interpretted as the
acqguisition of land for a public use, inasmuch
as the end result of urban redevelopment is to
bring about an improvement to the community as
g whole.

Present legislation is not exactly
clear on the extent Lo which the powers of
eninent domain may be used., Before reaching
a decislion on w%éthar or net to grant speclal
powers of expropriation to a city, the senior
government must h@ guided by the regulations
that have been established by precedent in
other parts of the couniyry.

In the Provinge of Ontarico there are
several isolated cases where the powers of
aminent domain have been resorbed to in matters
of land acguisition for purposes of urban re-
anewal. Qm@;guﬁh incident involved a property
owner who would only relsase his land to the

private developer for a price which was far in
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proegs of ltes falr value. The periicular
property in guestion happened to be of key

importance o the successful conpletion of the

on

project, but the private developer did not

agree that the owner wes jJustifled in his exe-
crhitant demands. Conseguently., bthe developer

filed & petition to the

g,

wity to expropriate the

B successful in

=t

property on his behalf and
securing the property ab a legitimete price.
It muat he ewphasiszed that the city

would only exercise its powers of sminent do-

main dn those exitreme cases where ordinsry

negotiations falled to reach a settlement between

the city and the landividusl property owner. If
these powers were to be used at all, they would
be used with discretion,

A8 a basles to be used ln the sething
up of a land assexbly agengy for the City of
Portage Le Praixle, it is suggested that the

city could establish & systen whereby negobis~
Y

tiong Iur the purchase of a plece of properiv
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would be continued for a period of one veax,
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me had slapsed, no
saﬁﬁl@m@mﬁ had been reached between the city
and the property owner, then the city would
axercise its power to axpropriate.

Undey such a system adeguate time
would be affordsd ﬁa&&ﬁg which to arrive at a
falr and just price agreement based on the
current market value of simllar properties.
If, at the end of the negotiation perioed, the
property owner still held out for an unrealisge
ically high price, then it would be falrly
clear that he was hoping to take advantage of
the city and that his interests were purely

speculative, If such a case were b

o
&
"
fad)
2z}
®

during the course of the land acguisition,
then the City of Portege L& Prairie, as the
agency for land &gaéﬁﬁly, would be in a posi-
tion to act in the public intersst by exere

wising its power of eminent domain.
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3

. Financial Powers

In order to perform its functicnal
responsibilities, a city government must have
the power to ralse and esxpend money. The
financial powers that a ity commonly uses in
ralsing revenues are the power to boyvrow, the
power to lacur indebtedness, and the power of
tagation. Any or all of these methods of
‘raising revenue may be used by éﬁ@ cliy, sub-
Ject to the approval of senior levels of govern-
mant, for the purposes of public lmprovement
which wonld @ré&mm&ﬁly include land assembly
Eor urban redevelopment.

The financlal powers of & city also
permit it Lo enter into cost-sharing arrange-
ments with senior levels of government for
various stages of urban vedevelopment. This
is an a&v&ﬁﬁag& that a pxiv&@&'zﬁﬁﬁval@@m@nt
corporation does not enjoy. Therefore, the
city should be able to administer land assembly

at lower cost than could a private redevelopment
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corporation, with the result that the total
cost of redevelopment would be reduced.

Primarily, thevre are three phases of
land assembly that may be financed through
federal-municipal cost-sharing axxaﬁgam&nﬁﬁa
These include urban redevelopment studies, land
acguisition and clearvance.

The first of these, urban redevelop-
ment studies, ig generally alimed at identifying
blighted aress, determining h@uﬁinﬁ.r@§uir@m@mtﬁ
and providing data upon which an oxderly program
of conservation, rehabilitation and redevelop-
ment can be based. Under the terxms of the
Hational Housing Act, Part V, the Central Mort-
gage and Mousing Covpovation, with the approval
of the Pedeval Sovernment, may aid a munici~
pality in conducting 2 clty-wide study, or a
study within a specific area of the city, and
may provide a pavt of the cost of the study.

The Federal Government may contyribute az much

as 75% of the total cost of a city-wide study



and up to 50% of the cost of studying a limited
axa&; Before such a project can be undertaken,
the study must be approved by the Provincial
Government.,

The Federal Sovernment, under section
23 of the Netional Housing Act, may also pro-
vide financial assistance to the municipality
in the wmatter of land assenbly. The federal
zgsistance may amcunt to as much as one-half
of the cost of scguisition and clearance of the

arsa. Again, the approval of the Provincial

Yogd

mwefors any federal

?

Government musht %m ohialined
contribution can bé nade.
Central Mortgage and Housing Corpora-
tion is the agency of the Faderal Covernment
which administers the National Housing Act,
The corporation’s responsibilities include the
recelpt and analysils of applications submitted
by municipalities for federal considera tion, as

well as the negotiations which lead up to the

preparation and executlon of an agreanent bhetween
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the Federal Minlster of Publle Works and the

muanicipality. Before |

9

saeral assistance for

acguisition and clearance way be glven, the

following conditions must prevalil:

1. The area Lo be acguired and cleared wust
be substantially blighted.

2. The municipality must possess legisliative
authority to acgguire and to clear the area.

3. The government of the groviance in which

the area is situated must have approved
the acguisition aadoclearance.

4. The wunicipality, or the mmicipality and
proviance jointly, must bear the balance of

the cost of acguisitlon and clearance above

73

. If the present use of the area is predo-
minantly residential, the cleared land wmay
e used for any purpose, including commerce
or industry. If, however, the existing use
is none-residential, then the use afterx

glearance must be mainly reszidential.

“

<3
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AlL families living in the area to be
cleared must be offered satlsiactory ale

ternative housing at faily and reasonable

7. The redevelopment proposed must be in

3 2 s

accordence with an oificial community plan
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satisfactory to the Federal Minister
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£y

Howevar, this is not sxectly the case in the

City of Portage Le Prairie, The wmajor portion
wf the exdsting land within the study arga is
resldential, bhut all the property abutting on
to Saskatchewan Avenue betwean Tupper Strest

rd Street) constitubes oome

%aéﬁ

and Main strest I[Th

marclial use., The entire study arsea has been

re-goned undey a C-1 classification so that
the use after clearance will De primarily come
maerclial,

In ordey to comply with condition
Wo. 5, it ls suggested that the project area
bhe divided up into a nugber of uwnits which
would separate the existing residential use
from the existing commercilal use, so that ad-
vantagse cownld be taken of faderal assistance
in converting to commercial use the units of
Land which are now primarily under residential

This type of approach would not be

without further justification. The separvation



af commerceial and residential use within the
study arsa is already guite distinct. Tha
commercial use is confined mostly to the strip

of property fronting on to

while the rest of the areas

=

dential use with only &

astablishwents. Thersfore,
necegsary to divide the pro

oy Ty

Ll ¢

o

Yowr
a5 'ti o2 o B si by n e oy e o
[EZLSCARCE wWay Ae LeElE

N g R B e 5

A& BLa8t @A8YXLiax

P A
WAL

o e ARG ool gonay b L L g
not sufficiently bad to jus

acguis

COmD

m

Zagkatchewan Avenus

is made up of resie

fow isclated commercisl

would only be
into two

Foo e

Ly with the condi-

consists of regi-
ligikble for federal
of this condition.

, the overall condi-

Projaedt ares is

Le

3

fy the lmmediate

wnoe of all the properiy

E- (PN W R S S - I Sy A
nside its boundaries. There are certaln areas
Flrenwors  waemen T 9 o iy o B B 3 3
wiere prellminary aegotiatlons for aoo aisition
g g bl
sould be hegun b s oy s ST .
Le pegun just as soon ag tha plan is

o ,% S g o
SOV Dther parts of

ga will



not be veady Iov for five, Len,

0% even twanty vesrs. Working within the frame-
w&r& of the redevelopment plan, the agency for

land assenbly could devise a phasing system
wheraby those propertiss which arvs
oheolete due to physlcoal deterioration, could

be acguired in block units and the firsb stages

of the could e put into

n, 5.2 o i N o - b i o
effect. The phasing system would be planned

fv
%';g
o

e
53

of properiby which ars yvet deteriorated

would be acguirved as they veachad the stage
where thay were becowming cbsoelete. This system

would allow the land assembly to

carry oub lbs program in planned stages so that
faderal assistance could be smployed to the
maxinmum advantage throughout.

Aoeording to the conditlon Ho, 5, if
the existing land use ls non-residential, then
the ase after alearance must be mainly residene

tial. This regulation precludes the possibility
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not likely that any extensive housing accommo-
dation will be planned in the reconstruction
program. Therefore, the displaced residents

of the project ares will have to be offered

sultable accommodation elsewhere in the city.
This phase of the program will be discussed

in moré detail later in this chapter. It should
be recognlized, &éw@v&xe that before democlition
of residential buildings can begin the alter-
native housing must be avalilable.

The same reasoning must apply in the

case of commercial property owners.

Before
any commercial bulldings can be demolished, their

replacement in the new comm

ercial complex must
be completed. Hers the problem of relocation
is woderated to & certain extent by the fact
that in the first stages of plan implementation
some of the existing commercial buildings ave
planned as integral parts of the new shopping
complex. This would suggest that site clear-

ance be gtarted in the residential area s that
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a portion of the new commercial complex é@ﬁi@
be built on this cleared site. Following this
ﬁt&?, those commercial establishments which
are closest to a state of complete deteriora-
tion could be relocated in the new commercial
complex and their vacated premises could then
be demolished to make way for the next stage of
redevelopment. Through phasing of this type
it would be pessible to carry out site clear-
ance with a2 ninimun of disruption to commercial
buainess.

Utilitieg Serxvicing

The last major feature of land assembly
involves the servicing of the cleaved site with
public uwtilities, such as sanitary and storm
sewerage, water works, hydro electricity and
natural gas. Until the actual details of
building reconstruction are known, however, it
iz impossible to make any specific recomnenda—

tions as to how these systems should be designed.
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without doubi, some of the existing
sewer and water lines will be disturbed during
the course of :@c@ﬂﬁtxméti@n, Some of the new
bulldings may have to be superimposed over
axisting lines and since access to these lin@g
from the surface would then be impossible, it
is visualized thatsome of them would have to
be either sbandoned or torn wp and re-routed
elsewhere. Inasmuch as the project avea is
located in one of the oldest districts of the
city, it is guite probable that many of the
existing sewer and water lines in the aréa are
reaching the stage where they will no longer
be serviceable anyway. This, in itself, may
provide sufflcient justification for replacing
some of the older lines with new ones. Vhers
it is found that the existing lines are still
capable of many vears' service, then an effort
ghould be m@ﬁé to locate new bulldings so that
they may be serviced by the existing sewer and

water lines. The matter of priorvity must be
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given some <onsideratlion in this regard. If a
change in the proposed location of a building
were to constitute an unacceptable departure
from the architectural a@@@@ﬁiﬁi@m of the civicw
commercial gx@u§g.&hem the expediasncy of using
existing zewer and water installations would
have to be sacrificed. In the case where a
change in the proposed building location was
of minor significance to the overall design,
then it would seem loglcal to take advantage
of existing installations.

As a general rule, it is recommended
that, whereveyr possible, utilization of exlg-
ting sewerage and wabtsy works should be prac-
tised for reasons of economy. Any new lines
wiich are necessary should be planned to cone-
nect up with existing iiﬁ@ﬁ where the labter
are in a good, serviceable condition and have

the capacity to handle the new demand reguire-

mants.
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telephone seyvicing, 1t is recommended that,
within the project arxea, all hydro and tele~
phone lines be installed below the surface.
Again, this could not be accomplished all at
once. & program of planned phasing would have
to be adopted so that the underground instal-
lation of these lines would keep pace with the
ﬁ@&p&&@i@@ of the various stages of the re-
development programn.

The installation of hydre and tele-
phone lines below the surface is a more costly
proposition than the conventional overhead
installation. There are, however, a nunber of
advantages in the former method. By using the
wnderground installation, the surface is freed
of the wnalghtliness of tall, stark poles with
# wazse of cable atrunyg between them. For
sevexral vears aow, architects have rejectaed
overhead wires on the grounds that they are

aesthetically unacceptable, Bngineers, on the
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other hand, reject uwnderground installation of
cables on the grounds that it is too expensive.
In most cases the labtey avgument has prevailed,
but there are speclal cases where sconomy should
be sacrified in favour of asszthetic considera~
tionsg.

In the case of the Portage La Prairie
redevelopnent project, there would be suffi-
cient Justification for ingtallation of all
hydro and telephone lines below the surface in
a comwmon utiliduct. In the first place, it
would enhance the overall appesrance of the
finished project and in the second place, the
cost would nolt be excesslive because the group
of buildings to be serviced are concentrated
within a fairly compact area and the distances

involved would therefore he comparatively small,
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. Pinancing the Redevelopment Program

Barlier in this chapter, under the
heading of Land Assewbly, it was pointed out
that the city, as the redevelopment authority,
would be eligible for a certain amount of
federal assistance in the financing of the
various stages of land assembly. This assis-
tance could amount to as much as 50% of the
cost of a localized project study and up to
50% of the cost of land acquisition and site
clearance. Condition Mo. 4 of the set of eight
conditions regulating the Federal Sovernment's
participation states that the remaining portion
of the cost of acguisition and clearance is to
be borne by the manicipality or the mnicipal-
ity and the proviance jointly.

The Province of Manlitoba already is
faced with considerable expense in the cost-
sharing arrangements that it has with the City

of Winanipeg, which i3 uodertaking an extensive
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slum clearance program. This project probably
nas top priority in the province as far as the
availability of provincial funds for urban
renewal is concerned. This consideration, when
coupled with the fact that the recent federal
budget hae rejected the province's éaquestg
for a larger share of federally collected tax
revenue, makes it almost certain that provin-
cial aid to municipalities for urban renewal
projects will not be very liberal, at least
for the immediate future. In the light of
these considerations, it seems unlikely thét
the Provincial Goverament would be wiliin§ to
contribute more than 25% of the cost of acgul-
sition and clearance to the Poriage La Prairie
Central Area Redevelopment Project. Therefore,
the land assgembly agency may assume that its
share of the total cost of land acguisition
and clearance will be a minimum of 25%, with

federal assistance amounting to a naximum of
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50% and that of the Provincial Government a
maximum of 25%.

Undeyr this arrangement the land
assembly agency would be responsible for 25%

U of the cost of land acguisition and clearance
plus the mmsf of improvenents smaﬁ as paving
and sewerage éﬁé waterworks installations

thét may be necessary. As a means of finan-
cing its share of the cost, the city, as the
agency for land assembly, could launch an issue
of mmnicigal debenture bonds.

Since the implementation of the re-
development project is to be phased in four
stages over a twenty-vear period, it may be
assumed, for the sake of simplicity, that the
debenture issue could be hyoken down inte four
five-year periods., That is to say, the first
debenture issue could be launched to finance
the girat stage of the redevelopment project,
the éaa@n@ issue to finance the sscond stage,

et
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If the redevelopment project is to
be gself-liguidating, then the retirement of
the funded debt must be forthceoming from the
revenue realized by the city from the sale or
lease of the vedeveloped properites, plus a
portion of the tax revenue generated by the
redevelopment of those propertles. Amortiza-
tion, the repayment of the debt and the interest,
can be carvied out by either of four commonly
accepted methods. These methods include:

L. Btraight Line Reserve

This rveserve, without accretions, is
carried ag a liability in the balance sheet
and is matched by corresponding assebs.

2. Sinking Fund Method

Periodic pavments are nade fyxom re-
venues or earnings into the fund which, with

compound interest accyretions, amount exactly

o the principsl sws at maturlty.

=



3. Annuity Bond ¥Method

Bgual periodic payments during the
life of the debt provide simultaneously fox
the progressive reduction of the debit iiself
and the payment of interest on that portion

which ig still outstanding.

4. Sarlial Bond Method

Bonds are offered with the stipula-
tion that certain blocks of egual zize will
be redeemed annually. The periodic reductions
of debt are sgual and the perlodic paywents in
raspect of principal and interest combinad
unifornly diminish with Lime.

If the plan of debit retirement is
faithfally adminlstered, the serial bonad
arrangement is the most economical to the
borrower. Next comes the &nami@y‘%&nﬁ plan,
and 1&a$t'@c®n@miﬁal ig the sisking fund plan.

Two considerations point to the
serial bond plan as being the most satisfactory

mathod of retiring the debt incurred by the



agency for land asmenbly. Firﬁﬁlyg it ig the
m@sﬁ economical method of systematic amortiza-
tion and secondly, it may be readlily geared to
the resale of the clsared property. This
latter consideration may regulre further exe-
planation. It was stated earlier that for
gach of the four stages of the redevelopment
program a separate issuve of municipal debenture
bonds would be regulred, The éaiﬁ of each issue
would be timed to supply only thet amount of
capital reguired to carry ouk the varlous
phases of each gtage., If the debenture issue
were to be organized so that the sntire amount
of caplital reguired to finance the city’s share
of the redevelopment program was raised in one
lump sum then needless interest charges would
result because several vears would have elapsed
hefore the major portion of this capital could
be used.

Under the suggested arrangement,

funds that are borrowad for each stage of the
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project could be pald back in egual annual
blocks using the yearly revenus from the sale

or lease of the cleared properiy.

When all the operstiocons of land

.,

agsenlly have been completed, the redevelop~
ment authority offers for sale or lease the
cleared land o private concerns who will in-
vest thelr own capital in the construction of
new commercial buildings, business offices or
whatever buildings are to be included in the
redeveloped area. It iz lmportant that in
this, the flaal stage of the program, the re-
development authoriiy adopi & wise policy re-
garding the disposel of the land and the sub-
saguent control of lis uae,

In ordey to provide a reasonable
degree of certainty that the end result of the

redevelopment program will be economically,

socially and ayxchitecturally desirable, then



ic is alwost mendatory that the redevelopment
authority exercise a certain amount of control
over the use of the cleared lasd. Unfortun-
ately, however, such controls may have the ade
verse effect of discouraging the investment of
private capital.

"Where 1t is intended to dispose of
the cleared land for private use, the hdghest
return can e obtained when there are no res-

prictions on the type of development. The

terme of the Watlional Housing Act, however,

envisage the use of contrels through conformity
the commanity plan and to bullding and
zoning by-laws, and though these may reduce
the attractiveness of the land to entrepensurs
they still allow considerable freedom. IL more

a o

control is desired, it would be necesgary to

tained by either or both of the governments con-
cerned and leases granted to developers. Such

#

procedure, however, 1s very unattractive to
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detailed schewmes and thelyr bids ave con-
sidered on both financial and assthetic
grounds.

The thres schemes ave designed to
give varying degrees of freedom to the private
developers., The first and third of these al-
ternatives are successful only if the complete
project is to be carried out by one organiza-
tion, otherwise it ig almost impossible to
arhieve co-ordination of design. Since the
element of time becomss important to private
developers, it is not considered likely that

single redevelopment organization, interested

i

in a rapid return on its investment, would con=
sider sinking iits resources into a redevelop~
ment project that is to be completed over a
pariod of vears.

Thevafore, it isg recommendsd that the
radevelopment anthority of the Clty of Portage
La Praivie adopt the second of the three al-

ternatives listed for the disposal of cleared
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land. Its advantages are twofold in that it
allows the city a maximun degrese of control
over land use, as well as assuring a fair
price for the land through competitive bidding.
It also lends itself more readily to the im-
plementation of the project in stages, because
the redevelopment auvthority could arrange to
let out blocks of cleared land for tender as
the assembly of land progresses,

The matter of contrelling the use,
ownership and operation of the land aftex
clearance is of prime importance to the future
well-being of the central arvea and of ﬁhé QOMm-
munity as a whole. The primary considerations
from the public standpoint must be to ensure
a type of land use which is compatible with
the comprehensive plan of commumnity development,
and which will have the least susceptibility
to the recurrence of blight. In order that
this may be accomplished, it is necessary that

the redevelopment authority exercise adeguate
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ﬁantrai over the design itself, as well as
the ownership, my@ﬁ&tiaﬁ and the use of the
redeveloped propexties. Thls can %@'ﬁ@ﬁ@
through the imt&ilig&at ugse of zoning, licen-
sing, bullding codes and by means of cove-
nants which regulate the use of the land at
the time of its release by the redevelopment
auathority.

By placing the assembly of land in
the hands of the city., it becomss very much
gasier to mabke effective use of covenanis.
Covenants which “run with the land® are legal
promises which establish, at the time the land
is sold, the limitations on the new owners
with regard to the future utilization of the
property. The clty, as the redevelopment
authority, possesses the legal power to estab-
ligh such lLimitations as a condition of sale
of the cleared land.

Covenants may be used for many pur—

poses, including, for example, the control of
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purchase and lease agxﬁ@m@mﬁﬁg special use of
premises, alteration of styuctures, maintenw
ance and repelr of buildiangs, and many detalls
of operation which, if left fo the discretion
of the property owners, could,-inadvertently

or otherwise, adversely affect the social and/or
economic stability of the redeveloped area.

The use of covenants would enable the
rvedevelopment authority to esteblish specisl
requirements and higher standards than might
be pogsible under zoning and building regula-
tiong alone, It is, therefore, recommended
that, prior to the sale of the cleared land,
the redevelopment authority retain competent
legal counsel for the purpose of drawing up a
set of enforcesble regulations gualifving the
gale of the land by restricting its future use
to only these commercial and business endes-
vours which are compatible with a high standard
@ﬁ social and economic life and which will
gaaranﬁ@@ 2 desirvable level of public health

and safety.
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Az a result of the experieance in
urban redevelopment of other citiesg, strong
arguments have been developed in favour of
putting the cleaved property to use under long
term lease, rather than by outright sale. The
advantages of this system are claimed to be
greateyr public controel over usse of the property
and ease of recovery of the property in the
gvent that it should again become blighted.

Exeept where special conditions war-
rant this practice, it should not be adopted
as a pollcy. It leaves the redevalopment
authority open to charges that the entire re-
development program was designed for the express
purpose of taking private property out of the
hanﬁa of free enterprise and placing it under
civic control. The public, a2s 2 rule, is quick
_ to rejzct any scheme that strikes at the roots
of free enterprise., Thig is one reason why
outright sale of the cleared property is gen-

erally to be favoured over long term leasehold



arvangensnits. In additicon to this, it way be
sald that greater immediate soonomlc relurn
o the redevelopment authority is assured
through owbright sale of the cisared properiy,
thus ilightening the %@rﬁ@ﬁ of Linancing the

project.

B. Relocation of Displeced Familles

The relocation of persons who will
be dispossessed by the vedevelopment of
Portage La Pralzxie‘s ceuntyral area may wall
prove w be éﬁ@ issue which will decide whether
0r not the project is feasible. Before any
action can be taken towards the implementation
of the redevelopwent program, this siement of
the plan must he thoroughly dealt with., Une
soubtedly, an entire thaslis cpuld be wx&tﬁ%ﬁ.
on this aspect of the plan alons, but since
this study is intended bto treat broadly all
the main Ifsatures of the plan's inplementation,

a detaliled analyveis of family relogation will
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be forsaken in favour of a more general disg-
cussion of the subisct.

virstly, it iz important to realize
that f@&ily relocation cannot be dissocliated
from urban redevelopment. There is a tendency
o think of these two subject as comprising
two separate operations when, in reallty,
family relocation is as much a part of urban
redevelopmant aﬂ‘amyigth@x topic dealt with in
this study.

In most larger clties where urban
renewal projects h&&é-b@@m undertaken, the
problem of family relocation has heen seriously
complicated by the fact that the dispossessed
persong had been living in slum conditions.
Because of this, a varletv of sociclogical
problems was presented in attempting to plan
for the relocation of these people. Many of
the families in these slum districts were in-
capable of supporting themselves and were living

on some form of social welfare, They had no
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funds whatsosver o provide alternative accome
modation for themselves and thelr numbers were
composed of such a vavieby of soclally maiad-
justed individuzls that the settling up of sub-
sidized housing Lo acconmodate them comprised
a2 task of monumental @réyﬁztimnﬁ»

Unlike the conditions that prevalled
in these c¢itiesn, the residential sector of
Portage La Praivie's central aves ig, as yet,
outside the category of a sium district. This
being the case, the problem of famlly reloca-
tion will be comparatively moderate in terms
of 3@&$ml$gi¢al complaxity. IE, however, LOO
much time is wasted in putting the x@ﬁ@vaimgm@nt
program into effect, then the dangsr of fuarther
blighting exists, which could mean that sociol-
oglcal factors will become more complex,

It should be made clear that the Ffirst
responsibility of relocation rests with the
Ffamily itself. There is no reason to believe

that a family which receives just compensgation



for its property at the time of its acguisi-

glopment austhority should be

é
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tion By b
incapable of providing similar accomnmodation
for itself elsewnere in the city. AL the saue
time, it must be empbasized that the redevelop-
ment avbthority showld be prepared to do every-
thing iﬁ its power to facilitate the reloca—
tion of thess £amiii&$a

There are bwo broad classifications
that may be applied to the central avrea resi-
dents who may expect to be displaced at some
stage of the redevelopment program. Therse are
those residents who are homs-owners and those
who are tenants. AL present there are approxi-
mately 140 residentisl properiies within the
study avea, most of them under single family
oooupancy. As an estimate, allowing for mul-
tiple famlily occoupancy, there may be as many
as 200 femilles affected by the x@l@&&kiﬁn
problem. OFf these families; at least 5@%'ar@

home~-cwners and, as guch, should be capable of



px@vi@iﬁg sinilaxr, if not better, housing fov
themselves by buying houses elsewhere in the
city or bullding new ones, This leaves about
100 families who will be in s@éxgh of rental

these will e abe

th

accommodation and some ©
sorbed by existliang facilitiles.

It seems likely then, that new ag-
commodation will have to be planned for about
k?ﬁ ﬁémanﬁ Families and & number of other
families who, because of displacement fronm
the redevelopment ares or bescause they have
disposed of their homes to those families who
were originally dispossessed, will be in seaxch
of new homes. As @& means of supplying the
variety of accommodation that these famllies

£

will reguire, it is suggested that a new mixed
neighborhood be planned for the newly zoned
residential district in the North Znd of the
city. Because these families will e made up

of a mizxture of aged persons, voung couples

with children, fanilies with the means to



purchagse homes and thoss without such means,
it is recommended that the new mixed neighbor-
hood ba planned to lnclude a vaﬁiaty of
dwelling types to satisfy these varions needs.
In the corract proportion determined by de-
tailed analysis of the demand, the following
types should be used:

Single Fanily tnits - one and two storey

Duplax alts - twn shorey
Row Housing - twn ghtorev
Apartment Blocks - three storey

»y

Mixed nelghborhood developments are
now being viswed with a great deal wore favour
than in formeyr vesars by the @%@Eiﬁ and planners
alike. If the overall design of the neidhbor-
hood is carefully executed, paying special
attention to strest patterns, mixing of dwelling
types, distribution of open space, ete,, the
result can be a very pleasgant nelghborhood
that in many respects is superior to the subur-

ban residentlial nelghborhoods of our larger
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cities whers the ladk of archltectural compo-

£
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gition in builldiang design and arrangement hasg
produced neigbborboods of an excesedingly mone-

tonous character,

In order to guard agalast overcrowding

in a mixed nelyghborhood of the bLype outlined

above, careful consideration must be given to

23]

the control of population density. The design

& dg-

o

of the nelghborhood snowld be geared t

°

sivable density Ffigure established on the basis

5t

of the number of persons per sguare foob of
floor area. Frevious density contrels have

3

boen Dased on the nusber of persons per net

s

acre of land and this system is satisfactory
Eor housling developments consisting of single
family bungalows. However, it dogs not take
inte account the use of maltl-storey ﬁwﬂiiing
typas and it is, therefore, recommended that

the flrat system be adopted.



Betimated Costs of Land Assembly

Bazis of Estimate

3 x Het 3 x Gross 10% of dHet
1% of Total of Total of 10% of Average Unit Average Uanit Total
B,C,D,E.F Tex Ass., Tax Ass, B + C  Price x Quan. Price x Quan, A,B,C.0,E.F

A - Technical
Invegtigations 34,000

B - Acguisition of
Property {(Res.) 300,000
£ - Acguisition of
Property {Comm.) 2,717,500
D - Site Clearance 302,000
B - Utilities Servicing
{ sewerage & Waterworks) ‘ 25,000
F - Paving {Asphaltic) 88,000
G - Contingencises v 347,000
TOTAL 3,813,500

Hote: - Net total refers to the cost to the redevelopment authority after federal and
provincial contributions - assumed as 25% of gross total.
- Upset factor of 3 based on an average ratic of appraised value to assessed values,

= {£T7 =



Having outlined the rvole of the
redevelopment authority in the jmplexnentation
of the redevelopment plen for the central avea
of Portage La ?raimiﬁ, an estimate of the coéﬁs
involved can aow be formulated. Table
shows a tabulation of the cost of various ele-
ments of the land assembly operation.

It should be noted that certain sim~
plifving assunptions were neCEssary in the pre-~
paration of these cost figures. Thae values
shown represent tﬁ@ cost of carryying to com-
pletion the entire land assembly operation.
Phis operation is to be phased over a twenty-
year period, howevex, so it may be axpected
that the time involved will alter certain as-
yaakg of the cost. The major expense will be
in the acguisition of property and in this re-
gard it is reasoned that as the value of

existing bulldings depreciates with time the



value of the land will increase so that the
unit cost of properity acguisition will rxemain
aluwost constant over the years. Since the
area is to be devoted to commercial use, the
value of residential buildings is low in com-
parison to the value of ih@ land on which they
are situated. Therefore, it is reasonable to
apsume that whatever value a piece of @ra@éxty
has now will not change appreciably as the
building deteriorates with time.

pewolicion costs should not be af-

fected by the passage of time, since there is

no reaszon to believe that the cost o
Lishing a building ten yvears from now will be
any greater than the cost of demolishing it
today. In other words, it costs aboul as much
to tear down an old building as it ééas A newer
one., Therefore, the unit cost of site clear-
ance will remain practically constant through~

out the period of implementation.



Thils cost &ﬁ&ig&i& ig intended to
provide a gulde to the economic ﬁ@&@i@iliéy of
tine redevelopment program. Before enteriag
into such a program, the ciiy wust have an
indication of how much cost is inwolved in
order to determing whether o aot the program
will be ﬁ&lﬁ»ii%ui&a&ing, By studying Lae
cost estimate it may be possible to ﬁét&rmin@
if the resale value of the cleared land will
offset the citv's cost of land assewbly. This
particular aspect involves 80 many complex
factors, however, that it is §@&$iﬁﬁx@@ o be
beyond the scope of this thesis.

In conclusion, it would seem approp-
riate to emphasize once more the lmportance @ﬁ,
ﬁfb&ﬁ redevelopment to the future well-belng
of the community. -In doing so, the following
guotation points up fox ocur C@ﬁ&i@@ﬁ&tiﬁﬂ FOMS
of the benefits to be derived from urban re-

newal projects:
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"Soonar or latsyr the costs arising
from waste and cbsolascence must be meb. In-
dirvectly these cosis are already Lelang incurred

and compounded in ways which are painfully

apparent to municipal authorities. The decay

£
<3
O
o
2
Fod
]

of the business and residential are
towns resulis not only in a decline of municl-
pal tax revenue, but in a disturbiang locrease
in the costs of heslth, police and fire protec-
tion and other municipal services., Fuarthermore,
the growing traffic congestion withia our cities
and towns and our failure to byring tralfic
Facilities up to date and to renew housing and
industrial and commercial facilities leads to
a costly decline in the efficlency of the urban
economy with resulting loss in national produce

civity."” {15}
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INTRODUCTION

To undextake a study of and prepare

a suggested developaent plan for the central

arsa of Portage Le Pralrie.

Scope

{1} Ekelationship of the area to the general
development plen for the city.

{2} 2 suggested plen for the central area
including the stagses by which this wmight
be accomplished. |

Adms

{1} &2 wore efficient commercial development
by consolidation of stores &a& offices
into one compact unit.

{2} Greater revenue Lo the city than would
otherwise be the case with unplanned
development.

(3) solving of present and future traffic prob-
lems by the removal of on-street parking
along Saskatchewan Avenue. |

(4) cCoanvenlence to the people of Portage La
Prairie in having a central location for
@tﬂras, offices, civic and entertainment

facilities,



PART I - QUTLINE

Relationship of Arvea te the General Development

Plan for Portage

The area liss approximately at the
centre of the built uwp section of the city.

It is bounded by Saskatchewan Avenue
on the south, Tupper on the west, Thixd Street
on the easgt and & re-aligned Fisher Avenue on
the north. It consists of approximately 35.5
acres.

The area itself and ﬁurr@&a@ingﬁ ayre
relatively £flat. It is an area of mixed land
use, the greater portion being residential.
The next major land use is commercial being
confined largely to the stores fronting on to
Zaskatchewan Avenue., wWithin the arsa is the
present Portage Arena. Generally, the condi-
tion of the area is fair to poor.

Map No. 1 shows the existing general

physical characteristics of the bullt-up areas
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which can be seen asg belng roasonably compact:

the present population being approximately

12,500. The period of the implementation of

the central area plan is seen to cover approxi-

mately the next 20 years to 1980 by which time

the population will have risean to about 22,000.

Map Ho. 2 shows a suggested devalop-
ment plan for the city which makes sufficient
provisions for residential, industrial, com-
mercial and public areas which are capable of

accommodating an uwltimate population of 40-50,000.

By that time the following physical
characteristics can be cbserved:

{1} In general, the functions of the city will
be divided by Saskatchewan Avenue; the
majority of the industrial and commercial
areas lying to the north whilst the major-
ity of the residential areas are situated
to the south.

{2) The proposed central area lies at the junce-

tion of two major highways, Saskatchewan



Avenue, which

Ho. 1 and Tupper

Ho. 43,

Thus regardi

growta of Portage
central area will
i.e., adjacent Lo

routes and in the

gustrial and reslidentis

The Proposed Plan

accomnodations

{1} shopping Centre

{2} oOffices
{3} dotel-hobel

{4) cCity Hall

{6) Pire Hall and
Police

{7y bArena

S FLE e o, e
ig Trang-

e th

Canada Highway

Avenus, which is Highway

e prokable future

La Pradrie, the suggested

e at the focus of the city;

the i

E

noticon of major traffic

buffer zons between the ine

Boaf Guo? S e Bug® Bael® Mus® S

ot

Commarcial

Civice
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Particular importance was abbached
to the £
in stages which would be programmed with
avallable x&ﬁ@&ﬁﬁ@s;

Design
The commercial development was cone

celved as a pedsstrian mall leading

oot
Lm
&
g
=
&
o
H

katchewan Avenue along present liase of Roval
sAvenue. & Tubture connecting mell ruaning

o SaskatbtChewan Avenue would lead

d

| &
&;
o
{m“-
ot
e
fost
g

directly to the civic centre grouping. In cone
Junction with the devalopment of stores, would
we offices and very possibly a Jdowntown motel-
hotel unlt. It is suggssted that these might
e placed above the wmall ag shown on Plan No. 3.

3

At some dalte ia the fubure, it is possible that
the mall may be fully siry-conditioned in line
with current commercial practice.

Parking would be mostly on the west,

@2ast and north. & certain amount of limited

parallel parking would be permitted in the
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saervice lanss proposed alonyg Saskatchewan hvenue.
The civic group will include an arena for hockey
and curling which would replace present facili-
ties. &Also there will be a fire hall, police
station, library and new city hall.

wWhilst the commercial and civic ceantre
gones ars separyate, they ave avchitecturaily
g@ﬁnaﬁﬁ&%; the two groups functioning as one
unit,

Shopping Mall

The proposed creation of shoppliong
malls is a direct attempt to conscolidate into
one compact unit the present haphazard commer-
cial development which straggles m@ﬁt&y on the
north side of Saskatchewan Avenus. The reasonsg
for conselidation of shopping ave these:

{1} Angled parking on Saskatchewan Avenue ls
b@a@&iﬁg increasingly hazardous to both
pedestrian and vehlcle alike. This is
due to the fact that Baskatchewan Avanue

is the Trans-Canada Highway, where the
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trafific problem will tend o increase

rather toan diminisi.

Wit the increass in population envisaged,

coupled with a corresponding increase in

comgnerciad facidities, two types of de-

velupment are likely:

(da) an extension of the present CoOmDSD-
clal facilities al‘ Ny toe nerth side
Of Saskatchgwan Avenue with littls
or no new development in the streets
seading off from this thoroughiare.
it is obviocug toabt Lthis type would
procuece an inefficlent form of come
mercial layout for both the shopper
and the storeckeeper. In actual fact
toe amount of development foreseen
would produce total continuvous linear

sevelopmant on the north side of

saskatchewan Avenue between 1hth Street

Horthwest and léth sStreet Hortheast,

@ length of some 9,000° or 1 3/4 miles.



(k)

These conditions would be worsened
if in future any form of stricter
parking restrictions were to be im-
posed on Sasgkatchewan Avenue,

Az the pressure for commercial dee-
valopment lncrenses, the streais
running inte Saskatchewan Avenus
will be developed for this purpose,
Tais study favours the latter as
eing the most efflcient in that a

shoras can be

ook
&)
o

0
&
4
<
by
i
P
ot
g
o
e
i

reached wlithin easy walking distance,
enabling a largsy variety of goods

ts he displayed In a smaller area
than in the former alternative. Thus
the purpose of the egtablishment of

a compact shopping arsa into ons dia-
trict and at the same time being lo-
cated at the junction of two major

routes throuoh the city.
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the mall tvpe of store lavoul aclts as a

providing as it does, stores in close

proxinity Lo

oo o 8

surroundings and Iree of venicular txaflic,

clvic Centre

The location factors governing the

4

ings are simlilar

S
St
&
3
%«fa
o
Jate
o
#
&
=4

to those ¢
shopping distwicts; l.e., a central location
with easy access frowm all parts of the commu~
nity. In addition, there is the factor of
continuous use of parking facilitles. To be
successiul, a shopping centre wmest have ade-
quate provislon for parking as is proposed by
the plan. During the daytime, thils parking
will be used by office workers, storekeepers,

thelr assistants and

aoppers.  In the evendngyg,

when the commercial activitles are normally
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cloged, o

E - oy E I e s oo o v ong Soe Tag e o e v £
can use pariing, thus ensuring that stalls
E 3 P N oo ber F -y Hn e, gy o
are usad Fallest advantayge.

% 4 e PO ol e g oy S
Phasing of Devaloonment

. . .
The detailed proposals for phasing

will e A

alt with in

aral ontlis

2, vy 'Y £ o~ 4 k
ba about 20 vears: 1.9., lLated by

12820, Thiz would howgever, on avallable

regsources ag wall as on the actual growth of
KW 14 . . 2 & oS58 x
the city. Bazsed on prasent frands of growth,

tharafore, the »lan

in development,
Gy - - E P 3 ooy PR SA 3 3
The present arvea is one of highly

mixzed land use; the Ltwo basic uses being resi~

—— 24 .
commeraial. The comnercial devele

adjacent to Sashabchewan Avenuz: whilst the
housing £ills the remainder of the area to the

C.N.R. tracks. As the development plan proceeds,
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Existing Lang Use

Maps 4 and 5 show the existing land
use, age, conditlion and estimsted life of
buildings.

Mep 4 shows the existing land use in
the area. Commercial development is vestricted
o the biocks sbubtting divectly onto Saskat-
chewan Avenue. The remainder of the area has
largely single-family residential use, Only
a small portlon of the land is owned by the
city a8 is shown on Map S,

Condition &

lmated Life

Map 5 shows the condition and useful
life of the property in the area. The majore
ity of the property is of fair to poor guality.
As far as possible, new development should be
ph&ﬁ@é with the expiration date of existing

PYOPETLY .
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3

Maps 7 and @ ghow the assessed values

in the area. It is clear from the survaey that

L
£l
e
&

propexty directly abuirting into Saskatchewan
Avenue is the area of highest use and assessed
value. In addition, 1% is evident that even
here these are widelv divergent real propeyty
values, The plan envisages making “break-

o

throughs™ to the shopping mall and clvic areas

st

o

.
[

i

wae areas of relativaly low asscessment
valuas,

Mans %, 10, 11 and 12 show the sopre
vices in the area. Thaese services include
water, gas, olectricity and sewer and are ade-
gquate for present needs., In the final plan
suggested, this would necessitate a reorgani-
zation and extension of all these services,

During the first 2 stages, however, there would

be little influence in existing conditions.
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koad Conditions

Map 13 shows the road condition in
the area. It will be seen that the only paved
roads within the area are Princess Avenue and

the southern section of Royal Road.



PART III - PROPOSALS

Reasons

The reasong for the project and its
particular location can be sunmarized as fol-
lows:
-« In the future a prevention of the @ﬁ@&@nﬁ
straggling growth of commercial development
along 3&@&@%&&@%@& @v&mu@-whiﬁh cauges incon-
venlence and inefficliency from a shopping and
servicing point of view.

- The consolidation of commercial and civic

acktivity in one area in the form of a pedeg-
trian mall at the junction of the two major
highways through the city, combines to produce
an ideal location from both points of view,

= The provision of adeguate parking for the
proposed scheme away from Saskatchewan Avenue
will ensure that the latter can be kept as a
major through route with the minimum of inter-

ference.



The m&%iﬁlﬁﬁﬂﬂﬁgt behind the design
is to provide a suiteble environment for civics
and commerce, including the necessary parking
facilities. It is located so as to be easily
and quickly accessible from all parts of the
eity. The a@pﬁé&&h to the design of the civige
commercial complex was based to some extent on
- the feasibility of *bresking-through® the less
valuable properties fronting on Saskatchewan
Avenue, Lo produce tne development-in-depth
principle outlined aaxli@xo

There were two places readily avail-
able:

{1} Four lots east of the junction of Royal
Road and Saskatchewan IMvenue.

{2) The majority of the loteg lving between
Z2nd and 3xd Streets.

Gince the junction of ?up@ér and
Sagkatchewan appears to be the focus of the
txaﬁfiﬂ routes &hﬁéﬂgﬁ the clty, iﬁ wag de-

cided to make the western portion of the area



the commercial district, as this would encou-

rage and facllitate the activity in this field.

The other point of bresk~through would serve

as the initiator for the clvic buildings

grouping. The commerciazl activities would in-

clude sﬁwr&s; restaurants, offices and & motel-
hotel. The ﬁhﬂp@iﬂg araes is of the pedestrian
wmall ty@é which has proved so populary and suc-
cessful elsevhere on the North American con-

tinent. Iis advantages can be summarigzed thus:

{1} with no wehicular traffic passing through,
it is possible to plan stores in relatively
clogse proximity to one another, allowing
the shopper to make selections within easy
strolling distance.

{2) Because of the absence of vehicles in the
area, it @%ﬁﬁiﬁﬁ & safe eand wnhurried
precinct for the purchase of goods. These
factors have proved o be a definite stie
mulus to trade as well as being a much more

pleasant and safe environment For compercial
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activity. Thus, the plan calls for the
closing of Royal Road and its conversion
into a pedestrizn mall., This mall would
aventually connect with 2 further pedes-
‘tri&m pracinet parallel to Saskatchewan
Avenus and just scuth of the present line
of Lorna éwanaﬁa At its sastern ead this
mall woald ﬁ@ﬁﬂ@éﬁ directly onto the plazs
around which the civic buildings are to
be grouped. Above this second mall would
be the offices and motel~hotel, providing
interest and additional shelter along its
length,

It zhounld be mentionsad that if pre-
sent trends continue, it is possible that both
malls could be covered over and completely air-
agﬁéiﬁiﬂa@& for both sumper and winter. Any
extra cost of heating the mall w@ulﬁvba offsel
by the gain in an otherwise heating loss through
the external walls (mostly of glasz anyway) of

the stores fronting into the malls themselves.



parking for the storves, motel-hotel and offices

would be ilmmediately adjacent to these areas

ag shown in plan.

{3} %he civic group of bulldings consists of
an arena which contains a hockey rink and
curling rinks, a fire hall, police statlon;
library and city hall. These would replace
exigting facilities at such times as the
present bulldings becowme obsolete or at
such other times as the compunity sees f£li,

Parking for the above activities
would be in the immediate area.

As mentioned earlier, an additional
advantage of grouping commercial and civig
functiong together on a common site is the
maltiple use to which the parking areas may bhe
put. During store hours the parking would be
uged by shoppers and office workers alike.
During the evening when the stores are normally
cloged, the patrons of the avena, library,

motel-hotel, ebce., would be able to make use



of the otherwlse vacant parking lots. Alto-

%‘3

gether the final plan envisages a surface
parking for 1,370 sutowmoblles. Thus the whole
civicg-copmercial complen would functlon as a

harmonlous unilt.

Road Improvenents

Certadn lmprovements of the peripheral

iz to functlion smoobhly frxom a tradfic flow
point of view. Saskatchewan Avenue ls the
Trang-Canada Highway Ne. 1 passing east-west
across the city. AL preseant, through traffic
is not separated in any way from local traffic.
Angled parking controllsd by means of parking
meters oreates a hazard bto pedestrian and
vehicle alike. To reduce This hazgard to the
minimum, it is proposed that a service lane

be provided on sither side of Saskatchewan
Avenue to caber for local traffic only. Paral-
lel parking controlled by parking meters will

e parmitted in these lanes.



”

Through traffic will be segregated
from these service lanes Ly means of tree

lined boulevards. With the closing of Royal

3

W
¥4

Road and Zecond Strael, it iz posaible to have

only junctions for through traffic at Third

i

hreet and Tapper Strest. Tupper Streed is
the major route o the northern sections of
the elty and beyvond, In the fubture, it may

alzo provide access to and from a perineter
B

%3

o bhe north. It lis

§"e"

road clrcling the city

proposed that the road allowance along Tuppeyr

‘,da

Street be increassed to 100° and opposing lanss

divided by a bouleverd strip. In addition, it
iz proposged that an overpass bs constructed
over the C.N.R. tracks to facllitabe traffic
flow as shown in Plan 3.

Fishey Avenus wmniﬁ e widened Lo a
road allowance of 90° to facllitate sagy en-
trance and exits frow the parking lot at the

north aend of the site.



Py
- e

The gervices in the area witimately
would have to be completely renewsd., In the

<

first two steges, however, litile or no changes
are envisaged.

In a project of this sisze and Lnpore
tance, it is anscessary that underground alec-

trical and telephone sexvices be the eventual

alim.
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General

Aoy phasing of development must be
gé&r@& to available financial ﬁ@&@mrceﬁa In
the phasing suggested, it is an attempt to
show the degree of probable priority of buile
ding needs rather than a fixed time schedule
attached to each stage. As a rough gulde it
should be possible to complete the plan by 1980,

SBxisting conditions are shown on
Map 18. This shows clearly that éh@ greatest
density of bullding ocours along Saskatchewan
Avenue.
Stage 1

This should be possible within the
| first few years of development. Map 14 shows
that a break-through on Saskatchewan Avenue
and a pedestrian mall along part of %@?&l'&m&@
have been established. In addition, areas on
both sides of the mall have been cleaved to

relieve parking on Saskatchewan Avenue. The



iatter is zhown as Dein

4
£
&

radeveloped along the

lines descyribed in the last section with Limited
parallel parking along the frontages.

Tha familiss

at this stage could be ze
proposed subdivigsions io

Stage 2

ey S TP S Ly
gnce the shopping mall has

$ &

it should

S a5
LA

tablished,
commeraial
number

te a

o comple

Py

group. This iz shown on
would include
library and the hockey
At t%is stage it
to establdish the joint »
uanit and offlces.

Stage 3

This stage would sa

of the project except for two

ramoved From

shabilitated in

and parking fac

RNy 2
ofF b

the area
the

the north of the clity.

heen -

oossibhle to

ilities as well as
uildings in the clvic

Man 15. Thess latter

ghould bhe possible
vage of wmobal-hotal

“

& the completion

office units

over the east-west shopping mall and the



remaining bigh value compersial property along

Saskatohewan Avenus as shown on Map L. By

should bs avallable with famillies fyom the

residential sectlion rehabllitated in other areas

s ST PV S D e =2 % e o o f Fw oy g Fen - 2
fhig stage {(Map 17) constitutes the

final redevelopment along Saskatchewan Avenuve

and the completion of cifice space over the

shopping mall. 548 mentiong

5’24
‘%
s
b
’:‘);
B
]

coveriag-in of tihe shopping mall iz a distinct

possibility at this stage.

Iuwplementakbicn:

If the redevelopment plan is approved

in principle, it is suggssted that @ commities

he set up to investigate possible ways and

means that are available for courses of action,

such ag:

{1} Redevelopment under appropriate sections

of the Hational Housing Act.
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gtage 1
Stage 2
ghage 3

Stage 4

TOTAL

Tn the table below are given areas of new songtruction in the successive
stages of development. In addition, the assessed values of the land are
shown at the various stages of development.

Hotel- Fire Hall agsessment of
srores offices Hotel Arena & Police Libzazy 3 Land Acqguived
70,000 25,000 12,500 - - - - £1756,870
79,000 55,000 25,000 48,000 - &, 800 30,000 - 472,768
91,000 25,000 o 32,000 56,000 5,800 w 222,838

- 50,000 - = e - — 342,740
240,000 135,000 37,500 80,000 54,000 13,800 30,000 $%L,285,308

General Data: Surface off-strest parking 1,570 cars

#

Tatal area of developed land 35,5 acres {approximately)

w fF e
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Source

Community Planning Review,
volume ¥, NHumbers 3 & 4.
3?:» gga g:; 3@

“A Report on Urban Environ-
ment®, The Financlal Post,
g@-ﬁ L4 }aﬁg‘ & l@ﬁl Fd F L] 3@ &

“j Report on Urban Environ-
ment”, The Financial Post,
Jan. 14, 1961, P. 24,

"3 Report on Urban Environ-
went”, The Financial Post,
Jan. 14, 1%6l, 2. 25.

City of Saskatoon population
ﬁﬁﬁﬁy hest l@ﬁ@y ?a lq
pirected by Herbert E. Wellman.

“what Others Are Saying”.
The Financial Post, May 28,
1960,

Yrhan Planning and Municipal
public Policy - by Donald H.
webster, P. 431,

Urban Planning and Municipal
public Policy -~ by Donald H.
webster, P. 530,

grban Planning and Municilpal
public Policy - by Donald H.
webster, P. 209.



BIBLIOGRAPEY {Cont'd.)

Humber Page Soures
14 123-124 "rhan Renewal" - &

review of the symposlium
on urban renewal conducted
by the Central Mortgags
and Housing Corporation in
ottawa, Feb., 1958, P, 37.

15 14l submission to the Federal
Goverament of Canads on
behalf of the Municipal
Governments of Canada -
MHov. 8, 1960, P. 4.

TEEEREEEEER

Table MNo. Source of Data
i ) Regional Development Branch,
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7 J
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