
THE SECOND TIMB AROUND

An Assessment of Recycring warghouse structures in vùinnipeg

A Thesis Presented to the Facutty of Grad.uate Studies and Research

University of Manitoba

rn Partial Fulfirrment of the Requirements for the Degree

Master of City Planning

in the Department of Cíty planning

by

Peter Traverso

April 1977



"A
N

 A
S

S
E

S
S

M
E

N
T

 
O

F
 R

E
C

Y
C

LI
N

G
 I

'IA
R

T
H

O
U

S
T

 S
T

R
U

C
T

U
R

T
S

 II
! 

I^
IIN

N
IP

E
G

"

b.
y

P
E

T
E

R
 T

R
A

V
E

R
S

O

A
 t

lis
se

rt
at

io
n 

su
br

ni
tte

d 
to

 t
lte

 F
ac

ul
ty

 o
f 

G
ra

du
at

c 
S

ttr
di

cs
 o

f'

th
e 

U
ni

ve
rs

ity
 o

f 
M

¿
rt

rit
ob

:r
 i

n 
pa

rt
ill

 f
ul

fil
lm

en
t 

ol
'tl

te
 r

cq
ui

rc
m

en
ts

of
 th

c'
 d

cg
rc

e 
ol

'

M
A

S
T

E
R

 O
F

 C
IT

Y
 P

LA
N

N
iN

G

@
 1

97
7

P
en

ni
ss

io
rt

 lt
rs

 lr
ec

n 
gr

ut
ttc

cl
 t

o 
th

c 
Ll

B
llA

lìY
 O

F
 I'

llU
 t,

N
lV

ltl
l-

S
IT

Y
 O

[, 
lv

l^
N

lT
O

l]A
 t

o 
lc

nt
l 

or
 s

el
l c

op
ic

s 
of

 th
is

 d
is

se
rt

itt
io

tl,
 t

tr

th
c'

N
A

T
IO

N
A

L 
LI

B
R

^l
ìY

 O
F

'(l
A

N
A

l)A
 t

o 
llt

ic
ro

lil
m

 t
lti

s

cl
is

se
rt

lti
or

t 
al

ld
 to

 le
nd

 o
r 

sc
ll 

co
pi

cs
 o

[ 
th

e 
I'i

ln
t, 

an
cl

 U
N

IV
E

R
S

IT
Y

M
IC

R
O

t'I
LM

S
 t

o 
pu

bl
is

h 
ltr

 ¿
rb

st
rlc

t 
of

 th
is

 d
is

se
rt

at
io

n.

T
he

 a
ut

ho
l 

re
se

rv
cs

 o
th

er
 ¡

rt
rb

lic
ltt

io
ll 

rig
ht

s,
 a

¡lt
l 

¡le
ith

or
 t

lte

di
ss

er
ta

tio
n 

no
r 

ex
tc

ns
iv

c 
cx

tr
ac

ts
 f

ro
ltl

 it
 tt

ta
y 

be
 p

rin
te

tl 
or

 u
th

er
-

w
is

e 
re

pr
oc

lt¡
cc

d 
w

itl
to

ttt
 t 

hc
 a

ttt
lto

r's
 w

rit
tc

n 
¡r

et
'tt

t 
is

si
ttt

t.



l-l
I¡
l-l
r-1
l-l
r--r
t-¡

l-t
l-l

l
u

n

tj

n

I
I
0

l
0

THE SECI]ND
an assessrnent

TIME A.trOUND
of recycling u-.rarehouse stnucbunes in ulinnipeg



TABLE OF CONTENTS

l.0Tntroduction...c

2.0 Historical Ànalysis . . c ô

3 .0 Warehouse Locat.ion and Urban Form . .

4.0Recycling....
4.I PublicConcern c...
4.2 Economics of Recycling . . . o

4.3 Urban Legislat.ion . . . . . .
4.4 fnnovative Techniques . . ¡ . . .
4.5 Tourism . .

5.0 ProgramFormulation .. ......
6.0Assessmento.....o

6.1 Warehouse Survey o .
6.2 Economic Considerations
6.3 Social, Political and Legislative Concerns
6.4 Evaluation of the Urban Design . .

aoaa

aa

Page

.1
tr

.J

. 19

.27

. 31

. 33

.42

.47

.51

.54

.66

.66

. 68

. 73

.75

"77
. 81

. I2I

. r22

. ].24

. l-26

7.0 Conclusion

8.0 Appendices Ò . . .

9.0 Bibliography
9.1 Books and Reports
9.2 Articles and Periodicals
9.3 Other References

ooaa

aaaò

aoaaaa.aaa

aa

lì



ILLUSTRATIONS

Page

Figure 1: Growth of Infinnipeg between 1900 and 1960 by Number of
Buildings . o o . . o . . . . o ô . . . . . c . o o o . o 13

Figure 2z Growth of Major Urban Centres within the Three prairie

ProvincesandBritishColumbia c...... Ò. o o o... 16

Figure 3: Growth of the Three prairie provinces and British
Columbia c o o o o .. ............. c... o. 17

Figure 4¿ Rise in Construction Costs in Canada between 1956 and

L976 . . . . . . o . o . . o c c o c . . c . o o o . o . . o 35

t-r1



TABT,BS

Page

Table 1: Historic Legislation at Provincial Level . . . ô o c o o . . . 44

Table 2z UrbanDesignProgram. .. . o . o ô . .. o . . . . . . . o . 59

Lv



Plans

Concept

PIan

Plan

Section

URtsAN DESIGN

Location

Analysis

Existing Functions

Proposed Activities

Proposed Activities

Sheet Dl

Sheet D2

Sheet D3

Sheet, D4

Sheet, D5

v



APPENDICES

Appendix A: Buitding Statistics for the City of Winnipeg from 1900 to 1960

Appendix B: gïîll.:: iiå";,T[?3il 8:î:ffii"within 
the rhree Prairie

Appendix c: gliî13r"å"1îåf,1:, ontario, Manitoba, saskatchewan, Alberta and

Appendix D: iîåffi 3:"ååil1'äT.i::*ï::*'irB3'13'ir5Ë' 
capita' rssued in

Appendix E: Canadian Housing and Renewal Legislation
Appendix F¡ 

liå.råîUConstruction 
Costs for Mid-lrlest Canada between 1956

Appendix G: Analysis of Precedent (U.S. Examples)

Appendix H¡ united States Preservation Legislation
Appendix J: /É'istoric/ oistrict zoning Principles
Appendix K: Expenditures of Tourists (in Canada) according to their Main

Activity
Appendix L: Property Details within Study Area

Appendix M: Summat,ion of Property Details within Study Area

Appendix N: Summation of Property Details of Inventory
Appendix O: Assessed Va1ues of Properties within Study Area

Appendix P: Warehouse Survey. General SummaÈion

Appendix e: Hard and Soft Costs of Recycling to Retail, Office and
Residential Uses

Appendix R: Summation of Minimum Hard and Soft Costs of Recycling to
Retail, Office and Residential Uses

Appendix S: Analysis of Market Value on Renta1 Structure when Recycling
to Residential, Retail and Office Use

vL



APPENDfCES (Continued)

Appendix T: Analysis of Market Va1ue on Rental St,ructure when Recycling
to Retail and Office Use

Appendix U: Correlation of Assessed and Sample Survey Values for
Recycling to Retail and Office Use

Appendix V: Àccount to the Private Sector in Dollars
Appendix t{: Account to the Public Sector in Dollars

\¡II



ACKNOWLEDGEMENTS

r âRr unfortunately, not able to acknowledge everyone who contributed to
this research, much of the information being based on simple, every-day conver-
sations with the citizens of winnipeg, particularly the warehouse ovrners who not
only responded to my numerous calls, but who also completed a survey which gave
direct,ion to most of my conclusions.

r wish to extend special thanks t,o my advisor, professor Basil Rotoff
and readers, Professor Bruce Dexter and Professor Bob Allsoppr for their
valuable input' especially during the final stages of putting this thesis
together. f am also very grateful to Bob Curry of Aronovitch and Leipsic,
Winnipegr for his advice and patience in answering all my questions; the
Environmental Planning Department and Assessment Office of the City of !,Iinnipeg
for making so much information available; to lleritage Canada in Ottawa and the
Nat'ional Trust for Historic Preservation, Infashington¡ D.C.¡ for their valuable
references, particurarly during the early stages of my program; and,
Ivlarc Denhez of Heritage Canada, for his clarification of National Heritage
Legislation.

vLlL



Lastr but not leasto I wish to thank my wife, Charmiann and sons,
Nicholas and Mark, not only for their co-operation but also for their assistance
on many a visit to the study area during cold !,finnipeg weekends; and,
Sherry I¡Iilner for co-ordinating my untidy script into a typed document.

ix



ABSTRACT

For some time I studied lengthy reports and somewhat, fascinat,ing urban
design proposals and pondered over their search for the catalyst to transform
deteriorating downtown areas into active, and therefore, prosperous districts.
This issue seemed always to revolve around the same question, namely, if con-
version and upgrading could actually emerge in pursuit of a simple formula, r^rhy

should western cities continue to decline in the face of an ever-expanding
suburbia? The purpose of this thesis is not to discover some miraculous
solution, because no such diagnosis exist,s, but merely to throw some light on a
rather complex sítuation.

Íüinnipeg, with its bright early history as gateway to the developing
West and rapid subsequent growth, foJ-Iowed by a sudden decline which left in its
wake many sound, but technologically obsolete warehouse structures, provided a

good study area. The analysis, which is based on the more quantifiable aspects
of an urban design for the warehouse district situated to the east. of Main

Street¡ üsês five case studies as precedent and examines some of the most
common aspects of these proposals in terms of a more comprehensive commitment,

The research centres largely on the present-day siÈuation and although
economics emerges as a very important yardsÈickr Do single factor can be

isolated as the catalyst, Trends imply that future situations will include a

far greater number of variables related more to human and environmental needs,



and will be less concerned with the dilemma of our monetary balance sheet.
Change must become an integral part of our social process, focused on the con-
tinuing modification of prevalent. circumstancesr âs a stepping-stone within a
process rather than an end in itself.

Human behavioural patterns cannot be predicted with any assured accuracy
and by now it should be apparent that our traditional system, which controls by
reliance to a great extent on straight-Iine projections, must change to respond
to the actual needs of each community. In the endn society gets what it demands
and each urban environment simply reflects the ever-changing value standards of
its community.

xl-



T.O INTRODUCTION

The city is the physical result of a dynamic society" It consist.s of
physical and non-physical components which make up a complex pattern of internal
and external interrelationships reflecting manrs social hierarchy. Like an eco-
system in the natural environmento it const,antly undergoes change causing
certain areas to decay while others develop. Buildings are the products of
these forces" Although developments in technology and communication have
enabled the yoke of survival to be discarded, economic, polit,ical, social and
cultural contponents survive by performance of activities deeply rooted in past
tradition. Change can evolve only through understanding, but man is hesitant. to
acknowledge the dynamics of his present-day sit,uation. The city must be under-
stood in t,erms of totality, that is, no part is not the city. Itê concern is
the assessment of the consequences of manfs action in his adaptation and
manipulation of the environment by substituting one set of conditions for
another. Actions are followed by reactions and understanding becomes the focus
for ühe maintenance of relative stability rather than division and isolation in
relation to economic productr so that events must be seen in terms of
consequences.

The purpose of this study is to examine certaín aspects of these
underlying forces relating to the re-use of structures in deteriorat,ing urban
areas and to evaluate the nature of proposals intent on up-grading the central



environment of Winnipeg. Current Iiterature often generates confusion with
claims and counter-claims by opposing groups, each in support of a firm
appraisal. Central to this thesis is an assessment of five urban recycling
projects, conìmon features of which have been incorporated into a comprehensive
plan of a technical rather than design orientation. These aspects have then
been tested to measure their vatidity under present-day conditions.

Buildings frequently become a liability when the function for which they
v¡ere originally designed becomes obsolete, while existing urban legislation is
often amended Èo allow their replacement by larger and larger structures when a

particular part of the city becomes more desirablerl inspired by owners seeking
greater profits and prestige. Although adequacy of construction and adapta-

bility to new uses make demolition an economic and socíal loss in many cases'

the bias of the building and allied industries towards new work has in the past
prevented the consideration of alternative solutions.

The attitude which prevailed earlier seemed to impJ-y that everything new

and big was better. The concept of the City Beautiful at the turn of the
century and the Urban Renewal programs of the 1950's enhanced this notion by

ignoring the underlying forces in their reliance on physical solutions. The

planner was called upon to improve environmental aesthetics by the removal of
unwanted areas through urban surgery. The last decade savt a dramatic shift in
focus where glass tower proposals became increasingly difficulÈ to implement in
the face of political opposition. The quantítative values imposed during the

I-*Ironically, it is often these early
irable, Giorgio Cavagliere, "Plus Fact'ors of
fits of Prese$.ng old Buildings (Washington,

structures which made the area des-
Old Buildings," in Economic Bene-
D.C": The Preservation Press,



3

great influx of the western industrial revolution and the post-World War II
const,ruction boom were giving way to emerging qualitative programs more suiÈed
to North American cities.2 Signs rtrere becoming apparent in public programs
orientated more towards control through environmental consideration. f^Iestern
urban systems are today poised between traditional methods on the one hand and
the more innovative techniques on the other, where demolition and reconstruction
are becoming increasingly demanding on t,he suppty of resources, leading to
dramatic increases in the cost, of land, labour and materials. The gasoline
crisis in the winter of L973 and the extension of this pattern of price
increases into other commodities when western countries $¡ere suddenly faced with
the doubling in the cost of one of their primary sources of energy, !,ras a clear
indication that this pattern could not continue.3

Winnipeg, having a large number of sound warehouse structures offering
central location with a relatively low occupancy rate, presents a good study
area. When present-day demands are examined against this energy orientated
background and the high costs of nev¡ const,ruction, one vronders why these

2P.t.t 9to1f, The Future of the Cily (New York: ïlhitney Library of
Design, Vüatson-Guptil p. Lg 4 .

3_-Freeman points out, that North America represents 68 of the worldrs
population and consumes 508 of the resources annually. tthite projections
indicate an even higher future use ratio among western nations, increasing
demands from other developing countries will not allow this pattern to continue,
Melton M. R. Freeman, People Pollution (Montreal and London: Mccilt-Queens
University Press, 1974\ t p. 6. About, one-third of the worldrs population con-
sumes about two-thirds of the food production while the net flow of protein is
from hungry countries to more affluent nat.ions, ibid"? p. 32.



existing structures are not simply recycled in response to the needs of the
market place" Ilerein lies the crux of this topic, in its concern for their
re-use as an urban-resource.

The section on hist,orical analysis, although somewhat lengthyu has been
directed towards readers who are not familiar with early Prairie development and
the authorrs commitment to a comprehensive analysis as a prerequisite to any
significant interpretat,ion.



2.0 HISTORTCÀL ANALYSTS

Historically, !'linnipeg may be studied within the framework of three
dist,inct, periods, namely, the pre-1880 era, the period between 1880 and 1914 and
the post-1914 era. The first marks the transit,ion from a fur trading post to a

pioneer settlemenË, the second illustrates the establishment of the City as a
gateway to the Western region, while the third represents a gradual change
towards its present-day function as a central place in accordance with the
development of other centres within its hínterland. The warehouses which !,rere

constructed to meet the demands of the wholesale industry, evolved in response
to its role as a major distribution centre.

The settlement owes its earlier
development to its strategic location at
the junctíon of the Red and Assiniboine
Rivers when waterways were the only
feasible means of transportation. French
explorers $rere the first Europeans to
locate on the existing site and establish
trade connections with the rich fur
bearing region to the north.4

A,'Ruben
(Ph.D. Thesis,

Co Bellann "The Development
Columbia University, 1958),

of Winnipeg as a Metropolitan Centre"
PP" 6-8"
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After the conquest of Canada by the British in L7630 this trade was taken over
by the North lr7est Trading Company which later merged with the Hudsonrs Bay
Trading Company. Although furs $rere traditionally shipped to London via the
lakes, rivers and the Hudson Bay to the north, other routesu particularly to the
southr r^rere gaining importanc..S The prominence of these waterways should be
understood by examining their fuIl extent, namely, by connection Èo the vast
Prairie region to the west by means of the Assiniboine and Saskatchewan Rivers
(via the Red River and Lake Winnipeg) ¡ to the eastern seaboard by means of Lake
Superioro to the United States and indirectly to the Gulf of Mexico to the south
via the Red and Mississippi Rivers and to the Hudson Bay in the north via the
Red Rívern Lake !üinnipeg and the Nelson River.

From its earliest days, control over the settlement was exercised by one
or more of the emerging pot{er groups. This pattern was to remain until the end
of the second historícal period. The Hudsonrs Bay Trading Company owned the
greatest amount of real estate and governed for most of the pioneer period. The
land for the first settlement under Lord Selkirk in I8l2 was purchased from this
company for the sole purpose of growing agricultural products to feed the
employees of its widely dispersed trading posts6 and became known as the Red
River Colony.T Free traders v¡ere able to operate within the territory of

5M" L. Hartsough, The Development of the Twin Cities as a Metropolitan
Market¡' (University of Min

6Alan F. J. Art,ibise and Edward H. Dahl, Vrrinnipeg in Maps, 1816-:372(ottawa:Nationa1MapCo1Iection,PubticArchive
7rh" name "l,linnipeg" was first applied in tB66 to distinguish a certain

M. McKenneyrs Store and surrounding buitdings from the remainder of the Red
River Community. Ibid"
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Minnesota instead of through the Hudsonrs Bay Company as before" The effect was
the development of a transport,ation technology directed towards the south rather
than the waten¡rays to the north.

The end of the pioneer period was
marked by developments which involved
rapid expansion from a hamlet, serving the
Red River Colony to an urban settlement,
The first, steamboat arrived in IB5g and
marked the end of a long era of
isolation.S By 1862 it had become the
chief means of communication and by IBZB
the number had increased to fifteen.9
Winnipeg $¡as then supplying not only its
own needs but, also the requirements of
newly establishing agricultural hamlets
ín surrounding hint,erland. I0

/

Canada

Sons, L92Bl, p. 115"
10_-"4 steamboat could carry about 350 tons of freight and 200 passengerso

Hans A. Hosse, "The Areal Growth and Functional Development of lnfinnipeg from
1875 to 1913rr (Masterrs Thesis, University of Manitoba, I956), p. 40-45 citing
A. Begg and Ít. R. Nursey, Ten Years in Winnipeg (9'linnipeg: Times Print,ing and
Publishing Companyu 18971,

.tT. ç. Lucas, Ar Historical Souvenir Diary of the Cíty of !ùinnipeg,(Vlinnipeg: Car
o'Margaret Mclrlilliams, Manitoba Milestones (Toronto: Jo M, Dent and

-/---



During this period it was practically
cut off from the remainder of Canada
and goods vrere transported mainly by
means of the waterrrays and newly
constructed railroads to the United
States in the south, while access to
the developing lrlestern region was
often limited to transportation by Red
River !{agon in summer and the sled in
winter. The development of the border-
ing United Stat,es territories and the
flow of immigrants along these lines of communicat,ions aroused serious concern
that' the influence might spread across the border should Canada not itself
develop the territory. After the incorporation of the Red River Co1ony into the
Canadian Confederation in 1870, rapid expansion took place populated mainly
from Britain and ontario.ll The impact of this course of action which totally
changed the nature of the early settlementl2 can best be gauged by the dramatic
increase from a populaÈion of about I00 persons in Decernber 1870 to 3200 in
Ì974. 13

lIP. H. vüichern , Jrn 1 ed,.r .tThe Development of urban Government in the
I{innipeg Arean'r vol, I (Department of Urban Affairs, Province of Manitoba with
the co-operation of the Department of Political Studies, University of Manitoba,
1970), p, 5o

Government of
r 3vI.

Press, 19571,

t2--.*-Winnipeg $tas incorporated as a City in 1873 under the Provincial
Manitoba, ibid. , p. 'I 

o

L. Morton, Manitoba: A History (Toronto:
p. 166.

University of Toronto



I

The middle period between the years 1880 to I9l4 represents the most
important era in the history of the city, centred upon the somewhat premature
construction of the t,ranscontinentar railroad.14 lrlinnipeg¡s role was fast
becoming t,hat of the back door to the east and gateway to the developing hrest.

14rh. development of the lvestern provinces hinged on a transportationt'echnology" The American transcontinental system to tñe south which couldadequately have served this Region woutd havè haa an adverse effect on itsdevelopment, Ruben C. Bellan, "The Development of hrinnipeg as a Metropolitancent,rer' (Ph.D. Thesis, columbia university, I95g), pp. zs:26, citing beckresWilson, Lord Strathcona,_The Story of l{is iife (iónãón, LgO2i, p. IgI.
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The final decade of the pioneer.
period sah/ the transfer of pou/er from a

single source to an evolving power elite
who were to govern for the next thirty-
four years. The federal government was
firmly committed to the construct.ion of
a railroad and it became clear that, a

major gateway city favourably 1ocated
somewhere between Lake Winnipeg in the
north and the United States border in
the south, at the narrotr eastern
periphery of these plains which lacked
the technology of a transportation
media towards the west, would inevitably
be required for the distribution of
goods and services.

lrTinnipegrs development as an urban centre must be attributed more to
socio-political forces than strategic geographic significance, for it was both
isolated from other established centres and removed from the more fertile lands
of the !ùest.

Á\

Y\
____^ ts
GXEq{re__J ¿-

WE
p

-o

Brzi--
tït c
al -1
I1]
9ñ
y.fr
6qqÍ

ää

33z

-l"s \SJ\
g,å*-Jl

,k(2 (æTætrI
&-'a \f-
VZ'w-, /

/Winnipeg's location/ was not thought to be
$/as said to be muddy and swampy and far too
'unfortunate in its surroundings,', but the
and confidence_of its citizens all pointed
the prairies.15

suiLable for a great city. It
far east from choice lands, and

finger of destiny and the energy
to its being the chosen city of

15AI"n F. J. Artibise, Winnipeg: A Social Ilistory of Urban Growth,
1874-L9L4 (Montreal and London: 6,quoting George Bryce, Illustrated History of Winnipeg (I905) 

"
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Although the City dominated the other Red River Settlements and had
become the natural seat of government following the proclamation of the Manitoba
Act of July 1870116 other centres, particularly Selkirk to the east, $¡ere more
favourably sítuated for the location of the proposed transcontinental railroad
and service yards. The governing power elite savr the railway as the key to
success without which Winnipegrs dominance as a conìmercial centre would falI.
In their determination to see no other centre challenge their regional impor-
tance, the attraction of the railroad through Winnipeg took precedence over all
other considerat,ions. These businessmen gave priority to growth and economics
usually to the detriment of the settlement. Fear of failure was the driving
force, for they realized that growth could only be maintained by the multiplier
effects of attracting more people and that. nearby settlements coul-d easily
capture their markets.

Economic and political considerations eventually overruled the obvious
physical benefits of Selkirk and by 1881, through heavy public commitments and

concessions virt,ually giving the railway authorities a free hand to locate
throughout the city with almost no control, the main line was not only directed
through Winnipeg, but, it was also to have the workshops and service yards. An

outstanding aspect was that the head of the Canadian Pacific Railway syndicate
u¡as also a majority shareholder of the Hudsonrs Bay Company, which was probably
the largest single holder of real estate in the City and stood to make immense

profits should Vüinnipeg be selected as a terminal point.l6a

16 _.*-Ibid. , p. I0 .

l6aartibise also points out that the City might have gained selection as
a terminal point in any event and might even have been able to exercise a cer-
tain degree of restraint in the location of the tracks and service yards; AIan
F. J. Artibise, Winnipeg: A Socia} History of Urban Growth, lB74-19I4 (London
and MonÈreal: M



L2

The neltts led to feverish speculat,ion particularly for real estate in
central locations or bordering proposed transportation routes. V,linnipeggers
$rere confident that the City would become the lea<ling commercial centre of the
north west. The boom was short-Iived and collapsed in 1882, but the local
economy soon returned to its previous expansive trend. By 1886 the development
of the City had changed from a speculative to an agrarian economic base having
direct access to over 100 million acres of fertile land to the lrlest"l7 New
settlements locat'ing at 15 to 20-mile intervalsrlB promoted. the construction of
additional rail facilities which, in turno supported the growth of this pattern
within an ever-expanding threshold area and by the turn of the century, Winnipeg
vtas the undisput,ed centre of not only the I¡Iestern grain trader19 but also the
wholesale industry, operating under favourable freight concessions. Many ware-
houses $rere built to store goods destined for distribution within the prairie
region while mult.iplier effects were gradually developing a secondary service
which was to eventually have a stabilizing effect on the urban economy.

Favourable national and international conditions led to unprecedented
growth under the governing colnmercial elite in the fourteen-year period ending
in 1914. Figure I illustrat.es that during this period more buildings brere

l7n,rb.r, c. Bellan, 'rÎhe Development of Winnipeg as a Metropolitan
Centre" (Ph.D. Thesis, Columbia Universityn l95B) o p. 1L,

I8M.tg.tet llcf'rilliams, Manitoba Milestones (Toronto: J. tf. Dent and
Sons, L928) t p. 160"

l9*. Schmidt, "Inlinnipeg as a Transportation Centrer" in Vüinnipeg lB74-
L974'ed.TonyKuz(Wínnipeg:ManitobaDepartmentofIndustrya@
L9741, p. 2L3.



13

Figure I
Grov¿th of winnipeg betu¡een 1900 and 1960 by ltunrber of Buildings (see app,srdix A)
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erected than in any other era, where in 1904 the value of building permits
exceeded any other city in Canada, totalling $9"6 million compared to $5.9
million in Toronto and $3.7 million ín D,lontreal.20 In LgLz aloner Do fewer than
37 warehouses were built2l and the City was fast Ì¡ecoming known as the "chicago,'
of the nortln.zz The governing elite had achieved their goal and V,Iinnipeg was
not only the third largest city in Canadan but was also the undisputed gateway
to the West, serving as a regional banking, employment and transportation
centre.23

The post-19l4 era represents a change from a gateway funct,ion to that of
a maturing central place.24 Fundamental changes vrere occurring which were to
change the economic and political structure of the Cityts rather weak geographic
location, while the ever-expanding railway network which had ptayed such an
important. role in its domination over the Prairie region was now aiding in its
decline.

Centre"
2oR,rb.n C. BeIIan, "The Development of Winnipeg as a Metropolitan
(Ph.D. Thesis, Columbia University, 1-958) , citing Vüinnipeg Board of

26th Annual Report, p. 2J-"

2ltbid., p. 206t citing Vùinnipeg Free Press, November 23, 1912.

Trade,

22rbid.
Urban Growth

33.
.ta
"AIan F. J.

L874-L9I4 (Montreal
)d- 'Tony Kuz,

Winnipeg IB74-1g74,
and Commerce, 19741 o

of
r pp. 140-14I; Alan F. J. Artibisen l^Iínnipeg: A Social History
, tB74-1914 (Montreal and London: M

Artibise, Winnipeg: A SociaI llistory of Urban Grow$r
and London: 283"

"Metropolitan Winnipeg: Inter-Urban Relationshipsr" in
ed. Tony Kuz (Winnipeg: Manitoba Department of Industry
pp" 7-L9 

"
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The level of economic activity, because of its dependence on the

fluct'uating price of wheatr was governed by national and international consid-
erations and inevitably led to a succession of depression and boom years. The
advent of World !,Iar I and the opening of the Panama Canal in 1914, followed by
the development of other Western centres more favourably located in relation to
agricultural production, then challenged its role which it had defended so
carefully. This trend was further enhanced in later years by the evolution of
alternate marketing techniques and the emergence of vancouver as a major centre
for the collection and distribution of l¡lestern wheat and other goods, assisted
by cheap navigational rates because of a surplus number of post-hrar ships and
the removal of favourable rait concessions.2s The rise and fall of Winnipeg as
the gateway to the developing west is itlustrated in Figures 2 and 3 where
Vancouverrs growth is the most dramatic in its take-over as Canadats third
largest city. A comparison of figures in Appendix B indicates that, the Cityrs
growth started to fall belov¡ that of other national centres towards the tatter
years of the 1920rs.

Present-day Winnipeg represents the stage of a self-sustaining but slow
growth where its threshold area is limited to the provinces of Manitoba and
northwestern Ontario rather than the vast Prairie region. Its economy relates
to a shift from an agricultural base towards the development of technologically
oriented secondary industries where finance, commerce, transportation and
communication rather than the evolution of primary industries, play an important,

25Rr.rb"r, c. BeIlan, rrThe
Centre" (Ph.D. Thesis, Columbia

Development. of l,rlinnipeg as a Metropolitan
University, 1958), pp. 298-305.
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FIGURE 2

Growth of Major Urban Centres within the Three Prairie Provinces
and British Columbia (See Appendix B)
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role.26 The nature of its future function is
and political decisions taken at the national
terminal location, part,icularly in relation to
transportation"

18

speculative and hinges on economic
leve1 although it, st,ill commands a
air, road and rail

26_-"David Hum, "The Future Economic Prospects of Winnipeg: An AnalyticalSpeculationr" in l¡tinnipeg lB74-L974, ed. Tony Kuz (Winnipeg: Manitoba neþart-
ment of rndustry @i , p. 24L"



3 " O WAREHOUSE LOCATION AND T'RBAN FORM

VüinnipegIs early growth clearly outlines the relaÈionship between
political and economic influences where the former attracted the gateway
function for performance by the latter which generated financíal gains for the
loca1 merchants and governing elite. The economic base in the pre-I9l4 era r.ras

concerned with an undisputed monopoly for the supply and service of a rapidly
expanding agricultural hinterland which eventually led to its emergence as the
headquarters of the Western Grain Trade. In performance of supply rather than
manufacture, storage facilities were built instead of fact,ories and warehouses
evolved in direct response to these distributive needs. The nature of its early
role where wholesaling and retailing functions were often performed by the same
merchanLr2T the seasonal character of the Lrade which demanded the accumulation
of large supplies of stocks and the image of Vüinnipeg as the Chicago of the
north-west led to the construction of mammoth, centrally located warehouses of a
prestige nature.2B

27^. B. Shorto 'The Wholesale Function in Vlinnipeg" (Master's Thesis,
University of Manitoba, 1973), p. 46"

2B*. c. Bellan, nThe Development of winnipeg as a Metropolitan Centre"(Ph.D" Thesis, Columbia University, 195B) o pp. 150-151.

t9
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Traditionally, wholesale districts locate in proximity to their
clientele, but closest to their source of supply.29 The earliest warehouses
were, therefore, located east of Main Street, between the junction of Portage
Àvenue and Main Street and the Red River when transportation related to steam-
boat technology plying between Canada and the United States.30 The advent of
the railroad and developments in transport,ation technology allowed the
warehouses to locate closer to the central core, but at Lhe same time, loading
and unloading demands required space which could not be obtained in suitable
amounts or at reasonable prices" Warehouses $¡ere, therefore, erected north of
the rintersectionr along routes branching east and west off Main Street in close
proximity to the cenÈre of the local market, financial institutions and the
expanding railway network.

The accumulation of events in the post-1914 period had an adverse effect
on the wholesale sector and marked the end of the warehouse era. The short-term
outcome was t.he relocation of a substantial number of merchants to smaller
developing western cities while changes in communication allowed manufacturers
to market directly to retailers, drastically reducing and often entirely remov-

29R. B. Short, "The Wholesale Function in V{innipeg" (Master's Thesis,
University of Manitoba, 1973), p. 19.

30Th."" warehouses were mostly of timber construction; the last was
demolished in June 1956, H. A" Hosse, "Thè Areal Growth and Functional Develop-
ment of Winnipeg from 1875 to 1913" (Masterrs Thesis, University of Manitoba,
1956), p. I2L, citing !'finnipeg Board of Trade, Annual Report of 1884.
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ing the role of the wholesaler.3l Further influences included the emergence of
an automobil-e and trucking technology which afforded unprecedented mobility to a
somewhat restricted population, eventrlally making a downtown location 1ess
desirable. Developments in goods handling techniques, namely the fork-lift
truck, r^rere more suited to the horizontal operation of Iarge, single-fIoor,
suburban st.ructures.32 The warehouses never regained their previous status and
became recognized as an economic burden on public resources, occupied mainly by
activities demanding a central location !,rithout having to pay high downtown
rentals.33

Àlthough many theoretical analyses can be applied to Winnipeg's growth
pattern, the explanat.ions offered by two authors are of particular significance.
The first involved an experiment using coloured chips to represent the various
aspects of urban activity34 and led to the conclusion that when cities hrere in a

31g"ll"r, points out that the emergence of mailorder distribution pre-
sented another serious challenge which contributed to the decline of the whole-
sale trade; R. C. Bellan, "The Development of Winnipeg as a Metropolitan Centre(Ph.D. Thesis, Columbia University, 195B), citing Nicholas Ka1dor, "The Economic
Effect of Advertising," Review of Econom¡ç.Studies, 1949-1950, pp. 17-18.

32*. B. Short, "The l{holesale Function in Winnipeg" (Masterrs Thesis,
University of Manitoba, L9731, pp. 28-29.

33th. garment industry owes its rapid expansion in the post-I930 era to
the availability of this accommodation, R. Hastie, "The Development of the
Apparel fndustry of !{innipeg," in Winnipeg 1874-1974, ed. Tony Kuz (Winnipeg:
Manitoba Department of Industry an@ p. LZg.

34n,rtl"ge Vining, "À Description of Certain Spacial Aspects of an
Economic System," Economic Development and Cultural Change, 3 (1955): 147-195.
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state of stable structure,35 continuous shifts occurred in the distribution of
activities from one centre to another which led to the decline of one in propor-
tion to anotherrs growth. The second hypothesized that the transitional zone,
traditionally referred to as the tgrey area¡ composed of mixed land uses which
tended to financially burden the governing authority, should be examined not as
a single, homogenous unit,, but rather in'terms of three components, namely, the
sector of active assimilation, the sector of passive assimilation and the dis-
continuous sector of inactivity.36 The first. represented the area into which
the CBD was expanding, characterized by the replacement of qualitative
residential accommodation by competitive non-residential activities and can be
equated'with the present-day area between Port.age Avenue and the Assiniboine
River, Main and Osborne Streets. The second included that portion being
absorbed by the transitional zone after having been discarded by the Central
Business District. (CeO) in its redirection and reflected an earlier role as the
heart of the city, often orientated towards a railroad or river and character-
ízed by technologicatly obsolete structures and services. Land use vras well
suited to the less demanding requÍrements of the private sector who could not
afford high central rentals but needed a downtown location, and was dominated by
wholesale, light industry, retail and service outlets, with a fairly high

35sa.b1" structure or "statistical equilibrium" implies a continuous
movement of units among: small centres contained within a total area which main-
tains a regular form, ibid., p. J-9'l , citing Samuel A. Stouffer, "fnÈervening
Opportunitíes: A Theory Relating to Mobility and Distance," American Sociologi-
cal Review 5 (December 1940): 845-867.

36Richard Prestonr "The Transitional
Hypothesis," Town Planning Review 39 (October

Zone Structure the Three Sector
1968) : 235-249.
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vacancy rate. This category is applicable to the warehouse districts bordering
Albert and Main Streets" The third sector was located further out, character-
ized by badly deteriorated structures which were inhabited by low-income and
minority groups in overcrowded conditions and is descriptive of the tradítional
Inorth end'of the city.37 This thesis is concerned mainly with the second of
these categories, that is, the sector of passive assimilation and an examination
of the nature of wholesale reveals further det,ail regarding the evolution of the
warehouse structures,

The growth of Ïatinnipeg I s urban pattern ref lects the outward movement of
residential act,ivity from a central core in Èhe path of commercial and
industrial expansioq which led to the spacial separation of areas into places of
employment and residence in terms of affluent and non-affluent Anglo-Saxon or
foreigner, towards the familiar issues of modern urban life. Development con-
centrated on traditional routes, spreading westward from the commercial centre
at the intersection of Portaqe Avenue and Main Street.38

The earliesÈ structures vrere located between the Red River and the
rintersectionr and spread northwards to Fort Douglas along Main Street to link
Upper Fort Garry and the Selkirk set.t1ements.39 The rivers which had played

37rh" sector as passive assimilation lies between this area and the CBD
and acts as a buffer, ibid., p. 244.

3Seortage Avenue was once the Poitage Trail following the Assiniboine
River while Main Street followed the pattern of Maj-n Trail running paraltel to
the Red River; lrlilhelm Kaufmann ,/fllustrated by/, City
Industry and Commerce, Bureau of Travel and PuFliciEy,

of Rivers (Department of

39H. A. Hosse, "The Areal GrowLh and F'unctional Development of !,rinnipeg
from 1875 to 1913" (Masterrs Thesis, University of Manitoba, 1956), p" 189.
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such an important former role as a means of communication, presented a barrier
and direcÈed growth towards the norÈh and west. The marketing of 1arge amounts
of land between Portage Avenue and the Assiniboine River by the Hudsonrs Bay
Company4o and the arrival of the railv¡ays and service yards, divided the city
inÈo social groups and this nehr area to the south and west of the commercial_
core became exclusive to Lhe more affluent, sectors of the society. The eventual
bridging of the Assiniboine River enhanced this pattern of expansion in a
southerly direction.4l

The emergence of the City as headquarters of the [rfestern grain and
wholesale trades led to a construction boom which cent,red on the area north of
Portage Avenue before spreading east of the rintersection'. The construction of
the Exchange Building on Princess street in 188242 attracted bankers and
merchants and led to the establishment of a wholesale district between princess
Street in the west, Main Street to the east and portage Avenue to the south.
The construction of the new Grain Exchange Building on Lombard Avenue to t.he
east of Main Street shifted the commercial focus back to the area north of the

4otbia., pp.
4lAlan n. J.

1874-1914 (Mont,realr73l-
42n. À. Hosse, "The Areal Growth and Functional Development of winnipeg

from 1875 to 1913" (Masterrs Thesis, University of Manitoba, 1956), pp. 138-I4i,
citing tlenderson's City Directory of Winnipeg 1895 and City Assessrnent Rolls.

99-I00.

Àrtibise, Winnipeg: A Social History of Urban Growth,
and London: . 152-



intersection and led to the construction of more warehouses to the east .r.u r:ua
of Main street.43

The decline of the wholesale trade, coupled with the development of
service orientated establishments between huge retail stores built by t,he
T. Eaton Company in 190544 and the Hudson's Bay Company in Lg26r45 extended the
urban focus westwards along Portage Avenue in pursuit of an expanding, more
affluent society and led to the decline of the Main Street area. The resultant
voids are well suited to Vining's explanation regarding the occurrence of shifts
in the distribution of urban activities..46

The presentday pattern reinforces these earlier trends and is in
accordance wit.h the outline presented by Preston regarding the structure of the
transitional ,on".47 The area south of Portage Avenue bounded by the
Assiniboine River, Osborne and Main Streets remains the most fashionable area

43tbid., citing Henderson's City Directory of Winnipeg 1913, pp. 542-
551 "

Á.^"Alan F. J. Artibise, !,Iinnipeg: À Social History of Urban Growth,
lqz4-1914 (Montreal and London: 154.

 sRrrb"r, C. Bellan, "The Development of Vùinnipeg as a Metropolitan
Centre" (Ph.D. Thesis, Columbia University, 1958), p. 366, citing !,linnipeg Free
Press, December 20, L924

46s". footnote on Page 22.
47^.'See footnote on Page 23.
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int.o which the CBD is expanding, representing t,he highest land values.48
Existing and proposed functíons are orientated mainly towards secondary services
and the needs of the middle socio-economic sectors of the population.49 The

desirabitity for a Main Street location continues to decline and generally
represents some of the Jowest, present-day, downtown land values.50

48Oi""rr=sions with local realty agents revealed that this area contained
the highest land values in the CiÈy, reaching levels of $f00 to $115 per sguare
foot.

49Do*rrtown expansion at present occurs at a rate of about one acre of
Iand or 225,OOO square feet for office and one-half acre of land or 200 units
per annum for residential accommodation, while the central City continues to
lhow a net increase in the availability of vacant land for redevelopment, from
52,20 acres in 1970 to 57 ,BZ acres in L975. This must be examined against the
slow growth rate of less than 2*, Department of Environmental Planning,
"Dor,.¡ntown Alternatives" (Winnipeg: City of V'finnipeg, J-975) , pp. 10-23.

5oDi""o"sions with locar
Main Street ranged from about $g

realty agents revealed that land values east of
to $10 per square foot.



4.0 RECYCLING

Recycling involves the introductíon of new functions into the fabric of
existing structures, usually different from that for which they v/ere originatly
designed and involves technologicatly up-grading the buildings to meet modern
functional and safety standards. ultimately, the choice involves two alterna-
tives, namely, to demolish or to restore. present-day programs represent a
shift from preservation of individual structures for cultural or aesthetic
reasons towards the concept of economically recycling whole districts. plus
factors have moved av/ay from justification on the grounds of substantial finan-
cial savings towards a recognition of the final development potential of an
entire area where social, environmental and cultural benef its, coupled vrrith
locational advantages and the difficulty of reproducing the aesthetic and
physical characteristics of the volumes and materials, afford favourable compe-
tition at rental rates comparable to new construction.5l one of Lhe most
serious problems involves the inherent difficulty in evaluating non-quantifiable
activities and the failure of many earlier programs relaÈed to the unconditional
application of accepted standards in adapting physical form to new functions.

slc"org" M. Notter, Jr., "Building Reuse in New England: Identifyingthe Hidden Assets," in Eco4omic Benefitq of Preserving old Buildings, theNational Trust for Hist r.r"tio"Press, L976), pp. 59-6G.
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North American cities have traditionally favoured designs for new 
28

developments. Urban legislation supported this situation by modifications which
permitted the removal of older buildingS in the pat,h of new and bigger struc-
tures when certain areas of the city became more desirable" This led Èo the
establishment of a movement primarily concerned with the preservation of
historic buildings and restoration to their original state, usually simulating
their original uses and often reliant on funding from private sources. Events
of the last thirty years caused serious concern, particularly in the United
States, and l-ed to environmentally conscious citizens joining the previously
lone stand of the historians, with increasing governmental support. Programs
often ignored the forces of the market place in their concern for preservaÈion
and were neither economically nor physically able to cope with the level of
urban obsolescence.

The last decade wiÈnessed the dramatic swelling of these ranks t,o

include economists and politicians and represented an unprecedented move away

from this earlier approach towards a greater understanding of the socio-economic
structure of the community. The built environment became recognized as the
foundation for new development rather than a fungus to be removed.52 This,
coupled with t.he emergence of a critical shortage of raw materials and a
dramatic rise in the cost of associated operations, reinforced the concept of

52uaird smith, "Adaptive
vation, Vùashington, D.C. , Report
Conservation as an Asset - not a

Advisory Council on Historic Preser-
1976) ¡ Michael Seetíg, "Area
Evilr" Architectural Record 156

Use, t' the
4 (June,
Necessary

(December, L9741 .
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older districts fulfilling the performance of an urban resource,53 offering
substanÈial savings in reserves and energy" A combination of the principles of
conservation, development and the economic use of the environment is nov¡ leading
to a progressive reassessment of public funding ahray from ner^r construction in
support of rehabilitative programs.54

Having established common cause, .the next step naturally involved the
identification of major constraints. The scale and complexity of many
operations requíred the participation of the public and private sectors within
the framework of a clearly defined policy. At presenÈ, Iocal authorities often
shy away from rehabititaÈive programs because of the anticipated burdens on
their available resources.55 rf recycling is to make a significant, contribu-
tion, the mechanics of the legislative procedure should allov¡ for greater

53_--Farrel, "our Existing Buildings are a Valuab1e Resource tike CoaI inthe Ground or Oil under the Sear,'RIBA euarterly Journal (April to June, 1976lz
L72-I79.

s4stephen A. Kliment, ed., Neighborhood Conservat.ion (New York, The
WhiÈney Library of Design, 19751, p

55rh. Landmarks preservation Commission of
burdened with the responsibility of 4SZ landmarks
incorporating a further 9,000 buildings, Lawson B.
Historic Preservation on Development and Land Use,
1975) : 6.

" Urban Land (.luly/eugust.,

the City of New York is today
and 25 historic districts
Knott, Jr., "The Impact of
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part,icipation within the private sector by handing over increased responsibili-
ties. An examination of precedent at national and international levels revealed
that implementation can broadly be contained within the following outlin"r56

Concern centred mainly on deteriorat,ing downtown areas or older
districts destined for 'traditionalr renewal programs.
Initiative came from loca1 citizen groups usually in protest against
the proposed destruction of accommodation which they considered
socially, culturally and economically worthy of preservation for the
benefit of the urban environment.
This concern was followed by action at local or city levels in making
resources and significant amounts of funding available from federal,
state, local or institutional sources, often using existing programs.
Programs râtere implemented in accordance with operational policy which
usually included an inventory for the selection of struct,uratty sound
buildings suitable for recycling as well as the demolition of unsound
accommodation.5T The final pattern often included infill development
with concern aimed at maintaining the characteristics of the district.

564 
"o*plete listing is beyond the scope of this cont,ext although t!ùo

reports were of particular significance, namely, Economic Benefits of Preserving
OId Buildings, the National Trust for Historic er
Fffiseil/a':Eion Press , Lg7 6) , and stephen A. Kliment , êd . , ¡¡eiqhboihooà conser-
vation (¡¡ew York, The Whitney Library of .Design, 1975) .

STRul.tively few buildings were demolished.
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fnnovative techniques involved the frequent use of ,/É'istoricZ oistrict
Zoning and in a few cases the Transfer of Development Rights. Most
projects required some modification to existing urban tegislation.
The success of projects at this level depended largely on the degree
of co-operation between property olvners, governmental agencies, and
community and private organizations.

Public Concern

The

4.1

The Federal Urban Renewal proçtrams, aimed primarily at regaining lost
fiscal revenue, served as generators of public reaction in the progression from
demolition of older areas in the 1950 era towards a reassessment in the mid-
1950's, eventually leading to an orientation towards rehabilitation. The con-
cern of the L970's vlas often formulated by citizens enraged after witnessing the
wasteful destruction of familiar urban patterns.5B Governmental intervention
emerged in direct response to this reaction, while the history of Canadian
Housing and Renewal legislation, as outlined in Appendix E, clearly illustrates
the redirection of funding towards recycling" For far too long, authorities had
concentrated on the advantages of thertax base'and ignored both social
upheaval and economic consequerr".".59 Assessment J-ed to the realization that

s8w"ighborhood Conservation, ed., Stephen A. Kliment (ìtew York:
Whitney r,i . LIl-/l--LLI/l-2L.

59I., the United States alone, of 40r000 businesses, only about one-third
survived relocation, the City of Vancouver Planning Department, Restoration
Report: A Case for Renewed Life in the Old City_.
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traditional Renewal programs involved an expendit.ure of 75* of the investment on
destruction leaving 252 for renewal which averaged from I to LZ years involving
the displacement of thousands of persons and the dissolution of entire
neighbourhoods . 60

The degree of citizen participation in North American urban politics is
increasing and t'he private sector are demonstrating both willingness and ability
to conserve and recycle structures. In canada the point has been reached where
intervention by pubtic or local authorities is overdue.6I A recent survey at
national and international l-evels indicated t.hat 6It of the business community
favoured stronger laws for the protection of historic buildings, 69t approved
compensation to owners whose buildings hrere subject to protection laws, while
7IZ sanctioned government intervention in the purchase of such property.62 In
the United States, the NatÍonal Trust for Historic Preservationr ârl organization
established to facilitate participation in the preservation of sites, buíldings
and objects of national interest, today represents a membership in excess of
70,000 and increased by 492 between L974 and Lg75 at a rate of 2,000 rnonthly.63

6OMartin Ànderson, The Federal Bulldozer (New york: McGraw-Hill Book
Company, L9661 , pp. 52-9I.

6lc"o.g" Gart, rnvestíng in the past (Heritage canada , Lg74)
62rh. survey was conducted in August Lg74 for the Financial

Canada, ibid., p. B.

63_--Lawson B. Knott., Jr., "The Impact of Historic Preservation

, pp" 7-13.

Times of

on
Development and Land User,' UIÞan Land (Julyr/August, I9?5): 2"



Recent events in support of recycling
buildings indicate that Winnipeggers,
America, are beginning to realize the
warehouse accommodation. 64

4.2 Economics of Recycling

33

proposals for some of the older downtown
although somewhat behind the rest of North
hidden assets in their abundant supply of

Economics has emerged as the single, most ilnportant factor in recycling
programs, although future trends are focusing on its extention into the realms
of resource planning. Precedent indicates a great deal of disarray at national
and ínternationaÌ levels centering on a movement ae¡ay from earlier proposals
where justification responded to substantial financial savings, toward the pres-
ent-day conclusion that differences in construction costs and market. rentals are
insignificant, benefits relating more to less apparent aspects beyond the
monetary balance sheet.65

North American economics are generally geared to patterns which tradi-
tionally meant the replacement of older struct,ures, involving fewer risks owing
to the ease of quantifying new buildings. The unknowns associated with
recycling programs present a financial hazard and act as serious deterrents.
Lending institutions are today still hesitant to release funds and often impose
conditions which make redevelopment difficult or impossible. The reality of

64D.rl.rre Meakin, "A1bert Street Area Renovation Goal of Neighborhood
Businessr" lrlinnipeg Tribune, JuIy 16, L976; W" P. Thompson, "OId Buildings Can
BeRevíta1iffih25,1975;Va1!.lerier,.'TheBeautifu1Bui1dingsof
Winnipeg," ibid., June l, 1976"

65_"-Baird Smith, "Adaptive Use," the Advisory Council on Historic
Preservation, Washington, D.C., Report 4 (June, 1976) .
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present-day preservation relates to the acceptability of the market rental value
which determines the character of the development. In short, a structure is
economically recycleable only when estimated returns are equal to or greater
than demolition and reconst.ruction.

The dramatic surge towards rehabititative programs can easily be
explained by examining the graph in Fígure 4 which illustrates the sharp rise in
building costs following the energy crisis of 1973. Projected. values are
naturally speculative but the needs of a resource-demanding western technology
on limited supplies support the t,rend towards higher costs. This shift upset
the previous balance which favoured ne$/ construction, by dramatícally íncreasing
its two major components, namely, energy for plant and machinery as well as an
abundant, supply of new materials. On the other hand, the hike was less severe
for the conversion of existing structures which were labour rather than
resource-oriented, and l-ed to a re-examination of the ful-l extent of investment
in terms of expenditure, resources, energy and the urban environment.66 It
became apparent that older buildings required less capital over shorter periods
of time, resulting in signif icant savings in overhead costs, while they ltrere
often able to hold their own at.rentals comparable to newer accommodation
because of characteristics which $/ere difficult to duplicate.6T Construction

66rbid., p. 2.
67_-'Ron Kaufman, "The Realities of Renovation: Economics and Related

fnfluencêsr" in Economic Benefits of Preserving Old Buildings (Ir'Iashington, D.C.,
The Preservation
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technigues of the nineteenth century offered excellent insulation by means of
load-bearing masonry walls, while small window openings afforded substantial
energy savings in heating and cooling compared to the rcurtain wall, of the
twentieth century.6B

Appendix G represents a survey of selected American projects and
confirms that recycling falls within a range of comparative ner¡r construction
costs and does not offer immediate savings. The insignificance of substantial
rental differences often led to selection in terms of locaÈion and environmental
quality, which favoured older buildings. Costs r¡rere found. to be dependent on
the proposed function as weII as the extent of work and no standard formula
could be applied. Generally, little structural change was necessary and costs
varied from l8 to LzZ of the total hard costs,69 or less than half the financial
outlay for comparative work in new construction. On the other hand,
architectural, mechanical and electrical operations proved expensive, often in
excess of comparable new work and could be considered the determinant factors.
À recent survey of central Hamilton concluded that although new high-rise
structures might increase the developer's volume of profit, it might not afford

6Boper.ting cost comparisons
States totalled $3-gO and $2-85 net
McLaughlin, "Preservation Costs and
Giorgio Cavaglieri, "Plus Factors of

for new and renovated space in the United
per square foot respectively; Herbert,
Commercial Buildings," ibid., p. 87¡
OId Buildings," ibid., p. 53.

69_"-Baird smith, I'Adaptive User" the .âdvisory Council on Historic preser-
vation, Vùashington, D.c., Report 4 (June, 1976) . biscussions with local consul-
tants revealed that soft costs, which include overhead and carrying charges,
usually account for an additional 308 to 358 of the hard costs, which include
actual building operaÈions.
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a higher return on equity.70 Finally,.building codes, particularly fire
regulations, tr¡ere generally interpret.ed with a favourable degree of considera-
tion, without which the economics of adaptability would make recycling
impractical.

The main concern at the governmental level has also been economic, and
local authorities have, in the past, upheld the replacement of older buildings
ín the hope of generating additional fiscal revenues.Tl Recent case studies
undertaken in Canada and the UniÈed Stat,es dispute this practice as a myth
pointing out that new high-rise structures required a far greater level of
service. In Ha1ifax, the replacement of older buildings led to a shortfall of
178 in the payment of public services,T2 while the revenue paid by high-rise
buildings in downtown San Francisco had actually been proportionaÈely decreasing
over the last twenty years in comparison to the older sectors of the city,
cont.ributing about 63 million dollars and drawing on about, 968 million in
services.T3 Similarly, recycling programs, as an alternative to traditionaÌ
replacement for upgrading older areas, presented favourable returns through

7orh"
Architects in
L9741, p. 6.

TrMartin
Company, 1966),

T2nlizaueth pacey,
University, ]967).

survey was undertaken in 1973 by Diamond and Meyers, a firm of
Toronto; George Galt, Investing in the Past (Heritage Canada,

Anderson, The Federal Bulldozer (New York: McGraw-Hill Book
pp. f61-172

Report on Taxation in the City of Halifax (Dalhousie

73c"otg" Galt, Investing in the Past. (Heritage Canada , Lg74), p. 5,
citing a study undertaken by the San Francisco Bay Guardian in 1971 "
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Property taxes " Statistics ind.icate that the tax base of pioneer Square in
Seattle increased by 1,000t74 while recycling Vancouver's Gastown boosted
revenue by 818 between L}TL and Lg75.75

The manner in which federal taxation can make funding more readily
available to persons and institutions for recyeling purposes can similarly not
be ignored. The emergence of HeriÈ.age canada as an agency for the conservation
of historic structures closely resembles the pattern of the National TrusÈ for
Historic Preservation in the United States, which is presently supporting changes
to the federal income tax structure in favour of the retention rather than
destruction of older buildings. The inherent difference in the orientation of
the two systems precludes a direct parallel. Suffice to point, out that in the
United States, real estate has traditionally been regarded as a source of
ínvestment and these incent,ives aim at equalizing the present bias towards new
construction. Under such circumstances, ". hardly anyone would be
investing ."76 without tax concessions/ considering the risks and 1ong
waiting periods usually associated with recycling projects, before cash returns.

74Mr=. John w. R. crawford, "Demand,s of the Futurer,' in EconomicBenefits of preserving old, Bui , the National Trust for HisE,õijFÞFeserva-æ tion press, 19761, p. 164.
Tsehillips, Denhez, Galt and Brown, "Planning for older communities,,,

canadian rnstitute of Planners Forum (March, L9761: 5.
76w"11""e A. hlright, JE.r "TroIIey square: A preservation Adventure insalt Lake City," in Economic Benefits of Preserving Old Buildings, the NationalTrust for Historic p ion press,

L976), p. 73.
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The Historic Sites Tax Act of 19?5, ât present before Congress, is in
direct response to this concept, and provides for a five-year write-off of the
cost.s of recycling a building recorded on the National negister.TT Furthermore,
a person would not be able to deduct. the cosÈ of demolishing a National Register
Property or the undepreciated costs of such structures after demolition, and
finally, the construct,ion of a new building on a Registered Site would be
subject to the straight line rather than accelerated procedure.

In Canadar the new Federal Income Tax ÀcÈ of L972 prevents the
aggregation of properties in the same depreciation class by requiring each
building costing $50'000 or more to be placed in a separate category, whíle
income derived from other sources cannot generally be offset against losses
which may occur. The introduction of Recaptive of Depreciation means that
depreciation becomes fu1ly taxable on sale and can no longer be postponed, while
only terminal losses are deductable" In addition to income tax, a Capital Gains
Tax was also inserted, based on the difference between the original cost and the
selling price. !,rhile precedent indicates that concepts such as the accelerated
write-off of recycling costs are feasible and have been implemented in the

77_."John L. Frisbee, IIf, "selected and National Trust Activitiesr" ibid.,
p" 103.
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past,78 advocates in support of legislat,ive amendment should realize that in the
Canadian context it serves more as a concessionary influence than an equalizing
force.79 These allowances wiLl apparently be of significance only in combina-
tion with further tax concessions such as permitting income derived from other
sources to be used in recycling projects.S0 Notr^rithsÈanding the bias nature of
the accelerated write-off of depreciation, the City could justify backing these
proposals, to gain the support of Federal and Provincial policy as a means of
directing private funding to initiate recycling programs, not only to upgrade
so-called deteriorating downtown areas, but also as an urban resource.

78pi""rr"sions with the City of vùinnipeg's Department of EnvironmentalPlanníng revealed that the Federal Governmenl has often acted favourabty throughProvinciaL government.s in response to proposals at the municipal level, particu-larly when they displayed comprehensive demandsr sây to upgraãe a deterioratingarea, backed by public support. The provision to recycle-õtaer structures has
now been removed by amendment to the National Housing-Act (uge) and funding at.present operates more on a rhand-outrbasis than policy. pressure from tocálinstitutions through Provincial Governments to the feãera1 level is now having
some effect and a new policy st.rongly orièntated towards rehabilitation wil1probably emerge in the near future. Existing programs are of a specific natureand cannot usually be adapted.

79rhu normal write-off
about 20 years.

B0_.""Discussions with Àronovitch and Leipsic, property consultants,winnipeg. Simil-ar concessions were allowed uñder t,he old Income Tax Act.

period for a masonry warehouse structure is 5t or
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The next area of concern deals with the manner in which the City can
make a direct contribution within the framework of the existing tax base. Tax
Increment Financing represents a net gain to the municipal authorit,y and
requires litt1e or no procedural or legislative modification.Sl It operates
basically when an urban area declines for some reason or another and multiplier
effects set in, causing the t.ax base to decline as owners are able to pay less
and less with the íncreasing levels of vacancy. While the societal burden
increases on the one hand, public investment and obligations such as services,
lighting, etc., have to be maintained on the other, and the area eventually
becomes a net loss to the city. Tax Increment. Financing attempts to stop this
downward trend through public assistance and once the district starts to improve
and the property tax base is increased, the additional funds are paid into a
special account which is used for reinvestment back into that particular
location. This concept can easily form part and parcel of the
Dist,rict Zoning ordinance.

/ÃistoricZ

Ànother area of neglect concerns the availability of mortgage financing
where some concession is needed to balance the present bias towards ne$r con-
struction. An examination of programs reveals the relative ease in obtaining
both funding and guarantees for new work aÈ public and private levels, white the
same institutions generally shy away from recycling programs or make less funds

8lwil1i.m E. seline, ,,Tax rncrement. Financing: A KeyTool," in.Ecorlomigg of Preserving old Buirdings, the NationalPreservation(}üashingÈon,D.c.:ThePffionPress,L976l
PreservaÈion
Trust for Historic
r pp. 49-50.
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availabl-e r¡tith greater restrictions. Governmental policy at aII three levels
should aim to at least equalize this situation through direct or indirect
assistance by either providing or underwriting fínance.

4.3 Urban Legislation

At present, legislation aims primarily at protecting the rights of the
individuaL and not the urban environmenÈ. Land bestows wealth and status on
those who control it and defines the basic relatj-onships between property
ohlners' labour and production. It also art.iculates the institutional conditions
which regulate its use and the difficulty of legislative intervention must be
perceived against this background.

older buildings are usually threatened when the land on which they are
situated becomes too valuable for their continued existence while their location
is not valuable enough to permit occupancy by desirable tenants. This situation
usually occurs as a result of legislation which is bound by outdated regulations
and does not lend itself to changes in response to new demands. At present,
change relates more to the modification of past conditions than to the acknow-
ledgement of an emerging set of entirely new standards. There is no avoiding
the fact that the complexity of preservation and recycting programs demands a
far greater degree of governmental participation, reguiring the backing of
legislation aimed aË generaÈing response from the private sector.

;1

I\



43

A comparison of North American practices indicates that the United
States took a leading role in its concern for legislation in pursuit of preser-
vation and recycling procedures.S2 Àppendix H illustrates how programs have
been moving towards federally-supported, district-oriented projects where
success can be measured largely in terms of the degree of co-operation between
the tri-Ievel agencies on the one hand, namely, the federal, st.ate and local
governments, and the private sector on the other" Operations are being assessed
in terms of expanded benefits to the community rather than extensions of history
books. Today' more than half of the States allow tocal governments to zone
groups of structures as historic areas, subject to special conditiott".B3
Central to these issues have been the problems associated with the assembty of
inventory, particularly in regard to "hold-out" operators and much of the
present legislation has been directed towards this concern.

In Canada, preservation and recycling concepts are relatively new and
recent studies indicate the emergence of a pattern in pursuit of American
precedent. Table t illustrates the effect of existing legislation in protecting
historic environments. Its significanee does not extend beyond the importance
that both people and governments have become avrare and intend investigating
aspects which $¡ere previously ignored. Intervention in the ownership of private
property has traditionally been potitically unacceptable and most legislation

82th" paper suggests that the degree of detail should increase from
federal through provincial to local governments, under a co-ordinated program,
Heritage Canada, Brown Paper on Legisl-ation (July L974) , p. 7.

B3_--Lav¡son B. Knott, Jr ., "The Impact of HisÈoric Preservation on
Development and Land User" Urban Land (Julyr/August 1975): 5-6.



44

I'ÀELE I
Ileritâge Iêrrlslablon at pr.ovtnçÞl l.evel

Reccrfirenled
by Llnesco Àlberta BrlEish

CoLurbia I-lajritolÈ Ner.,

tlrur¡svlck Nervforudla¡yì ¡lcl'¡a
fbôtia ùrtart.o Prlr¡ce Edward

Islard Quelr€c Saskatchcráan

Àre clcar criteria
given for the defi-
nltion of lterltage
l."qT!y
¡tust nctice be glven
of furperdlrr; denoli-
tior¡ of unr,r3iscered

l!'i3q9llr9ryly _
Is (bverr¡rìÉnt L¡rdr
a¡ry obligahlon to
aLf(lìpL to proEect,
unrr:jisrered tteri-
P!: tTo995!y

C¿n tìsrr¡lition <.¡f
ru¡classlfisl l¡uild-
irx¡ lle dclayuì ¡:erxl-
lp ::Fl
Can dcfinitive ¡rro-
Lætíon aqainsc
dsruliLi<¡n tre ,¡lven 

I

to a bui).,ìiru¡ |

(slvrìjt. of ¿xÍ)roprl- |

aclo¡ì) |-lfs radjus ¿¡rour¡l I
¡ro,¡urËnL lrr-ot.r'cLeì I

Sllent

siit'c

Yes

SllenÈ,

Yes

Yes

SflenÈ

;;

sffu"t.

Yes

ì¡o

ìùo

"*-

Yes

lù)

*
T€Ít).
sÈop
order
only

Là!¿ pro-
tecLs
"sltes"

Yes

Y;;

t,¡o

-¡Ji.n-

Àrchio-
Iajical
Sfte <r!y

lJo

Ycs

Yes

¡¡o

ÑJ

llo

'ñ"

NÔ

v;

-l*

Iì¡o 
I

I

I

r.aw pro- |tects I

"siÈes" 
I
I

Yes I

I*l

¡¡l

ì¡o

tb:

No

Yes

¡¡o

tb

fa, pao-
tects
"sites"

No

I'tl

r"" pr"L.t 
]

"sites" I

i
only wtrerr I

Desisrrataì 
I

I

Nôl

I

¡¡o

ì¡o

Urai;

N;

Yes

I'13

l¡o

No

Nô

No

lù)

NÔ

N)-

No*

No

I.¡)

l\lo

l¡o

nr"t iofo.¡i.ur
Sibes only

Àrchiolo<.¡ical
Sltes only

¡¡o

--t'þ

t,Io

No

l¡o

ì¡o

No

No

No

t&)

¡IÕ

""-

Yea: by
Aeglstratlon

Yes

Yes

No

Yes

Yes 
-

Yes

Ì'¡c

Iaw protects
"sltes"

UrEl,ear

uncfãr

No

Yes

I

u".rãt

Yes

Yes

No

Ye9

riw protects
usites"

Ë;-.

Yês

No

t'to
Cdrì (iJver¡¡ìÊnL dæi-
sio¡rs on dcsigna-
tion be a¡¿raluì to
lrigher- auLlnr:ity or
:!et!lls
fs tl¡e deflr¡iLive
¡ueservat.ion of
districts s¡*cifl-
ca_l.l¡ foreslg¡r
Can ¡rlat¡ues be
IXrsLùl r¿itjÐut
gri.llgf',r con:*!
()¡n nuinte¡ur¡:e of
Ilcrltagc PL()[LL'ty
be c¡tforcul

No

IÀw prû-
tectstsltes"

Yes

- tù)-



45

TÀllLE I (Oonti¡r¡:¡l)

Íi)urce¡ Iì. À. J. Philì.lpe, Marc Der¡l¡e?, George Galt, ard Gregory Brcun, "Plarurlng for O]der ùmu¡rrlties," canÀdian ¡n.stituÈe of plannors Forunì
(Nrarch 1976): l0-ll.

Recc¡¡¡ne¡ded
by Unesæ Àlbert¿ Brltlsh

Colunbia I'lanitoha Nc+¿

Êrunsrvick Nr¡lfou¡¡lLa¡d I.¡or¡ô
ScoLIa G¡tario Prl¡ce Ddward

Islard Oleb€c Saskatcheruan

Ca¡¡ tleri tage Sices
Lre lnstr¡ctal

Does Gorrer]uEnt, lÌave
rlght of firgt re-
fusal on sòle of
!te:lEee !!il{ilq_
clrn llerlt¿ge proper-
t.Ies be exarìpLed

-l-.el Þ"i!l'-rg gslg:
Can ille3a}ìy
alterql lleritage
buildlngs Lre re-
s!ôred at (*rf¡errg
grtån11

t\ü¡ÂC is the ¡laxim¡n
ltrnlty for iller¡al
dsrolition

Yes Ye9 vü¡e-¡t

firreatened
ûlring
l¡rrk
Only

Db Archioìogical
Sites Only

¡¡c Yes Àrclrlologlcal
sltes only

Yes LlncIe¿r

"Cbjec¡s"
Only

Silent

Silent

._ 
Yeg-

Sllent

Yes

Yes

- 
V.s

95000 +
6 n¡¡. +
dannges

No

¡¡o

Sr¡bs1-
dlzed
Luiì.dlrr3e
orly

$1000 +
6 ¡¡rc.

ttl t¡o Ì,¡o Ì¡o l¡o

$1000

Yes

ì13

Subsi-
dlzsl
bt¡lId-
lngs
etry _

$100

I.b

No

çroo i io
days

ì¡o

No

$1000 + 3 r¡r

Ì¡)

I'Io

No¡;

I'lo

Yes

iì,ooo I r
year

f¡o

Yes

siooo

lùl

Yes

$5000 + 6 ¡r¡r.
+ dànEges



46

has naturally been limited to the preservation of individual sites under public
control. Recent examples in gritish Columbia and Ontario have gone beyond this
concept to prove Lhat success lies in the synchronized co-operation between tri-
Ievel governmental entities and the private sector, in response to the needs of
the local communities to benefit, firstly, the people who live and work there,
secondly, the remainder of the city, and finally, the visitor".84

Building codes represent another area for reform, although their impact
is far less severe. By-Iaws, particularly fire, parking and qpen space require-
ments, are clearly aimed at new structures and cannot rigidly be imposed upon

recycling projects where no rule-of-thumb exists" In practice, these regula-
tions are usual-ly modified by negotiating according to 'unwrittenr codes. In
the past, this problem has often been overcome by applying /Hi-stori.y'- District
Zoning principles so that each area or individual structure receives special
recognition in terms of its particular merit.

B4tbid. , p. 15 .
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4 "4 Innovative Techniques

The power of local government cannot, be overlooked and includes land-use
controls, choice of districts for consideratior,S5 direct or indirect funding,
amendments or modification to urban legislation and property tax, as well as its
influence over the quality of any project, by means of the assistance it is able
to provide through its resources.86 Innovative programs cannot easily occur
without it.s support and a redefinition of function coupled with a rest,ructuring
of mechanisms to concentrate on role rather than methods is a prerequisite to
meaningful changs.87

85rh" City of blinnipeg AcÈ refers to the preservation of a rsiter rather
than a rdistrict' and although both allow whole areas to be set aside for con-
sideration, t,he latÈer contains dynamics within its legislative procedure which
are not specifically foreseen within the framework of the former; based on
correspondence with Marc Denhez, Iegal- representative for Heritage Canada,
Ottawa. Section 4BB of the Act provides for the enforcement of 'Iook-alike'conditions within certain areas of the City, but controls are limited to the
erection of new structures and additions, with no provision for existing build-
ings. The study area, which derives its character by aggregation and where no
warehouses can generally justify historic preservation on individual merit, has
not been included.

B6st.phen A. Kliment, ed., Neighborhood Conservation (New York: watson-
Guptill Publications, L975) , pp. lL

BTrf l-ocal governments cannot perform an innovative function, it is
doubtful whether they are worth retainirg; "Manp1an: Loca1 GovernmenÈr'r
Architectural Review 148 (JuIy 1970): L-62.
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rt should now be apparent that zoning practices have failed in the
control of the urban environment" The usual result of its inflexible nature is
the uneven distribution of land potential when entire areas are planned as
single entities on the assumption that the pattern will resemble a rational
st,ructure, closely related to desirable market conditions. This superimposed
pattern determines the land value, and in practice massive shifts occur in
response to the real demands of urbanization. Reform, directed towards the
greater use of land potent,ial on the one hand, and the needs of the community
and environment on the other, is long overdue. Tr¡ro innovative techniques have
recently emerged, namely, ,/Histo,ti{/ DistricÈ Zoning and the Transfer of
Development Rights /fon/, the essential difference being that whereas the owner
suffers a loss of potential rights with the former, when the city imposes a
freeze on vertical or horizontal expansion, the latter aims to compensate for
any loss resulting from such restriction. ÀlÈhough both systems involve
significant participation by local authorities, TDR, in addition, requires
modification to legislative procedure.

,/Fistoric/ oistrict zoning works within the framework of existing
practices and aims at the preservaÈion and rehabilitation of deteriorating
historic areas by treating the sel-ected district as a special package removed
from the remainder of the city.88 The whole area is subject to the same
regulations to ensure not only that one ovrner does not unjustly benefit from
anotherrs upgrading, but also that the character and standard emerges from the

BBs". Appendix J.
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aggregation of alt the buildings.89 Although approval must be obtained prior to
altering the exterior of any structure, the interior is subject only to the
normal and often modified set of building codes to facilitate occupation by
present.-day function".90 Precedent indicates that most North American programs
at the district, Level have been implemented through this principle, although the
rigidity of its nature illustrates the need for alternatives.9l

B9_--John Murphy, "The Special Nature of Historic Area(July/August 1975) : 9-13.
Zoning, " Urban Land

90_-"Incentives in the United States often included a tax bonus, public
subsidies or loans as well as programs designed to generaÈe public response; The
Neighborhood Conference of New York, Neighborhood Conservation (New yoik:
Watson-Guptile Publications, 1975), pp. l\Ilf-llL/L2I.

9lcastown and Chinatown in Vancouver were implemented through Historic
District Zoning principles and represent one of the best Canadian eiamples of
recycling as an urban resource; Vancouver's Heritage Advisory Committeã,
Vancouver's Heritage: Twenty-Two Buildings and Two Historic Areas (Vancouver:
@iEment,Lg14)lRestorationReport:ÀCaseforRenewedLifein
the ord city (vancouver: city Plm L974).



The Transfer of Development Rights (TDR)

represents a better solution in the longer term
and permits the or¡¡ner to benefit from his older
building without destroying it, by selling the
potential to which the building cannot be
adapted, to developers who could use the gain to
erect larger structures elsewher".92 The owner
would continue to exercise all the rights he
previously enjoyed excepÈ those specifically
separated. Eliminating development potential
from the property decreases the value and
extinguishes further speculative interest or
economic pressure for replacement, whj-le the
potential for greater density produces the
incentive for the purchase of these rights.
TDR must, therefore, be viewed as an extension
to, rather than replacement of existing zoning,
by functioning as a third dimension throúgh
the redistribution of developable rights in
response to changes in market demands, and should alleviate some of the more
confiscatory aspecÈs of present practices, serving to facilitate the trade-offs
required in overcoming the economic imbalances resulting from preconceived

r--

92"ohr, ,1. Costonis, Space Adrift (University of Illinois Press, I974).
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designations.93 Central to t,he concept is the separation of the rights from
parcel of. l-and as a quantifiable and transferable quality of ownership. In
short, the concept involves litt1e more than the recognition of traditional
legislation governing property o!.rnership.94

4.5 Tourism

winnipegrs tourist potential has, to date, not been futly exploited and
although it does not display the colourful background of certain other North
American cities, it has the advantage of a central east-west location along an
exisÈing tourist path coupled with a history shared by no other Canadian city as
a gateway Èo the developing West, backed by an abundant supply of prestige
warehouse structures reflecting its earl-ier role. Precedent suggests a direct
relationship between environmental heritage and the generation of tourist
dollars, which should be seen as an importanÈ consideration in any major
recycling proposal. ÀIthough accurate projections are by nature largely specu-
lative, most North American experiences indicate that the subsequent increase in
urban revenue is significant.

93attno,rgt the concept has been implemented in both Canada and the
United States , /_U .s J Assembly Bill 3L92, ât present about. one-third of the way
to becoming preãcriFed law, witf undoubtedly ñave the greatest impact. The
"Municipal Development Rights Act" of the State of New Jersey will provide theStaters 567 municipalities, Iocated in the heart of one of the world's most
urbanized areas, with the mandate to incorporate TDR into their planning controlactivities; paper prepared by John VincenË Helb and J. Mark Reifãr, oivision of
Legislative Information and Research, New Jersey, The Legislative Development
and Consideration of the \e!{ Jersey TDR proposal,

94rbid., p. z.
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A recent survey of the behavioural habits among Canadian tourists at
the national level confirmed that they vrere concerned mainly with visits to
historical and cultural sites which accounted for some $5f7 million, while
fishing, the next most, popular activity amounted to about half of this figure.95
similar studies in Inlinnipegg6 and Nova scotia,97 which included visitors at the
international level, revealed an even greater degree of interest in buildings of
historic merit. Cultural visits among Canadians now account for more spending
than leisure activities, while in the United states, it is ranked second only to
family visiting. Further studies indicate that spin-off multipliers from
tourist revenues generate from $1.5 to'92.5 in related activities for every $f
spentr or expressed in another $tay, íf a community could maintain an average of
24 tourists a day for a period of one year, it would be comparable to an
additional indusÈry with a payroll of $r0or0o0 per .rrrro*.98

New Orleans htas one of the first North American cities to take advantage
of this phenomena by recycling the Vieux Carre, its historic French quarter and

ending in
and 52t

Report #184,
March L976.

95rh. survey vras undertaken by the Canadian Travel Survey in 1971 and
excluded all non-Canadian revenue. See Appendix K.

96th. surveys rÂ/ere undertaken over a period of three years
1975 and recorded major interests in historical sit,es of 622, 55t
respectively for each year; lqgrlqt Reception centre study ]gTs,
Department of Tourism, Recre ,

97rh" survey
directly to visitingI'Planning for Older
L974) z 7.

indicated that about 338 of arl tourists spending related
places of historic interest; R" A. J" phillips et ê1.,

Communit.ies," Canadian Institute of planners Forum (March

9 Smia 
.
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vtas closely followed by similar projects in other cities, the most notable of
which occurred in Savannah, Georgia. Àt present, the annual tourist revenue of
the former exceeds $200 rnillion and is growing while that of the latter
increased by 400t from $I0 million per annum in 1955, one year before the
recycling program conmenced, to $40 million six years later and included 900 of
the 1,100 buildings on the historic inventory.99

99rbid., pp. 7-8.



5.0 PROGRAM FORMULÀTION

The program for the urban design illustrated in Sheets Dl to D5 was

based on the precedent of five selecLed case studies which collectively
accounted for both feasibility and market- demand of the proposed activities.
These studies generally emphasized urban design, which then emerged as the
central theme around various policy statements.

The first of t.hese reportsrl00 prepared for the federal government,
represented an ambitious study aimed at demonstrating the potential of federal
intervention in the revitalization of deteriorating, downtou¡n areas. By

initiating the first move, they could generate large investments within the
privat.e sector. The proposal included rspines' of weather-protected, pedestrian
malls linking recycled and new developments with various downtown activities.
Multiplier effects set in when the ne$r population and support facilities
reactivated, then changed the nature of the area.

I00rh" study area $ras bounded by Pacific Avenue on the north, Lombard
Avenue on the south, the Red River and Main Street to the east and west
respectiveÌy: General Urban Systems Corporation, Urbex Winnipeg: Preliminary
Report (Ministry of State for Urban Affairs, March L9741.
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The purpose of the second reportrl0I prepared for the Central Housing
and Mortgage Corporation, v¡as to examine the convertibility of V'Iinnipeg's
central warehouse acconmodation to residentiaL use, thereby transforming a

wasting asset into a net addition to the housing stock without involving neut

land and services. The study concluded that such conversion was both desirable
and feasible and that demand would increase when the savings which this type of
Iiving could offer, became apparent in the face of the spiralling costs of a

suburban location.

The purpose of the third studyl02 was to unite existing urban functions
by means of a comprehensive urban design incorporating recycled warehouses and

new developmenÈ and included cultural, residential and commercial activities.
The "Urban Agora" which resulted would benefit the whole community.

The final two reports were concerned with the warehouse district which
once formed the heart of the City's business area, located in the vicinity of
Albert Street. The firstrl03 which outlined methods of public and private

lolrha study area vi/as bounded by Logan Avenue, Notre Dame Avenue,
Portage Avenue East, the Red River and fsabel Street to the north, south, east
and west respectively: Damas and Smith Limited, Warehouse Conversion Study:
Preliminary Report (winnipeg: September 1974) .

I02th. project centred on Bannatyne Àvenue and was bounded by MarkeÈ
Avenue, McDermot Avenue, the Red River and Main Street to the north, south,
east and west respectively: D. Nicolson, Master's Thesis in Architecture
(ütinnipeg: University of Manitoba' 1975) .

103th" study area was located wesþ of Main Street along Albert Street,
bounded by Vüi1liam Avenue, Notre Dame, Main Street and King Street to the north,
south, east and west respectively: Department of Environmental Planning, E-t-:--
toric lriinnipeg Restoration Study (Winnipeg: Cit.y of Winnipeg' 19741 "
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co-operation for the rejuvenation of this somewhat stagnated area, Ì^ras prepared
by the City of Winnipeg. Moderate public funding would provide the catalyst for
private incentive to upgrade the area into an excitirg, pedestrian-orient,ated
shopping district. The ssse¡¿Io4 aimed at transforming this historic district
into a diversified, active shopping area by creating spinal malls centering on a

weather-protected "Ga1eria" which linked Portage Avenue and Main Street.

The characteristics of these five case studies $¡ere similar in many

respects and predominant features have been listed under the following
headings ' 105

Economic

- Fígures indicated that the warehouses could be bought and recycled at
cosÈs significantly below comparable rates of nev¡ const.ruction and
were, therefore, able to offer cheaper rental structures without the
need for new land and services.

- Public funding and guarantees would attract the private sector once
the long-term benefits became apparent.

- Governmental intervention, including the purchase of certain land, the
removal of railway tracks, the const,ruction of a covered mall and
partial tiability for new work, would provide the stimulus for private
incentive to complete and expand the program, eventually l-eading to
the revitalization of the entire area.

104rh. same study area vras used for both of these final reports:
C. Brook, Masterrs Thesis in Architecture (Winnipeg: University of Manitoba,
1e7s) "

105rh""" characteristics are not common to every report.



- The Cit.y would
the warehouse
selling values
area.

Political-
- Political considerations hrere concerned mainly with the mechanics of

tri-level governmental organization and funding.
- Only one report envisaged the City of !,linnipeg as the co-ordinating

authority. Two reports $Jere prepared for federal agencies.

Social
- Generally' the high vacancy rat,es and absence of residentiat acÈivity

minimized social disruption. The action and vitality of downtown
living was envisaged as appealing to both old and young alike, while
the character of warehouse accommodation coupled with the spiralling
costs of suburban living would increase the demand for recycled
st.ructures.

- Housing accommodation hras usually allocated in response to adjoining
functions where cultural activities attracted artists and workshops,
while proximity to the CBD drew young executives in more desirable
Iocations and senior citizens in other areas. Family groups related
mainly to the proximity of ppen space and schools, while lower income
groups vrere often located in relation to sources of employment or
noisy streets "
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gain greater fiscal revenue through its tax base while
owners would enjoy the benefits of increased rental and
when an expanded population was attracted into the
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Legislative
- Proposals occurred largely within the framework of existing urban

legislation.
- Precedent and discussions with City Authorities illustrated that

zoning and building regulations, particularly parking and fire codes,
could be modified to permit, redevelopment.

Urban Design

- The physical designs represented the medium through which programs
occurred by providing the central spine for the unificat.ion of sur-
rounding urban activities.

- These adjoining funct.ions, particularly the cultural facilities, the
CBD and the Red River to the north, south and east respectively, rârere

seen to exert strong influences on the diverse nature of the
development.

- Multiple-use proposals for recycled buildings generally included
retail facilit,ies at ground and basement levels in closest proximity
to the pedestrian mall, with office and commercial activities on

intermediate floors and residential accommodation at the uppermost
levels.
Programs included new structures to not only fill voids but also
stimulate recycling pro jects. These ner,r buildings generally included
tourist, entertainment, recreational, parking and residential
accommodation, strategically locaÈed to attract population into the
area for both day and night activities throughout all seasons of the
year.
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The urban design program f or this hypot,hesis, as outl-ined in Table 2 and

illustrated on Design Sheets Numbers DI, D2, D3, D4 and D5, $Ias based entirely
on the precedent of these five studies. Relevant details are expanded under
specific headings.

TABLE 2

Urban Design Program

Building Type Proposed Function

Recycled i.r^-^r^^..^^^ b^¡--.: l ^€€.: ^^ /ô^**^-
Buitdings lrlarehouses Retair, office/commercial, Residential

New Struc-
tures Infill Retait, Office/Commercial, Resident,ial, Parking

Tourist/Fun Casino, Hotel, Tourist Centre, Rest,aurants,
Centre Cinemas, General Entertainment
Recreation
Centre Skating Rink, Indoor Sports , et,c.

Water Sports Marina, River Boat Excursions, Tie-up and Boat
Rentals, River Park System

Recycled and
New Struc- Common Features Covered Pedestrian MalI, Public Spaces
Èures

The area on the east, of Main Street was selected for study because it
directly represented the concerns of three out of the five studies, while the
actual site between Bannatyne and Market Avenues was chosen because of its
adaptability to include specific aspects of each report with minimum conflict.
The redevelopment of the railway track as a pedestrian mall rather than the
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modification of an existing vehicular street was seen as being less severe on
the circulation system, while the generally high vacancy rates and low demand,
coupled with the availability of cheap, good land in close proximity to downtown
Winnipeg, clearly defined boundaries and absence of residentiaL activit¡ served
to both reduce the impact and spread of the proposed development as we}l as to
simplify the process of urban analysis. A more complex site would not permit
the degree of penetration afforded by this study area.

No att,empt has been made to phase this design proposal for
implementation within predetermined periods of time, which seemed to be more
applicable to new construction. Full advantage vras instead taken by the very
existence of the structures, which afforded the advantage of recycling over far
longer periods of time in response to demand, once the initial pattern had been
structured by the co-ordinating entities.























6.0 ASSESSMENT

This evaluation at.tempts to measure the validity of statements made in
the previous section by examining specific aspects under present-day conditions
in !'Iinnipeg. The study area v,ras found to display many of the properties usually
associated with warehouse structures in deteriorating downtown areas as outlined
in the background analysis. Àctivities were generally attracted by the low
rental structure which varied from $0-55 to $1-OO per square foot.106 Manufac-
turing and wholesale functions predominated, followed by retail and storage
facilities. The buildings cont,ained high vacancy rates averaging'36.37t.107

6.I Warehouse Survey

The information shown on the matrix in Appendix P is based on both a
survey and discussion with the respect,ive or¡rners within the warehouse inventory
in an attempt to est,ablish their intentions. Generally, they could be categor-
ized into two groups. The first represented the majority, namely, 558, where
ovtners l,,tere prepared to sell for an average rate of $4.95 per sguare foot,
ranging from a minimum of $4"S0 to a maximum of $6.00 per square foot. The
second represented 188 of the sample where the selling value was based. on the

106s.. Appendices L, M and N.
lo7s"" Appendix N.

66
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cost of relocation, averaging $12"13 per square foot and ranging from $11.20 to
$13.19 per square foot.

Of the remaining 272, one ovrner did not reply,l-08 another failed to
indicate his selling price and the third wished to remain at his present
location but was prepared to co-operate should t.he area be upgraded.109
Eighteen percent of the proprietors urere prepared to improve their properties
and one indicated that he would spend $25.00 per square foot in renovation
costs.110 No operation was considered so vital that it cou1d. not be relocated;
neither was proximity to the railway spur of significant importance. üIarehouse
o$tners vtere only moderately concerned with the inclusion of the proposed
pedestrian mall, public subsidies and concessions, while no one expressed any
concern for the historic value of his building to the community. Sixty-four
percent of the structures vtere occupied partially or ful1y by their respective
owners.

108rh. owner of iJs/LIl 'Bannatyne Avenue did not respond to the survey.Although these two buildings have been unoccupied for many years, discussionswith realty consultants indicated that an offer at currenl market valuer orabout $5.00 per square foot, !üas at. present being considered.
l09rh" Canadian rmperial Bank of Commerce atsidered essential to the proposed development due tobuilding and the operation.
110rrri" amount would adequately cover recycring costs to commercial andretail uses but was considered insuffióient to prãvide for conversion to resi-dential accommodation.

441 Main Street was con-
the nature of both the
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One factor of particular significance $ras the apparent absence of
'hold-outr operators which has oft,en had adverse effect,s on the development of
an area because of the difficulty of assembling inventory, particularly when a
single operator oh/ns large amounts of property.

6.2 Economic Considerations

The economic assessment generally contradícts the hypothesis that
recycling involves significant financial .savings,lll which was based largely on
the belief that dramatic increases in construction costsr âs illustrated in
Figure 4, would eventually lead to a break-even point where re-use would
actually involve net savings over new buildings. This situation can be dis-
missed largely as a myth and would only occur if the market value of the
property remained constant.ll2 fn reality, the adverse effect of increased
construction costs on ne!ù buildings, concessions and public subsidies, increase
demand on a somewhat limited supply of good warehouses which naturally raises
their commerciaÌ value. This inflation has the effect of moving the break-even
point upward along the scale, thus neutralizing any advantages which would
otherwisehavefavouredrecyc1ing"VühiIetheCityanxious1ycovetsthe

llls." also, Damas and Smith Limited, !{arehouse Conversion Study:
Pre1iminaryReport(Winnipeg:SeptemberI974),..old
Buildings can be Revitalizedr " Inlinnipeg. Tribune, March 25, 1975, p. 7.

lL2rn Winnipeg, this is clearly not the case and the value of warehouse
accommodation in more central downtown locations has increased from about $2"50
per square foot to the present-day rate in excess of $8.00 per square foot over
a period of approximately 10 years; ibid", p. 34¡ Discussions with Aronovitch
and Leipsic, Property Consultants, !{innipeg.
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potential increase in its property tax base, íÈ shoutd not encourage public
programs beyond merely stimulating rehabititative projects, for: the effect of
tipping the scales Èo exceed the break-even point in favour of preservation
will further inflate the value of local warehouse structures.

The generally accepted proposal to locate residential accommodation at
the highest levels as illustrated in the design presented serious problems.ll3
Firstly, the warehouses could not easily be adapted to conform with the strin-
gent buildíng codes which this use demanded, particularly fire and parking
regulations. Secondly, these conditions would be superimposed over less
critical lower levels where the same degree of safety was not required and
finally, there was no significant saving over nevr construction.ll4 A more
feasible approach would be to either limit conversion to an entire warehouse
ideally suited to residential adaptabilityr or construct new aparÈments as
infill development on existing vacant land.

ll3oi".ossions with the Department of Environmental planning, winnipeg
and various downtown property consultant.s.

l14th. following cost comparison between recycled and new construction
in !.finnipeg r^tas based on discussions with Hanscomb Roy Àssociates, euantitySurveyors. AIl values are in dollars per square foot"

Function Recycled Accommodation Comparable
New Construction

Retail Accommodation
Office Accommodation
Res idential Accommodation

The higher cost of land usually
and the additional costs in the
set. a significant proportion of

t5-2 5
20-30
25-35

25-30
30-4 0
25-35

associated with centrally located warehousing
provision of services, parking, etc", might off-
the apparent cost advantages.
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Appendices Q, R and s outline the effect of the high recycling costs on
the market rental structure, and illustrate that conversion to residential use
commands a break-even point of about 56.39115 compared with approximately $5.00
per square ¡oo¡116 per annum for comparable accommodation in a neq¡ structure.
In other words, a two-bedroom apartment in a recycled warehouse measuring 800
square feet wourd require a monthly rental of about $4r9.00 while simirar space
in a neu/ structure would cost about $333"00 per mon¿¡.117 This remuneration
for recycled accommodation was unacceptable to both private and public sectors.
The former expressed concern with the risks in limiting their market to the
upper income }evels of the local population, while the latter was hesitant to
become involved in a project which would require a subsidy of such magnitude to
even reach the rental level of comparable new apartments. Their reactions brere
significant enough to warrant the total exclusion of residential accommodation
from the hypothesis.

Appendix T outlines the effect of recycling and acquisition costs on the
market rental strueture and illustrates that conversion to retail and office use
commands an est.imated break-even value of about $7.60 per square footr or gross

115thi= amount is gross and represents a Èotal investment rate of about
$37.50 per square foot, including acquisition, recycling and overhead costs. Apurchase value of $5.00 per square foot would leavè $3S.OO per square foot tocover recycling costs based on the net building area, which is i¡i accordancewith the maximum rate in Footnote ll4.

116rhi" amount is gross and represents a total investment rate of about
$28.00 per square foot; Discussions witfr Aronovitch and Leipsic, Ialinnipeg.

l17rh" significantly higher costs of
attributed to both higher construcÈion costs
rate of the warehouses, which amounted to an
these calculations 

"

recycled accommodation can be
as well as the lower efficiency
average of 202 for the purposes of
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investment rate of $33,50 per square foot,lI8 compared h¡ith approximately $g.45
per sguare foot¡ oE gross investment rate of $40"00 per sguare footrllg for
space of a similar nature in a new building. Appendix U correlates the
assessed figures with the actual amounts obtained in the market survey and
although the latter represents an increase of about 2.62, both support the
feasibility of remodelling to these two uses. The significance of these state-
ments centres on the practicality of recycling on a comparable rather than
competitive basis, plus factors relating more to the advantages of traditional
building techniques which cannot economicatly be duplicated, and in some cases a
more cent,ral location, than to a monetary balance sheet.

.â'ppendices V and w outline the commitment. to private and public sectors
in the implementation of the urban design, bearing in mind that it is signifi-
cantly less ambitious than the proposals illustrated in the selected studies.
The total cost to the property ovtners, including acquisition, recycling and new
construcLion, amounted to $38r058r204, while the account to the City inctuding
acquisition, covered mall, netü development and expropriation, totalled
$IZ'025,875. In other words, every $f of public funding spent in upgrading
could be expected to generate about $3'.16 of private investment in recycling.l2O
Here, precedent again illustrates the inherent bias in public poticy towards ner¡I

118gu".d on discussions with locar property consurtants.
l19th. amount includes acguisition, recycring and overhead costs. Apurchase value of $5.00 per square foot would lãave ã batance of about $30.00p9T sguare foot to cover construction costs based on the net building area,which is in accordance with the rates in Footnote rr4.
120rrti= ratio excludes spin-off which is not directly related tophysical upgrading.
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construction where on the one hand, the City assessed an uncommitted outlay of
5L,245,00012I to assist in upgrading the entire A1bert Street warehouse district
in the northwest sect,or of downtown, while on the other, committed itself
!,tithout hesitation to the provision of a costly multi-Ievel parking structure
and underground concourse on a nearby site to stimulate the erection of neur

buildings with guaranteed accommodation which can only be described as
minimal.L22 While accurate public-Èo-privat,e spending ratios are naturally
speculative, a brief examínation of the monetary impact of the former, which has
the potential of providing about 2,0001000 square feet of recycled space within
one of the oldest areas of the Prairie Region, indicates that it will probably
exceed the ratio of $f to $3.16 by a significant, proportion, while figures for
the latter are more likely to weígh heavily in favour of private investment.
Expressed in another wây, the rehabilit,ative program had the potential of con-
tributing the most, but received the least public support, while new construc-
tion obtained far more assistance by providing less.

l2lphu"" 
!, projected to Lgl6; Historic Winnipeg Restoration Study,

Department of Environmental Planning, C

L22tn" city committed itself to the provision of foundations and a
multi-level parking structure for the proposed development at the intersection
of Portage Avenue and Main Street in return for a guarantee of only 3001000
square feet of new accommodation by the Trizec Corporation; "Council Fumbled
Parkingr" I¡üinnipeg Tribune, June 2, L976, pp. 2 and 5¡ ibid., December 17, 1976¡
December 2L, L976; June 12, L976.
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This assessment suggests the need for local government to clearly define

its function. If this decision ínvolves the formulation of resolutions to guide
the rational developmenÈ of the City in response to the needs of the community,
it should assume a more innovative role by directing its energies towards the
development of policies and the availability of sources of funding for the
implementation of iÈs proposals. Local concern has demonstrated support for
this supposition when warehouse or,ìrners involved in recycling operations recently
denounced the actions of City Hall.123

6.3 Social, Political and Legislative Concerns

A detailed analysis is beyond the scope of this text,. Suffice to say
that the social, political and legislative concerns outlined in Section 5.0 were
limited to an examination in isolation rather than in terms of the overall con-
cept incorporating the re-use of exist,ing strucÈures as an urban resource.

Social consideration was limited largely to the benefits of an absence
of residential population in the area whiðh would minimize disruptíon during the
upgrading process, the rather strong influence of the adjoining'urban forces'
on the character of the proposed neighbourhood, and Èhe increased demand for this
type of living space in response to the spiralling costs of suburbia. In
reality, the high costs of recycling will probably preclude residential use
without massive public subsidy and concern should be oriented more towards the
out,going commercial population when they are forced to relocate because of the

123n.rI"ne Meakin, "Albert Street Renovation is Soughtr" !,rinnipeg Free
Press, July L6, L976, p. 33"
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higher rental structure inevitably tinked to a program of this nature.
Actually, current l-iterature is questioning the entire concept of a resurgence
to downtown living as a solution to the traditional sprawl usually associated
with western cities.l24 while the cBD and the Red River had a positive
effect,r2S the inftuence of the adjoining culturar facirities $ras rargely
negative and seemed to have been conceived more as a convenience for the
location of publícIy-funded urban renewal projects on government-owned property
than for the social spin-off it would generate on the future development of the
surrounding area.L26

In support of the legislative procedure outlined in Section 5.0 which
was based on the assumption that meaningful recycling courd occur without
amplificaÈion to the present syst.em, the City of Winnipeg,s 1egislation has not
been specifically designed to enable the preservation of whole districts.
similarly, the studies made no attempt to examine alternative methods such as
,/F-istoricZ oistrict zoning, Tax rncrement Financing or the Transfer of Develop-
ment Rights (TDR). The background anarysis defined two significant issues,
namely, that the success of most projects was directly related to the degree of

124rhi"
Fuel Prices to
February L975,

article was of particular significance;
Halt Urban Sprawlr" American institute of

Meyer, "Dontt Count on
Planners Journal,p. 35.

125rh. cnn
have already been
adjoining the two

is slowly expanding into this area and severaÌ warehousesrecycred" The city of winnipeg is attempting to make landrivers accessibl-e to the commuñity.
126city of Inlinnipeg, Department of Housing and Urban Renewal, Urban

L970,Renewal Area Number 3: phase L, Cultural Centre Renewal Scheme, July
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co-operation between the public and private sectors and that ,/H-istoric/ oÍstrictzoning was usually emproyed when the area derived its character from an aggrega-tion of historic buildings- Both factors rvere clearly apprícable to the studyarea and should not have been ignored, their significance relating primaríry togiving the area a unified political voice, controtling development through a setof regulations designed to suit the special circumstances of the arear prêveDt-
ing the demorition of the structures in the interim period which cannot berepraced and the modification of external facades in a manner uncomplimentary tothe historic character of the district.L2T

6.4

The purpose of the urban design in this context r¡ras two-ford. Firstly,it provided the format for quantifying various proposals and assessing theirimpact and secondry, it represented an hypothesis somewhat typicat of the
select'ed studies. This anarysis is only concerned with the latter function.

An evaluation of the selected plans presented one of the more difficult
aspects of this exercise due to the varying philosophic attitudes of theindividual authors-r28 whire littte evidence was found to support the concept

ttt*ng study area not only contains, but is arso surrounded by vacantsites where historic buildings orä. sfooa, while uncomplimentary conversionshave already taken place and more are scheduled for implementation.
128rn this context, the urban design was based largery on the proposalsof General urban systems corporation, urbãx winnipãg: preliminary Report,Ministry of StaLe ior Urban ã,f fair=, 'ot
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that an urban design per se could exert an influence strong enough to change

human behavioural patterns in favour of rehabilitat,ive programs, its value as

the inevitable product of a great number of policies which have varying effects
on both society and the urban environment was often misundersLood" rt should be

recognized as a vital part of the planning process and represents a physical

response to the needs of a dynamic society. Its relevancy, which strongly
suggests some prior understanding of human patterns, depends mainly upon two

major influences, namely, its sensitivity towards the true needs of society and

its limitation in predicting future demands-

Under such circumstances, the basic law of the Modern Architectural
Movement which states that form follows function has, of necessity, to be

reversed so that in recycling operations, functions are dependent on their
ability to meet the needs of each particular form.



7.0 CONCLUSION

Írlinnipeg's physical form displays the results of its dynamic past; itsinventory of mammoth warehouses aptly reflects the product of its once expansivesociety' The impact of the sudden loss of its whoresale trade when its role
changed from gateway to the Prairie Region to a provincial centrar place, lednot only to the redundancy of rarge amounts of storage accommodation, but alsoshifted the location of its cBD in response to a ner¡r technology. The effect ofÈhe railway which was so important in its earlier development eventualry led toits decline' The survival of the warehouses can be attributed largery to theavailability of adequate land for expansion and the high costs of demolition
because of their sturdy construction, while the emergence of a new set of humanvarue standards which is slowly effecting our tradit,ional economic pattern tofavour the buirt environment, is novir converting this liabirity into an asset.

Recycring emerged from the resÈoration of single structures byindividuals for Architecturar or Historic preservation through private funding,
and moved towards the re-use of whole districts by public and private entitiesin response to socio-economic infruences " present-day programs invorve a rangeof factors where the primary choice should clearly be perceived in recognitionof either the retention or destruction of existing structures as an urban
resource, while other aspects usuarry associated with the more traditional pro-
cess of urbanization, such as the revitalization of blighted downtovirn areas and

77
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cultural merit, should be considered secondary. physicar constraj-nts generallyrepresented one of the least significant areas of concern, particularly withregard to dístrict rehabilitation and ccjurd be completed with relative easethrough modern constructional technology. More successful recycling projectsoccurred in response to public demands when the people witnessed the wastefurdestruction of the socio-physical environment wiÈh which they ÌÁrere f amiriar.similar demands are noht apparent in winnipeg and positive action by local gov-ernment is long overdue.

Notvrithstanding the concessionary nature of modifyinq the new Tax Act infavour of rehabilitative programs, such temporary actions can be justified inorder to stabilize the present bias towards ner,t, construction. ïnfluences suchas the dramatic rise in the cost of natural resources, labour, materials andtransportation are also having an adverse effect on wasteful programs and arereinforcing demands for a reassessment of the built environment. studies verifythat demotition and replacement is not always the optimum sorution and sometimesinvorve a net l-oss' The city should examine its tax base in broader scope,perhaps as a trade-off to some greater potential which might more thanadequately balance any short-term deficit. surveys at the nationar levelindicate that canadians are becoming acuteJ-y avrare of their heritage and visitsto praces of historic merit now rank highest, at a time when the multipriereffect's of the tourist dorlar cannot be underesti-mated.

Techniques such as Tax Increment Financing and ,/¡¡is toriÇ Districtzoning can easily be adopted to give the city time to examine long-term, morerational- poricies such as the Transfer of Development Rights, to lead it out of



79its present obrivious state. Arthough economics play an important rorer Dosingre factor should be isolated in the provision of a recycring formula whichprobably extends beyond the monetary balance sheet. precedent indicates thatsuccess often depends on the degree of co-operation between the two sectors andthat rehabilitative programs wilr not occur at any significant level hrithout
governmental support, particularty at the municipal level.

The assessment generally did not support the hypothesis of the selectedstudies' The evaruation upheld the background analysis, which was not in
agreement with significant reductions in the rental structure as the basis forrecycling' Although public funding could obviously generate some private
investment, the urban design was conceived without due regard to any significant
commitment and there was little to support the proposal that it wourd generate
rehabilitative programs by itself. The close proximity of the existing curturalfacilities to the study area was not found to have particular infruence overfuture development. Irrhile conversion to retail and office use upherd, present-
day conditions did not favour residential rehabilitation without substantiatpubric subsidy' socio-poritical concerns required dramatic expansion and thecity needed to eventualry look beyond the framework of its existing legislation
for meaningfur recycring to occur. The importance of preservation at thedistrict levelr so that not only the chåracter of the area could emerge as an
aggregate according to a set of regurations designed to meet the special
circumstances, but also the locality be given a single political voice, $¡as
seriously neglected.
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Although the prevailing at,titudes of ovrners towards the historic value
of t,heir properties makes short-term intèrvention premature, understanding
should be perceived in the longer term as a natural extension of a concern
already prevalent in the Albert Street warehouse district. In reality, public
commitment in support of ner,rr construction in downtown tr{innipeg illustrates the
need to tip the scales even further in favour of rehabilitative programs.

Each society inevitably gets what it demands in response to value
standards set by the dynamics of human behavioural patterns. These t,rends,
implemented by either evolution or revolution, shift constantly so t,hat
principles such as the economics of a balance sheet which seem so important,
under present-day circumstances/ vary in accordance wit.h social change. The
recognition of the built environment as a resource will only emerge in response
to the demands of society. Although policies and plans exert an influence, they
cannot determine the extent to which these programs will occur.
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APPENDIX A

Buildi Statistics for Cit of Winni from 1900 to 1960

Year Number of Buildings Value of Permits
(in millions of S)

t9 00
0t
02
03
04
05
06
07
OB
09

19 t0
1I
L2
13
L4
I5
16
L7
18
19

1920
2L
22
23
24
25
26
27
2B
29

638
820
973

1r513
2,268
4t0gg
4 t204
2 ,827
r,7 69
2 r942
3, 916
4,342u:lt'
3 ,614
1, 304
L r126
L t268
Ir 45B
L r789
2r50I
3r201
3r473
2 t716
2r525
2r399
2r270
2r673
2 t859
2r87O

1.4
I.'l
2.4
5"6
9.6

10. B

L2"6
6.3
5.5
9.2

15. I
L7 .5
20. 5
18. 3
I2.I
1.8
2.5
2.2
2.0
2.9
8.3
5.5
6"8
4.4
3.1
4"1

r0. 3
7"5

10. 5
rl"0
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APPENDIX A (Continued)

Year Number of Buildings Value of permits
(in millions of $)

193 0
31
32
33
34
35
36
37
3B
39

1940
41
42
43
44
45
46
47
48
49

1950
51
52
53
54
55
56
57
5B
59

1960

2 r23L
Lc940
I r220

91s
884
872

I ,264
Lr496
Lr72L
L1762

1r846
Ir90B
lr63g
Ir276
Ir638
2r465
2,7gB
3 ,342
2,7BL
3 rL44
4 rr45
3,L62
3r603
3r933
3r838
4, L31
3 ,327
3r415
3 r75L
3,258
3, 155

6"6
4.3
2.L
7.4
0.7
2.7
r.4
2.5
l.g
2.5
3.3
4.0
2.9
1.9
4.4
'l .B

T1. B

L-T "418. 6
1s.0
L9 .4
16"4
19 "22I. B

3s.B
42.3
29.5
34.0
28.5
30.7
36"3
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ÀPPENDIX A (Continued)

source: Department of Environmentar Pranning, city of_winnipeg, Buildingstatistics. 
"t." ot *trrto"n 

"mt"íö"i-ùåri.r"fldfã:i'' 
:
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APPENDD( B

C'rcn¡¡Ett of Ma U¡ban Centres witÌ¡i¡r the Ïtrree kajrie pror,rinces ard Bnitish Coh¡nbia

Urban Centre 1871 I88I 189I 190I 1911 1921 1931 1941 1951 1961

Calgary

Etlmonton

Regina

Saskatoon

Varcouver

Winnipeg

4 r091

21626

2 1249

ru1
27,0]'0

42,340

population wittrjrr
Census of Canada:

124I- 7 ,gg5 25,639

431704

24.900

30.r213

12 r 004

I00r40I

136,035

63 r 305

58,921

34,432

251739

L63 1220

L79 &87

83,761

79,L97

53r209

43,29l-

246,593

218,785

88,904

93,8L7

58,245

43,027

275,353

22L,960

129 r060

I59r631

7L,3L9

53,269

344 r833

235r7L0

24g 164l'

28L,027

II2rl41

95,526

384,522

2651429

\ot, i.rr-rporated.
)-rign:res represent

Source: Statistics Canada,
General Revie,¡.

city lirnits rathen than netropolitan areas.
1941, C,eneral Review; of Canada: 1961,

entire
Census
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APPBÐIX C

Canada Ontario Manitoba Saskatchevan Alberta arxl British Co1r¡nbia

Year Canada ontãrio ¡4anitoba Saskatctrer¡¡an efberba British Co}¡nbia

L867 31463
68 31511
69 31565

1870 3,625
7L 31689
72 31754
73 3ß26
74 31995
75 31954
76 41009
77 4 1064
78 4rL20
79 41185

1880 4,255
8I 4 1325
82 4Å7s
83 4,430
84 41487
85 4,537
86 41580
87 4 1626
88 4 t678
89 4 1729

1890 4,779
91 4 r833
92 41883
93 41931
e4 4p79
95 5 1026

L1525
1 r545
1r569

lr5g4
Ir62L
lr65l
1r 685
lr7lg
L,746
It774
lrgo2
L1829
1r861

Lrgg4
L,927
L,946
1r968
rr9gg
2r005
21020
2,037
2,057
2,075

21093
2rL].A
2,Lrg
2,I22
2,L29
2r133

I5
L7
20

22
25
29
33
37
41
44
47
50
54

58
62
7L
80
90
99

108
117
L26
13s

144
153
163
173
183
193

32
33
34

36
36
37
39
40
42
43
44
45
46

48
49
54
59
64
69
74
78
83
88

93
98

106
114
I22
130

(Population i¡ ttnusands)
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APPENDD( C (Continued)

Year carnda ontario Manitoba saskatctre'¡a¡r Alberta Britísh Coh¡nbia

1896 5r074
97 5.L22
98 5,175
99 5.235

1900 5r30I
01 5 r37L
02 5,494
03 51651
04 51927
0s 6ñ02
06 6 1097
07 6r4tl
08 6 1625
09 61900

1910 6r988
11 7,207
L2 7,389
t3 7 1632
14 7,879
15 7,98L
16 81001
I7 9r060
18 81148
19 8r3t1

9 r556
8r7gg
I,919
9 r101
9r143
g r2g4
9 r451
9 1637
9r935

10 r029

2,L37
2rL42
2r].4g
2,I59
2,r72
2r193
2,L94
2,2I7
21246
2r2gg
2,299
2,365
2,4L2
2r444

2,492
21527
2r572
21639
2,705
2,724
2t7L3
2,724
2t744
2,789

21963
2,934
2,990
3 r013
3r059
3rlrl
3r164
3 rzl,g
3 1279
3r334

1920
2t
22
23
24
25
26
27
28
29

203
2I3
223
234

245
255
275
296
3IB
344
366
395
413
427

44L
461
48I
505
530
545
554
558
56s
577

594
610
6t.6
619
625
632
639
6st
664
677

--

91
L25
159
L94
236
258
3tI
356
401

446
492
525
563
601
628
648
662
678
700

729
757
769
778
79r
806
82t
841
862
883

-

73
96

119
I42
166
18s
236
266
301

336
374
400
429
459
480
496
508
522
s41

565
588
592
593
597
602
608
633
6s8
684

I38
146
1s4
162

170
I79
199
220
242
264
279
309
330
350

370
393
407
424
442
450
456
464
4t4
488

507
525
541
555
s7t
588
606
623
641
659
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APpmÐ]}( C (Cætinued)

Year carEda or¡tario l,fanitoba sasl<atcheoan Alberta kitish Colt¡rù¡ia

1930 10r208
3t ¡:0,376
32 10r510
33 10,633
34 l0r74I
35 10r845
36 10r950
37 11,045
38 llrt52
39 IL,267

1940 Itr381
41 11,507
42 tl1654
43 I1r795
44 ltr946
45 t2ì072
46 L2û92
47 12r55I
48 12,923
49 13,447

L3 r7L2
14,009
L4 r45g
14 r845
L5 r2g7
L5.698
16 r0g1
16 r 6l0
17 r 0B0
17,483

1950
5I
52
53
54
55
56
57
58
59

3r396
3,432
3 1473
3r512
3t544
3 1575
3r606
3 1637
3,672
3r709

3,747
3r7Bg
3 rgg4
3 r915
3 1963
4r000
4,093
4,L76
4 1275
4 1379

4 r47I
4 r5gg
4,788
4 rg4]-
5r115
5 1266
5,405
5 r636
5 r821
5r969

689
700
705
708
709
710
7tt
7Is
720
726

728
730
724
723
727
727
727
739
746
757

768
776
798
809
823
839
850
862
875
89I

903
922
924
926
928
930
931
922
914
906

900
896
848
838
836
833
833
836
838
832

833
832
843
861
873
878
881
880
891
907

708
732
740
750
?58
765
773
776
78t
786

790
796
776
785
808
808
803
825
8s4
885

913
939
973

1r012
lr o57
Lrogl
1r123
1r 164
I,206
L,249

676
694
707
7L7
727
736
745
7s9
775
792

80s
818
870
900
932
949

lroo3
LrO44
Ir0g2
lrr13
L,L37
Ir165
L,205
Lr24g
L 1295
L,342
1r 399
Lr4g2
l,539
L,567
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APPENDD( C (Oontinued)

Year Canada ontario Manitoba saskatchs¡an aberta British Cotr¡nbia

1960 L7 1870
61 L8f238
62 t8r5g3
63 18r931
64 L9 r29O
65 191644
66 20r015
67 201379
68 20 1701
69 21r001

1970 2Lt297
7L 2L,569
72 2IrB2r
73 22r,g5
74 221446
75 22rg0o

6 r111
61236
6r351
6 r4gl
6r631
6,799
6r961
7 rI27
7.262
7 1385

7,55L
7 1703
7 1824
7 rg3g
8r094
8 1226

906
922
936
949
9s9
965
963
963
97L
979

983
988
992
998

lroll
rr0lg

915
925
930
933
942
950
9s5
957
960
958

94L
926
916
908
907
918

Lrzg].
L,332
1r 369
1r403
Lr42g
l,450
1r463
Ir4g0
L1524
lr55g
Ir 5g5
lr62g
1,654
1r683
Lr7r4
L176g

L.602
L1629
1r660
1r 699
I.745
L1797
Lr874
lrg45
2r003
2 1060

2rLzg
2rIg5
2,247
2r315
2t395
2r457

scnrrce: statistics caraada, censr¡s of canada: 1941, c,eneratp" 1027, Cer¡sus of ;: - Reviervr,
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APPE}ÐD( D

Value of Eluilrlinrr Þc-mi¡c in n 'r1¿r- *-. n-^.:$-

Year wlnnipeg Irbntreal ToËonto Regfula saskatoon calgary Ednonton varpor¡¡erl

1900 35
01 39
02 43
03 9t
04 137
05 t36
06 143
07 67
08 49

19L0 r19
11 130
L2 L47
13 L28
14 82
ls L2
16 t6
L7 14
18 L2
t9 L7

260
419
ut:

140
298
450
182

69
3

T2
10
2L
37

47
36
47
L2
1s
17
27
3T
8t

143

58
26
38
24
35
22
2t
36
46
76

22
19
50
35
33
41

112
78
88
94

20
58

12s
62
24
30

87
170
263
130

56
14

7
13
30
50

76
64
50
33
24
29
96
76

139
204

23
37
44
45
40
52

58
61
69
66
49
t5
22
1s
l8
40

51
46
66
56
43
46
45
53
86
78

52
33
14
10
I
I

L7

23
34
33
41
46
36
44
6t
48
59

1920 48
2L 3T
22 38
23 24
24 L7
2s 2I
26 52
27 37
28 5I
29 52

52
14

104

81
33
L2
2L

5
10
15

47
I06
112
110

83

76
118
427
252
87

7
5
6
7

L7

54
42
46
75
31
68

I
I

29
28
6I
47
30
66
29
46
33
58
89

lst
148
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APPE¡IDD( D (ConIinud)

Year Wlnn:ipeg lbntreal Tor¡onto Regina saskatæn calgary &l¡rpnton varcour¡er

1930 3I
31 20
32 10
333
343
35 12
366
37 t0
389
39 12

62
41
11

6
6

15
18
26
31
23

56
LI
L4

5
6
I

t0
l0
31
I8

50
23
u

5
I

10
10
I

t0
T2

3
5
6

10
6

58
30

5
7
5

L2
6
I
I

t0

52
35
T2

7
I2
15
t3
L7
t3
16

47
39
13

7
5
9
B

9
T2
10

133
40
39

2
2

ì-rrcltdes figures for south va¡com¡er arxl point ffey, frcrn 1926.

Sa¡rce: Canada Year Books ard Data supplied by ttre Erqineering Departments of the
Citri-es l?Fd' citing R. C. Be1tan, "Tf1e oevelcprnent oi wi.nni.p.g u" ulGtropolitan Centrer" (Ph.D. Thesis, colLurbj.a Ùniversity, fSBeÍr pp. 50g-9.
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APPBIDD( E

1935 - Dsninion llcusing Act: iloint Federar a¡rd prir¡ate residential loans or guarantees.
L944 - National llousing Act (Nm). @netrally r.einforced the abo\¡e.
1945 - Central }4crbgage a¡rd Hqrsíng Corporatisr Act (CI{[C). Established as Lhe federal agerrcyto administen NlA.
L946 - NHA Än¡erdnent. Up to g0t di¡ect leruling.
1949 - NIfr' AmerrÍrcnt. Federal-Provir¡cial participation in pr.rblic housíng projects arxi larrlassernbly.

1954 - NIA of 1954. Federat gnrarantee loans fron private lending institutions.
1956 - NlÐ' Anerdnent. CIr4rC Loans and grants for urban Rer¡s¡¡al str¡dies by nugricipalities.
1960 - Ntß, Anendnent. Loans for prblic serr¿ices and student ho.rsing.
L962 - Nrn' Anerdnent. Fedenar gnants arrl loa¡rs for urban Renen¡ar sctrelne preparation,furplerentationn ctearancé arxl reconstruction.
1964 - Nlh, Anerdnent. roans for senior citizen housi¡g.
1966 - NIA A¡ûerxtnent. Financing for ocisting housirrg.
L967 - NHA A¡rer¡ftrent. changes to i¡terest rate fornula.
1973 - NIâ, A¡erdnrent. Assisted Hcne Or¡¡nerstrip _(alnp) . Neigt¡bo¡rt@d Irçroverrent, progrram Ntp).Resident'i¿l Rettabilitaticr¡ Assistance. rand Assenrl¡fy Ássistarcên ¡let^r ccnrm¡nities program.

so¡rce: cqr,piled frsn r¡ariqrs Gouerrnent publications.
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APPE¡{DD( F

Rise in Constn¡ction Costs for l"lid-l.Iest qqnada betr,r¡een L956 and 1926

Unit Base: Year 196l = 100

erilding costs are cqaposite, narery, rnateriars ard wages

Year

t9s6

1957

1958

1959

1960

196I

1962

1963

1964

1965

Jrrne

June

June

June

,June

June

June

June

June

Jr¡ne

84.5

96.3

91.5

100.5

99.6

100.0

103.0

L04.2

109.0

1I5.0

1966

L967

1968

1969

L970

1971

I972

L973

L974

1975

I976

l,lonth Uníts Year lbnth Units

June 119.7

June L27.8

ifune 137.8

ilune 141.0

June 153.4

June 170.3

June L81.5

June 208.0

,Jt¡ne 240.9

ilur¡e 252"7

febnnrl¿ 266"3

Soruce: Canadata: Southam C@, rurnthly
to Lg'16.



Itoject Detrj.ls

/w¡,t,JItJIx (;

¡VEl-ysis of Pr¿'ccrjcnt (U.S. katryrles)

Àreâ
of

ßlrlg.
l¡r

S.I Ft

225,OO0
L07,923

30,000
65, 000

55,000
21,866

iVldress

3l,800
3r900

500,000
500,000
80, 000
88 ,550

25,000
203 ,000
40, 000
42,I25
27,657
25r 000

105,000
6, 348

566,280
37, 000

120,000
55r 000
6,017

20,000

90,000
10, 500
63, 280
15,830
l0,350

Grickerfuig plarp Fact.r Boston
l'he CasL lron Bìdg, N.y. City

Daìge-average (Res)
l4eans-lcr,esh (Res)
lleans-nslian (tìes)
ll¿rns-hlghest. (Res)

Cli¡ton lbuse, Ne$, york
&rn FrarEisco Huser-¡n of l,îod.

^rtNah. l'tus. of Design, N.y. Clty
Jef Eerson f lfrket Llbrary,

l¡.Y. Clhy
lblge-average (library)
¡klrns-loq¡est ( I ibrary)
Àlcans-ncdian ( library)
lleans-lrigl rcst ( lJ-brary)
t{el)sEer llouse, noston
Itrnk of Nr:r"burg Bldg.r ll.y.
Chi¡n tlasln Bldg., Sân Fran.
Ilrtler Sc¡., Mlnneepolls
Grard Ccìtral Àrcacle, SeatÈle
Ploneer Dtdg., Seat.tle
Te}noc Àpex Co., Rlìode Islard
Ilaltlnore CICy tfall, Ltðlt.
Old Boston Clty ltall, Boston
I\cborg Îlìeatre, Ke¡tucky
Seturday Revler Dldg., San Fr.
2l ¡l,ercl).anÈs R.r¡r, Iloston
Onê l,¡Lìblìrop Sc¡., Boston
Illaclaqell ltse., Neir york
Dcrlge-äverage (offtce)
¡fe¡ns-lclesh. (of flce)
Ite.rns-nedlan (of f icc)
l'leans-hlglrest (of f íce)
lYoll.ey Sq., Srlt l-ake CIty
D(eter St. theater, Ilostcr¡
Park Sq. Gt., St. pauJ., Mlnn.
Thc errago, Canb., l"trass.
SoutlEidge CredlE Un., I*tass.
Design Research, plril.
Dcrlge-average (RebtU
l4rans-lcrdesE (Reblf )
Mctrns-nrql lan (Reta il )
lleans-hlghest (RetåIl)
Cenhre Stage, Dalt.
Si¡nr¡s Ræk ?\rt Cer¡tre, ¡bss.
N.Y. Shakes¡æarepesÈ.., l{yc
Good Sheflrcrd Chapal, ì¡.y.
Reter Àssetn. Itall, Nevltallp.
Dodge-avetage (theaure)
I'1eans-IcÁ^¿est (theatre)
Ittsans-nrod lan ( tlrea Ure)
Mcnns-hlghcst ( Uleatre)

Fact. to res.
Dept. store tn ret/

res.

lbtel to mlseùn
Muser¡n to oÍ.Í./gallery

Ma¡sLon to mtseum
Õurblìolse to llbrary

Il¡¡se to offlce
Ilank to offlce
Store to offlce
I^Iarelpuse b of.f /Eet
Cor¡v. to ofl/reb
Corv. to oEE/teE
Off. to off.
Ctty lull. to off .
Ctty tÈlf b of.t/reE
f.tarelnuse fo of.f.,/reb
FacE. to off.
Oonv. to off.
Ret, to oÍ.î./reL
lll}.¡se to offlc€

Ilarns to off./reb
Tslple to offltheatre
I,IarelÉr.rse tn off/ret.
Cor¡v. to reÇent'mÈ
¡buse to bårìk
Conv. to reÞ.

Sclþol to theltre
Bafn to art. tlEâtre
Co¡¡v. to relearsal
Church to ocrìm. cen.
@nv, to ass. lurll

LBZO/f2
1934

t90l
tB75

IB72
L82t
1920
t906
1889
IB92

1900
1875
I 865
l 836
t9l0

1873
1810

1856
1900
IB54/84
1889
19t5

r972
I97 4

1973
1974
1973
1975

1974
1976
t972
!972
1973
I972
I97 4
1973

Structural Ànalysls llarrf Cæt nrnlyslsl

'-l

t-. -

)-
¡ --.
) ---

^rd¡'l
struct' I llc:chrl lìate l¡

s,/frq Ft

tl
s

0. 75S
1.34M

s
3, 50N

l.t
0.53N
0.6ãt
0. 26N
0.73N

¡'t

t.l
3. 75s
I ,995
0. 54N

3.96
3.98S
0.5n1

2.00
2.6Ar
2.28s
I. 73N

:_

s
M

I .38N
0.sllt

N

N
s

11.64

6 .7sN
12.67N

s
4 9.00s

16.66

M
6.57N
7.80N
9.48N

l¡l .l6N
N

N
15 .75s
15. t8s
t8. 76N
t8.81
[9 .80
24 .86s
¿1. l3s
13.4 7

t5.00
7.86N
.9.72s
13. 9lN

S
.L.32

N
N

8.355
3.69N
N

2.55

l¡rls
| ,.,,
I

| ,.,'.
lz.aml¡¡
I z.orn

l'r. ,,
I

Il¡r
I r.ool
I o.ezn
I z.gqq
I o.¿q¡¡l¡¡l"ls2
I z.e¿s
I z.r¿u
I e.rz
I e.eo
I z.ze.r
lz.ze¡l
I e.ez

I

I r.oo
I ¡.¡g¡¡
I ¿.ses
I r.aeN
ls
I s.or

I

l"ls
I a.t¡¡¡
I s.rsr.rls
j 
a':s

I

N
s

7.71

2. 25N
8.855

S
26. 25s

l8 .75

M

1.50s
7.94s
6. l2s
4 .77N

N

N

13.50s
13. 20s
12.06N
ll.88
6.60

I0. l7s
19.55S
9.48

4.00
7. 865
6 .85s
[.99N
t9.635
8.56

s
N

5.87s
9.05s
5

8.01

ll .87
t0,83

23.07
9.40

2l .tl
96.66

L2.50
25.3J

31. Bt
85,75

48.69
15.98
4I. 53

104.76

J.7 4

11 .66
16.98
J.8. 76
20. ¡0
23.89

30,06
l3 .00
33.00
13.50
36. 03
36.96
40.68
43.st
29.62
12 .10
35.48
.01.52

t8.65
22.00
22-os 

I

33.4r I

4e.5t I

6t.20 I

24.er I

6.48 I

2t.tr I

7s.60 I

L7.71
23.64
39.74
48.40
36. 40
48.91
t2 .15
31. 38
68.96

94
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APPENDD( c (Continued)

1R11 *lues are in $ (u.s.¡.
Baird srìith updated costs to reflect, Janr:ar1 1976 rates. lltre Dodge-Arrerage is based onttte U.S. Iüational Average for corçarable strrætures, ältfrough care shoutd be taken fuien relatingttris avenage to recy_clþø rates because older stnrctures, bi their veqr nature, provi-de nore ttranpresentday acccnnpdatio¡r ard if repnodrced iri their entirety, r,vuuld pioUaffy cost, tt¡ree tirnes asrruch as this average index, ù4:, Fp. 6-8, citinglrbGrar^l-Hi-li tnfornation Sãnri."r C.,æu"Vr-

Pq4ge Building Oost Service: L97G.
1ï¡e ¡neans--loæst, rredian or highest-ruere ccnpiled from a 1arge sanple at (U.S.¡natiornl ler¡el. Letters irdicatq the d"gre" of work reã¡uirea i¡ eacrr d[.go.i, nanely, minimal(M)' nornnl (N) arxi sr¡bstantial (S), ibiá.r p. 8, citing the nobert Sr¡owueaË cdreanl; Bui1di¡rgConstruction Cost Date: L976.

2strugcurar oosts were inc}¡ded urder Architectr¡rar.

3frr=tit rtior¡al et{aing refers to a source of furding not, nornally associated with rnarketænditions a¡d was aclsær,¡ldged wrly Íf direcc reference coúfa be fourrt to a source or if ttreh,tilding was i¡cluded on tte U.S. National Register. It is possÍble for cerbain stnrctures to
ha',¡e ræeived assistarne witlrout ack¡s¡rledgønent.
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APPE¡{DIX H

Unitd States Presenration Legislation

1906

1916

1935

1949

1965

1966

1969

1971

I973

1

Àntiques Act'

National Park senricel

Historlc Sites Act
Tte l{ational Tnrst for HistorÍc
Preserr¡ation

Ianùnarl<s Prese¡¡¡ation Corrrls-
sion of the City of New york
The }üationa] Historic preser-
vation Act..¿

Itational hvlrornental policy
Act

kesident given auttority to establish nnr¡r¡rer¡ts
on Federal Larrl"
EstablistunenÈ of a poliq¡ for the presen¡ation of
SiÈes, Stn¡ctr¡res ard dfects of lüational
Interest.
Setting up a ltational Register fon tt¡e above.
EstablistrTler¡t of a rnn-profÍt organization tofacilitate prblic participatisr in tåe preserrla-
tion of si.tes, br.riJdings ard objects of nationalor regional significarlce.
Giving the Conrnission ttre porver to designate(prir¡ate) property as a tardnark (fon púffic use).
Consolidation of ttre federat starri on Historic
kesen¡ation_þy inçlrrding distrícEs and offering
siginiflcant finarcial assista¡rce to state arrtlocal gorrerrnents.

Àdditionar consideration of Ètre inpact, of Histori-cal Presen¡ation on environnentat þtanning.
President recrcnnerds legislation to prorride tax
irrcentives for presenration. (Thj.s is presently
before Congress for consideration.) -

Task forc.e on land Use arrl Urban Grcr,ütlì zuggeststtnt, ttre National Rqister of Historic ptaóõs be
Ð{parded to i¡clude districts of historic ùreor-
tance oontainiag rrdxed uses.
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ÀPPÐIDD( H (ConÈinued)

I974

]-974

Fvirorunental
Äct3

Protecticn Tax At present r:rden cqrsideration in Congrress. fts
aim is to ¡rake Historic presen¡atior¡ ñone feasi-ble
fon c.on¡r¡ercial or- rentar purposes by arrcwing ttre
cñ¡trer to deduct tte costs of relnbilitatio¡r irccnhis annr¡al i¡æcne o\rer a period of fíve y*".
Ítre Àct prorrides for ttre Seøetary of Hcusing ard
Ytt1r Develo¡nent to gruarantee loans by privãte
-l*airg ir¡stitutions ior the pneseryatioir ofhist¡ric strustures, including residential
buildings.3

the ¡rost effective nÊ¿urs of closing tlre gap

lc*"t **ntal intæn¡ention aror¡sed serious corrern wittrin the rar¡ks of ttre privatesecEor v¡tro ernrisaqed 3l.infringenent against thei¡ righÈs ""-i.na*r*rs anl pàj""t"initiatly inr¡orvd pr:blicly-oøred pro$rtie". r'ro runãing rças-set aside for assistanceô

lor ttre first tine inctLüied p¡blic ftudi¡g and districts.
If a¡lgotredr this will prcvide sre of

beft¡een ner^l ard reclrcled programs.

Iawss¡ B. Iûtott, J.r., "The Irq>act of Historic Presen¡atim on Der,relcgnent, ard rarxlUser" Urban lard (.ruly, Augrusl l9Z5) t 4-7.
Peter vblf , rtre F\rture of the cily (wen¡ york: wtritney Library of Desigrn, I,Iatson-Grptile pørffia-Mto

Sources:
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APPENDD( J

1. Selectio¡r of a¡eas for consen¡ation.

2. n¡amirntlor of legal a¡vl econcnric tools for irçIenranting the proçfram.

3. Ccrçilation of an based on a su:vey.

4. Exani¡ation of ttre zonirg arul building codes.

5. Restrictions st the heights of new stnrctures adjoinlng oLder.

6n Restrictions otr delays on dsrolition permits.

7. E:stablishing guideli¡es for design.

8. EstabLishing ecorrcnric incentives.

9. Developing of a citizen parttcipation prqram.

10' EsÈablishing an ducation pro$ram for area ænsen¡ation.

Sanrce: Iutichael Y. Seetig, "Area Consenration as an .AsseÈ Èo plaruring - Not
a Necessary Evilr" Architætural Reoord 156 (Decernber Lg74l: l-06-109.
(The Varccuver Oonsen¡ation progran) .
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APPE{DTX K

Þ<perditr¡res of Tq{rists (fu Ca

Visiting historical arxi cultural sites

rishing

Spectator s¡nrts

Boating

Hunting

Golf

SrÞ$¡ skiing

Sno¡¡n¡cbiling ard stedding

Respordents listÍng no nai¡r acÈivit1d

Value i¡ Millions
of Ca¡ladian $

517

270

L77

1s9

93

57

54

33

4L4

L,774

AsaSof
Ilotal Value

flotal Value in
Canadi,an $

Lr774

29.2

15.2

I0.0

9.0

5.3

3,2

3.1

2.4

23.3

100.0

lü]IE: Sunrey included Canadian resj.der¡ts on1y.

*Figures not inclr:dd.

scn¡rce: George *1a, rryelting in the pase, a relÐrt on ttre
Consenration, Heri@r p. 3b.

profitability of Heritage



ÀPPE¡¡DÐ( IJ

Property Detalls wtH¡ln Sttrlv ¡¡ca

F\xELlon
Vacarr¡r
Ilate
(t Àse)

Àpprox.
Gross

cr FIr
Àrea3

100

Tobal Brrlldlnq
¡rr€a

nealty l¡LurìberIto¡l rlllul¡g locatlon of¡tuÍbcr Flærs
Itesent
F\llEtld¡

ol Grq¡rd À¡utual
t Fl.ør nenbl 9Èlls
v Area2 tn $ ^reas

Ànmlal
Rentô1
ln$

Crfren
Iard

^rea

IìaÈe ln
$ per

Sq FtS
607 600

607 700

607 7AO

607 780

627 860

DarDat)me

Bar¡f¡at]¡ne

4 BannaÈyne

4 Ba.ruìatyne

479,/81 ¡\,lain

Net Gross4
Parking

Pr¡q, St¡.
Parklng

¡tf,vr'ts

Service
Est.

Service
Est.

!¡l¡'sale

t
t
t
o 2.003 1,493
t 11347 2,520

c 275 480

23,936

5,600

L2,948

10,336

Parklng

Parklng

Parklng

Sewlce

627 880 455161 &raJn

Gr. Flr.
Cir. Flr.

B+I-9

t

v6

o
t 4,816 t2,000
t 3,648 4.740o 8.267 25r500

0.75

I .87

1,.7s

0, 54
2,32
2.t4

5t4I2 12,000 1.483,632 5,220 1.55
201 360 1.79

32 ,865

7,436 4,980 0.698,856 7,740 1.50

9,337 21,000 2.152,704 3,960 1.46
602 1,140 t.9o
288

4Jr7g5 2,400 0. 55

2.50
l.l0
3 .08
0. 71

3:"

9,670 parkfng
3L.577 19,Boo 0.63

0.0 2,003 2,003 2,003
0.0 1.3q7 t,347 I,347

4,
0.0 6,250 4J,795 43,795

Prof. serv. t f;554 3,612Setvice Org. t l,ll9 Z.4OO

1,120 600

8,872

t

fî.l;_lïy: r r,4es 4,368

Servlce Org. t
Prof. Serv. È
Ìûr I sale

ManufacÈure t
Iùnlesale t

v

Prof. Serv. o
IÌof. Serv. t

627 930 LB5 Bannatlme B+l-6

627 960 441 Main, @rner
of Bannatyne

B+1-4

627 970 lB9 Baruutyne
627 990 l8ll83 Bannatyne
628 001 15¿179 Baff¡¿tyne

628 041. 17{ I,t¡rker
628 140 I80 t-tarket
628 180 143,/55 Bannatyne
628 200 t4I Bannatyne

!ü¡olesale

lrholesale

fI¡olesale
Reta il
ReÞr1L
l"hnufacture o
l'tuufacttrro t

CrrlL. [.rc. o
CuIt. Fac. o
Parking o
Mânufacture o

Gr. Flr.
B+1-6
B+l-6

B+I-4

F l,ssor,rrn

153,978 107,400
29,766 22.320
29, 500

0.0 71500 3L.577 37,900



IìealLy
Iloll tl]lÌdirlJ Locahion

lùuù:er

GrdlDl Àûual ^ .

FIær ner¡cat 9uEr
ÀrcaZ in $ Areas

Ànnual tìate in open
Ilental $ pq Ia¡¡C
in $ sq ftr Àr-ea

101

Ikrtal Buildlng
Àrea

|h¡rber
c:t

!'Io'org
Present
F\rrntfon

o-l
t vaca¡nv ÀPPr¡]x'

F\¡nchld¡ ftate G9:
(c Àse) **ï5

Net, Gross4
629 220 137 BaruÌabyne

628 240 I27 tÞ¡nâtyne

628 270 I23 Barü¡acyne

629 29I II5II7 Bamaryne

700 000 481l83l r.{ain

700 010 48? Maln

700 020 49t/9L\ rLatn

700 030 {99,/501 }râtn
700 04I 507 lbfur
700 060 5I5 tfain
7OO 230 136 t{a¡keÈ

Servlce Est. 2,089 2,760B+l-4

Gr. Flr.

B+l-4
B+l-3
B+l-5
l+2

1+2
lr 2+3
L.2+!
Gr. Flr.
Gr. FIr.
B + L-fì

o

v6
4,256

I.32

Stockll &

Bonls

I'larufachìrre

.lþtall o
Institution. t
Retall t 3,580 6,180
R¡b. Serv. t 4,000 291000

Iìetall t 7,6't2 ]-2,O7Z
Servlce. tìsC. t 6,062 4,800

v 7,773
l,lrnufacturo o
Èla¡ufacture t

!tþlesale
Àbnufacturô
Prof. Serv

à.280

4,802 9,000 I.B7 .ì,076 parkirv¡

22,797 Ì2,960 0.57
53,044

0.0 4,902 4,'r)02 a,8o2

0.0 41560 22,797 22,79-l
t00.0 1o.225 53,044 53,044

0.0 21550 7,6L.1 ?,6L7
0,0 I,475 4,418 4,410
0.0 3¿590 31500 3,580
0.0 4,000 4,000 4,000

I00 -0 9,000 27,000 27,OO0

t
v

kof. Serv. t 1,463 3,000 2.05Retäl! o _ I,300 t,920 t.47

Ret¿fI o 3,654 6,780 t.s6 o.0 1,800 3,654 3,654
7.617 6,?80 0.89

4,418 4,400 1.00

t.72
7.00

I.s7
0. 79

0.25
0.79

72,654

?,773
60,66I

r,8oo
47,?36

700 32u 116 t't¿rket,

700 340 lI2lI4 ltrrket
B+I-2
B+I-5 t

t

21,000

tt, 586
3t,467

ulzo
22,8L0

0. 96
0.73
0.6'ÌI0 ,106 6.750

700 360

?00 480

90 AlìrkeÈ

lÞruìatlme
G. Fl.r, l{nlesale

Parklng
26,O7L 18,690 0.12 II,249 Parki¡g

59,205 Parklng
0.0 26,0'lL 26,O7L 26,07!

lo - û¿ncr æcupled t - TenÂ¡t. occu¡:iel v - Vacant
2ÀlI **" are ln square feeh.
lrrp¡:roxi:mte gross grcurd frør aroas rnÀ-'re cärcl.¡làted by adtlìng betr^een l5t arrì 20c to neL areas, depef¡llng on o-cu¡rancY.
4tbtul goo=" hrrlìding areas wcre calculàLsi by adatng b€t!ñien l5s ard 20g to rt6t areas, dcpr:rrìùry on occu¡rancy.
slL:¡uescnts 

avcragc raLe calculat(lì frqn 1975 l¡rslness prenrlses Llst, procedure l.
6C.ul*tott:l balarce, r¡ot i¡¡llcattd In officfat recortls.

g)urce¡ 1975 tl¡si¡ess Prenrlses List, P<Eulure t, crty of wlnnlpeg, Envlr<¡¡ner¡tar pra6lng Dcpartr*nL.
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ÀPPE¡DD( M

Srurrnation of Propertv Detalls wlthln Str¡dy Àræ (À11 
^reâs 

are j¡ Sc¡uare Feet)

Realty
Roll

lùrnìber

Mdress of E:ilding
Or I-arrl

Àverage Re¡¡Èal
Rate ln

$/sq. re.r
VacarEy Rate

(t Àge)
\4proxlnnLe
Gross G¡¡ourxl

Itotal Erildlng AreaQen Larrl
Àrea Flcxrr Àrea2 Net GrossS

607 600

607 700

607 740

627 860

627 970

628 04t
628 140

628 180

628 240

700 000

700 0I0

700 020

700 030

700 041

700 060

700 360

700 480

Bannatlme Avernre

Bannat¡nre Àve¡ìue

4 Banratyne Ave¡n¡e4

479/BL ¡tain StreeC

IB9 Banrntyne Àvenue

I74 ¡aarkeÈ 
^ve¡n¡e4180 Market 
^rrerue4&ìruÞtlme Àvenue

127 Banrntyne Àvenue

483/83\ I'tai-r¡ street
487 ¡laln Street
49I/9Lrt l"bin Street
499/5OL Ftain SLreet
507 Main Sbreot
515 ¡{ain Streeb,

90 ltarket Àvenuê

Banr¡atlme Àverme

1. B7

0.62
0.0

0.0

23,936

5,600

L2,g4B5

2,672

9,67O

7,076

11347

4,850

1,347
,l rB50

L,347

4 ,950

r.87
I .76

1. 86

0. 89

1.00

1.72

7.00

o.72

0.0

0.0

0"0

0.0

0.0
0.0

0.0

0.0

4,8O2

l, 500

l,800
2r 550

I,475
3, 580

4,000

26,O7L

4,802

2,763

3,654

7 ,6L7

4,{LB

3,590

4 ,000
26,O7I

4,802

3r000

3r654

7,617

4,4I8
3r 580

4 ,000
26,07LII,24g

59,205

l19r 40B 51r 975 63,L02 63, 339
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APPE¡¡DD( M (Corrtinued)

h"pr.=.nts average rate calctrlatd
kocedure l.

2_-AFproxttt" gross grourxt floor areas urere calculated by adding betr¡reenl5t ard 20t to the net, areas, dependirg on æcr4larcy.
3toa.1-gooss.building 

areas were calculated by adding beh,¡een I5g a&t 20gto net areas, deperding on ocet4)anc]r.
Á'rard part'ialty or fully cnn¡nd by the City of Winnipeg, o<cluded frcrn totalarea.
tr
'Presures part of GO7 740 above.

so:rce: 1975 Business Prenrises List, Procedr¡re lo City of vili¡nipeg, trrvironrentalPlarming De¡nrtnuent.

frsn ttre 1975 E¡siness pr€mises List,
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APPENDD( N

Su¡¡nation of kcpentv Detail-s of fnr¡entory (AlI Areas are in Square Feet)

Ftealty
Roll

tt¡mber
Address of nriüin/

Avenage Rental
Rate in

$/sq. Ft.2
Vacancy Rate

(t Age)

Approrcirnate Tbtat Brilding Area
Gross Grourd
Floon ¡rea3 Net Gross4

627 880

627 930

627 960

627 990

628 001

628 200

628 220

628 270

628 29L

700 230

700 320

700 340

1.60

L.47

l.9l
0"55

l.5I
0.63

1.32

0.57

0.00

0.93

0.00

0.gl

75.8

63.5

2.0

0.0

12.g

0.0

33.0

0.0

L00.0

49"4

100.0

0.0

10r500

9r000

5r400

6.250

36 r 000

7,500

2.500

4 1560

LO 1225

24 1000

9r000

9r400

55r050

48,797

20r000

43 1795

229,975

3L,577

I0r625

22,797

53r044

1621595

27 1000

53rl5g

66r060

58,500

24,000

43 1795

250r000

37r900

12r5o0

22,797

53,044

lB5r00o

27,OO0

56r250

455/6L !,lain Street
t85 Banrntlme Avenue

441 ¡,lain Street
18V83 Bannatlme Avenue

L57 ng Bannatlme Avernre

141 Barrnat¡me Avern¡e

137 Bar¡natlne Avenue

123 Bar¡natlme Arrerme

II5/L7 Bannatlme Avenue

136 ¡4arl€t Averue

116/118 l4arket, Avenue

II2/I4 Market, Avenue

TÛTAL

I'IO¡IE: lüc reference cruld be for¡rd to ttre rlacant
feeE, located aE 443/45 Main Street. For
has been assumed.

1.I2 36.37 134r335 758,404 836r846

lard neasuring appro>rimately 21500 square
tte prrposes of this study, ¡xivate cnzrenship
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APPENDÐ( N (Contlnued)

lstrtr"tto"s wtrich do not form part of ttre final inrrentor¡y have been elc¡.sled.

- \*"sents ttre average rate calculated frc¡n ttre 1975 B¡sj¡ess prsnises List,Procedure l.
3alryroxùnate grross grrourd flær areas were calculatd by adding beÈr¡reen ISga¡d 208 to ret, areas, aepending on occupancy.

t"t"f grcss brildtng areas r.,¡ere calculated by adding betv¡een l5g ard 20t tonet areas, deperding on occupancy.

Source: 1975 H¡siness ksnises List, Procedt¡re 1, Cíty of Win¡ipeg, ÐrvirornentalPtannÍng Deparünent.
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ÀPPD¡.IDIX O

Àssessed Values of l,rofrerties rvi.tlin Stuly Àrea (i¡ g)

lìealLy
TbII-

llt¡rù:er
Mdress of Iultdfurg N¿urc ard Àddress of or+ntrr Drrùe of

Cor¡struction
Iãnl

Àsses:¡rx¡¡'¡t,
Value ln $

Building
ÀssesÉ¡tEnb,
Value ln g

IbtaI
Àssessnent
Value l¡ g

60? 600

607 700

607 740

ó07 780

627 860

627 880

627 9t0

62't 960

627 970

627 990

628 00t

6ru 041

628 t40
628 t8o

628 200

Bannatlme Àvenue

Etnr¡¿ttyne Avenue

4 Bar¡r¡atyne Àvenue

4 ltaruaÈyne À\./enue

479/BI ltaj¡ Street

455/6L I'taln StÌeer

185 Bar¡natlme Àvenue

4{L Main Streot, corrrêr
of U¿ùu¡Àt)mê Àverue

lB9 lÞnnatyne Àvenue

18L/83 Darû¡atlme Averu¡e

157 /79 Bar¡natyr¡e Àvenue

174 Market,.Àvenuo

IB0 I'tarket Àver¡ue

Bannatlme Avenue

l4L llanrat¡rne Àve¡ìue

M. E. ¡brgan, c/o F. J.
Derrrieze, 3 Lqrùxrd place

City of l^Iinrri¡r:g, hlrrl:ing
Station
City of lùinnipeg, surplus land
Bolarxl Dros. Ltd., 4 lÞruratyne
Àvenue

R. Fleisl¡n¡n & others,
606-1305 crant Àvenue

t{esL Palace Ltd., 26 tìoc¡,cliff
Ilo.ad

Fletcher fnvestrents Ltd.,
185 Banrntyne Avenue

Inperial Barik of Conrerce, c/o
oc¡nlnio¡¡ Realty Co. I.Ld.,
Box I45 Cc¡r¡rierce Ct. Fostal
Stãtl.on, tbronto, G¡tarlo
J. f.J. ¡{cDonald, 449 Lyrdale
Àvenue

Dcr¡rlnlun Tar & Chsnlcal Õ.
Ltd., 181 Bannatlme Àvenue

167 naruatyne Lüi.,
167 Bannatyne Àvenue

hovljrcial e City Governnents,
DeFarbment of MLurlcf prl
Affalrs, 103-116 Ed¡ronton St.
City of t^Jinni¡reg (T¿x SaIe)'

167 Darurabyne Ltd. ¡
167 Banrntyne Àve¡ìue

¡,tid-!,test Gårrnents Ltd., 65 lìorie
Stre€È

1953

19st

t92B

LB94

r9tl

I906

1906

36,060

ll,060

,,-|*

7,360

251260

17,280

23,040

9r4B0

15 r 280

76,67O

93,200

24,350

17,430

13, 950

350

43,200

2,'loo

lr55o

il.orI00

42,BOO

53,900

4,700

26,'lO0

192r 900

836, r50

91,700

19 r 400

36,4r0

54.260

7, {I0
2r7OO

B,9l.o

I35,360

60,080

7 6 ,94O

14 , L8o

4L r9B0

269 1570

929,350

lt6 ,050
17,430

33 ,350

I948

1907

1904

I970

':l'
1903
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Realty
Roll .âddress of Brlldi_rÌg

Nurber

ÀPP¡ÌIDIX O (Cor¡ttnued)

!'Iare ard Àddress of Or¿ner Date of
Constn¡ct,ion

Lard
AssessflEnt
Value in g

Butlding
ÀssesgrenÈ
Value ln g

Total
Àgsessrent
Value 1n I

628 220

628 240

628 270

628 29t

700 000

700 010

700 020

700 030

137 Bamatyne Àver¡¡e

127 Baruutyne Àvenue

123 Baruntyne Averu¡e

LL3/L7 Daff¡atl¡ne Àverùre

483/83\ À,rai¡ Street

487 l*Cain Street,

49I/97\ Ètaln Srreet

499/501 Maln Streer

Geo. ûûcok e Son Ltd.,
3ll Ct¡ambers Street5
J. Richardson & Sor¡s Ltd.,
On¡e Lcnrbard place

¡4ax Û¡aldhorn 621 BaLnnral St,.
D. It.'Bain Ltd,,, c/o
905 Derry Street
R. Flelst¡run û others,
606-1305 Grant Avenue

furo lrrüIrgs Ltd., 402 Maû¡
Street
P. M. thlessen, L3Z tlantsart
Boulevard

Cordor Investnents Ltd.,
854 tÞst õrdova Street,
Vancout er, B.C.

Est. of J. Flelshrnn, c,/o
R. Flelstrnan Ê others,
606-1305 crant Àtrenue

f{. e P. KLuner, 442 Durrln
Àvenue

l'lcdern t\lxnan Ltd. t c/o M. B.
Stelnkopf, l30l Ellice Àve.
S. C. Oretsþ, 305 hrrrc*rs
Àvenue

Ifarket BrlldJrrg Ltd.,
708 Broarlway Avenue

Gonkhite Ltd. (Winr¡Ipeg),
90 ¡farket Àverute

D. ll. Bain Ltd., 905 Berry
Street

1BB7

1957

1900

tB99

IB94

19st

rB96

I900

1938

1959

1905

1903

1902

t95l

B rg30

23,270

10 r 510

27,690

8,060

6,97O

7,460

7,460

L4,920

18 r 5B0

42,240

18,540

16 r,t t0

42,080

17, 350

5,450

16, 400

15 r 900

30 r 750

5r250

14 r 600

9r550

9,250

9r450

27,800

131,4 50

'l ,700

56,200

{8,300

9s0

14 ,380

39,670

26,4IO

58 ,440

13r 3ro

21r470

17 r 010

L6r 7l0

24,37O

46, 380

I73r 690

26,240

72 1610

90r 380

IB, 300

700 041 507 l-.tatn Street

700 060 5I5 Maln Street

700 230 136 ¡{a¡ket Averue

700 320 lL6 ¡ta¡keÈ Ave¡u¡e

700 340 LLZ/IA r,4arket Àvern¡e

700 360 90 À4arket Averu¡e

700 480 BanrnÈ1me Àvenue

source; 1975 B¡si¡ess rtsnises Llst, tloced*g.I, city of wirurlpeg E¡viron¡rentar plarurtrq Depart¡fEnÈ ard lg76Realty Àssessl*nt Rorr, Forio *1965, city oi ívinniË-'(r*ur city) , Assessîr.nr Departrûent.
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ÀPPE¡¡DIX P

fÈrelû¡se Survey, Hi¡¡nipeo

:Iuìv 19?6

@neral S¡r¡natiqr

INo f*th* l¡formacior¡ avallable.
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ÀPPE¡ÐIX P (Conrlnued)

ItuIIdIng LæaLion

Owr¡e¡
Occpled ii:iî" | *tlils Varue rn $ per "r*r" u"* fnher¡tion

to Develop
Developrent Value
ln $ per scl. Ft.

RãlètksFos. Neg. Fos. NqJ. 5 9 .0 I , 3 4 s16 Pos. Neg. 20 30 40 50

ll5/17 IÞrrnat¡ne

Ì23 &¡nnauyne

ì.37 Baruratyne

Iill lr-rruraEyne

15779 llanrutyne

l8l/83 UaruaLyne

IU5 tt¡ru¿¡t)/ne

441 l'ûi¡ Streeb

ll2,/ì.'l ¡tarket

lÌ6/18 lfarket.

ll6 l"t¡rker

(

G

€

€

I---

l-,t-
Ð--
Ð--
) ---

)-
-f

,-f

| --ó

r-+
__T 

"

-t--?
-?-

d

s

q

el
q
d

-t_
+I_P

+-t
'-l,-i-

s-
t-9 -

é

I

Sold sÌÞrtly aftcr surveyl

Itecent salê

BasÉrl or ræer¡t sale

tlôsed on relû)ätion

IÞsql on reLocacion

Valuê nÕt. i¡rlicatql

Value noÈ i¡¡¡licated

Ð

Ð-

i

IÈ

l

'-+,-@-

-ô-

INo futLl,er infor¡rnf lon available.
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ÀPPE¡DrX O

Itrard a¡d Soft Costs of Recvcling to ReEail, offlce arrl Resld€ntlål Uses (ÀlI Areas are l¡ Sc¡uare FeeÈ)

Realty
notl

Nr¡rùer
Àddress of nrildingl

Propor led Retall Area2 necycliag3 costs
in$ Proposed

office
Àrea

næycl-trq3 Oosts
lnscrcrùd

Fl.oor
Area

l*-"tro*
I ^'""

Irotåt
Àrea Mintmrn 

I 
o".*^ !.ti¡i¡nm qptiÍ!¡n

627 880 I

62? 930 I

627 s60 I

627 sso 
I

628 oor 
I

628 200 L

628 220 
I

628 270 
I.

628 29t l:
?00 æ0 l:
700 320 l:
zoo ¡¿o I :

I

455/6L Main Street,

f85 Baû¡aty¡¡e Averu¡e

l4l ¡4ain Street
tgl/83 Baru¡atlme Àvenue

L57 /79 Baffratlme Àver¡ue

[41 Bannatyne Averu¡e

[37 Danratyne Àver¡ue

123 Baruntlme Àvenue

Lt3,/17 Ban¡atyne Àvenue

t36 Market Àver¡ue

tI6 ¡,tarket Àvenue

tl2rZl4 l'tarket Àvenue

10 r 500

9 ,0oo

5r4oo

6,250

36 r 000

7,500

2r500

4,560

lo1225

24 r 000

9,000

9r400

6,L74

9,000

2,326

6 1250

35,500

7,500

2r 500

4 ,559
IO 1225

lB r0oo
9r0oo

9r4oo

L6 1674

lB ,000
7 1726

12,500

71,500

15 r 000

5r000

9,119

20 1450

42,O00

18,000
18,800

250, ll0
270,0ou

115,890

l87,5oo
lro72r500

225,O00

75,000

136r785

306 r 750

630,000

270,0o0

282 r 000

333,480

360,000

154, 520

250,000

I,4 30,000

300,000

100,000

182,380

4 09,000

840,000

360,000

376,000

24,693

20,250

8,I37
15 r 648

89,25O

llr450
3,750

6,839

L6,297

7l,500
4 ,500

IB,725

493r 860

405,000

16I r 740

312,960

rr785, o00

229,O00

75,ooo

136,780

325,940

lr430,0oo
90r000

374,500

6L7,325

506,250

203,425

391, 200

2,23L,250

286,250

93, ?50

L70,975

407 ,425
l, 787 , 500

I12r 5oo

468 , I25

TCÍIÀL 134, 335 I20 r434 254,769 3 , 
g2l, 535 5r og5r 3B0 29L,O39 5.B2O r7B0 7,275,975



111

À.PPINDIX 0 (Contlrured)

ReaIty
RoII

Nur{¡er
Àddress of zulì.dlngt

Prqpos€d
Residentlal

Àra

næc1,c[¡g3 Costs
in$ TotaI

Iì:lldtng
Àrea

lbtål costs lJ¡ S

Recycürg Cæts
inS

Or¡erhe¡.ì Cosgs4
i¡$

TotâI Oosts
tnS

Mlnir¡¡n Ophimun
MtnlÍum I ooair", Minimt¡n | øaU"- Ml¡ir\rn | ø.*^

627 S80

627 930

627 960

627 990

628 00t

628 200

628 220

628 270

628 29I
700 210

?00 320

700 340

455/6I Main SÈreet

185 Banr¡atyne Àvenue

441 Èbin Street
l8l,z83 Baruutyne Àven-¡e

I57l79 Bànnatynê Àvenue

I4l Barù¡atlme Àverue

137 lÞrunqme Àvenue

I23 Banrat¡ma errenuo

II3l17 tlannatyne Àven¡le

136 ltarket Àvenue

¡.L6 Ètarket Àvenue

Il2lltl Market Àverure

24.691

20,250

8 ,137
15,647

89.250

I1,450

3,750

6 ,839

!6,297

71, 5oo

4r5oo

L8,725

6L7,325

506,250

203,425

39I,175

2,23L,25O

286,250

93,750

L70,975

4O7,t25

L,787,500

Il2, 500

468,t25

740,79O

607,500

244,11.0

469,4t0

2,677,5OO

343, 500

l12r 500

2O5,!7O

488,9I0

2,145r000

135,000

561,750

66,060

58, 500

24,000

43,795

250,000

37,9OO

12,500

22,797

53 ,044

185,000

27,0oo

56,2 50

1 r 361r295

Ir 18lr 250

482,055

891,635

5r088 r 750

?40,25O

2A3,750

444 t540
1r040, I15

3 r847,500
472,500

L.t24.62s

l r69L,595
1r 473 r 750

602,055

1,1I0,6L0
6r338r750

929,75O

306,250

558,525

lr 305r 335

4 r772,500
607,500

l r 405r 875

408, 389

354, 375

144,616

267,lgL
11526,625

222,075

73,L25

r33,362

312,034

r, r54,250

14I,750

337,387

5O7.479

442,125

I80,616

333rI03

1 r 901,625

278.925

9I,87 5

167,557

39ì.,601

r,4 3l r 750

182,250

42L,'ì62

1,769,68i¡

1r 535,625

626.67I
r,159.126

6 r 615r 375

962,325

316,875

577,902

1,352.L49

5 r001 r 750

614,250

Ir462,OI2

2 ,l9g .o7 4

lr9l5 r875

782,67L

l, /¡43,793

8 1240,375

I,208 ,675
398, t25

726.082

r,696,936
6,204,25O

709, ?50

I,827 ,63'l

T TÀL 29r,038 7.275,95O 9 r 731, l4o 836,846 16,9t 8,265 2L rLO2.495 5,075,479 6,33O,749 2r1993,744 27 ,433,241

lStrrrcLrrr." 
t¡hlch do nct fonn part of ttle l¡t¡èntor)¡ Ìrate be€n erclt¡ded.

ttre inventory ts base'cl on an average strucbüe of six floors lrlth t$ro'floors allocated to each of the tlree basic fu¡rctlons.
3nccyclirg cþsts$ere based on tllo follcnlng rates' Itetall converslon Mtn. 915.00 per 6q. fÈ.; @t,. $20.00 per 6q. ft.

ff:'filtrffisbn (aprs.) H: 333:33 Ë ä: fli Bi: 33å:33 Ë ä: fl.
4sofa or overhead costs erere based ø¡ 30t of hard or @nstruct,lon costs.

Scilrce: rnforrrahion r"ãs based or¡ dlscr¡sslons wlth varlow consultants, tncludirg ttansccÍìb noy Àssoclates ard Àror¡ovitch ard Lelpstc,
tJinntpeg.
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ÀFPD{DIX R

Swmatlon of Minim{n tlarrl arrt SofÈ Costs of to Retail, Office a¡d Residenti¿l Uses
(ALI areas a¡d values are j¡ square feet, arxl g respectively)

Realty
tloll À¿ldress of Brildirg

Nr.¡¡nl¡er

Conversion Converslon Overhead Total Oosts
Costs to Costs to Costs at to RetailRetaif Offtce 30g a¡d Office

ÀÌlltior¡al Costs
by lrcorporaÈ,ing

lìesidentlal
(Irc. O/t.teads)

lbtal Cost's to
Retail, office
ard Residential

627 BBO 455/6L Main Street
627 930 lB5 Banratyne Àve¡u¡e

627 960 441 Main Street
627 990 LBI/83 Baû¡atlme Àvenue

628 001 157/79 IÞruntlme À!¡enue
628 200 l4l lÞnnatyne Avenue

628 22O I37 Bannatyne Àvenue

628 27O I23 Bannatyne Avenue

628 29L IL3/IL7 Eannatlme Àvenue

700 230 136 ù,farket. Àverue

70O 320 116 laarkeÈ Àveriue

700 340 II2/I4 Market Àvenue

250rLro 987,720 371,349
270,000 810,000 324,000
Il5,B9o 325,480 132,4I1
L87,500 625,92O 244,026

1,072,500 3,5?0,000 Lr3g2,75O
225,000 458,000 204,900
75,000 150,000 67,500

136,785 273,560 123,103
306,750 65l,8B0 2B7,5Bg
630,000 2,860,000 1,047,000
270,000 180,000 I35,000
2B2.o0o 749,OOO 309,300

I,609,L7g
1r 404 r 0oo

573,78o

I,o57 ,446
6r 035r 250

BB7, g00

292,5O0

533,4 4 B

L 1246,2rg
4, 537 , ooo

585,0O0

I,3{0,300

160,505

131,625

52,890

101,680

580,125

74,425

24,375

44,453

105,930

464,750

29,250

I2I,7L2

L,769,684

I , 535, 625

626,67L

I,1.59, 126

6,615r 375

962,325

316,875

577 ,9O2

rr352r14g

5,00r r 750

614,250

L,462,0!2

TCNÀL 3,821r535 II,64l_,560 41638,g28 20,Io2rO23 I, B9r , 720 2I,993,744

9rurce: Bassl on Dlscussions witÌ¡ varloug prol)erty consultants ln winnipeg.
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J\PPEIÐIK 3

Ànalysis of f¡arket value or¡ Rental stn¡cture r.l¡en Recvclr¡rg to Resldentlat. netail ard offlce use

Reslde¡ftâ1 Use

Gross rental in g/s{f ft 3.00
!ìi<|Penses in $,/sg ft I.40
Net rer¡tal in $,/eq ft l.60
Invesbnent rato ln $/sS ft (at t3C) L2.30

Iìetall ard Office Use

5.00
1.40
3.60

27.69

7.00
1.40
5.60

43.0'Ì

6.75
3.25
3.50

26.92

7. 50
3. 2s
4.25

32.69

8.50
3. 2s
5.25

40.30

Gloss rental tn g/sq ft
Þ(penses ln $,/sq ft
Net rental in g,zsq ft
Invest¡ent rate in S,/sS ft (at I3C)

Iìealty
Roll

lùmber
Àddre.ss of h¡Ildlry

627 BBO 455l6t Matn Street 303,723 683,749
2421978 546.999
802,522 802,522

-559,544 -255,523

Àbtket tra}ue aC l00t efftciency
l"farket value at 80t efflclency-
Rr=ycling casts
Market value/break-er¡en tn $

L 1063,527
850,821
802,522

48,299

l rl13 r5gg
890,879
967, 161
-76,282

L,352r28'l
1,oBl,829

967,161
ll4, 668

I,670,399
¡.r316,319

967,161
369, t58

627 930 185 lÞnnÂtyne Àverure 249,O75
I99,260
658,125

-458,865

560,'t22
448,577
658 ,125

-209,548

872,167
69'l ,734
658,125
39,609

L.029,690
823 1752
877, 500
-51,748

l r 250r 3g2
1 r 000, 313

87'l ,5OO
122,813

L,544,535
11235,629

877,5OO
358 ,128

ì4arket r¡alue at, I00g efflciency
I{arkeE value at 809 efficien¿y
Reqalirry costs
I'farket value,/break-even tn g

627 960 441 ¡tain Street r00,08 5
B0 ,068

264,452
-lB 4 ,38 4

225,3I3
r80, 250
264,4s2
-84,202

350r460
280, 368
264,452
15,916

427,O3I
341,624
362.2L9
-20,595

5ì.8,561
{ 1.4 , 848
362,2I9
52,629

640,547
512,4 38
362,2I9
I50,2t9

l,larket value at I00B efficiercy
I'larket value at, 80t efficicrcy
lìecycling costs
¡larket value/break-eve¡¡ tn g

621 990 l8l./83 Baruratyne Àverure L92,458
I 53,966
508,52?

-354,56t

433,265
346,612
508,527

-161,915

673,916
539,132
508 ,527
30,605

?57,744
606,195
650,599
-44,403

920, l58
736,126
650, 598
I5r528

r, 136,616
909,292
650, 598
258 ,694

¡'brket, vèlue aÈ I00t efflciercy
lu{¡-rket value at B0B efflciency
Req¡cling costs
lfarket. value./break-even ln g

628 00I 157/79 Baû¡at]¡ne Àvenue I,097,775
878,220

2,900 ,625
-2rO22,A05

2,47L,332
L,977 ,065
2.9OO,625
-923,560

3.843.997
3,O75,L97
21900,625

L7 4.572

4,327 ,390
3,46L,9L2
3,714,750
-252,839

5,254.9I7
4,203.933
3,7I4,750

489,183

6,491,08s
5,192,869
3,1t4,750
1,478,118

I'fàrkeÈ valuo at I00S efflclercy
lb¡ket valuo aÈ 80t efficlerry
R.jcyclûrg costs
¡farket. value/break-even in $

628 200 l4I Bafflat!4¡e Àverue 140,835
ll2,668
3'12,L25

-259,457

317 ,050
253.640
372,I25

-lL8,4B5

493,I51
394,52O
372,L25
22,395

7J.2,034
569,627
590,200
-2O,573

864,650
69I,720
590, 200
101,520

1,068 , 051
854,440
590, 200
264 t240

l.'l,arket t¡aluô at. l00t efficlenq¿
lfaxket value at. 80t efflcierrcy
lìe¿lrclir¡g costs
l4àrket value/break-cven i¡ g

628 220 137 Baruratyne Àverure 46,I25
36,900

I 21,,87 5
-84,975

103,837
83,069

LzI,875
-38,806

l6l,512
I29,209
I2L,g75

7,334

235,550
188,440
19 5,000
-6,560

286,O37
228,929
195,000

31, 829

353,325
282,660
195,000
87,660

tqarket value at. l00t efficiercy
Market value at BOt efflciercy
Rrcycling costs
Ma-rket value/nrt¿k-even l¡ g

628 270 123 Dary¡aLf,ne Àverue 84,119
67,295

222,267
-t54,972

189,371
ìst,496
222,267
-70,'t7L

294,555
235,644
222,267
t3,377

429,589 521,667
343,671 417,333
355,634 355,634
-tl,961 61,699

644,384 ¡'larket valuô at. l00t efficlency
515,507 }larket. value at 80S efficierc!,
355,634 Rcsycllng costs
159,873 ¡'l,arket value/break-er¡en in g
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ÀPFÞÐIX S (bntll¡Ied)

Resldentlal Use

&qes rental in grzsq ft
Þ<penses in g,zsq ft
Nat rental fn $/sS fb
rnvestîEnt rare i¡ $/aS fE (aÈ l3$l

3 .00
l. 40
I.60

12.30

5.00
1.40
3.60

27.69

7.OO
I.40
s. 60

43.07

6.75
3 .25
3. 50

26.92

7.50
3. 25
4.25

32.69

8.50
3.25
5,25

40. 38

Retail ard offi.ce Use

Gross rentàI ln g,/sg ft.
Þ(rienses tn $rzsq ft
NeÈ rental i¡ g,Zsq ft
Invesbùent rare fn S/q ft (ôt I3s)

Rêalby
IlolL

Nrrnber
¡ìd¡Less of Brlldlng

628 29L lt5rl17 Banrntyne Avenue 200,4 53
160,36 2
529,652

-369,290

4 51,261
361,010
529.652

-!68,642

70l,9ll
561,528
529,652
3I,876

989,229
791,383
822,497
-31,1I3

L,2Or,259
96L,OO7
822,497
138 ,510

1,483,9 4 3
1, 187 r 075

822,49'l
364,578

ltàrket. value at l00g efftcienc¡r
I'l,a-rkeE value at 80t efficiency-
Recycllng costs
I'larket value/bre-ak-ven ln $

700 230 136 Ètarþt Àr¡enue 879,4 50
703,560

2,323,750
-l r 620, lgo

lr97gr835
lr 583, g6g

2,323 1750
-739 ¿882

3ro79r 5o5
2r461,603
2,323,750

I39, B 53

3,055,42O
2,444 1336
2r 67B r 00o
-233,664

3 r 7lo, 315
2,968.252
21678 r00o

290,252

4 r 593, r30
3,666,50¡l
2,678,000

988,504

Ètr¡rket ualr¡e at L00t efficlerry
l"larket value at 80t efflciercy
Recycling cosbs
Market value,/break-even in g

700 320 116,/118 Màrket Àvenue 55,350
44,280

146,25O
-10I,970

L24,605
99,684

146,250
-46,566

l-93,815
I55,052
146,250

I ,902

605,700
484,560
468 ,000
16, 560

735,525
588,420
i¡68 r 000
I20,420

908 ,550
726,840
468 ,000
258,840

I'l¡rkeÈ value at 1009 efflclerrcy
I'larket, value at 808 efficlercy
lìecycl.lrq costs
Ibrket valueþreak-even In S

700 340 ILZ/ILA ¡tarket Àvenuê 230,3L7
I84,253
608,562

-424,109

518 ,495
4I4,796
608, 562

-193 , ?66

806,485
645,188
608,562
36,626

lr0r0, 173
808 ,138
853,450
-45,312

I1226.692
981, 353
853,4 50
127,903

r,515,2 59
1,212,207

853,4 50
158,757

ìfarket value at, I00t efftcienq¿
¡lårket value at 80$ efficiercy
Recltcllng østs
Ilarket vaJ.ueþreak-even ln $

¡¡gfË¡ Table e¡<clt¡des aø¡uisitlon costs.

scurco: Based on dr-scussims wrth varrq¡s Froperty æ¡Burtants in wrrurlpeg.
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ÀI,PEI.ÐIX T

Realty
Itoll

ltuntJer

6.75
3.25
3 .50

26.92

7.00
3.25
3.75

28 .84

7.50
3.25
4.25

32.69

8.00
3. 2s
4.7s

36.53

8. 50
3.25
5.25

40.38

9.00
3.25
5.75

44.23

9. 50
3.25
6.25

48.07

Mdresg of
hrifdturgI

ftoss rental ln S,/sq fC
Þçeflses 

^ 
$/* tr-,

Neh rental ln $,/sg fe
rrrr est:rent rutu G çJq * (ar l3t)

B of lqa-rket Velue on to RetôII ard Offlce

627 880 {5516¡. l,rain lr 77g r 335
L,422 1668
1.816,650
-393 ,982

I,905,170
I,524,L36
1,8 16, 650
-292,5L4

2,159,501
L,727.600
1,816 r 650

-89,050

2,4L3,L7r
I,930,536
1 r816,650

lt3, BB6

2,667.502
2, l34 r 00I
1,816,650

317,351

2r92L,833
2,337,467
I,816 r 650

520,817

3, l75r 504
2,540,4O3
lr 8l6 r 650

723,753

Àlarket value at l_00t efflcierrcy
Ilarket. vaLue at 80t efflclerry-
Acguisltlon ard recycllng costs
Harket. value/break-eve¡¡ l¡ $

627 97O 185 Bar¡natlme I1574,820
1,259,956
l.,696r5oo
-436,64,1

l r 6B7 ,140
!,349 r7L2
I,696,500
-346,788

l r912r 365
I1529,Bg2
l,696r 50o
-166, 60B

2,137,005
1,709,604
1,696 ,500

I3¿ Io4

2,362r23O
1,889,784
1r 696 r 500

193,284

2r58'l ,455
2.069,964
1r696,500

37J.46A

2,812 r095
2 1249,676
1,696,500

553, I76

Mârket value at I00t efftclerrcy
l"te¡ket value at, 801 efficterry
Àcc¡ulsftion ard recr¡cling oosts
!{arket, value/break-even i¡¡ $

627 960 441 }tatn 646,080
516,864
693,781

-116,9I7

692,160
553,'ì28
693 ,781

-140,053

?84,560
627,648
693,781
-66, 133

876,72O
?OL,3?6
693,79 I

7,595

969.I20
775,296
693.781
81, 515

Ir 06l r 520
848,461
693,781
154,680

l, 153,6B0
922,944
693,78I
229.163

I'tarkeÈ value at I00c officlerc¡r
Ètarket value at 80t efficiercy
Àc$.¡isition arrl recycling costs
Market valueþrcak-eve¡r in g

62'1 99O l8ll83 Bamatyne 1,178,96L
9¡l3 r 169

1,276,42I
-333,252

1,263.047
I r0l0,4 37
L,27 6,42!
-265,994

l r43r r 658
l rr45r 326
L,27 6.42L
-131,095

Ir 5g9 r 831
l,27g rg64
L,276,42I

3r443

1.769,442
1,414 r753
1,276,42I

138,332

1r937,052
1r 549,641
I.2'16.421

213,220

2rLOs1225
1,684, L80
1,27 6, A2I

4O7,759

¡iarket vàLue at l00S efficiercy
Merket. \¡a1ue aÈ, 801 efflclency
Àc<¡risltion ard rec¡,cllng cosÈs
t'larkeÈ value^reak-even ln $

62s 00r r57,/7e Bo,uraryn. 
f;liî;BBB I;íåB;BBB
7,285.25O 7,285,250

-1,901r250 -1,517,250

:,ll?.?99 10,Oes,000 rl,0s?,500 12,0r7,s00
]'199,99q 8,076,000 8,84t6,000 g,Ou,ooo
7,28-?,?10 7,285,250 7,285,25O 7-,285-.25020,75O 790,750 1,56û,?50 2',328-,750

Hàrket. value at I00g efflciency
Ma.rket. value at BOt efflclerrc¡
/tcr¡ulsition arrl rec¡rcllng costs
lbrket. valueþreak-even ln g

8, l72 r 5o0
6,538,000
7,285,250
-747,25O

628 200 I4l Baruratyne LrO2O 1260
816,214

L1077 r40O
-26I, 18 6

1 r093.036
874,428

!ro77,400
-202,972

L, 238 ,951
99t, 160

L1077,4OO
-86,2A0

1r394,487
l, r07, 589
l,o77 r40O

30, lB9

1,530,402
I,22A,321
1,077,AO0

!46,921

I,676,3L'I
I, 34 1,053
L,077,40O

263,653

1,82I,853
I,457,482
I,077,400

380,082

¡hrket. vêlue at. l00S efficlencrT
lfarket value aÈ 80t efflclency
Ào.¡risition ard recycling costs
Ifarkeh value/break-even i¡ g

628 22O 137 BarytaÈyn€ 336,538
269,230
355,000
-85¿??o

360, 500
288,400
355,000
-66 r 600

408,625
326,900
355,000
-28,100

456.625
365,300
355,000
10,300

504,'t50
403, Bo0
355r000
48,800

552,875
442,300
3 55,000
8?, 300

600,875
480, ?00
355,000
125, 700

I'lärket value at l00S efficlency
ÀLàrk€t value at, 80t efficienc¡r
Àcquisit.id¡ aIIl rec)æli¡-¡g costs
Àtrarket valueþreak-even in g

628 27O I23 lrarù¡atyne 613,695
490,956
647,433

-156,477

6s7,46s
525,9't2
647 ,433

-121,461

7 45.233
596,186
647 ,433
-5I,24'l

832.77 4
666,2L9
647,A33

18 ,786

920.542
?36,A33
647,431
89, 000

l,0o0,3lL
806,648
647,433
t59, 215

l,0g5r g5l
876, 68l
647 ,43J
229,248

À{¡rket. value at l00g efficlency
Ibrket value at 80t efficierrcy
Ào¡ulsiLlon anl rec¡pling cosùs
I'tärkeb. value/break-even ln g

628 29L ll5l17 Baruratyne l,4Z'ì,9A4
l, r42,355
l,5lr,4 39
-369,084

l'larket. value at l00t efflciercy
IfarkeL value at 80t efficierctr
Àcr¡uisition and rccycling costs
t'farket valueþrcak-even ln g

I,52g r 7gg
1r213,930
l,5LL,439
-287,609

l r734, oo8
L,397.206
1r5rl,439
-!24,233

!,937,697
L,550r 157
1r5llr439

38 ,718

2, r41,916
1r 713,532
1, 5LÌ,4 39

202,093

2,346,136
I r 876r go8

1,5L1,4 39
365,469

2,549,825
2,O39 ,860
lr5ll,439

528,42L
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APPIjI¡I)D( T (Cor¡tl¡ued)

ry"r:v address or i.lZ 1.93 l:13 3:å3 3:13 i:93 3:13 ffii,"åïi"Ä,'(?,"
-tf,å Butrai¡gl 3.50 3.zs a.25 4.?5 5.2s s.?s 6.25 t.tet rental in $/sq rt

26.92 28.84 32.69 36.53 40.38 44.23 40.07 rnvestnEnt, rabe i¡ s/q ce (ah I3t)

7OO 23O 136 Market. {,9801200 51335,400 61041?,650 6,758,050 7,A'tOr3OO 8,1821550 81892,950 l.tarket valuo at. I00t effi.clercy
3r9B41160 4,268,320 ,tr838,120 5,406r440 .5,976,240 6,546,O40 1,II4,360 ¡larket vaÌue at 80t efficietrlt
4r995r000 4,9951000 4r995,000 4,9951000 4r9951000 4r9951000 4,995,000 Àcryuisitlon anl reqrcling costs

-1,010,840 -726,680 -156,880 4II,440 98I,240 I,55I,040 2,119,360 ¡lärket \ralue/break-even in $

7OO J2O 116,/118 I'tarket. L26,840 778,680 882,630 986,3I0 1,090,260 I,I94,210 L,297,89O À|arket l¡èIue ac l00g efficierrcy
58L,472 622,944 ?06,104 ?89,048 872,209 955,368 1,038,312 ¡brket \ralue at 80t efflciency
720,000 T2O|OOO ?20,000 720,000 720,000 720,000 720,000 ÀcluisiÈ,lon anl recycling costs

-f¡S,SZg -97-,056 -f¡,eSe 69,048 152,208 235,36f] 318,312 l"brkeE value,/bre¿k-er¡en ln $

?00 340 fI2,/I4 ¡-rarket lr5l4r250 1,622,250 I,838,8I2 2,054.8I2 2,27Lr375 2,48'1 ,931 2r7O1'937 I'larket value at I00g efflcierry
l,2Ilrit00 !,297,800 t.47I,oA9 1,643,849 1.r817,I00 I,990r349 2r161,150 llarket ualue at 80t efflcierqr
Ir62I,550 1r62I,550 1,62I,550 Ir62lr550 1,621r550 1,62I,550 1r62I,550 Àcr¡rieitfon ard rec¡cllng costs
-4I0,I50 -32f,750 -150,501 22,299 195,550 368,799 541,600 Markeh valueÆreak-erren ln $

Is*lrcErr* r¡frlch do rpt form parh of tlre lrventory llave been e¡<ch¡ded.

2o-.I*rr"." aE $3.25 per Ë$¡are fæt represent, t}Ià averag€ for thls ÈIæe of accc¡rnndatlor¡ tn this locatldr, e¡{cluding Incrtgage
repa]ar¡enls ¡ discusslons wlth Àrorsrritch arrl Ielpsic, t'liruripeg.

Source: Bascd on di¡cusslons t¡ltl¡ varlous property consultånLs l¡ wtnnifng.



II7

ÀPPE¡DIX U

øtt"luti* of À"=".".d d sunpr" w.y vul*" fo. R".y"lk b R.Þll d offloe use

Àssessed Valueg

r'ffñ*c Gross n€ntat ln
Rate i¡¡ s ) Per sq. Ft.
Per sq'rt.. Per Àrtrnln

Sanple Suwery Valuec

lù¿relDlse LocaÈlon
Properby

Àcqulettlon
& Recycffu¡g
Costs ln g
Per Sg. Ft.

Property
Àcc¡rtsttion
e Recycltng
Co€Es ln S
Per SJ. Ft.

,"ffil.", cross Renrar in
tì,atê l_n S S Per ScI. Ft.
rÞr sq.FÈ. rër Àry¡txl

ReÍErkB

ll5,/l? Et¡untlme Àve¡rue

123 Barulaqme Àven\E

137 Baffìatlme Àverue

l4I Bar¡natlme Àverue

157,/79 Daruratyne Àvenue

181/83 Baruatyne Àven¡e

185/87 B¿nnat)me Àven¡e

441 ltain StreeÈ

ll2l1,¡ Markeb Àverue

116118 Markeh Àvenle

136 lfarket ÀveDre

1,511,439

647.413

355,000

IrO77,AOO

7.295.250

1r276,42L

1r 696,500

693,781

1r621,550

720,000

5, {62,000

33.50

33. s0

33.50

33 .50

33. 50

33.s0

33.50

33 .50

33.50

33.s0

33.50

7.50

7.60

7.60

7.60

7.60

7.60

.7.60

7.60

7.60

7.60

7.60

680,{90

373,L25

l,743r 3oo

L,659 1375

800,550

51725r?5O

35. tt
35. lI

35.0s

34.70

3¿.88

36.5I

7 .81

7. 8t

?. 80

7.76

7.78

7.98

ìlr values gI-ven

Value based or¡ relæatlon

Valuo based on relæatlo¡¡

Value based on relocatlon

t¡lll re¡nln ard upgrade

l'¡tIE: Àsaessql values have been averaged.
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Erildirq I-æation

¡\PPENDIX V

Account to tlrc kivate Secton in g

*fii3iliil' Eä:i3,'iliîfrå', rìoral Rernarks

LL5/L7 Bannaq/na Avenue
123 Bar¡¡ìat1me Avernre
127 Bannatlne Avenre

137 Bar¡nat¡me Avenue
141 Bannatyne Avenue
143/55 Bannatl¡ne Avenue

L57 /79 Bannatyne Ar¡er¡ue
LgL/83 Bannatyne Avenue
L85/87 BarrnaQme Avenue

441 Main Street
453 l{ai¡ Street
455/6L ì4ain Street

I76/78 Marl€t Avenue
136 Market Avenue
LL6/LB Market, Avenue

LI2/L4 ¡4arket Avenue
Fur¡Æntertaiûrent Centre

265,220
lI0,565*
I00r000

62,500
1g9 r50o
L22,000

1r250r000
2L8 t975
295r000'k

I20r00o
I24 r 000
330r300

169r000
1r100r000*

125r000't

250r000't

L,246 rzl,g
533,448

1r645r000

292 1500
887 ,900

2,2521250

6r035r250
L1057 1446
Ir404 r 000

573,791
2r000r000
I ,496, 350

2r350r000
4 r537 roo0

585,000

1 r 340,000

1r5l1r439
644,013

1r745r000

355r000
L1077 t400
2r3741250

7 12851250
L1276,42r
lr6ggr000

693,7gl
2 rL24 r0oo
IrB16r650

2,519,000
5,637r 000

7I0r000

Ir590r000
5r000r000

*Based on flrrvey

Infill developrnent,

Infitl developruent,

*Based on sürrey

Infill detreloprent

Infilt develo¡xrent,
*Based on su:vey
*Based on survey

*Based on süivey
Porblon of developnent3

TICIrAL Ð(PENDTTURE 4 18321060 29 12260144 38 ,059 r204
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APPENDD( V (ConLinued)

\"rrd with Main Stræt frontage basd on value of $t2.50 per square fæt anil $2.50per square foot, elserutrere"

2rrreiU devetopnent based ør height of adJoining brildtng ar¡d average ænstnrction
cost of $35"00 per sguare foot.

3portion of ttris anrcf,¡nt, r,oul-d cover tlre lrhri¡a.
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ProperryÆ^aÍd rocariqr ffi:tlfff

ÀPPÞÐIX V,

Àccou¡t to pr¡blic Sector in $

E4rropriarron2 ffir:1gu iH;Lilå- koperty
Ilotal
Cost Itgterks

BaIn h.operty
141 Banrntyrre Àvenue

Ls'l n9 Baruatyne Àvenue

479/5LS Maln Stre€t
90 lbrket, Àvenue

0{ hoperties
O't ProperÈies

F\rnlÞ¡tertatrfiEnt C€r¡tre
l,liscella¡eous Returns

296 r 000

930,000

244,375

480 r000

550 r 000

3,000r000

558 r 000

300r000

189r500

I,250 r 000

63,000

296r000

360 r 500

lrT5orooo
558,000

I r 230,o0o

2,4I4,375
480,000

5r000r000

63,000

2,l70,00ò3

5,000,0004

Public cpon space

Developn=nt of cor¡ered nratl

Ibrtion of deuelogrent
Dortion of Rorie street

1\}IAL EXPENDIIIJIìE lr 95or375 4 r408,000 7 ,L70,000 1,502,500 12,025,875

L¡¿ witn ¡{ain street frontage based or¡ value of $12.50 p€r sguare fæt a¡rl $5.00 per sqì¡are fæt, elsev¿t¡ero.
2nçroprlation 

coscs rrere based on.appror<lnatery daùIe tg -:! of -acguisltton l¡ aæor.rlarca with ¡rrecedent i¡ Market.ard Bannatyne Àvenres. corç:ensation rras rimiied t" th"';;È ;ã rerocatlon-f;;=th"-p,*p"*s of this exercise.
3th. dor.lo¡rr*nt of the cor¡ered nnlL was based or¡ a cost of S35.00 per square fooç discussions wfth ltansccnrb Roy,Qnltty Surveyors, l^linnipeg.
4portlon of thls aJrÞunt, rnrcn¡ld cor¡er the Fbrir¡a.
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