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PREFACE

Having lived and worked in Brandon, r have found that
this community has a number of qualities in its physical

features and character which have not been understood or
utilized to contribute to a vitar urban core. The rack of
such a vital urban centre has recentl-y led several_ business-
men to promote a roof over the main street. This attempt is
an indication at least at the locar leveI, for a need to
perpetuate and revit.alize the drawing power of the downtown

area, even though their concern in this case is motivated

primarily through competition with recentry established
suburban shopping centres, This concern of the businessmen

led. me to seek other viable alternatives which wourd have a

long term benefit to the community at large" rn order to
determine valid redevelopment alternatives, objectives were

determined within the local socio-economic and political
strucLure. This has led me to believe that objectives have

little impact on such development if the varÍety of personal

concerns cannot be optimized at the early stages of the

decision making level"

This thesis is Èhus an attempt to study the variables

that influence Lhe numerous stages of planning and imple-

mentation, and to determine through priorities possible

seÈs of strategies for the development of a town centre

such as Brandon n .,,,
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CHAPTER 1

TNTRODUCTION

Establishing the Context

Iiistorically the old community had two characteris-

tics; it brought people together and it had a clearly

understood structure. European villages were built around

a common gireen, which was the communiÈy place of entertain-

ment, central water supply and marketplace. Around this

\¡/ere the church, public buildings and shops.

This sophistication was never really achieved on the

prairies. Towns grer^r up along railway lines and town centres

developed in a fairly compact area parallel to or next to the

railway. Within this compact area all the trade and

commerce took place.

In Brandon this originally happened along Pacific

Avenue. Gradually it shifted to Rosser Avenue. This area

was the social centre of the region and people came here to

get their mail, to do their banking, and invariably used

tgoing to t,own' as a social oc"asion"I

The role of the downtown as a socíalising agent has

d.iminished" In our modern communities with running water,

telephones, television, radioo mail deliveryo milk delivery,

tTo* Mitchell, rHistoric Development of Downtown
Brandon' a paper prepared for an unpublished reporto rBrandon
Overhaul Party 7L' , Brandon, Manitobao section l^0.
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drive-ins, and supermarkets, this informal social contact

has been lost" Our lives have become more introverted and

private. Public life which has always been so important is

almost non-exisLent" Complicating the problem is the

insidious takeover of the downtown by the automobile,

pedestrians are relegated to narrow strips along the margins

of the street.

As a regional centre, Brandonrs prime attraction is
its shopping and service facilities. The recent est,ablish-

ment of the Lwo shopping centres on the outskirts of Brandon

is a result of the market r:ot.ential in Brandon"

From a national averag:e, regional centres should

attain retail sales of $11000 per person. Brandon has a

population of 1801000 in its trading area. It should thus

attain sales of $180r000r000. However, J-970 saw only

$45r000r000 in retail sales. There are several factors to

which this could be attribut.ed. Brandonrs downtown merchants,

who have had until now a captive market, are notorious for
poor service and quality of merc.handise; and have been

complacent to the physical comfort or the aesthetic or

sensory experience of shopping. As a result many people in

the area have been bypassing Brandon and going to either

Vüinnipeg or Minot"2

What was once a proud and handsome streetscape has

been allowed to deteriorate. Garrish signs, poorly designed.

.)

'commission
rManitoba to 1960 | '

on Targets for Economic
Winnipeg, March 1969, p.

Development t
47L.
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false frontsn unimaginative window displays, and character-

less light.ing of both streets and buíIdings now predominate.

Parking and servicing of these stores has become increasingly

inefficient.

The downtown is st,ill the most vital piece of real
estate in the region in terms of taxes, employment, and as a

focus for social, economic and civic life.3 It is essential
that this area maintain and reinforce its position. Ho\,vever,

to accomodate this change, a new framework must be developed..

This does not suggest that the existing one should be

demolishedu neglected or alj-enated from the rest of the

community" On the contrary, there should be a continuity
from the historic structure to a dynamic urban structure.
The sophistication of the people of this area is slowly

changing, creating a demand for more and better amenities,

such as public facilities, entertainment and retail gioods,

as well as the environment. in which these servíces are Lo be

provided.

Last sunrmer under the Opportunit,ies for Youth programo

public opinion intervie\¡/s were cond.ucted to d.etermine the

image and community characteristics of Brandon.4 As a

result of this stud^y iL became obvious that even though

Brandon exhibits some fine buildings and spaces ' it still

lacks what could. be termed a 'community placet. This would.

3urrd"r*ood MrcleJlan & Assoc. & D" F; Pinker Assoc"
'City of Brandon--Urban Renewal Studyr, 1967, p. 69,

4Brandon overhaul Party 7L, Section g t unpubtished
report I L97L.
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be a place where people could. come with the opportunity to

meeL other people, a place to watch other peopleo to window

shop, to go to a movier or to have a cup of coffee--a centre

that would provide a variety of activity.

Case Studies

The proposals to be presenLed are all attempts to

come to terms with our long harsh winters. There is
nothing new about climate controlled shopping centres 

"

There are, howevero few clj-mate controlled, comprehensive

town centres. The ones that have been carried ouL are very

successful, but require courage on the part of the elecLed

officials in carryj"ng out a planning idea. It is only

through the d.edication and cooperation between the various

sectors involved that any positíve steps can be taken in

improving our environment."

Rochester, New York--Midtown Plaza

This is a centre city development, utilizing public

air rights t,o link existing, expanded and new facilities

through a syst,em of malls " The city leased land from

private enterprise and constructed a parking structure.

The developers placed their facilities over this parking

structure. The city also provided the required. relocation

of services o street diversions, and improvements " What \^¡aS

a run d,own and. dying centre, where no development had

occurred ín more than twenty years, became a strong core



which has spurned new development around iÈ'l

Cumbernauld Town Centre--Scotland

This centre is presently developed for a population

of 25,000 | but with expansion is anticipated to support' a

population of 701000 people" The concept here again is

three dimensional planning, separation of pedestrian from

vehicular and servicing traffic. This facility houses

shops, meeting halts cinemas, professional offices'

resLaurants, a hotel and town administration. It was

developed by a government sponsored. d,evelopment corporation

which repays a long term loan through leasing portions of

the development to private enterprise.6

Scandinavia

The Swedes and Norwegians have a similar climate to

ours and have learned that grouping functions under one

roof is more logical than build.ing unrelated separate

entities. To house these activities Èhey have created some

of the most vital, exciting environments of the north' again

through a combination of private anci public involvement"T

tvictor Gruen, rThe Heart of our Citiest, New York:
Simon & Schuster, L964r pp. 300-321.

6erchitectural Reviewr' Cumbernauld.', no. I42 |
November L967 r pp " 440-445 

"

7sk"I*"tsdale Development Corporationr tTown Centrer ¡
S. D. C", 1966, Institut for centre-plan laegning (danish),
'By Centre Menneske', Lyngby, Denmark, 1965" Ralph Erskineo
rTwo Lectures by Ralph Erskiner, Dean J" A. Russell,
Professors C" de Forest and R. Zuk, University of Manitoba,
1963"
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Thunder Bay, Ontario

Closer to home the Thunder Bay Urban Renewal Scheme

has just been sent out for tenders. The scheme is a good

model to investigate in terms of its scope and public-

private involvement. It is set in the core of Port Arthur.

Considerable demolition of non-substantial structures has

taken place with the property reverting to the city. The

substantial structures have remained intact. Through a

sysLem of enclosed. and open malls, new construction and

existing facilities are welded together into a cohensive

complex. The site is sloping and parking is províded under

the main circulation leveI. The parking is being leased

from the developer by the parking authority. As well the

city leases public facilities within this complex" This

unique combination of private and public involvement will

give Thunder Bay a vigorous town centre which wiII act as a

springboard. for future development in the downtown.E

Procedure

The ínvestigation of the

ment of a town centre in Brandon

stages "

strategies for the develop-

rtras carríed out in four

The vehicle by which the first stage was initiated

!üas an opportunities for youth grant to study the feasibilit'y

of a doWntown redeVelopment" As co-ordinator of an inter-

disciptinary group of students, the prime objective was to

BAd.*=on & Assoc., tThunder Bay Urban Renewal
Projectro Oct. 15u 1970"
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gather data that wouLd provide a basis for this thesis.
Through this r became familiar with particular problems in
the community. rn order to establish a diarogue with the

merchants and city giovernment, our, group organised a street
festival" This also indicated the revel of activity that
could be anticipat.ed. in a town centre. Data which was

collected through interviews with civic officials, merchant.s

and the public; surveys of the downtown historical develop-

ment, downtown property assessments and the development of
an economic model of the retail structure was compiled in
the report, 'Brandon Overhaul party t7Tt. This report,
along with other existing reportsr9 formed the basis of the

second step of the invest,igation.

This second stage consisted of modetling the vari-
ables that courd affect the development of a town centre.
Goals and objectives for this deveropment were determined

from the dat.a collected in stage 1, noting that they vary in
relation to the different sectors of the community. Alt.er-
natives were developed on the basís of these goals and

objectives" They were evaluated from a purely functional

o-Municipal Planning Branch, tBrandon Downto\dnt, Dept,
of Urban Development and Municipal Affairs, Province of
Ilanitoba, April 1971; Municipal Planning Branch, 'Cit.y of
Brandon-Infrastructure for an Urban-Industrial Centrêt, Dept.
of Municipal Af fairs, April L970; Underwood lvlcl,ellan &

Associates Ltd", D. F" Pinker Assoc., ¡City of Brandon--
Urban Renewal Study¡, 1967; R" A" M. P. Committee, tRosser
Ave. MaII Projectr, Consolidated Report, April 197I; V'1. L.
Vüardrop & Associates Ltd., Read, Voorhees & Assoc. rBrandon
Area Transportation Study, Dec. I, 1970.
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standpoint as well as by applying cost-benefit ana.lysis

techniques. This analysis was insLrumental in deciding on

one particuLar alternative.

Stage three was concerned primarily wit.h the

planning and implemenLation strategy of the alternatives

chosen" This strategy was developed in conjunction with
planners, developers, quant,ity surveyors and economists and

led to the recommendations presented to Brandon City Council

in order to obtain feedback. The presentation consisted of

a look at t,he townscape, good and bad; ideas developed in

other urban centres of similar scale; a description of the

analysis; a presentation of the planning concepts; financial

feasibility sÈudy and recommendations to the city.
The finat stage was concerned with developing the

architectural ideas and strategies " The emphasis was placed

upon expressionn definition and character of the various

circulation systems.



CHAPTER 2

DATA COLLECTION

The first stage involved the collection of data.

Sponsored under the Opportunities for Youth program, the

product was a 130 page report entitled ¡Brandon Overhaul

Party '71' as well as audio, audio-visual and visual material.

Due to the bulk of this report it has been omitted from this
paper but may be obtained from the author.

The contenLs of the report and methodoloqies are as

follows;

(a) a description and evaluation of the inst.ant city

st.reet, festival. The evaluat,ion \das obtained throuqh inter-

views and public feedback.

(b) a public opinion poll was conducted orally from

a prepared questionarie. This survey was concerned with

such things as the image of Brandon, services, amenities and

shopping habits. Since it touched on highly subjective

issues the survey could only be used as an j-ndicator of

public opinion.

(c) ín order to establish the historic development

patterns and history of the significant downtown buildings o

a masters history stud.enL carried out' the research.

(d) a political science student j-nterviewed civic

officials in order to chart the potitical and power st,rucLure
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as well as land. ownership and leasing procedures between the

City of Brandon and prívate enterprise.
(e) a city planning student with a major in economics

researched the economic characteristics and directions for
retail trade in Brandon.

(f ) a sociology major attempt,ed to est.ablish the

social characteristics of the community from data available

from Statistics Canad.a, provincj-aI and l-oca1 surveys.

(g) a survey r¡/as conducted of people working down-

town to serve as an ind.icator of the demand for housing in
the downtown area"

(h) people counts \Àrere conducted at various points

downtown to establish the concentrations of activity and

people movement

(i) in order to estimate the property values in the

downtown, assessments of the properties concerned were

acqui-red and tabulated.

This data was coLlected as it was not readily avail-

able in other report,s or published material in a digesÈible

form" Thís formed a portion of the data to be used in the

later stages.



CHAPTER 3

METHODOLOGY

Stage two involves the development of a methodology

by which alternative development plans can be formulated and

evaluated. The methodology is based on a development model

(figure 2') from which strategies \úere developed. A strategy

in its simplest terms is a plan: a ptan is the arrangiement

or ordering of articles within a specífic framework. Thus

the strategy referred to in this thesis is the combination

of variables which could affect the development. of a parti-

cular town centre in the most desirable manner. The

dependent variables are the possj-ble facilities or infra-
structure requirements of a community. The independent

variables are the forces that affect the dependent variables 
"

These can be interrelated with costs and benefits and

represented by the formula;

(Cl" + C2 + .. "..Cn) + (r'ff + FfZ + Ffn) s

(81 +82 + Bn)+(rdl+Fd2+ Fdn)

where ¡

C refers to costs (quantj-fiable)

Ff is the friction variable which trefers to the

difficulty of implementing a scheme due to

complexityr red tape, political- expedience,

priorities and personalities (non-quantifiable)
1L
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Fd is the desirability variable which refers to the

qualitative objectives of each sector involved

(non-quantifiable) (contained in the list pages

B is the benefit or return on investment. (quanti-

fiable).

In public expenditure the economic costs and benefits

are not always the controlling factors. Implying quantita-

tive values to qualitative variables wou1d, in order to

minimize bias, involve massive surveys in order to approxi-

mate the value system of that segment^ of society affected by

the redevelopment" ït is therefore proposed that the

variables be utilized to compare the relative merit of a

particular scheme.

Selection of Alternatives:

The selection of alternatives was based on, (a) the

urban land use map (overlays figure 1), (b) the Brandon

Centre Development Mode1 (figure 2), (c) the objectives and

criteria as they relate to each sector (tabte I, p. 22).

The urban land use map (figure 1) is a series of overlays

containing Lhe various land uses. Thís índicates develop-

menL patterns and the presence of rsofL¡ areas where

development could occur the easiest. This patrticular map

shows a concentration along Rosser Avenue With Some develop-

ment occurring along ninth street on the fringe of the

downtown area" Thus even though Rosser is primarily retail",
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ninth streeL contains a variety of hotels, parks, elderly
personrs housing, municipal and provincial building and

city hall, which indicates a shift in development.

The Brandon Cent.re Development Model includes the

infrastructure requirements of the city which could locate

in this area. Since this calls for significant new con-

struction and sínce there is significant vacant land

between Princess and Rosser Avenues, development could take

place in this'area"

objectives and criteria were established for the

development in terms of the sector or group of people

involved (ta¡le Lt p. 22') " The basic breakdown of the

sectors was in terms of consumers, '(being the persons using

the facilities providedr) and producers, (being the parties

ínvolved in províding and operating the facilities and

services). As illustrated in the tables each sector has its

instrumental objectives which it would use to judge the

desirability of a scheme. The underlying objective is

Victor Gruenrs recipe for a sucqessful urban centre,
¡diversity, vitality and compacLnesst "10 shift,ing deveJ-op-

ment south of Rosser could help achieve this.

lOvi.tot Gruen, eThe Heart of our Citiesr, Simon
& SchusLer, New York, L964t P" 28"
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Alternative One--Rosser Avenue MaLl Projsgg--Figure 3

A linear scheme proposed by a business community

committee as a first step in urban renewal"

Objective:

To roof Rosser Avenue between 6th and 10th Streets

in order to maintain this area as the heart. of the commerciaL

district, The ultimate objective is for this mall to act as

a catalyst for renewal and rehabj-liÈat,ion along thís mall.

Planning Principles:

The mall, utilising air ríghts between exist,ing

buildíngs o involves no j-mmediate land acquisition or

demolition.

Parking for 260 cars on the roof of the mali-.

608 increase in potential retail space through

uÈilisation of second stories.

A cli-mate controlled shopping environment.

Growth:

Growth and expansj-on can only take place off t'he

maII and is restrict,ed by existing establishments.

Possible Consequences 3

Basically only conceal-ing problerns; obsolete build-

ings, poor truck loading facilities, inadequate parkingr

new facilities must, compromise int,o existinE tissue"

Essentially onJ-y a retail shopping mal"l--no provi-

sion for community faciliLies.
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Increased traffic problems in downtown area.

Possible Financing:

509 by d.ownto\trn merchants

50È by provincial and federal governmenÈs
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Alternative Two--Figure 4

This approach aims at rehabilit.ation, expansion and

the creation of new facilities around a core town centre.

Objectives:

To begin a shift in development, from a linear to a

centralized form around a town centre and the planning of a

circulation syst.em"

Planning Principles:

Climate controlled shoppíng around a town centre.

Incorporation of library, day care and entert,ainment

facilities "

Beginning of separation of vehicular and pedestrian

circulation 
"

Growth:

Growth in this scheme can take place in almost any

direction from the centre as buildings deÈeriorate, etc,

Possible Consequences :

Lacks a cohesiveness or sense of direction as there

are no sure directions in whích expansion can take p1ace.

May cause problems in terms of access and servicing

to existing buíldings" Can only be termed as an intermediary

step
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Alternative Three--Brandon Centreplan--Fígure 5

Comprehensive development based on a network circula-
tion system.

Obj ective :

Redevelopment of the core area integrating existing

and new facilities through the establishment of pedestrian

circulation corridors around which a variety of urban

activity can be generated.

Planning Principles:

Inward looking retail envelopes with outward looking

peripheral buildings for office, restaurant, apartments and

other uses.

Integrated parking"

Integrated servicing and truck loading facilities.

Separation of vehicles and pedestrians.

A distinctive and coherent form.

Pedestrian system linking a variety of activities"

A climate controlled shopping and town cent,re.

Utilisation of retail, públic and enÈertainment

facitities to enclose town centre"

Growth:

Growth occurs off the major circulation spines

according to the zoning of that' spineo i'e", one spine may

be retail, whereas another may be a secondary commercial

or public services spine,
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Possible Consequences :

Requires the development authority or similar body

to carry out this scale of redevelopment to coordinate

planningr land acquisitíon and consLruction.

Financing:

Combination of private consLruct,íon capital with

government land assemblage techniques"
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Evaluation of Alternatives

The alternatives were compared using a variation of

cost-benefit analysis techniques developeo by Morris Hill

and Nathaniel Litchfieta.ll The evaluation is based on

giving a relative quant.ificatj-on to each scheme as it,

relates to each of the objectives of a particular sector as

outlined in table 1, pp. 22. The evaluat,ion is carried out

in table 2 , p. 42. Scoring ís based on a point syst.em where

¡It indicates the least benefit or Ereatest cost, tIII'

indicat,es the greatest benefit, or least cost. For exampJ.e,

Item 1"1 refers to shopping public which involves 180r000

people" The instrumental objective is compactnessi

criterj-a 'au ís the intermingling in close proximity of

various types of human activity" Alt,ernative 30 since it

links this variety of activities receives the highest score,

alternative 2 is second best and =.ot.J 
orI', whereas

alternative I becuase of. its prímariJ-y retail function has

the lowest score, furthermore since alternat,ive'I' is

restricted in growth potential it incurrs a negative

benefiÈ or capital cost. This procedure j-s carried ouL on

each of the crit,ería. A reductíon then occurs for each

objective to give a ne! advanLage to an alt.ernative. A.gain

this procedure ís applied to each sector, reducing the net

llMotri= HitI, 'A Goals-Achievement Matrix for
Evaluating Alternative Plansr, American Instj-tute of
P1anners, #34, January 1968r PP" L9-29" Nathaniel Litchfield,
tspatial Externalitieà in Urban Public Expenditures¡, from
¡ulius Margolis, The Publ_ic Economy of Urban Communitleq,
Resources ior the Future r 1965 '
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advantages of the various objectives, to determíne the

greatest relative benefit to that particular sector. rn

this particular study Alternative 3 scored highest for every

sector concerned, but is based on rationaL decision-making

which in the case of public expenditure is not arways the

case. Throughout the study the objectives are evaluated in
terms of long rangie benef its.

The second part of the evaluation was an invest,i-
gation of the floor area dist.ribut.ion as ít related to each

alternative (tables 3 and 4, pp. 5t and 52). Tt should. be

noted that in alternative 3 armost. as much existing retail
is linked into the pedestrian syst.em as ín alternatíve 1;

a greater amount of presently non-ret.ail is converted due to.

the greater concentration of convert.ible space on the south

side of Rosser; and due to demolition, Iess unimproved

retail is lefL ín alternatíve 3 than ín alt,ernative l"
Thus even though there is 1201000 sg" ft. in new construction,

the net gain ís 701000 sq. ft" of prime space. Alt,ernative

3 also links in the Prince Edward Hotei-, 1501000 sg. ft. of

other uses ínto the network and provides twice the store

frontage with Less square footage of malLo again indicating
an advantage to alternative t.hree from a purel-y functíonal

st,andpoint. Parking is also included ín thj-s study (table

4 r p" 52) u and as indicatedo the difference between alterna-

tive I and alternative 3 is negligibi-e in terms of car

spaces, however alternative 3 gains the advantage due to

it,s concentrated locatíon and immediate verticle separation
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of vehícles and pedestrians. Also incrud.ed in this study
(table 4, p. 52) is a list of properties requiring aquisi-
tion in the appropriate schemes" Here alt.ernatíve I gains

the advantage as no privately owned property ís required,
alternative 3 requires the Ereatest Land acquisition" The

land required in alternative 3 however has the lowest

assessment in the downtown due to its run-down nature. As

a result of these studies and through interviews with
planners, retailers and developers, the conclusion drawn is
that alternative 3 is the superior proposal" This proposal

has thus been select.ed for further study i-n developing a

pj-anning and. implementation st,rat,egy and architectural
design.
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TABLE 3

BREAKDOWN OF RETAIL SPACE TN STUDY AREA

ROSSER AVENUE NORTH STDE
possible
converted 2nd
floor uses

Total

ROSSER AVENUE - SOUTH STDE
possible
converted 2nd
floor uses

existing
pres.
residential-
pres. office

exist,ing

resident,ial
office
vacanL

I20 ,000

15 ,000
5,000

140 ,000

L65 ,000

24 0500
14 r 000
24 1500

240 ,000

l_10 o 0oo
20,000

130,000

41 r 500

25r000

54 ,000

20 ,000

18,000

sq. ft.

sg. f t.
sq. ft 

"

sq. ft,.

sq. ft 
"

sq. ft 
"sq. ft.

sq. ft.
sq " ft.

sq. ft.
sq. ft.

sq. ft.

sq " ft.

sq. ft.

sq " ft.

sq. ft.
sq " ft.

TENTH STREET

NINTH STREET

EÏGHTH STREET

SEVENTH STREET

STXTH STREET

PRINCESS AVENUE-

TOTAL TN

TotaI

Both sides
converted

Tot.aI

Total

Total

Total

Total

Total

STUDY AREA

exrsËLng
offåce

existing

existing

existing

exist,íng

exist,ing

EXÏSTTNG 550,000 sq. ft 
"
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CHAPTER 4

PLANNING STRJ\TEGY

This stage is concerned with the development of a

planning and implementation strategy f,or alternative three

i,e., the alternative chosen fon deveJ-opment," ï'his involved;

(a) the establishment of a master deveJ-opment plan; (b)

setting out of the traffic circulatíon system; (c) zoning of

activity within the study area, (d) designat,íon of pedestrian

and service systemst (e) t,he three dimensional- development of

the complex; (f) a strategy based on the devei-opment package

conceptr (g) the economic feasibilj-ty st,udyr (h) some

preliminary impressions orl the form of the building.

In the hope that, some feedback may give some new

insights, these ideas \^rere presented to the loca1 merchants

at the Brandon Chamber of Commerce and Brandon Cíty Council.

This presentatíon outlined the work to this point, via a slide

presentation and a schemat,j.c planning modei. " The meet,ing

with Lhe merchants was more j-nformaL and produced some

relative3-y good feedback" UnfortunateJ-y, because of time

limitations, immed.iate feedback was noL possibLe from the

city council presenLation. Several i-nquiries were J-ater

recej-ved which indicate a positive ínterest j-n the community

in the project. Because Lhe promot,ion of this scheme would

involve too much tíme this aspect of, the thesj-s was not

fb
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carried further" some of these let,ters and a newscrip are
j-ncluded in the Appendix A.

Development Master Plan

The development master plan (figure 7) is based on

expansion from the exÍsting land use patt,erns and the

development of a pedestrian circulat,ion system" As illus-
trat.edu a major circulation spíne wouj-d be developed where

Ninth street, ís presently" off thís inajor spineo which would

link a variety of urban act,ivíties, a series of secondary

malls would. be generated. These secondary malls wourd con-

tain a concentration of a part.ícurar type of activity, Lhat

is, one may be retail whereas another may be primarij-y
entertainment oriented

Traffic Circulation
The proposed traffic circulation (figure B) maintains

essentially the same t.raffic circulat,íon with the exception

of Ninth street. Along Ninth, traffic has been completery

removed from t,he portion between Rosser and Lorne Avenues;

while that, between Lorne and victoría ís restrict,ed to rocaL

traffic on1y, until the master plan ís carrj-ed out" This

strip would eventually become a compl-et,e park system.

Zoning

The zoning díagram (figure 9) illustrates a shift
of the prime retail area to the south síde of Rosser Avenue

concentrating on a mall developed along the rear of the
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existing shops. Links have been provided across Rosser

Avenue and Tenth Streets in order that those areas designated

as secondary retair in thj-s stage may link internally into
the system, rn fact there is presently work in progress to
l-ink the Tenth street shops. lvith the deveropment of a new

hotel and the linkage of the bowting lanes and prince Edward

Hotel along with the library, this end of Èhe centre should

be an active entertainmenL and cent,re of nÍght 1ife.
Parkíng is located on the periphery of the development and

j-n a structure under a portion of the development"

Circulat,ion Systems

The circulation systems (figure 10) illustrate the

relat,ionship of the pedestrian circulat,j.on system and the

servicing syst,em to the rest of the development. The plan

shown is the main concourse Ievel, which bridges Rosser

Avenue and passes under Princess Avenue" People are brought

up or down at several major nodes. Goods for the shops are

brought up from below and distribut.ed along a servj-ce

corridor

Facílities and Three Dimensional Development.

In terms of planni-ng (figures l-L-L9) t.his development,

consists of three levels. The l-owest levei- consisLs of two

floors of parking, one at Rosser Avenue level and one nine

feet higher" This level- also conLains the truck loading

and servíce facilitíes as weLl- as t,he entnance off Rosser

Avenue. The second leveL conLains the bulk of t,he public
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activit^y which is. generated by the network circurat,ion
system. This includes an int,ermed.iate fJ-oor at the

Princess Avenue erevatÍon, which acts as an entrance and

the main bus interchange for the city. The upper 1eve1s,

which are accessible from t.he level below consist of second,

level stores, offices and more private Lypes of act.ívity
such as hotel rooms and apartments " This lever would also

include such things as mechanical equipment and roof
gardens 

"

The Development Package Concept

Sínce the development of this cenLre would be under-

taken as a speculative venture, iÈ is proposed that the

development be undertaken as a series of development

paclcages (figure 21). The key element is development

package I which establíshes the cj-rculation system. This

package also consists of two levels of parking under the

main circulat,ion deck, taki-ng advantage of the sloping site;
a main circulation level with a variety of retail actÍvity
as well as a library and day care centre; a bank of offj-ces

overlooks the north-south maIl. The cityis involvement

would be t,o assemble t,he l-and which wou1d. be leased to the

developer over a 70 year term" The city would lease and

operate the parkirgu library and day care centre from the

developer "

Development package 2 consists of existing second

floor space renovated by the individual owners who wil-1
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also lease rights to the mall creat,ed between their building
and development package 1.
' Development package 3 is made up of a department

store at grade and bridging Eighth street at the mall lever"
This would allow linkage of Eatonts, Macleodes and Simpson

Sears into the system. The land would be assembled

privately as only one land ownership ís involved.

Development package 4 would redevelop as a new

hot.el complex by the present ovrners o leasing malI rights
from the developer in development package I ancl parking in
development package 1,

Development package 5 ís developed along one of the

secondary spines as secondary conmercial (heal-th spâr

laundromat etc.) on the main level and again parking would

be in development package I, thus giving an incentive for
this type of development in the downtown where land cosL is
at a premium. The land could again be acquíred prÍvately as

only one land ownership is ínvolved.

Economic Feasibility Study

In order to estabi-ísh the costs and benefits Lo the

parties invol-ved, a feasibil^ity study has been prepared

(tables 5-17r pp" 77-991 " This was undertake¡r after con-

sult.ation with developers and cosL-controLlers and finally

by J" V. Fítzgerald, a quantity surveyor, whose letter

appears j-n the Appendix with his comments on the study.

The emphasis in Lhis study was on developmenL
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package I, as this is the key element and the most complex

in terms of private and public expendit.ure. This study must

be studied in detail to be fully understood, but basically
it establishes the tradeoffs and sharing of responsibilities
necessary to make the ent,ire development feasible"
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DEVELOPMENT PACKAGE 1

OVINERSHTPS

Business

TABLE 5

/

LAND AQUïSITION COSTS ESTIMATE

AND ASSESSMENTS

Land Buildíng & Land Tota1

Cur1y lvlackay

Top Spot Hair Stylists
Flowers by Jacques
F. Oo Meighan
Robinson & Robinson
Scorys s Hairstylist
Gray Tailor
Mitchellrs
H" }(" tiorrmann
Beacon Lunch
PLzza Place
Princess Cafe
Avco
Wattts
Watt I s

Kulberg¡s
trlona I s

Lacy's
Relfr s
Kulbergr s

$4 ,500
3 r 830

6r850
7r130
2 ,390
4,730
2 0320

2,390
4,750
4,610
7 ,000
4r580
3r360
L t940
3 r400
9r500
5r750
4,750
5r000

Ll,0oo

$15,460
8,760

20,75A
l_9 ,170

4 ,100
8r850
3r480
3 r 820

LL ,7 60

I2,010
13 ,570

80570

7e060
4 1790

13,350
20,130
9,gg0
9 1790

12r530
22 e 350

Assessed Value of
unacquired Properties çL22,740

Assessed Value of Acquired
Properties (City of
Brandon)

ç230,270

39 ,480

TOTAL ASSESSED VALUE ç269 '750
Source¡ 1970 Tax Roll, AssessmenÈ Office¡ Cit'y of Brandon.
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TABTJE 6

DEVELOPMENT PACKAGE I - CTTY OF BRANDON

ÏNVESTMENT ESTIMATE

LAND ACQUISTTTON IN DEVELOPMENT PACI(AGE ].

Land Assessment $ gg,660
Building Assessment 140.1 6I0

Value of already assembled
land (parking lots) =
2"5 x assessment =
2"5 x $39'480 =

Ðemolition costs

Legal fees etc.

TOTAL PROPERTY VAI,UE
(base for assessing land nent,)

Assuming aid from senior governments

Cost of unacquired property to
city (5OZ of financed by prov"
government) 503 x $690r810 =

Demolition (could be carríed
out as winter works progran)
25e" non-Iabor allowance =

Lega1 fees etc. (borne by city)

CAPTTAL COST TO CITY
(base for determining fínancing)

*relocation costs
**confirmed by assessorsp City of Brandon

Assessed value of
private property $230,270

Property value =(2.5 x assessment) * (.5 x assessrnêDt)* =3 x $230,270** - g690,8l_0

98,510

25 ,000

25 ,000

$840,000

$ 345 ,405

6,250

25,000

$376,655
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TABLE 6 (continued)

Amortising $320r655 over 30
years at Bå annual cost,s =

Parkade nent, & operation

Library and day care centre rent
shared. 50/50 with prov. govrt.
250000 sq"ft,. G 95.50 = $I37,L62/z

TOTAL ANNUAL COSTS

$ 33,162

178 r 000

68 r 750

$280,000
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TABLE 7

DEVELOPMENT PACKAGE 1 - CTTY OF BRANÐON

TNCOME EST'IMATE

ANNUAL TNCOME

Rent from land leased to developêÍr =
Value x amort,isation over
30 Years at 8? = $ 731987

Recovery for lost land tax =
.10 x land assessment =
"10 x çL22t740 = L20274

Taxes on corrunercial spâcê =
180,000 sq"ft" @ $.SO = * 901000

Parking structure revenue 1881000

GROSS ANNUAL INCOME FROM
DEVELOPMENT PACKAGE I

GROSS ANNUAL EXPENSES

OPPORTUNITY REVENUE FROM
DEVELOPMENT PACKAGE 1

$s0¿,26L

280,000

$ 84,000

*Refer to letter in Appendix A for sourceo
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TABLE B

DEVELOPMENT PACKAGE 1 PARKTNG STRUCTURE

COST-TNCOME BREAKDOWN

CAPTTAL COST

600 cars G $2,ooo = $1r2oo,oooamortisation of $1r200r000 at
9Z over 30 yrs = $112001000 x
amortísation factor =I20 x 80"5 x 12 $ffS,000
Taxes on structure
$"l8rzsq" ft. - 38.r.000

Minimum annual income to cover
prime annual costs (ínsuranceu
management, eLc" noL included)
required by developer Ë153,OOO

ANNUAL COSTS TO CITY (Leasing parkade)

Rent (paíd to developer) fS3,OOO

Maintenance and waEes ZO,0O0

Adminj-stration 5, OO0

ANNUAL INCOÀÍE TO CITY (Parkade only)

100 monthlies G 15.00/mo. J-B ,0OO

500 dailies e 30 " 000r/mo o j-80 ,000

NET ANNUAL INCOME (fírst years)
$fAg 

' 
000 178 

' 
000 =

Total 198 1000

With 254 vacancy (for first yearS) 150,000

Tax revenue .38 ,000

178,000

$ 10,000
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T.A,BLE 9

NET CA.SH FLOVÍ ESTTMATE . CITY OF BRJ\NDON
(development packages I-5 Àncj.usive)

ÏNCOME

DEVELOPMENT PACT(AGE T

Rent on land $ ZS,987
Recovery for lost
Iand taxes L2 ,27 4
Taxes (bldg" ) on
commercial space 90 1000
Taxes on parking
structure
Parking st,ructure
revenue

37r800

. 150r000

Subtotal Development. Package I 93641000

DEVELOPMENT PACKAGE 2

Increase in t,axes
from higher assess-
ment 10 1000

Subtotal Development Package 2 I0r000

DEVELOPMENT PACKAGE 3

Taxes on land
L2rBBO x.10 = Le288

Taxes on build,ing
28r000 sq"ft. G $,50 = 14r000

Subt,ot,al Development. Package 3 15 r 300

DE\TETJOPMENT PACKAGE 4

Taxes on land
.70 x 411000 = 2,870

Taxes on building
6I ,250 sq. f t. e $ " 50 3.0 ,.500

Subtotal Development, Package 4 331400
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TABLE 9 (continued)

ÐEVELOPMENT PACKAGE 4

Taxes on land $ lr820
Taxes on building .35.¿500

Subtotal Development Package 5 $ 3Z,3OO

GROSS ANNUAL TNCOME NOT
TbICLUDING BUSTNESS TAXES =

GROSS ANNUAL EXPENSE
(Development Package I) 280,000

NET CASH FLOW
(Not including business tax and licensing) $1gOr0O0

$460,000 $460,000
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TABLE IO

DEVELOP¡4ENT PACKAGE 1 - CAPTTAT-, COST ESTTM.A,TE*

BUIT,DINGS

Parking structure 2l0rOO0 sg. ft.
2I01000/350 sq.ft. per car = 600 cars
cosL/car = 921000 $LIZOO¡OO0

Dept. store 2 levels @ 301000 sq"ft.
60,000 sq. ft" G $17 L,OZO 

'OOO

Library and dar care centre 25r00O sq"ft"
25,000 sq" ft. G $f Z 425,OOO

Allied stores 50,000 sq" ft,.
50,000 sq,ft" @ $fg 950.,000

Offices 20,000 sq" ft" G $ZO 4O0,OOO

MaIl (inc" kiosks s sidewalk restaurant)
25,000 sq.ft" G ÇZZ 55O'OOO

i4,645,000
FOUNTAINS AND MALL FURNITURE 5O,OOO

ARCHITECTIS FEES

Ç4,695,000 x 6E Z}L,TOO

SERVICES (relocating)

. Municipal - wat,er, sewers o roads 150 ,000Hydro 50 1000Gas 25,000
Telephone L0,000

LEGAL FEES, SOTL TESTS, SURVEYS

PROMOTTON

LEASING AND DEVELOPMENT FEE

235,000

75,000

25 ¿ 000

r5o ,0oo
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TABLE 10 (continued)

INTERM FINANCE (construction)

0-$5 e 46L0700 over 12 months G 9g =
L/2 x $5 046Lu700 x L2/I2 x 9/100 = #2a5,777 246 

'SOO

$5r709r500

*sources: James V" Fitzgeraldu Quantíty Surveyor,
See Appendix A fon letter¡ Don Rosbouroughu Developer.
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TABLE 1I

DEVELOPYIENT PACKAGE 1 - NET CASTÍ FLOW ESTTMATE

Assume minimum net return range=
$3"0O/sq"ft. to-81.00 (kùosks) =
averagle net. return = $4.50/sq"ft. =
$4. SO x I70,000

Parking garage

MaIl rental to existíng stores
900 lin. ft. @ $50

GROSS TNCOME

OPERÄTTNG EXPENSES

Property taxes $142 1500
Insurance

P.L" P"D. fire 81000
rental 15 1000

Land rental 84 
'250Heat c aír cond." 451000

MaIl expenses . 2.2 t.0.00

300

670

000

$ g77,5oo

OPERATÏNG EXPENSES

Taxes commercial space 901000
- parking 52 1500

Land renLal 84 1250

Insurance 4001000 sq.ft" @ $.02 81000

Heating and air conditioning
180,000 e $.25 45,000

MaII mainLenance tr70r000 e $"10 171000

Management l0OrOOO sq.ft. @ $.I0 l0rOOO

$76s r0oo

L670500

45 r 000

306 r 000

$I,293 ,500

316 ,750
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TABEL 11 (continued)

VACANCY ALLOVüANCE - 5Z on non-nationa]
income (assume 402 non-nat,ional) $ 15f 30O

MANAGEMENT

2Z on gross íncome 25,670

I\ÍERCHANT¡S ASSOCIATTON ].O,OOO

GROSS EXPENSE

NET CASH FLOVT

$ ¡e 7,720

$ 915,780
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TABLE L2

DEVELOPME.NT PACKAGE 2 - CAPTTOL COST ESTTMATE

RENOVATIONS

Metropolitan (lst, stage I flo'or
converted) 13,800 G $7.50 =Reesors I floor 31600 e $7.50 =

Bata (Ghidoni) 2 fl. @ 31600 +
S3,000 demolish
7 t200 G $7.50 =

Vogue (Rossec) 2 fl-. G 2r700
5,400 G $7.50 =

Embassy Fabric (Johnson¡s)
1,980 e $7.50 =

Robsonrs & Co" (Robinovich)
7 ,700 @ $z"so =

Brownrs 2 ,250 @ $7.50 =
Breslauer & tr^Tarren (J.M.S")

2t250 e $7"50 =
Goodenr s 2,250 e $7.50 =
Joanne (S" Baker)

2,250 G $7.50 =
$lillson Stationary (J. Bertrand)

1,800 e $7 " 50 =
Mutt.erf s 2,700 e $7"50 =
Rickirs (Sector) 3r600 G $7.50 =
Bank of Montreal 41500 G $7"50 =

$102 , roo
27 s300

57,000

40 ,500

l-4,850

57 i750
L6 9875

L6,875
L6 rB75

'L6 
e 875

13,500
20,250
27 ,300
33,750

Subtotals 51 ,280 sq. ft. @ $7.50 462,500 $462 r500

LÏNK AND TRANSTTION COSTS

Simpson Sears & Macleod¡s (shared
cost including roof structureo
transítion levels and stairs)
Pedestrían skylínk from Eatonrs

Kresge g s level transítíon and
renovatíon
Pedestrian skylink

Clement BLock - transition & renovatåon

DaytonIs renovaLíons

50,000
15,000

L5,000
15,000

L5 ,000

3r000
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TABLE LZ (continued,)

Bank of Montreal & Roya1 Bank
Transitíon and renovation
costs @ $51000

Eatonts renovations

Subtotal

ARCHTTECTIS FEES

BB x 5901500 =

LEGAL FEES, ETC.

LEASING AND DEVELOPMENT FEES

TOTAL CAPITAT COST

I0,000

5,000

9128 ,000

47 ,240

10 r 000

10,000

ç657 ,7 40
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TABLE J.3

DEVELOPMENT PACKAGE 2 - NET CÃ,SH FLOW ESTIMATE(from renovated premises onty)

Assume minimum net value of
improved space @..ffi. = 93.50
Annual revenì¡e to converted premises
on second level = 51r2g0 sq.ft. @ $3.50 = $179,AgO

ANNUAL EXPENSES

Since all stores operated individuaj-l-y
all expenses will be net.

Taxes (improvements are not fully
taxable but may cause a slight,
increase ín assessment) say
total tax increase = $IOg00O

Insurance
P"L", P"D" & Fire
51'280 G $.03 = 1,500
Rental insurance 4r0OO

Heating and air condítioning
51,280 G $.25 = lZ ,g0O

Mall rent 450 | e $50 ZZ ìSOO

Mall maintenance
511280 G $"I0 = 5,j.00

Vacancy allowance
52 x $1790480 = 9 ,000

ManaEement
2Z x $1791480 = 31600

GROSS EXPENSE

NET CASH FLOW

68,500

$L1i",000
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TABLE 14

DEVELOPMENT PACKAGE 3 . CAPITAL COSTS

Land acquisition by prívat,e enterprise

J" Ao Keddy Building
Assessment = $33r130
Property value j (2 "5 x assessment) +
(. S x assessment) for relocatíon =3x331130=$99,390
Area of possible commercía1 space
(possible expansion of Eaton'ts) =
12r000 ground floor + 131000 main
circulation level 4 31000 sq"ft. mall
Dept. store = 251000 sq.ft" G $fg =

MalI 31000 sq.fL. @ ÇZZ =

Demolition (J" A. Keddy Buitding)

Architectural fees 6Z x 9655,000

MalI Furniture

Services (relocation hydro

Legql Fees, surveys, soíI tests, etc.
Promotion

Leasing and development. fees

Interm fínancing
0 - $112,300 over 8 mo" G 9Z =L/2 x ç732,300 x 8/LZ x 9/L00 = ç2Lt969

GROSS CAPITAL COST'

$100,000

450,000

66,000

2,000

39 ,300

10,000

10,000

10 ,000

3r000

15 ,000

22,000

$ 754 , 300
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TABLE 15

DEVELOPMENT PACKAGE 3 - NET CASH FLOW ESTTMATE

Assume net ret^urn rent.
25r000 sq.ft" x $3"50 =

= $3.5O/sq.ft,"
$87,500

6r000lilall rental L20 ft" G $50

OPERATING EXPENSES

Taxes - building =
28r000 sq.ft. @ $.50 =
land = .1 x assessment =.1 x $12'880 =

Insurance 28,000 sq.ft" G $.02

Heating and air condit,ioning
$.ZS x 28,000 =

Mall maintenance $.fO x 25r000

Management $"fO x 25,000

GROSS INCOME

OPERATTNG EXPENSES

Taxes

ïnsurance
P.L", P.D,, Fire
Rental

Heating and air condítíoníng

MaIl Maintenance

Management

MerchanLI s associatíon

GROSS EXPENSES

NET CASH FLOW

i.4 ,000

lr2gg

560

7r500

2 c500

2,500

st5r2B8

560
l_ r 000

7¿500

2r500

2r500

. 1r 0.00

$93,500

LzL,848

30r289

$ 91,560
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TABLE ].6

DEVELOPMENT PACKAGE 4 - CAPTTAL COST ESTTMATE
(redevelopment to be undertaken by

Community Hote1s Ltd. )

LAND ACQUTSTTTON

GuIf OiI - vacant gas st.ation
net value = $501000

Adanac Investment, Corp" (Communíty
Hote1s) grandon Hotel total
assessments = çL02r470
Value = 2,5 x $102 0470 + .5 x
L02,470 = 3071410*

Mrs. A" FowLes - barber, tobacco
shops value = 3 x $4e200 = 12,600

370 ,010

Cost of Land Acquisition to
Community Hote1s

CONSTRUiTION COSTS

Theatre 5r000 sq.ft"; beverage
room - 41000 sg.ft.; restaurant -
2,000 sq" f t. ; lounge 1r000 sq. ft" ;
banquet room - 51000 sq.ft.; shops-
2 ,000 sq. ft. ; kitchen 2 ,000 sq. ft. ;
vendor, telephones, etc. - 1r000
sq.ft"; circulat,ion = 252 - 41000 sq.ft.l
service 11000 sq.ft.; truck loading -
2t000 sq.ft.; = 30'000 sq.ft. public
space" 100 rooms @ 250 sq"ft. +
25e" círculatíon = 31r250 sq. ft.

HOTEL COST

6I t250 sq. f t. @ ÇZ+

FURNITURE

l-50,000
50 ,000

$ e2t600

Lø470r000

100 rooms e $Ir500
Hotel furniture

200 ,000
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TABLE 16 (contínued.)

POOL, SAUNA, ETC. $ 1OO,00O

DE¡îOLITION 5 ,000

ARCHTTECTIS FEES

6z x $1,775,000 1061500

LEGAL FEES, SURVEYS, ETC" l0rooo

PROMOTTON 5,OOO

ÏNTERM FINANCE

Q ; $1r959rIOO over 12 mo. G gZ =L/2 x$10959,100xL2/L2 x9/]-00 = 8B,2OO

TOTAL CAPTTAL COST DEVELOF¡4EI{T PACK]\GE 4 $21047,300

*sourceå M. V. ELmhurst, Community Hotels Ltd.
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TABLE L7

DEVELOPMENT PACKAGE 5 - TOO SUITE APARTMENT

CAPITAL COST ESTIMÀTE

LAND

Presently for sale at $901000 $ gOrO00

BUTLDINGS

Parking structure - 100 cars (I st,all_
per suire) = 100 @ $21000 200,000

Mall level - health spâ¡ laundromat,
pool and^ apartment services
120| x L20t = 14,400 x $2Orlsq.ft," = 2B8,O0O

Apartments
10 floors @ 61400 sq.fto
64,000 sq. ft" @ $fS = 960 r 000

ARCHITECTURAL FEES

6Z x $115581000 86rgg0

LEGAL FEES, SURVEYS, SOTL TESTS, ETC. 2O,OOO

LEASING, DEVELOPMENT AND RENTAL FEES 3O,OOO

INTERM FINANCING

$115841800 at 9? over I months =L/2 xS1,5841800x9/L00x8/L2 = 47,544

TOTAL CAPTTÃ,L COST çL u7 22 u 4oo



CHAPTER 5

ARCHITECTURAL DEVELOPMENT

This stage was concerned with developing the archi-

tectural ideas in order to create a coherence i.n this

rather compi.ex structure. The design concentrated on

developing the pedestrian street system" A series of models

were used to develop the three dimensíonaL quality of the

spaces. The following are the aspects of the design which

were of príme concern in this st,age. The desiEn drawings

are included ín APPendix B.

Zoning and Characterization of Pedestrian Streets

Since each of the streets serve a dífferent function
they shouldo for orientation and ídentification purposes,

have a distinctive character.

Since the north-south mall is the major spíne it has

been identified by ut,ilizing strong architecLural features

such as skylights, greater width and heJ.ght and levels over-

looking this space" The east-west, ret,ail malt ís relatively
narrow. Rathen than utilízing strong architect,ural featuresr

the shops themselves will define and characLerise the space.

By articulating the elevations, the shops become more

individualísed, and thus, rather than a naFrow corridor,

the street becomes a seríes of spaces as it winds along the

100
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the rear of the existing buildings" This articulation in
the new shops is created by providing two boundaries or a

margin along the shop front. The inner wall is where the
actual enclosure wourd occur, the second line is 5 feet out
from this; within this margin the facade of the shop occurso
ït may be completely opened and closed by a movable walr,
it. may contaín a showcase (or any combination). The

secondary ret,aíl mall which wouLd contain offices and second

order retail activity as weLL as the day care centre would
be low and relatively wide. rL again wouLd be artícurated
following the pninciple previousry out,lined, buL wourd, be

more controlled in its treatment and relaxed Ín atmosphere.

The other malls act as connecLors and wourd be treated
simply.

Openness and Flow of Space

where possibre, spaces and activit.íes are open to
the maII or flow into it. Irlovabre walls or screens wourd

be used for security when these portions of the development

are closed. rn order to maintain visual contact, with the
acLivities on the varíous levelso weJ-ls, brídges, balconies
and glazed areas, open to the main circulation spaces " rn

a complex such as this, cLanj-ty of verticl.e cårcuLation is
i-mportant, therefore, the major circurat,ion elements are

pJ-aced at the j-ntersectåons, and treated as objects ín
space 

"
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Flexibility

The struct^ure selected is a steel column, steel
joist and steer cradding system whích allows for greatest
flexibility in terms of movement of walls and mechanical

and electrical services. Ãs a definite program has not yet,

been established, and the nature of the shops ís such that
the rate of changeover is hígh, rather than demarcating

spaces for shops, the plannínE has only seL the boundaries

within which the division,may È,ake place. By simpj-y

inserting a member in the ceíling systemo divisions may

take place virtually anywhere"

Interfaces

ntegration with existing buildings ís an important,

aspect in the planning of this complex. Some of these

existing sLructures are quite eregant or rich ín texture,
while others are rather clumsy. where possible, the better
structures have been revealed and the worse ones have been

hidden. This has parÈicurarly been exercised on the Rosser

Avenue overpass" Except on the.floor where the exísting
and new buildings are joined, a breather space vras provided.

At the roof leve1 a glass joint spans hetween the old and

new"

Entrances

Althgugh there are many secondary entrances, three

major points of access have been provided. The first,
involves moving people from R.ossen Avenue leveJ. up LB 0 to
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the concourse level. The entrance is rather tight, at the
Rosser Avenue level but as one ascends the escalators, the
space begins to expand. Halfway up the escalator the space

opens into a greenhouse and florist shop; at the main level
the space opens even further, horizontal-ly at the inter-
section of the two major malls r and vertically the skylights
expand the space. This becomes a majon orientation point"
The second entrance is also the main bus waitinE area on

Príncess Avenue. rn order to catch the passerby, the sky-
light structure has been extended and arcs over the sidewalk.
upon entering, thís becomes the mezzani-ne levej- which over-
looks the main exhibition space and ramps down along the
major malI, aEain becoming a major orientation eLement, The

third entrance is defined by the highrise apartment tower.
This entrance whích leads into the apartmenL and secondary

retail maIl is approached via a ramp whÍch sropes up from

Eighth street and passes through an encLosed court. upon

entering, the mall becomes part of the pubric mall syst,em

and the apartment, entrance ís separated.

Light,

Sínce thís is an internalised schemeo int,roducíng

natural light into the cornplex becomes more dj-fficuIt..
Functions requiring natural- light have been pushed to the

periphery; where this has not been possj.bler skylights have

been introduced. Since the pedestrian network is the most,

important space j-n the. complex the majon maLLs have been
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skyliL. These skylights have been used to derineate the
direction of the space; verticle circulation elements are
located underr o[ in close proximit.y to these.

Roofs

one of the probrems inherent in projects that cover
a large area is the large expanses of roof created" This is
particular concern in this scheme as the existing fabric
consists of highly articulated, smalr scar-e development.
The sorution is only partry successful in solving this
dilernma. This has been accomprished by breaking up the
massj-ng, by expressing the skylights and mechanical e]ements
as well as making use of the roofs for courts and display
areas where possible. By at least partial enclosure and
even minimal randscaping these areas become usable space.

Unresolved Issues

The preceding were some of the problems that the
design attempted to come to terms with. Because of the
scale and complexity of this project, certain aspects could
only be investigated in a superficiar manner. one of the
problem areas is in the three minor connecting tinks, these
are still quite barren of activity. The int.erface becween
the highrise and the rest of the complex is st.irr_ clumsy,
however this is an urban design problem and the probrem has
been created because of the economics of land use. Although
the mechanical systems work in concept, they have not been
thoroughly investigated.. A, tentative decision on steel
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cladding has been made, but studies into the finishes, corour
and texture would. have to be completed. Finishes for the
interiors have also not been considered arthough it is
intended that the various systems be reft exposed rather
than resorting to false ceirings etc. The hotel and. apart-
ment buirdings are incruded only to show how they could
relate to the key erement in the deveropment and shourd be

considered at fhi q ql-ano âs simply massing in their
expression.
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CONCLUSTONS

As ilrustrated throughout this thesis there are a
great number of variabr-es that infruence a deveropment of
this type" These variables involve a wide range of
decision making. Many of these are elements over which the
architect or planner has rittle or no contror. Even though
a project is feasibre from a financiar and. desirability
point of view, (refer to page 1r), the friction variable is
the factor which cannot be predicted" only through intelli_
gent and imaginati-ve decision making at the primary rever,
which usually occurs in the politicar rear-m, can any creative
urban design be accomplished. unfortunately, especiarly at
the local lever, this decision making body seld.om under-
stands or is even interested in planning concepts or the
long range benefits of pranning. Thus at this point, even
though the proposal seems to be feasible, thi-s decision
making body does not have the courag:e to make any form of
committment.

The folrowing is the text of the recommendations
proposed to Brandon city council. This was presented
January 17, L972, with the hope of feedback which might be
helpful in the design deveropment in stage four" The onry
feedback to date received from city councir was the let.ter
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contained in the Appendix À"

Recommendations

rnherent in the process of redevel0pment is the
aspect of change, the breaking of certain existing patterns
in favor of more desirabre ones. rt shourd be the position
of the ciLy to formulate a poricy to determine the directi.on
of this change, bearing in mind the objectives of the various
groups invorved or affected in the community. From a
planning point of view, the proposed scheme is superior to
the ramp proposal, however, unless the policy makers and
administrators of the city and downtown merchants begin to
communicate and exchange id.eas in a constructive manner r fio
solution is going to be forthcoming and everyone wilr stand
to be the loser.

. The proposed scheme precludes a high degree of
invorvement from the pubric sector" This process is funda-
mental to meaningfut pranning. The city must assembre the
land¡ ês it would prove impossible for a deveroper to
negotiate the assembly with so many ownerships; the city
on the other hand can, has the power of expropriation and
has a lower borrowing rate on its money. The city wourd
thus o'vn the land" Aft.er a seventy-year r.easing period the
city could again have an instant renewal area. The city
wourd also lease the parking, library, day care and bus

shelter from the developer. This gives the developer a
certain amount of incentive as this gives him some stroncr
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anchor leases" The basic recommendations for the i-mprementa_
tion of this scheme or any other are,.

1- The formation of a Brandon Red.evelopment

Authority, composed of members from the business commrnitv_
city councir and community at rarge wÍth the aid of
resource personel trained in urban design. rt is proposed
that a respected citizen of the community head this authoriiy
and be the official representative in negotiations with
senior governments and developers. This authority will have
central d.ecision-making powers, being independent of both
city council- and. merchant associations, yet retaining
comrnunications with both" This autonomy is required in
order that cosLry t.ime lags which frustrate and d.iscourage
private developers are minimized. rt arso praces responsi-
bility on one body. The detaired organisation of this body
should be developed by the city's attorney. For further
information on this type of organisation see ,,Report on

structures for Downtown Development" prepared for vüinnipeg
by the institute for urban studies, under the direction of
Lloyd Axworth y .I2

2 - That this authority make a decisi-on into the
dfrection of redeveropment; it is inperative that Lhis
decision be soon" with the proposed construction of the
parkade beLween seventh and Eighth streets, definite
problems wiLl be created.

l2r,roya Axworthy, ¡Report on structures for DowntownDeveropmentr, prepared fòr Metro winnipeg by the rnstituteof Urban Studies, University of !üinnipãg, WlO"
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3. The designation of that portion of the downtown
between pacific and princess and sixth to Eleventh streets
as an urban Renewal area, thus freezing any devel0pment in
this area unless the development fits into the selected
scheme. unress this form of control exists developers cannot
make their redevelopment proposals.

4 " Approaching the provincial government to grant
the city (redevelopment authority) power of eminent domain
(expropriation) as wer-r as approvar and. cost sharing for the
operation of the 1ibrary and day care centre.

5- The appointment of the city of Brandon staff,
under the wing of the redeveropment authority, a fulr time
pranning and design consurtant, to act as prograruning and
design coordinator in the execution of any plans. other
responsibilities courd includ.e such duties as;

quality contror in cooperation with the buildincr
inspector's office 

"

the formation of an environmentar standards
committee to control and redesign such things as signs,
advertising, tree planting, etc.

- programming of city-owned build.ings, thus providing
a.framework in which archi-tectural and engineering firms can
operate in"

initiation of renewal programs in other cornmercial
as well as residential areas.

rn concrusion, the time is now ripe for a project of
this typer, ês presently with the d.emolition of several
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buildings on the fringe of the downtown, there is provis!-on
for somê of the parking, that would be dispraced from the
project area; furthermore most of the merchants displaced
courd temporarily relocate in presently vacant stores. A

project of this type wou]d create a building boom, not just
in terms of major projects, but wourd originate many smarler
jobs in renovations of the existing build.ings--this aspect
would be important in approaching the federal government

for assistance.
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.-¡. V. FrcZEERALD ASSNCIATES
LIMITED

QUANTITY BURVEYORS¡
CONSTRUCTTE¡N ECtrNtrM IS¡TE

AND MANABEMENT trONSULTANTE

January 3, I97I.

Faculty of Architecture
University of Manitoba,
lrrinnipeg 19, Manitoba.

Re:

BurlE u I o
73E¡ SHEPPARÞ AVE. E.

WILLOWÞALE

TORONTO 223-ttr24
vANCtrUVER 922-cJ711

Proposed
Brandon,

Urba¡ Renewal
Manitoba

Dear

Thank you for sending me a copy of your report regarding the above,r:nfortunately it was derayed in the mair_s ã" u. ,u='rrt of a misreadinglayout in my business card.. wir-]owdare is a suburb of Toronto, ontarionot vancouver, B.c. so while the card. is und.erstood locarly it veryeasily becomes misunderstood by those unfamiriar with that particul_arpostal ad.dress

r have read the report with interest and found it to be greneralJ-y selfexplanatory. rt is obvious that you have executed thoroughry yourresearch of the area, and presented a strong case f,6¡ the generalfeasibility of tåe project.

My comments wilr be concerned. onJ-y with construction ccsts of t¡re elementswhich r feel could deserve further consideration, prease do not conscruethem as adverse criticism"

Parking structure: r feel- $2rOO0 per car to be rather low when itis borne in mind that the intenti-on is to construct a row reverstructure" r would prefer to see a budget ar-location of some $2,500per car at reast" This wour-d. alr-ow for sprinkr_ers, mechanical airtreatment, additionar lighting, basement ãxcavation, waterproofing etc.These are costs which become åonsiderably reduced as the parkingIevel is raised.

PEPST¡.{ENT STORE: The gt7"OO per squareILttl.e tight but not out of tlre question.
be a big cost factor.

foot may prove to be a
Sub division of space can

lts

FEA9lBlLtrY sruDlEs' troBT PLANNINe' scHEouLtNE, REPtrRTlNG, MANAEEMENT BysrEME¡ Ar.'ALysrs, ctrNTRAcr NEGorrATroNs



University of Manitoba,
Page 2

'J. V" FTzEERALD ASsBEIATEs
LIMITED

LIBRÀRY AND

.o:-ï::i"s on rhe 
_rypes of roadins

fr'ff i;åÏ'i. ïil :*-*:;: i:i- :'^ *'l" t:f ãnvi s ase d,' Ëi"" 
".nå "äå"Ï. 

",i.ã-; ü;i#iä,:;cost" rather than ttlpn^.+ -o-,..1;:ï; i:i:'"îil.; :"iï;*"nïil:ï":::- çrz"ooi"' ;;"";;';;;Tå;.ä"-:;;:;,:ï;"
acceptable to desicrner anrf rrqo-

oFFrcES: Providing the tenants wirl- be required to bear the cosrsof partitioníng and the ancillary costs ãi-'tigrraing and. airconditioning caused by su-rrdivisiãn or =p."., it shourd be possibreto construct competitive office space får-iro.0O per square foot.
May f wish you the best of success with your efforts.
YoUTS sincerely,

'l
t/,'

',. ..' /. /./ ,-
' /.i.1,'v""'

.j /,'t/v

designer and user.

James V. FitzGerald,
President 

"JvF/rd
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December 2L, I/TL"

Our Fil-e No.
r_000-l_g-l_-2

_\_
Winnipeg J_p, Manitoba.

Dear Sir:

Tn r.cnl r¡ f n r'^"-!¡¡ rçn.lr uu yuur recent request for verification of yo.rïtax estimates regarding conmercial and. parking space inproposed- d-or'mtown d-eveJ-opment parcer, prease be ad-vised.;

Your estimate of "50ó taxes per square foot of commercialspace appears fairly accurate in comparison with the nevRoyal Bank Building.

The rate of "25ó taxes per square foot of parking spaceappears to be a littre on the high sid.e. r ¡"rieve a figureof-approxÍmatery .l8d woutd. be cr-oser. The tax revenue fromthis type of structure is difficur-t to estimate since ve haveno local compari.sons.

rn ad.d'Ítion revenue to the city lrourd be derived. from businesstax and licensing.

will- be of some assistance to you.

ASSISTANT ASSESSOR
CÏTY OF BRANDON

RP:h

information
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OFFICE OF
CITY CLERK

I. L. THOMSON
CITY CLERK

.OUR FILE No.

-L40-a-LB=15-

CIVIC ADMINISTRATION BUILDING
BRANDON MANITOBA

February B, L972

Facu1t.y of ArchitecËure
IlníversiËy of MarLitoba
I^Iinnipeg, ManiËoba

Dear

I wish to advise that City Council, at iËs regular meeting
held last evening, adopted a motion that your reconrnendaËions
regarding Urban Renewal Project -- Brandon, be passed to the
Engineeríng, Transít, Utilitíes, Fire and Police Departments
of the CiËy of Brandon for reports on your proposal for the
informat,íon of Council .

hrhen all Èhe reports have been receíved, I v¡ill be pleased to
inforn you of Councilrs acÈion.

City Council wishes me to express its sincere apprecíation
the work and effort you have applied Ëo the Project and to
comnend you on your keen ínterest in Ëhe tevítaLization of
downtov¡n Brandon.

Yours very Ëru1y,

'- ':' - 'lLr 4't ' '-

CTTY CLERK

T:C

of

t.
{.
l;-
á

I
î
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ELËMËNT, BEARSOhJ, WILL¡AMS E fu{YKtE
BARRISTERS, SOL¡CITORS, ETC.

ROBERT A. CLEMENT. Q.C.
WM. c:. PEARSON. LL.B.
GLEN T. wILLIAMS, LL.a.. P. EN6.
RODNEY H. MYKLE, 8.A., LL.E}.

Januany 28, 1972

PHONE 72' _ 0775
ARE.Â CODE 204

IO8 CLEMENI BLOCK
P.O. BOX 2t7

BRANDON. MANITOBA

OPR FILE NO.

WHEN CÂLLINO OR IELEPHONING
ON THIS MAITER PLSSE A6K FOR:

R" A. CLEA4ENT, Q. C.

Students Residence
School of Anchitectune
Univens ity of Mani.toba
Winnipeg, Manitoba

Dean

I have been thinking about youn pnesentation to the city councilneganding the gth stneet pnoposar and I know that you did nothave time to finish youn explanations.

This reft me puzzred as to the method of varuation which youhad appried to the Rossen Avenue Deveropment pnoposar andto the gth stneet Deveropment pnoposar in which you statedthat a polnt system was used and that on this basis the gthStneet-system was stnongly tndicated" I gathen that this wasan attempt to nate the benefits and the dnaw backs of each methodin tenms of cost nerated to benefit and then annivi.ng at a sen,iesof a donan totarled. This method if I am connect in assuming thatit was this type of method, is as varuabre as the method ofcompanison is and I wondened if you had something avaitable thatI courrd rook at which would grve me the infonmatlon whi.ch youused to appty this to the pnoþosals.

I wo*"rrd also be veny gtad to tark to you again aften having heandthe pnesentations to City Council"

Best negands

Youns sincenely,

RAC: bk

L20
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