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PREFACE

Having lived and worked in Brandon, i have found that
this community has a number of quélities in its physical
features and character which have not been understood or
utilized to contribute to a vital urban core. The lack of
such a vital urban centre has recently led several business-
men to promote a roof over the main street. This attempt is
an indication at least at the local level, for a need to
perpetuate and revitalize the drawing power of the downtown
area, even though their concern in this case is motivated
primarily through competition with recently established
suburban shopping centres. This concern of the businessmen
led me to seek other viable alternatives which would have a
long term benefit to the éommunity at large. In order to
determine valid redevelopment alternatives, objectives were
determined within the local socio-economic and political
structure. This has led me to believe that objectives have
little impact on such development if the variety of personal
concerns cannot be optimized at the early stages of the
decision making level.

| This thesis is thus an attempt to study the variables
that influence the numerous stages of planning and imple-
mentatién, and to determine through priorities possible
sets of strategies for the development of a town centre
such as Brandon.
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CHAPTER 1
INTRODUCTION

Establishing the Context

Historically 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 green, which was the community place of entertain-
ment, central water supply and marketplace. Around this
were the church, public buildings and shops.

This sophistication was never really achieved on the
prairies. Towns grew up alongvrailway 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
'going to town' as a social occasion.

The role of the downtown as a socialising agent has
diminished. In our modern communities with running water,

telephones, television, radio, mail delivery, milk delivery,

l’I‘om Mitchell, ‘'Historic Development of Downtown
Brandon' a paper prepared for an unpublished report, 'Brandon
Overhaul Party 71', Brandon, Manitoba, section 10.
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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-existent. 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, Brandon's prime attraction is
its shopping and service facilities. The recent establish-
ment of the two shopping centres on the outskirts of Brandon
is a result of the market potential in Brandon.

From a national average, regional centres should
attain retail sales of $1,000 per person. Brandon has a
population of 180,000 in its trading area. It should thus
attain sales of $180,000,000. However, 1970 saw only
$45,000,000 in retail sales. There are several factors to
which this could be attributed. Brandon's downtown merchants,
who have had until now a captive market, are notorious for
poor service and quality of merchandise; 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
Winnipeg or Minot,2

What was once a proud and handsome streetscape has

been allowed to deteriorate. Garrish signs, poorly designed

2Commission on Targets for Economic Development,
'Manitoba to 1960', Winnipeg, March 1969, p. 471.



false fronts, unimaginative window displays, and character-
less lighting of both streets and buildings now predominate.
Parking and servicing of these stores has become increasingly
inefficient.

The downtown is still 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. However,
to accomodate this change, a new framework must be developed.
This does not suggest that the existing one should be
demolished, neglected or alienated 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 goods,
as well as the environment in which these services are to be
provided.

Last summer under the Opportunities for Youth program,
public opinion interviews were conducted to determine the
image and community characteristics of Brandon.4 As a
result of this study it became obvious that even though
Brandon exhibits some fine buildings and spaces, it still

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

3Underwood McLellan & Assoc. & D. F. Pinker Assoc.
'City of Brandon--Urban Renewal Study', 1967, p. 69.

4Brandon Overhaul Party 71, Section 9, unpublished
report, 1971,



be a place where people could come with the opportunity to
meet other people, a place to watch other people, to window
shop, to go to a movie, or to have a cup of coffee--a centre

that would provide a variety of activity.

Case Studies

The proposals to be presented are all attempts to
come to terms with our long harsh winters. There is
nothing new about climate controlled shopping centres.
There are, however, few climate controlled, comprehensive
town centres. The ones that have been carried out are very
successful, but require courage on the part of the elected
officials in carrying out a planning idea. It is only
through the dedication and cooperatioh between the various
sectors involved that any positive steps can be taken in

improving our environment.

Rochester, New York--Midtown Plaza

This is a centre city development utilizing public
air rights to link existing, expanded and new facilities
through a system 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, street diversions, and improvements. What was
a run down and dying centre, where no development had

occurred in more than twenty years, became a strong core




which has spurned new development around it.5

Cumbernauld Towﬁ Centre--Scotland

This centre is presently developed for a population
of 25,000, but with expansion is anticipated to support a
population of 70,000 people. The concept here again is
three dimensional planning, separation of pedestrian from
vehicular and servicing traffic. This facility houses
shops, meeting halls cinemas, professional offices,
restauraﬁts, a hotel and town administration. It was
developed by a government sponsored development 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 fﬁnctions under one
roof is more logical than building unrelated separate
.entities. To house these activities they have created some
of the most vital, exciting environments of the north, again

through a combination of private and public involvemento7

5Victor.Gruen, 'The Heart of our Cities', New York:
Simon & Schuster, 1964, pp. 300-321.

6Architectural Review, 'Cumbernauld’', no. 142,
November 1967, pp. 440-445.

7Skelmersdale Development Corporation, 'Town Centre’,
S. D. C., 1966. Institut for centre-plan laegning (danish),
'By Centre Menneske', Lyngby, Denmark, 1965. Ralph Erskine,
'Two Lectures by Ralph Erskine', Dean J. A. Russell,
Professors C. de Forest and R. Zuk, University of Manitoba,
1963.



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
system of enclosed and open malls, new construction and
existing facilities are welded together into a cohensive
complex. The site is sloping and parking is provided under
the main circulation level. 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 will act as a

springboard for future development in the downtown.8

Procedure

The investigation of the strategies for the develop-

ment of a town centre in Brandon was carried out in four

stages.

The vehicle by which the first stage was initiated
was an opportunities for youth grant to study the feasibility
of a downtown redevelopment. As co-ordinator of an inter-

disciplinary group of students, the prime objective was to

8Adamson & Assoc., 'Thunder Bay Urban Renewal
Project', Oct. 15, 1970.



~gather data that would provide a basis for this thesis.

Through this I became familiar with particular problems in
the community. In order to establish a dialogue with the
merchants and city government, our group organised a street
festival. This also indicated the level of activity that
could be anticipated in a town centre. Data which was
collected through interviews with civic officials, merchants
and the public; surveys of the downtown historical develop-
ment, downtown property assessments and the developmeﬁt of
an economic model of the retail structure was compiled in
the report, 'Brandon Overhaul Party '72°'. Tﬁis report,
along with other existing reports,9 formed the basis of the
second step of the investigation.

' This second stage consisted of modelling the vari-
ables thaﬁ could affect the development of a town centre.
Goals and objectives for this development were determined
from the data collected in stage 1, noting that they vary in
relation to the different sectors of the community. Alter-
natives were developed on the basis of these goals and

objectives. They were evaluated from a purely functional

9Municipal Planning Branch, ‘Brandon Downtown', Dept.
of Urban Development and Municipal Affairs, Province of
Manitoba, April 1971; Municipal Planning Branch, 'City of
Brandon-Infrastructure for an Urban-Industrial Centre', Dept.
of Municipal Affairs, April 1970; Underwood McLellan &
Associates Ltd., D. F. Pinker Assoc., ‘'City of Brandon--
Urban Renewal Study', 1967; R. A. M. P. Committee, 'Rosser
Ave. Mall Project', Consolidated Report, April 1971; W. L.
Wardrop & Associates Ltd., Read, Voorhees & Assoc. 'Brandon:
Area Transportation Study, Dec. 1, 1970.



standpoint as well as by applying cost-benefit analysis
techniques. This analysis was instrumental in deciding on
one particular alternative.

Stage three was concerned primarily with the
plénning and implementation strategy of the alternatives
chosen. This strategy was developed in conjunction with
planners, developers, quantity surveyors and economists and
led to the recommendations presented:to Brandonvcity Councii
in order to obtain feedback. The presentation consisted of
a look at the 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 study and recommendations to the city.

The final stage was concerned with developing the
architectural ideas and strategies. The emphasis was placed
upon expression, 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 contents of the report and methodologies are as
follows:

(a) a description and evaluation of the instant city
street festival. The evaluation was obtained through 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 survéy could only be used as an indicator of
public opinion.

(c) in order to establish the historic development
patterns and history of the significant downtown buildings,
a masters history student carried out the research.

(d) a political science student interviewed civic
officials in order to chart the political and power structure

9
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as well as land ownership and leasing procedures between the
City of Brandon and private 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 majdr attempted to establish the
social characteristics of the community from data available
from Statistics Canada, provincial and local sui'veys°

(g) a survey was conducted of people working down-
town to serve as an indicator of the demand for housing in
the downtown area.

(h) people counts were 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
acquired and tabulated.

This data was collected as it was not readily avail-
able in other reports or published material in a digestible
form. Thisbformed 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 were developed. A strategy
in its simplest terms is a plan: a plan is the arrangement
or ordering of articles within a specific 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 possible 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) + (Ffl + Ff2 + ,... Ffn) S
(BL + B2 + s... Bn) + (Fdl + Fd2 + .... Fdn)
where:

C refers to costs (gquantifiable)

Ff is the friction variable which refers to the

difficulty of implementing a scheme due to
complexity, red tape, political expedience,

priorities and personalities (non-quantifiable)
11
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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 guantita-
tive values to qualitative variables would, in order to
minimize biaé, involve massive surveys in order to approxi-
mate the value system of that segment of society affected by
the redevelopment. It . is théreforé 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 Model (figure 2), (c¢) the objectives and
criteria as they relate to each sector (table 1, p. 22).
The urban land use map (figure 1) is a series of overlays
containing the various land uses. This indicates develop-
ment patterns and the presence of 'soft' areas where
development could occur the easiest. This particular map
shows a concentration along Rossexr 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 street contains a variety of hotels, parks, elderly
person's housing, municipal and provincial building and
city hall, which indicates a shift in development.

The Brandon Centre Development Model includes the

- infrastructure requirements of the city which could locate

in this area. Since this calls for significant new con-
struction and since there is significant vadant land
between Princess and Rosser Avenues, developmeht could take
place in this- area.

Objectives and criteria were established for the
development in terms of the sector or group of people
involved (table 1, p. 22). The basic breakdown of the
sectors was in terms of consumers, (being the persons using
the facilities provided,) and producers, (being the parties
involved in providing ahd 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 Gruen's recipe for a successful urban centre,
‘diversity, vitality and compactness'.lo Shifting develop-

ment south of Rosser could help achieve this.

loVictor Gruen, 'The Heart of our Cities', Simon
& Schuster, New York, 1964, p. 28.
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Alternative One--Rosser Avenue Mall Project--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 rehabilitation along this mall.

Planning Principles:

The mall, utilising air rights between existing
buildings, involves no immediate land acquisition or
demolition.

Parking for 260 cars on the roof of the mall.

60% increase in potential retail space through
utilisation of second storieé.

A climate controlled shopping environment.

Growth:
Growth and expansion can only take place off the

mall and is restricted by existing establishments.,

Possible Consequences:

Basically only concealing problems; obsolete build-
ings, poor truck loading facilities, inadequate parking,
new facilities must compromise into existing tissue.

Essentially only a retail shoppiﬁg mall--no provi-

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

Possible Financing:
50% by downtown merchants

50% by provincial and federal governments
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Alternative Two--Figure 4
This approach aims at rehabilitation, 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 system.

Planning Principles:
Climate controlled shopping around a town centre.
Incorporation of library, day care and entertainment
facilities.
Beginning of separation of vehicular ahd pedestrian

circulation.

Growth:
Growth in this scheme can take place in almost any

direction from the centre as buildings deteriorate, etc.

Possible Consequences:
Lacks a cohesiveness or sense of direction as there
are no sure directions in which expansion can take place.
May cause problems in terms of access and servicing

to existing buildings. Can only be termed as an intermediary

step.




N !
p————— CFR  STATION : 1/“»4. -
ol _,_,._—“——_——/ *
Emasess J_f —— AVFN‘UE‘_M_Q_;'ZIQO — ‘
ManToA - V4 B ‘
’ L_—J‘/ SySTEM ] | _L__, D:} D )
LLv‘ 3 C ______l : ?;VENUE jli D i
~ A H t RS
] *hl_ | 2 i H— 1~ ~ml Lj!
_ W s Ll i i
T Li’z[\ =N =
I mem—— ) : i
4 __“N—\ y e (], P '» T éﬁ’:‘, H\D—\‘ i E;j.
iy s roa " dog,
T o G ': ° NG
| ?mm i dl 1 U= r
T B | I, A\‘,\\tj
= | i b l:]:ﬂ% Ik N O\ i
il » il . {———}Tﬂ“k\*ﬂ' AVENUE :
Hl/ POST Lo l ] L T . 1255g ”‘ ; N
OFFICE v 1256 & I “’D\ .DH N
i UJ T > = | T 5l |
i - 1258 N f . T e I ~. - |
P —— = 8k e
P I g S ! B0, £
=) o LB R SRl o 5=t
| 1 ’; ' 1 M O 0 5l Nl Z
| i - " |
T ] e = IERES
ool o [ e = Oy Sl Eaainis
I = LN &) ~——C || H O i . ENTE
o =, = EIh e ,lgD ) e ZET AV .
[ - = L L : 1" BTy i !
I, = L 1: 3 o~ =z | ) . 1 TNE 550 {E;] I: i
! ! | J e 2 2720 | LD | L
1@ i 8 " o391, [t DDHD U ¥
i : ! A — EFE N ULy, Yy o
,e - 126738 . O i ‘___; D . :] &;g i i 1!
’ i 9 RO IO R =N D
::L\j ” [ g it ] 1 %] 1 D i D
—_ i % ! =2 B d] il = i e Co
t = = =AY 5o O | By 7|5 e
:I D [t} :: E : < I:tllj“ N ] :: o D 1 o . :1 [:J ;
- SO < O e 2 O - = [:] Al }]Ij .
[ ! el =3 e 3 i N N J 5007 a0aoi
!}1 ! nzx> no )“ 0J ' COLLEGIATE |3 o ds ]
::=| J I [} ' %8 = E__:;L)H ¢ H On D vE;JUE —
WOl i ’ o E O gy St m—— ()
o 1 1 n____J® R — 1T [ O
' B || s =) (L ) o g N i Oy e
Bt A ' W) I & (&= O “ 0 — |
T i TN i O oflg ¥
I ! i ] S 5 - J O .
i . il 0 [ | ! 3 e N | :
T D 195 C 5 gl =
{: (o] 1 - % S ) Vs 8w [p ‘: ] ]
oy [ o VS =l o o I; 0
| ! w0 " GO S e DL
y = ES " s By = -
.it l; | 1 I -] I =3 i‘ ol 3 " [_'31 O .
g LA lul o ¢ I I | ol ” O v o Y :
i i o It i . »---*. i s O3 o
oL 2 t | 0oy e B L ————
' i N 1 O “‘:—_—_—_‘_v_ .
;: - g] ;' ] © D |: o |: 8] y; f|g 4 T s AVE"(:_::——T‘**—D
o 1" i I oo e ‘ t 0
LEle 5 e\ e C‘“‘atterna“V% ;V?‘/mu H’I
e vicToR — =\ " :
N T =il RN L] [ J q{.- [ d -
ﬁ:ﬂ fle—.} = si = \\V\\\\\, 'L | I pl’Oﬁ)O & Eﬂ ! ] B
Yy o ‘ ! ] I '\\\\\ el Mma " T ﬁ ' ot Cop
Iy C 1 : ‘ o}, — ent nor
FIERI LI A AR == MR future deyglepment | | §
B slE e WA i T
f', - ‘ AN g I N i,l \\\» N T
ool \\\ 3 Pl e C e
W m b ST c



36

Alternative Three--Brandon Centreplan--Figure 5

Comprehensive development based on a network circula-

tion system.

Objective:
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 centre. -

Utilisation of retail, public and entertainment

facilities to enclose town centre.

Growth:

Growth occurs off the major circulation spines
according to the zoning of that spine, 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

planning, land acquisition and construction.

Financing:

Combination of private construction capital with

government land assemblage techniques.



39

Evaluation of Alternatives
The alternatives were compared using a variation of
cost~benefit analysis techniques developed by Morris Hill

11 The evaluation is based on

and Nathaniel Litchfield.
~giving a relative quantification to each scheme as it
relates to each of the objectives of a particular sector as
outlined in table 1, pp. 22. The evaluation is carried out
in table 2, p. 42. Scoring is based on a point system where
'I' indicates the least benefit or greatest cost, ‘III'
indicates the greatest benefit or least cost. ¥For example,
Item 1.1 refers to shopping public which involves 180,000
people. The instrumental objective is compactness;

criteria 'a' is the intermingling in close proximity of
various types of human activity. Alternative 3, since it
links this variety of activities receives the highest score,
alternative 2 is second best and scoreé "I1', whereas
alternative 1 becuase of its primarily retail function has
the lowest score, furthermore since alternative‘r is
restricted in growth potential it incurrs a negative

benefit or capital cost. This procedure is carried out on
each of the criteria. A reduction then occurs for each
objective to give a net advantage to an alternative. Again

this procedure is applied to each sector, reducing the net

llMorris Hill, 'A Goals-Achievement Matrix for
Evaluating Alternative Plans', American Institute of
_ Planners, #34, January 1968, pp. 19-29. Nathaniel Litchfield,
"Spatial Externalities in Urban Public Expenditures', from
Julius Margolis, The Public Economy of Urban Communities,
Resources for the Future Inc., John Hopkins, Washington, 1965.
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édvantages of the various objectives, to determine the
~greatest relative benefit to that particular sector. 1In
this particular study Alternative 3 scored highest for every
sector concerned, but is based on'ratiohal decision-making
which in the case of public expenditure is not always the
case. Throughout the study the objectives are evaluated in
terms of long range benefits.

The second part of the evaluation was an investi-
gation of the floor area distribution as it related to each
alternative (tables 3 and 4, pp. 51 and 52). It should be
noted that in alternative 3 almost as much’existing retail

is linked into the pedestrian system as in alternative 1;

a greater amount of presently non-retail is converted due to

the greater concentration of convertible space on the south
side of Rosser; and due to demolition, less unimproved

retail is left in alternative 3 than in alternative 1.

'Thus even though there is 120,000 sg. ft. in new construction,

the net gain is 70,000 sqg. ft. of prime space. Alternative
3 also links in the Prince Edward Hotel, 150,000 sqg. ft. of
other uses into the network and provides twice the store
frontage with less square footage of mall, again indicating
an advantage to alternative three from a purely functional
standpoint. Parking is also included in this study (table
4, p. 52), and as indicated, the difference between alterna-
tive 1 and alternative 3 is negligible in terms of car
spaces, however alternative 3_gainé the advantage due to

its concentrated location and immediate verticle separation
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of vehicles and pedestrians. Also included in this study
(table 4, p. 52) is a list of properties requiring aquisi-
tion in the appropriate schemes. Here alternative 1 gains
the advantage as no privately owned property is required,
alternative 3 requires the greatest 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
pianners, retailers and developers, the conclusion drawn is
that alternative 3 is the superior proposal. This proposal
has thus been selected for further study iﬁ developing a
planning éhd implementation strategy and architectural

design.
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BREAKDOWN OF RETAIL SPACE IN STUDY AREA

ROSSER AVENUE -~

ROSSER AVENUE -

TENTH STREET -

NINTH STREET -

EIGHTH STREET -

SEVENTH STREET -

SIXTH STREET

PRINCESS AVENUE-

NORTH SIDE
possible
converted 2nd
floor uses
Total
SOUTH SIDE
possible
converted 2nd
floor uses
Total

Both sides
converted

Total
Total
Total
Total
Total

Total

existing
pres.

residential
pres. office

existing

residential

office
vacant

existing
office

existing
existing
existing
existing

existing

TOTAL IN STUDY AREA EXISTING

120,000 sq.ft.

15,000 sq.ft.
5,000 sq.ft.

140,000 sqg.ft.
165,000 sqg.ft.
24,500 sqg.ft.
14,000 sqg.ft.
24,500 sqg.ft.
240,000 sqg.ft.

110,000 sqg.ft.
20,000 sg.ft.

130,000 sq.ft.
41,500 sq.ft.
25,000 sq.ft.
54,000 sq.ft.
20,000 sg.ft.

18,000 sqg.ft.

550,000 sqg.ft.
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CHAPTER 4
PLANNING STRATEGY

This stage is concerned with the development of a
planning and implementation strategy for alternative three
i.e., the alternative chosen for developfnent° This involved;
(a) the establishment of a master development plan; (b)
setting out of the traffic circulation system; (c) zoning of
activity within the study area; (d) designation of pedestrian
and service systems; (e) the three dimensional development of
the complex; (f) a strategy based on the development package
concept; (g) the economic feasibility study; (h) some
preliminary impressions on the form of the.building.

In the hope that some feedback may give some new
insights, these ideas were presented to the local merchants
at the Brandon Chamber of Commerce and Brandon City Council.
This presentation outlined the work to this point via a slide
presentation and a schematic planning-model° The meeting

‘with the merchants was more informal and produced some
relatively good feedback. Unfortunately, because of time
limitations, immediate feedback was not possible from the
city council presentation. Several inquirieé were later
received which indicate a positive interest in the community
in the project. Because the promotion of this scheme would
involve too much time this aspect of the thesis was not

56
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carried further. Some of these letters and a newsclip are

included in the Appendix A.

Development Master Plan

The development master plan (figure 7) is based on
expansion from the existing land use patterns and the
development of a pedestrian circulation system. As illus-
trated, a major circulation spine would be developed where
Ninth Street is presently. Off this major spine, which would
link a variety of urban activities, a series of secondary
malls would be generated. These secondary malls would con-
tain a concentration of a particular type of activity, that
is, one may be retail whereas another may be primarily

entertainment oriented.

Traffic Circulation

The proposed‘traffic circulation (figure 8) maintains
essentially the same traffic circulation with the exception
of Ninth Street. Along Ninth, traffic has been completely
removed from the portion between Rosser and Lorne Avenues;:
while that between Lorne and Victoria is restricted to local
traffic only} until the master plan is carried out. This

strip would eventually become a complete park system.

Zoning

The zoning diagram (figure 9) illustrates a shift
of the prime retail area to the south side 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 retail in this stage may link internally into
the system. In fact there is presently work in progreSs to
link the Tenth Street shops. With the development of a new
hotel and the linkage of the bowling lanes and Prince Edward
Hotel along with the library, this end of the centre should -
be an active entertainment and centre of night life.

Parking is located on the periphery of the development and

in a structure under a portion of the development.

Circulation Systems

The circulation systems (figure 10) illustrate the
relationship of the pedestrian circulation system and the
servicing system to‘the rest of the development. The plan
shown is the main concourse level, 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 distributed along a service

corridor.

Facilities and Three Dimensional Development

In terms of planning (figures 11-19) this development
consists of three levels. The lowest level consists of two
floors of parking, one at Rosser Avenue level and one nine
feet higher. This level also contains the truck loading
and service facilities as well as the entrénce off Rosser

Avenue. The second level contains the bulk of the public



T ez T T _m>m_.‘c£Q D - .ﬁl%a%m.«_o 1olues

weysfs eonEE0 o swielsAs uolje|noald QL By
 W3ISAS cm_tm)wmaLHﬂ e S T

_.lllfltw mﬁmuw _ D
001 :

S9pou |eoijdan _ 1
abexoed juawdojensp — __ —1

62

_ O ile e A ——
~ded

i - ’
g . . . , |
_ _ _ wmn&mv:: ,J . -




63

n“ | _ 2|eds’
llew nuy} ises o} uoyoes
11 "By

ul (#
— B

e =1 v¢ el

' )
d
1& qqqqq 1‘.\. —— e = ‘"m.,.m..,«,.\ =N
. _ _tm 11 PP | TpeIRRg . o sdous  [7eY Syson jjed vy oesy | __
mx_.ﬂ,:__::,_____._.______:_:_%KFH..”MWH\,;._ . P ——
T
e



< .
e —TTTTTREE -z QU0 oA uedil _ ) 7
T [ E——-
S3POU UONRINOKD [EOILIBA — () I
{ooued uswdojanap — 3
¢ t SR 0—2
rSpose ] ak oy — !@c_%%w v dp
wﬁ\ m dp3 (i G
mm%h . . 4 [
SUoEs . P | wubre IH Yiugy
10 | B B I —1 ] _
| K QE_ | " Sa0US SO0 h@
N k T y
mx : - ,_\ _qﬂ obsany
I£2 "9 <— "OAR 19SSO) .
SUMOWOOR | [T ] [TSuowepT]] | [iusuwep SIOUS || ([ 59050
T i b
_
| i =
. —l 1 Spo9s
R S ; e S e oy e ~
: _ SIZUSHD
mL L




éom w2~ g |oAg| cm_aA

TN Tt

S3poU  |edIIBA
abeyord juswidojonap —

doos T mp)

Bi

f

1
]
)

~9|.1 Bsursnoy ‘1o ho_cmlmw.

yJed

wm_vahmn::
ﬁma\. .....

SNuULLBE SN

J S

Asesqy

k asepkep |
: Resnlorsied ._

eds
Gdp

u 3 1 .

, ! Qoww uamu
1 B e+ o e et
m b‘.n - . . R TR

.|
s
o
A [~SR
51
9
A
L

v :

T

) ,||)Is..'w it [T

oo.imm 2 ‘_QwJ

S

lew
sdoys ; peienoudi _
__N dp |,

Bit T _..Qmu ﬁ..f

SRR ﬂm
i, i et L !

L

U&«g

«Q@U ya

PR e
_

|

19SS01

s

RS

i w&wo_v_w




\o

— 14 Bl

o +092 SjoAs] Jaddn ugld

0 E 9leos

"s8pou [eo11IaA -0
abeyord EmEa.o_mswb -dp

}

00O

s,uojes

182 J9SS0S |- |

sl

I

1

S

T

=




i Ty o
jfews M-8 UL YiNos O} Uoijoas
SL By

[ e gunired Vol aabes

RO

1
= Buiied
128 Ll

L A

ey m

— T 4]

e . -

. . Y
, f . . A

1dap M..E KL
[ W0 o0 T




9




X

s T R Y Wty |




Q| By mmmuccg L% ECE

70

N

Rl




o e g . TGP B ¢ N ¢ S ¢ maga v € e - o - o v B R i I T e
TP

et e e e et

. et - - St i ey e PPN - - - i 2o e
e e et D g e s . e . oo . .. g ~
e 71 -
- N h : - . —
- - e g S ———— =
. - T -
L P PCU ST PR-¥ S EEERET o PR ) i ~ o
: . D e e et I - o -~
-
I AT . R

v e oa e g e poeAe oA

T R

B N e

e e o e A e e s <

e e yow et o e oty N, 5 o UG RB

I weet on princese |9



72

activity which is generated by the netwoxk circulation
system. This includes an intermediate floor at the
Princess Avenue elevation, which acts as an entrance and
the main bus interchange for the city. The upper levels,
which are accessible from the level below consist of second
level stores, offices and more private types of activity
such as hotel rooms and apartments. This level would also
include such things as mechanical equipment and roof

~gardens. .

The Development Package Concept

Since the development of this centre would be under-
taken as a speculative venture, it is proposed that the
development be undertaken as a series of development
packages (figure 21). The key element is development
package 1 which establishes the circulation system. This
package also consists of two levels of parking under the
main circulation deck, taking advantage of the sloping site;
a main circulation level with a variety of retail activity
as well as a library and day care centre; a bank of offices
overlooks the north-south mall. The city's involvement
would be to assemble the land which would be leased to the
developer over a 70 year term. The city would lease and
operate the.parking, library and day care centre from the
developer,

Development package 2 consists of existing second

floor space renovated by the individual owners who will
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also lease rights to the mall created 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 level.
This would allow linkage of Eaton's, Macleod's and Simpson
Sears into the system. The land would be assembled
privately as only one land ownership is involved.

Development package 4 would redevelop as a new
hotel complex by the present owners, leasing mall rights
- from the developer in development package 1 and parking in
development package 1.

Development package 5 is developed along one of the
secondary spines as secondary commercial (health spa,
laundromat etc.) on the main level and again parking would
be in development package 1, thus giving an incentive for
this type of development in the downtown where land cost is
at a premium. The land could again be acquired privately as

only one land ownership is involved.

Economic Feasibility Study

In order.to establish the costs and benefits to the
parties involved, a feasibility study haé been prepared
(tables 5-17, pp. 77-99). This was undertaken after con-
sultation with developers and cost-controllers and finally
by J. V. Fitzgerald, a quantity surveyor, whose letter
appears in the Appendix with his comments on the study.

The emphasis in this study was on development
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package 1, as this is the key element and the most complex
in terms of private and public expenditure. 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 entire development feasible.
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TABLE 5

77

'

DEVELOPMENT PACKAGE 1 - LAND AQUISITION COSTS ESTIMATE

OWNERSHIPS AND ASSESSMENTS

Business Land Building & Land Total
Curly Mackay _ $4,500 $15,460
Top Spot Hair Stylists 3,830 8,760
Flowers by Jacques 6,850 20,750
F. O. Meighan - 7,130 19,170
Robinson & Robinson 2,380 4,100
Scory's Hairstylist 4,730 8,850
Gray Tailor 2,320 3,480
Mitchell's 2,380 3,820
H. R. Hoffmann 4,750 11,760
Beacon Lunch 4,610 12,010
Pizza Place 7,000 13,570
Princess Cafe 4,580 8,570
Avco 3,360 7,060
Watt's 1,940 4,780
Watt's 3,400 13,350
Kulberg's 9,500 20,130
Mona's 5,750 9,980
Lacy's 4,750 9,790
Relf's 5,000 12,530
Kulberg's 11,000 22,350
Assessed Value of

Unacquired Properties $122,740 $230,270
Assessed Value of Acquired

Properties (City of

Brandon) L ... ..39,480
TOTAL ASSESSED VALUE $269,750

Source: 1970 Tax Roll, Assessment Office, City of Brandon.
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TABLE 6

DEVELOPMENT PACKAGE 1 - CITY OF BRANDON

INVESTMENT ESTIMATE

LAND ACQUISITION IN DEVELOPMENT PACKAGE 1

Land Assessment $ 99,660
Building Assessment .. 140,610

Assessed value of
private property $230,270

Property value =
(2.5 x assessment) + (.5 x assessment)* =
3 x $230,270%* = $690,810

Value of already assembled
land (parking lots) =
2.5 x assessment =

2.5 x $39,480 = 98,510
Demolition costs : 25,000
Legal fees etc. 25,000

TOTAL PROPERTY VALUE
(base for assessing land rent) $840,000

Assuming aid from senior governments

Cost of unacquired property to
city (50% of financed by prov.
government) 50% x $690,810 = $345,405

Demolition (could be carried
out as winter works program)

25% non-labor allowance = 6,250
Legal fees etc. (borne by city) . 25,000

CAPITAL COST TO CITY
(base for determining financing) $376,655

*relocation costs
**confirmed by assessors, City of Brandon



TABLE 6 (continued)

Amortising $376,655 over. 30
years at 8% annual costs = $ 33,162

Parkade rent & operation 178,000

Library and day care centre rent
shared 50/50 with prov. gov't.

79

25,000 sqg.ft. @ $5.50 = $137,162/2 = 68,750

TOTAL ANNUAL COSTS - .$280,000



TABLE 7

DEVELOPMENT PACKAGE 1 -~ CITY OF BRANDON

INCOME ESTIMATE

ANNUAL INCOME
Rent from land leased to developer =
Value x amortisation over
30 years at 8% =
Recovery for lost land tax =
.10 x land assessment =
.10 x $122,740 =

Taxes on commercial space =
180,000 sq.ft. @ $.50 = *

Parking structure revenue

GROSS ANNUAL INCOME FROM
DEVELOPMENT PACKAGE 1

GROSS ANNUAL EXPENSES

OPPORTUNITY REVENUE FROM :
DEVELOPMENT PACKAGE 1

*Refer to letter in Appendix A for source.,

$ 73,987

12,274

90,000

188,000

$364,261

$ 84,000

80

280,000
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TABLE 8

DEVELOPMENT PACKAGE 1 - PARKING STRUCTURE

COST~-INCOME BREAKDOWN

CAPITAL COST

600 cars @ $2,000 = $1,200,000
amortisation of $1,200,000 at

% over 30 yrs = $1,200,000 x
amortisation factor =

120 x 80.5 x 12 $115,000

Taxes on structure
$.18/sq. ft, = .. ..38,000

Minimum annual income to cover

prime annual costs (insurance,

management, etc. not included)

required by developer $153,000

ANNUAL COSTS TO CITY (Leasing parkade)

Rent (paid to developer) 153,000
Maintenance and wages 20,000
Administration 5,000

178,000

ANNUAL INCOME TO CITY (Parkade only)

100 monthlies @ 15.00/mo. 18,000
500 dailies @ 30.000/mo. ..180,000
Total | 198,000
With 25% vacancy (for first years) 150,000
Tax revenue 38,000

NET ANNUAL INCOME (fifst years) |
$188,000 - 178,000 = ©$ 10,000



TABLE 9
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NET CASH FLOW ESTIMATE - CITY OF BRANDON
(development packages 1~5 inclusive)

INCOME

DEVELOPMENT PACKAGE 1

Rent on land $ 73,987
Recovery for lost

land taxes 12,274
Taxes (bldg.) on

commercial space 90,000
Taxes on parking '
structure 37,800

Parking structure

revenue .. 150,000

Subtotal Development Package 1

DEVELOPMENT PACKAGE 2

Increase in taxes
from higher assess-

ment . 10,000

Subtotal Development Package 2

DEVELOPMENT PACKAGE 3

Taxes on land
12,880 x .10 = 1,288
Taxes on building -

28,000 sqg.ft. @ $.50 = 14,000

Subtotal Development Package 3

DEVELOPMENT PACKAGE 4

Taxes on land '
.70 x 41,000 = 2,870
Taxes on building

61,250 sq.ft. @ $.,50 . 30,500

Subtotal Development Package 4

$364,000

10,000

15,300

- 33,400



TABLE 9 (continued)

DEVELOPMENT PACKAGE 4

Taxes on land $ 1,820
Taxes on building .....35,500
Subtotal Development Package 5 . $ 37,300

GROSS ANNUAL INCOME NOT
INCLUDING BUSINESS TAXES = $460,000

GROSS ANNUAIL EXPENSE
(Development Package 1)

NET CASH FLOW
(Not including business tax and licensing)

83

$460,000

280,000

$180,000



TABLE 10
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DEVELOPMENT PACKAGE 1 - CAPITAL COST ESTIMATE*

BUILDINGS

Parking structure 210,000 Sq; ft.
210,000/350 sq.ft. per car = 600 cars

cost/car = $2,000 $1,200,000
Dept. store 2 levels @ 30,000 sqg.ft.

60,000 sq.ft. @ $17 A 1,020,000
Library and dar care centre 25,000 sqg.ft.
25,000 sq.ft. @ $17 425,000
Allied stores 50,000 sq.ft.

50,000 sq.ft. @ $19 950,000
Offices 20,000 sqg.ft. @ $20 400,000

Mall (inc. kiosks & sidewalk restaurant)
25,000 sg.ft. @ $22 ) .. 550,000

FOUNTAINS AND MALL FURNITURE
ARCHITECT'S FEES
$4,695,000 x 6%

SERVICES (relocating)

-Municipal - water,sewers,roads 150,000
Hydro 50,000
Gas 25,000
Telephone 10,000

LEGAL FEES, SOIL TESTS, SURVEYS
PROMOTION

LEASING AND DEVELOPMENT FEE

$4,645,000
50,000

281,700

235,000
75,000
25,000

150,000
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TABLE 10 (continued)

INTERM FINANCE (construction)

0-$5,461,700 over 12 months @ 9%
1/2 x $5,461,700 x 12/12 x_9/100

i

$245,777 ... 246,800

$5,708,500

*Sources: James V. Fitzgerald, Quantity Surveyor,
See Appendix A for letter; Don Rosbourough, Developer.



TABLE 11

DEVELOPMENT PACKAGE

86

1 - NET CASH FLOW ESTIMATE

Assume minimum net return range=
$3.00/sq.ft. to $11.00 (kiosks) =

average net return = $4.50/sq.ft. =

$4.50 x 170,000
Parking garage

Mall rental to exiéting
900 lin. ft. @ $50

OPERATING EXPENSES

Taxes - commercial space
- parking

Land rental

Insurance 400,000 sqg.ft.

stores

@ $.02

Heating and air conditioning

180,000 @ $.25

Mall maintenance 170,000

@ $.10

Management 100,000 sg.ft. @ $.10

GROSS INCOME

OPERATING EXPENSES

Property taxes
Insurance
- P.L. P.D. fire
- rental
Land rental
Heat & air cond.
Mall expenses

$142,500

8,000
15,000
84,250
45,000

... 22,000

$765,000

167,500

45,000

90,000
52,500

84,250
8,000

45,000
17,000

10,000

- 316,750

$§ 977,500
306,000
$1,283,500

300

670
000
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TABEL 11 (continued)

VACANCY ALLOWANCE - 5% on non-national

income (assume 40% non-national) $ 15,300
MANAGEMENT
2% on gross income 25,670
MERCHANT 'S ASSOCIATION .. 10,000
GROSS EXPENSE , $ 367,720

NET CASH FLOW ' $ 915,780
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TABLE 12

DEVELOPMENT PACKAGE 2 - CAPITOL COST ESTIMATE

RENOVATIONS
Metropolitan (lst stage 1 floor
converted) 13,800 @ $7.50 = $102,100
Reesors - 1 floor 3,600 @ $7.50 = 27,300

Bata (Ghidoni) 2 fl. @ 3,600 +
$3,000 demolish

7,200 @ $7.50 = : 57,000
Vogue (Rossec) 2 fl. @ 2,700

5,400 @ $7.50 = 40,500

' Embassy Fabric (Johnson's)

1,980 @ $7.50 = 14,850
Robson's & Co. (Robinovich)

7,700 @ $7.50 = 57,750
Brown's 2,250 @ $7.50 = 16,875
Breslauer & Warren (J.M.S.)

2,250 @ $7.50 = 16,875
Gooden's 2,250 @ $7.50 = ' 16,875

Joanne (S. Baker)

2,250 @ $7.50 = ' ‘16,875
Willson Stationary (J. Bertrand) .

1,800 @ $7.50 = 13,500
Mutter's 2,700 @ $7.50 = 20,250
Ricki's (Sector) 3,600 @ $7.50 = 27,300
Bank of Montreal 4,500 @ $7.50 =

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

LINK AND TRANSITION COSTS

Simpson Sears & Macleod's (shared
cost including roof structure,
transition levels and stairs)
Pedestrian skylink from Eaton's

Kresge's - level transition and
renovation

Pedestrian skylink

Clement Block -~ transition & renovation

Dayton's -~ renovations

. 33,750

$462,500

50,000
15,000

15,000
15,000
15,000

- 3,000

89
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TABLE 12 (continued)

Bank of Montreal & Royal Bank
Transition and renovation

costs @ $5,000 10,000
Eaton's - renovations ' : .. . 5,000
Subtotal $128,000

ARCHITECT'S FEES

8% x 590,500 = , 47,240
LEGAL FEES, ETC. 10,000
LEASING AND DEVELOPMENT FEES . 10,000

TOTAL CAPITAL COST  $657,740




TABLE 13

DEVELOPMENT PACKAGE 2 - NET CASH FLOW ESTIMATE

(from renovated premises only)

Assume minimum net value of

improved space per sq.ft. = $3.50

Annual revenue to converted premises

on second level = 51,280 sq.ft. @ $3.50 =

ANNUAL EXPENSES

Since all stores operated individually
all expenses will be net.

Taxes (improvements are not fully
taxable but may cause a slight
increase in assessment) say

total tax increase = $10,000
" Insurance
P.L., P.D. & Fire
51,280 @ $.03 = . 1,500
Rental insurance 4,000

Heating and air conditioning

51,280 @ $.25 = 12,800
Mall rent 450' @ $50 22,500
Mall maintenance

51,280 @ $.10 = 5,100
Vacancy allowance j

5% x $179,480 = 9,000
Management

2% x $179,480 = ' ... 3,600

GROSS EXPENSE

NET CASH FLOW

$179,480

91

68,500

- §111,000
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TABLE 14
DEVELOPMENT PACKAGE 3 - CAPITAL COSTS

Land acquisition by private enterprise

J. A. Keddy Building

Assessment = $33,130

Property value = (2.5 X assessment) +

(.5 x assessment) for relocation =

3 x 33,130 = $99,390 $100,000

Area of possible commercial space
(possible expansion of Eaton's) =
12,000 ground floor + 13,000 main
circulation level + 3,000 sq.ft. mall

Dept. store = 25,000 sqg.ft. @ $18 = 450,000
Mall - 3,000 sg.ft. @ $22 = 66,000
Demolition (J. A. Keddy Building) 2,000
Architectural fees - 6% x $655,000 39,300
Mall Furniture 10,006
Services (relocation - hydro | 10,000
Leggl Fees, surveys, soil teéts, etc. 10,000
Promotion 3,000
Leasing’and development fees 15,000

Interm financing :
0 - $732,300 over 8 mo. @ 9% =
1/2 x $732,300 x 8/12 x 9/100 = $21,969 22,000

GROSS CAPITAL COST , $754,300



TABLE 15

DEVELOPMENT PACKAGE 3 - NET CASH FLOW ESTIMATE

Assume net return rent = $3.50/sq.ft.’

25,000 sq.ft. x $3.50 = $87,500
Mall rental - 120 ft. @ $50 ... 6,000
$93,500
OPERATING EXPENSES
Taxes - building =
28,000 sq.ft. @ $.50 = : 14,000
land = .1 x assessment =
.1 x $12,880 = 1,288
Insurance 28,000 sq.ft. @ $.02 = 560
Heating and air conditioning
$.25 x 28,000 = 7,500
Mall maintenance $.10 x 25,000 2,500
Management $.10 x 25,000 2,500
GROSS INCOME 121,848
OPERATING EXPENSES

Taxes : $15,288
Insurance

P.L., P.D., Fire 560

Rental 1,000
Heating and air conditioning ' 7,500
Mall Maintenance 2,500
Management 2,500
Merchant's association T 1,000

GROSS EXPENSES ... 30,288

NET CASH FLOW . $ 91,560
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TABLE 16

DEVELOPMENT PACKAGE 4 - CAPITAL COST ESTIMATE
(redevelopment to be undertaken by
Community Hotels Ltd.)

LAND ACQUISITION

Gulf 0Oil - vacant gas station
net value = $50,000

Adanac Investment Corp. (Community
Hotels) Brandon Hotel - total
assessments = $102,470

Value = 2.5 x $102,470 + .5 x

102,470 = 307,410%

Mrs. A. Fowles - barber, tobacco

shops = value = 3 x $4,200 = ..12,600
370,010

Cost of Land Acquisition to
Community Hotels $§ 62,600

CONSTRUdTION COSTS

Theatre - 5,000 sg.ft.; beverage

room - 4,000 sq.ft.; restaurant -

2,000 sg.ft.; lounge - 1,000 sq.ft.:
banquet room - 5,000 sqg.ft.; shops-
2,000 sq.ft.; kitchen 2,000 sg.ft.;
vendor, telephones, etc. - 1,000
sqg.ft.; circulation = 25% - 4,000 sqg.ft.!}
service - 1,000 sq.ft.; truck loading -
2,000 sq.ft.; = 30,000 sqg.ft. public
space. 100 rooms @ 250 sq.ft. +

25% circulation = 31,250 sq.ft.

HOTEL COST _

61,250 sg.ft. @ $24 1(470,000
FURNITURE |

100 rooms @ $1,500 150,000

Hotel furniture .. 50,000

200,000
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TABLE 16 (continued)

POOL, SAUNA, ETC. $ 100,000

DEMOLITION 5,000

ARCHITECT'S FEES

6% x $1,775,000 106,500
LEGAL FEES, SURVEYS, ETC. 10,000
PROMOTION : 5,000

INTERM FINANCE

0 - $1,959,100 over 12 mo. @ 9% =
1/2 x $1,959,100 x 12/12 x 9/100 = 88,200

TOTAL CAPITAL COST DEVELOPMENT PACKAGE 4 . $2,047,300

*Source: M. V. Elmhurst, Community Hotels Ltd.:
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TABLE 17

DEVELOPMENT PACKAGE 5 - 100 SUITE APARTMENT

CAPITAL COST ESTIMATE

LAND
Presently for sale at $90,000 ] s 90,000
BUILDINGS

Parking structure - 100 cars (1 stall '
per suite) = 100 @ $2,000 200,000

Mall level - health spa, laundromat,
pool and apartment services

120" x 120' = 14,400 x $20/sqg.ft. = 288,000
Apartments

10 floors @ 6,400 sg.ft.

64,000 sg.ft. @ $15 = 960,000

ARCHITECTURAL FEES

g x $1,558,000 86,880
LEGAL FEES, SURVEYS, SOIL TESTS, ETC. 20,000
LEASING, DEVELOPMENT AND RENTAL FEES 30,000

INTERM FINANCING

$1,584,800 at 9% over 8 months =
1/2 x $1,584,800 x 9/100 x 8/12 = 47,544

TOTAL CAPITAL COST $1,722,400




CHAPTER 5
ARCHITECTURAL DEVELOPMENT

This stage was concerned with developing the archi-
tectural ideas in order to create a coherence in this
rather complex structure. The design concentrated on
developing the pedestrian street system. A series of models
were used to develop the fhree dimensional quality of the
spaces. The following are the aspects of the'design which
were of prime concern in this stage. The design drawings

are included in Appendix B.

Zoning and Characterization of Pedestrian Streets

Since each of the streets serve a different function
they should, for orientation and identification purposes,
have a distinctive character.

Since the north-south mall is the major spine it has
been identified by utilizing strong architectural features
such as skylights, greater width and height and levels over-
looking this space. The east-west retail mall is relatively
narrow. Rather than utilizing strong architectural features,
the shops themselves will define and characterise the space.
By articulating the elevations,; the shops become more
individualised, and thus, rather than a narrow corridor,
the street becomes a series of spaces as it winds along the

100
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the rear of the existing buildings. This articulatioﬁ 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 would occur, the second line is 5 feet out.
from this; within this margin the facade of the shop occurs.
It may be completely opened and closed by a movable wall,

it may contain a showcase (or any combination). The
secondary retail mall which would contain offices and second
order retail activity as well as the day care centre would
be low and relatively wide. It again would be articulated
following the principle previously outlined, but would be
more controlled in its treatment and relaxed in atmosphere,
The other malls act as connectors and would be treated

simply.

Openness and Flow of Space

Where possible, spaces and activities are open to
the mall or flow into it. Movable walls or screens would
be used for security when these portidns of the development
are closed. In order to maintain visual contact with the |
activities on the various levels, wells, bridges, balconies
and glazed areas, open to the main circulation spaces. 1In
a complex such as this, clarity of verticle circulation is
important, therefore, the major circulation elements are

~placed at the intersections, and treated as objects in

space.
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Flexibility

The structure selected is a steel column, éteel
joist and steel cladding system which allows for greatest
flexibility in terms of movement of walls and mechanical
and electrical services. As a definite program has not yet
been established, and the nature of the shops is such that
the rate of changeover is high, rather than demarcating
spaces for shops, the planning has only set the boundaries
within which the division may take place. By simply
inserting a member in the ceiliné system, divisions may

take place virtually anywhere.

Interfaces

Integration with existing buildings is an important
éspect in the planning of this complex. Some of these
existing structures are quite elegant or rich in texture,
while others are rather clumsy. Where possible, the better
structures have been revealed and the worse ones have been
hidden. This has particularly been exercised on the Rosser
Avenue overpass. Except on the floor where the éxisting

and new buildings are joined, a breather space was provided.

At the roof level a glass joint spans between the old and

new.

Entrances

Although there are many secondary entrances, three
major points of access have been provided. The first

involves moving people from Rosser Avenue level up 18' 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, horizontally at the inter-
section of the two major malls, and vertically the skylights
expand the space. This becomes a major orientation point.
The second entrance is also the main bus waiting area on
Princess Avenue. In order to catch the passerby, the sky-
light structure has been extended and arcs over the sidewalk.
Upon entering, this becomes the mezzanine level which over-
looks the main exhibition space and ramps down along the
major mall, again becoming a major orientation element. The
third entrance is défined by the highrise apartment tower.
This entrance which leads into the apartment and secondary
retail mall is approached via a ramp which slopes up from
Eighth Street and passes through an enclosed court. Upon
entering, the mall becomes part of the public mall system

and the apartment entrance is separated.

Light

Since this is an internalised scheme, introducing
natural light into the complex becomes more difficult.
Functions requiring natural light have been pushed to the
periphery; where this has not been possible, skylights have
been introduceao Since the pedestrian network is the most

important space in the complex the major malls have been
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skylit. These skylights have been used to delineate the
direction of the space; verticle circulation eiements are

located under, or in close proximity to these.

Roofs

One of the problems inherent in projects that cover
a large area is the large expanses of roof created. This is a
particular concern in this scheme as the existing fabric
consists of highly articulated, small scale development.
The solution is only partly successful in solving this
dilemma. This has been accomplished by breaking up the
massing; by expressing the skylighté and mechanical elemehts
as well as making use of the roofs forlcourts and display
areas where possible. By at least partial enclosure and

even minimal landscaping 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 superficial manner. One of the
‘Problem areas is in the three minor connecting links, these
are still quite barren of activity. The interface between
the highrise and the rest of the comple# is still clumsy,
however this is an urban design problem and the problem has
been creatéd 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, colour
and texture would have to be completed. Finishes for the
interiors have also not been considered although it is
intended that the various systems be left exposed rather

than resorting to false ceilings etc. The hotel and apart-
ment buildings are included only to show how they could
relate to the key element in the development and should be
considered at this stage as simply massing in their

expression.



CHAPTER 6
CONCLUSIONS

As iilustrated throughout this thesis there are a
great number of variables that influence a development of
this type. -These variables involve a wide range of
decision making. Many of these are elements over which the
architect or planner has little or no control. Even though
a project is feasible from a financial and desirability
point of view, (refer to page 11), the friction variable is
the factor which cannot be predicted. Only through intelli-
~gent and imaginative decision making at the primary level,
which usually occurs in the political realm, can any creative
urban design be accomplished. Unfortunately, especially at
the local level, this decision making body seldom under-
stands or is even interested in planning concepts or the
long range benefits of planning. Thus at.this point, even
though the proposal seems to be feasible, this decision
making body does not have the courage to make any form of
committment. |

The following is the text of the recommendations
proposed to Brandon City Council. This was presented
January 17, 1972, with the hope of feedback which might be
helpful in the design development in stage four. The only
feedback to date received from city council was the letter

106
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contained in the Appendix A.

Recommendations

Inherent in the process of redevelopment is the
aspect of change, the breaking of certain exiéting patterns
in favor of more desirable ones. It should be the position
of the city to formulate a policy to determine the direction
of this change, bearing in mind the objectives of the various
~groups involved 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 ideas in a constructive manner, no
solution is going to be forthcomingAand everyone will stand
to be the loser.

The proposed scheme precludes a high degree of
involvement from the public sector. This process is funda-
mental to‘meaningful planning. The city must assemble the
land, as it would prove impossible for a developer 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 would
thus own the land. After a seventy-year leasing period the
city could again have an instanﬁ renewal area. The city
would also lease the parking, library, day care and bus
shelter from the developer. ThisngiVes the developer a

certain amount of incentive as this gives him some strong

£



108

anchor leases. The basic recommendations for the implementa-
tion of this scheme or any other are:

1. The formation of a Brandon Redevelopment
Authority, composed of members from the business community,
city council and community at large with the aid of
resource personel trained in urban design. It is proposed
that a respected citizen of the community head this authority
and be the official representative in negotiations with
senior governments and developers. This authority will have
central decision-making powers, being independent of both
city council and merchant associations, yet retaining
communications with both. This autonomy is required in
order that costly time lags which frustrate and discourage
private developers are minimized. It also places responsi-
bility on one body. The detailed 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 Winnipeg
by the institute for urban studies, under the direction of
Lloyd Axworthyo12

2. That fhis authority make a decision into the
direction of redevelopment; it is imperative that this
decision be soon. With the proéosed construction of the

parkade between Seventh and Eighth Streets, definite

problems will be created.

.12Lloyd Axworthy, ‘Report on Structures for Downtown

Development', prepared for Metro Winnipeg by the Institute
of Urban Studies, University of Winnipeg, 1970.
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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 development in
this area unless the development fits into the selected
scheme. Unless 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 well as approval and cost sharing for the
operation of the library and day care centre.

5. The appointment of the City of Brandon staff,
under the wing of the redevelopment authority, a full time
planning and design consﬁltant, to act as programming and
design coordinator in the execution of any plans. Other
responsibilities could include such duties as;

- quality control in cooperation with the building
inspector's office,

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

= programming of city-owned buiidings, thus providing
a framework in which architectural and engineering firms can
operate in,

- initiation of renewal programs in other commercial
as well as residential areas. |

In conclusion, the time is now ripe for a project of

this type, as presently with the demolition of several
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buildings on the fringe of the downtown, there is provisién
for some of the parking, that would be displaced from the
project area; furthermore most of the merchants displaced
could temporarily relocate in presently vacant stores. A
project of this type would create a building boom, not just
in terms of major projects, but would originate many smaller
jobs in renovations of the existing buildings--this aspect
would be important in approaching the federal government

for assistance.
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d. V. FITZGERALD ASSOCIATES

LIMITED ’ Buire 210
738 SHEPPARD AVE. E,
QUANTITY BURVEYORS WILLOWDALE
CONSTRUCTION ECONDMISTS —
AND MANABEMENT CONSULTANTS TORONTO 223-0024

VANCOUVER 922-0711

January 3, 1971.

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

Re: Proposed Urban Renewal
Brandon, Manitoba

Dear

Thank you for sending me a copy of your report regarding the above,
unfortunately it was delayed in the mails as a result of a misleading
layout in my business card. Willowdale is a suburb of Toronto, Ontario
not Vancouver, B.C. So while the card is understood locally it very
easily becomes misunderstood by those unfamiliar with that particular
postal address.

I have read the report with interest and found it to be generally self
explanatory. It is obvious that you have executed thoroughly your
research of the area, and presented a strong case for the general
feasibility of the project.

My comments will be concerned only with construction costs of the elements
which I feel could deserve further consideration, please do not construe
them as adverse criticism.

1. Parking Structure: T feel $2,000 per car to be rather low when it
is borne in mind that the intention is to construct a low level
structure. I would prefer to see a‘budget allocation of some $2,500
per car at least. This would allow for sprinklers, mechanical air
treatment, additional lighting, basement excavation, waterproofing etc.
These are costs which become considerably reduced as the parking
level is raised.

DEPARTMENT STORE: The $17.00 ber square foot may prove to be a
little tight but not out of the question. Sub division of space can
be a big cost factor.
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e d. V. FITzGERALD ASSOCIATES
University of Manitoba, LIMITED
Page 2

LIBRARY AND DAY CARE CENTRE : Depending on the types of loading
anticipated and the quality of finish envisaged, plus the amount of
millwork and library shelving etc. to be installed as "construction
cost" rather than "tenant requirements" $17.00 ber square foot may
brove to be a3 little tight. A lot depends upon the constraints
acceptable to designer and user.

OFFICES: Providing the tenants will be required to bear the costs
of partitioning and the ancillary costs of lighting and air
conditioning caused by subdivision of space, it should be possible
to construct competitive office space for $20.00 per square foot,

May I wish you the best of success with your efforts.
Yours sincerely,

7

James-V° FitzGerald,
President.
JVF/rd
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December 21, 1971.

Our File No.
1000-19-1-2

ot
O R R
oy

Winnipeg 19, Manitoba.
Dear Sir:

In reply to your recent request for verification of your
tax estimates regarding commercial and parking space in
proposed downtown development parcel, please be advised;

Your estimate of .50¢ taxes per square foot of commercial
Space appears fairly accurate in comparison with the new
Royal Bank Building.

The rate of .25¢ taxes per square foot of parking space
appears to be a little on the high side. I believe a figure
of approximately .18¢ would be closer. The tax revenue from
this type of structure is difficult to estimate since we have
no local comparisons.

In addition revenue to the City would be derived from business
tax and licensing.

ASSTSTANT ASSESSOR
CITY OF BRANDON

RP:h
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OFFICE OF
CITY CLERK

I. L. THOMSON
CITY CLERK

1400~18-15

‘OUR FILE No.

CIVIC ADMINISTRATION BUILDING
BRANDON — MANITOBA

February 8, 1972

Faculty of Architecture
University of Manitoba
Winnipeg, Manitoba

Dear

I wish to advise that City Council, at its regular meeting
held last evening, adopted a motion that your recommendations
regarding Urban Renewal Project -- Brandon, be passed to the
Engineering, Transit, Utilities, Fire and Police Departments
of the City of Brandon for reports on your proposal for the
information of Council.

When all the reports have been received, I will be pleased to
inform you of Council's action.

City Council wishes me to express its sincere appreciation of
the work and effort you have applied to the Project and to
commend you on your keen interest in the revitalization of
downtown Brandon.

Yours very truly,

; [ A Py P

CITY CLERK

T:C
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CLEMENT, PEARSON, WILLIAMS & MYKLE T ann conm zon

BARRISTERS, SOLICITORS, ETC. 108 CLEMENT BLOCK
P.O. BOX 217

BRANDON, MANITOBA

ROBERT A. CLEMENT, qQ.C. OUR FILE No.
WM. C. PEARSON, LL.B.
GLEN T. WILLIAMS, LL.B., P. ENG. WHEN CALLING OR TELEPHONING

RODNEY H, MYKLE, B.A., LL.B. ©  ONTHIS MATTER PLEASE ASK FOR:

R. A, CLEMENT, Q. C.

January 28, 1972

Students Residence
School of Architecture
University of Manitoba
Winnipeg, Manitoba

Dear

I have been thinking about your presentation to the City Council
regarding the 9th Street Proposal and I know that you did not
have time to finish your explanations, '

. This left me puzzled as to the method of valuation which you
had applied to the Rosser Avenue Development Proposal and
to the 9th Street Development Proposal in which you stated
that a point system was used and that on this basis the 9th
Street.system was strongly indicated., I gather that this was
an attempt to rate the benefits and the draw backs of each method
in terms of cost related to benefit and then arriving at a series
of a dollar totalled. This method if I am correct in assuming that
it was this type of method, is as valuable as the method of
comparison is and I wondered if Yyou had something available that
I could look at which would give me the information which you
used to apply this to the proposals,

Best regards,

Yours sincerely,

‘Zf /é ¢ ?4/’/%”—//’
v
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by ANDY MOIR

Sun Staff Writer
There has been much discus-
sion recently about the need
for a facelift for downtown
Brandon. Several . proposals
have been made, among them

the rather well-known Rosser ~

Avenue Mall Project,

(R.A.M.P.). S

At a special .meeting of' city
couneil Monday night, Universi-
“dent Gordon Hlynsky presented
the -Fesnls ~of study he did

ty of Manitoba architecture-stu--

Jast summer outlining ~a  far--

‘veaching, five-part plan to re- .

-construct the downtown area.
" The basic premise. of Mr.

“Hiynsky’s proposal is that Bran-

~don ‘ig situated in. a sometimes

harsh northern climate—a fact -

‘that few would dispute, Because -

“6f this, he contends, facilities

should -be centralized. ; rather: -
than spread throughout the city. -

'~ Downtown should not be

strictly for commercial -ven: -

tures, .he contends, but rather.
a gathering place for various
social events. =~ - ,
_Mr. Hiynsky outlined three

possible alternatives’ for creat- -

- development.: o e

ing a more desirable downtown
atmosphere. .’
One of
R.AMDP. - proposal, another
calls for a shift from the linear

them - was thé

development (for instance, busi- .

ness developing along  Rosser
Avenue) to a more centralized

The third, which he favors,

“calls for Ninth Street to be the

- axis for future downtown devel-
opment, In the long range plan,

]

- on Tenth and Rosser, -~ .

- a mall weuld be builf from city -

. hall all the way to Rosser Ave- -

‘nue,

U Undef. Mr: Hi'fmsky’s plén, the
.- ity would be-the major driving

. force behind the redevelopment.

‘1t would be responsible for land 3
assembly. and then would léase -
-the land to developers. L
' He said the plan is economi-
“cally more feasible than the
RAMP. plan, = oE

-

“his development’ scheme.

fice space, a highrise apart:

_ ment block and extensive park

ing facilities. R
The - total design is complex, -
but when completed would con:
nect. -all the -buildings from
Simpsons-Sears - on . Seventh!

_.Street to the Kresge building Z

“Inherent in the process of}|
redevelopment is the aspect of
‘change, the breaking of old pat--
terns 'in favor of new ones,t;
Mr. Hlynsky' wrote ‘in. favor of.

el

“it“should be the position of!
the city to formulate a policy:

".to: determine - the direction of

e

this - change, - bearing in min
the " objectives of the variousg
groups involved or affected in:

-+ the community. From a plan’

. Under- his scheme, aéveiop-"

ment could be. undertaken by -

five separate development comr

“'ning point of view the proposed

-scheme . is' superior to the’
R.A.M.P.: proposal, however un:

* Jess the policy makers and ad:

panies with”the city and the -

provincial: government provid--":

- ing capital for land assembly.

a library, day-care centre, of; -

ministrators -of ‘the -city and -the

"downtown merchants - begin ta

communicate and . exchange
ideas in ‘a cons'ructive manner,

.. mo solution is going to be forth:
It includes.such facilities as

coming, and everyone will be
the loser.” =° T ..

= O e At -
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