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A DEVELOPNISNT PLAI'T FOR A PART OF TTITI TOI¡f}T OF TNA}TSCONA

Ttromas lvlaftechuk

^Dc¡¡TfD/ì/arnâLI-)Ð J-].LåIU -L

In general, a development plan is corrcerned wlth the

determina,tion of land uses and tnaffic eirculation for a

particular area" Traffic ci-rculation mainly involves the

sel-ection of rnajor traffic tho::oughfares based on local

eonditions" Determj-nation of land uses jrrvolves the designa-

tion of areas by the major land use eategories of industrial"

resld.ential, cornrner"cÍaI, public and semi-public buildings,

and. publi-c opu,r space, In this reporte with regard. to the

Town of Transcona as a wholee general recorurûend.ations have

been mad.e eoncerning both the traff ic circulation system and'

the various land uses" fn addition, for" a part of the Tolvn,

the reconmendations coslcerning land uses have ìuu* presented

in detail-" Fiirally, a par.tj-cula-r site has been subdivided

according to the princi;oles of good subd.ivisÍon design and

the neighborhood concep'ü" Tn conclusion the purpose of this

report may be sunmrarj.zed as followsS to s'bate the principles

which are i:rvolved in the de'bermination of â. traffic circula-

tion syster:r and. land uses; to illustrate planning principles

which are applj-cabl-e to 'bhe design of a residential sub-

divislon"
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CHAPTER I

THE TOWN OF TRANSCONA

GENERA], ÐESCRTPTION

Introduetio_n" The purpose of this chapter is to

present a picture of the existing eondi'tions related

Ëo pianning in the Town of Transcona, Manitoba. Some

of the more important Ëopics discussed are presenÈ

populaÈion, e,.cÍsting serrriees and utilities,
industrial poliey, and housing, The chapËer also

attempËs to indieate the factors whieh have influenced

Ëhe Town in the past and the facÈors which are likely
to Ínfluenee the lown in Èhe future" It is necessary

Ëo have an understanding of these exisËÍng conditions

and influencing factors Ëo determine, frorn a planning

poínË of view, not only what improvemenËs are absolutely

neeessary but also whaË improvemenËs are desirable

in order to realize the full potential of the Town as a

place in whieh Èo work, live and play.
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locaËion aTld gg¡1-eË91- deserip-tig¡." ., The Town of

Transcona, Þflanitoba, is located approxinately six miles

east of Winnipeg on highway nunrber fifteen. The total
area of the Tov¡n eonrprÍses 55Ð3 acres, nost of which is
typical ftat, treeless prairíe land" The Town is
divided into two major sections, the north and the southu

by the Canadj-an Slational Railway property€ This railway

property is bounded by Par¡d,ora Avenueo. Ravenhurst Streetu

Ðugald, Road and Klng SÈreet. The majority of people live
ín the north section; the rest are either in the south

seetíon or scattered abouÈ elsewhere Ín the Town.

Populatiqqa .å.n examinaËion of the population

figures obtained from the Ðominíon Bureau of SËatisties

reveals that the population has increased. very steadily,

excepË for the depression years, sÍnce the firsË census

was Èaken. tlowever, a more eareful exanination shows

that the popnlatíon has increased by a significant 57

per cent sinee the 1951 census, a period of only seven

years" Figure I and the follovrlng table illustrate
the population j.ncreaseo

1:ì

iì:l
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Year

L92L
L93L
L9L,,L
L9t+6
L95L
L956
L958

a Estimated by the

PopuJ-ation

4,195
5 17t+7
5 tt',95
Q 'I326,752
8 

'3]-?10;6ooa

Èown of Transeona

The table on labour force, Table I, indicates that

at the time of the L95L eensus, there were 2t576 people

in the labour foree; this figure represents approximately

38 per cenü of Ëhe Tov¡nrs populaÈionu Of those

eomprising the labour foree, alnnost Jl per cent are

engaged in manufacturing and meehanical oeeupations; this

eompares with a figure of LB per cent for the netropoliËan

area" A,lso, higher percentages of the labour force are

employed in the eonstnrctÍon, transportaÈion and

communication, and labourer eaÈegories j.n Transcona Ëhan

in the metropolítan âroâo From these observations it
may read.ily be coneluded that Transeona is essentially a

workerls comrunity"

Peeuliarities. There are two princípal ressons why

lra¡rscona ís t¡nlike most of Ëhe areas ouËlyÍng Tfinnipegu

The first reason is Ëhat Transeona, alËhough posseesing

adeguate resÍdenÈi.aI areas, is primarily an industria3

l'l.
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eentre rshile most of the other ouÈlying distriets are

residenËie-l in nature. The seeond reason. is that people

residíng in the rnetropolitan area are ernployed in

Transcona; this ís eontrary to the usual situation in

¡¡hich people residing in the suburbs are employed in

Winnipeg.

Municlpal affairs" Transcona was incorporated as a

üoronn in 1912. fts mnnicipal administratíon consists of a

mayor and four eoq¡rcll]ors, all of whom are elected for a

two year term of offieeu fn addiËion to these officials,

there is a secretary-treasurer who is appointed by the

administrators and occupies a permallent position with the

ToÍfit"

Transeonars fire and police departments are small

but ad.equate" The fire d.epartment has nine pe1rtranent men

and thirty volunteers on Íts staff' Vehicular equipment

consists of: one ladder truck equipped Îrith a pump and

a hose, and. one pumper Ëruck with a pump, hose and three

hund.red gallon tank. The Town has an agreemenÈ with the

City of \¡Iinnipeg which calls on the City to furnish fíre

fighting serviee j-n extreme emergéncies. Transconats

police force consists of nine rnen wlth the Services of

ai
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two radio equipped patrol cârso

condition" On January 1, ig28u rranscona

jurisdiction of the i4unicipal and Publ-ic

Financial-

cane under the

Utility Board"

The nunicipal and school district debt was
consolidated and refunded by the issue of thirtyyear, l¡ per cenü debentures" fnterest was defauLtedin the 1930ts" Tn L937, a five year pJ_an was put
into effect varylng the'interest r,s-iih-the cons'ent ofihe bond holderso fn !942, a new five year plan setinterest at 1f per cent. Àfter L9b6 tne interest
lvas adjusted annually by Board Orders for threeyears" ï+ L9l+9, the debt was refunded by the
issue of $þ9o0,000, thirty-five year, 1! þer cent
debentures, 0n December 31 , 1953, ùhe rèfund.ed debt
v'¡as fi790 cL99"25, This is 6i"6 peí cent of the debttn L936,- (J, p,98)"

Àssessmen'tn Transconars assessment values are based

on prehrar building costs, The assessed value of
buildings is approximately d0 per cent of the market,

value while the current mill rate 1s 5U"5" Transcona

has taken advantage of the i'¡iunicipal Act to fix
assessmentson i-anci and buiidings for a period of years;

the purpose of this pol-icy 1s to encourage industries to
locate within the Town" Although controversial, it is
likely that this policy will be continuecl in the future,

Education facilities" The two school_ districts in
Transcona, Sehoo1 District 39 and School DistricL L569,
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both Èeaeh courses approved by the tr4an1Ëoba Departnent

of EdueaÈion. AlËhough there are two sehool distrieËs,
nearly 86 per cent of the assessable property is
located in School Distriet 39.

Transcona has four elementary sehools, one high

sehool and one separaÈe Roman Catholic school, One of
the elementary schools serves the souüh side of town,

that is, the part of town south of the Canadian

Naöional Railway property" The others are Located as

follows: Radisson School¡ otr l{Ínona Street between

Harold Avenue and Horton Avenue; tentral School¡ otr

Oxford Street between Yale Avenue and Harvard Avenue;

WestvÍew Sehool, êñ Hoka Street between Rosseau

A"venue and. RavelsËon ^A,venueo The separate church

school is located on Rosseau A.venue, jusË west of

&eola Streeto The high sehool, Transcona tollegiateu

is on 0xford Street between Tale Avenue and Harvard

Avenue"

Recreation faeilitiesn Transcona has a fair
variety of recreati.onal faciliËies" For those who

are inelined to relax and v¡ateh others perforur,

there are: the srunmer coneerts held in Kern Parku a

three acre park in the heart of town; the conventional



novÍng picture theat're; the lldrive-intt theatre; and

the 11O0 seat baseball stad.ium. The more active of

population may visit: any one of the four community

clubs, with skating rinks during the winter; any

one of the seven playgrounds; the bowl-ing alleyr the

curling rink or the nine-hol-e golf course"

ÏNDUSTRY

fndustrial policy" Transcona

encourage indusËrial- establishments

is
ot

anxious Ëo

locate

within the Town" To aceomplish this¡ âs already

menti-oned, Transcona has Èaken advantage of the

provisions of Ëhe Municipal A.ei; which allorv the

fixing of assessments on Ëhe land and buildings

for a specified period of years, Arr example will
il-lustrate this practice" A. certain company

agreed to finance the eost of installing a trunk

selrer up to its property at a cosË of approximately

thirty thousand dollars" Thi-s lnvestment was to be

repaid by the Ëax credi-ts over a ten year period"

This arrangement would have been difficult vrithouÈ

the fixed rates of assessment" Further

encouragement to industry Ís provided by an

organization knornm as the Transcona Industrial
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Development Board, established in L95l+' this board

partieipated in the discussiol'ts which precede the

final agreement in the case just mentj-oned and also

played a prominent role in the negotiations with the

InternaÈ1onal Harvestor Corporation which eventually

resulted in the firm?s locating their plant in

Trafrscona"

ExistinE industries" The main industrial firms

with establishments i-n Transcona are; the Canadian

National Railway, the fnternational Harvestor

Corporation, the Griffin Steel Foundries timited, the

Canada Creosoting Company Llmited and the Dominj-on

Malting tompany Limited.

The Canadian Naüional Railway o$rns over one

square mile of land within the Tow:n; this property

is loeated immediately south of Pandora Avenue, not

more than two blocks from the Toro¡nts central

business district, The shops which are locat,ed on

this property are Transcona?s most important

industry: it may be stated that they are the

principal reason for its existence. This statement is

substantiated by the fact that many of Ëhe

approximately tv¡entv-three hundred people
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employed. in the shops are resådents of Transcona"

The two most reeent and most importanÈ

additions to Transconacs industríaL esÈablíshmenbs

are the plants owned by the International Harvesöor

torporation and Griffin Steel Foundríes f,imited'

The former is loeated on Regent Avenue at Bradley

Street and represents the first secti-on of a wårê-

housingu assembly and forwardfng pIant" The toËal

estimated investment is four million dollars' the

Griffin Steel Foundries T,imited plant is located

on the east síde of Oxford StreeË, immediately

north of the Canadian National Railway 1ine. This

plant specializes in raÍlway equipment and

represents an estirnated investnrent of five nillion
dollars, the plant is expected Ëo commenee

operaÈions early in L959"

Other imporËanË industrial establishments and

their locaÈions: the Ðominion Malting Company

LÍmited¡ ofl highway nurnber fifüeen; Ëhe Canada

Creosoting Company Limited, noþth of the Canadian

I{ational Railway Victoria Beach Subdivision at

ülinona Street; and the ltiinnipeg tlght Aggregate

Company, on Winona StreeÈ just north of Thompson

Avenue.

:1'

-rar

!t:
*:
t:,

li
rtt¡
s\

s,
:iì.ì

$

..$,

l.ii:

$,
È
3::.
îl
l:i
i¡':ì

È
'À:

¡:,
tila'

.l-:.!

rlt

$,
Èì.

ili

s,r
.ì¡.

.Ì-ì,

-\.r
!r

*i
1$ì

itìi
.!:-ì

N-ì

'tr
$,

,Nr

'\ë
t*:
.sì:

èt
'iì::

¡i
. iì;

.ìri



7.2

SERVITES and UTf¡,fTfES

l¡iateq supply' Transcona is a member of the

Greater I'iÍnnipeg Waber Distriet and draws its supply

of water directly from their aqueduet ' The Tot¡¡n has

its own punrping station at Dugald Road and King Streett

where three electrie pumps, each rated aË 1 tL?5

gallons per rninute, deliver waÈer to the Townls

distributÍon system"

The distributÍon sysbem itseLf has approximaõeIy

sixteen miles of pipe, both cast Íron and asbestos

eement, varying in diameter from four to twenty inchesu

fn addition, there are approxi.mately fifteen hundred

domestie and commercial serviees and five industrial

services; all of the i-ndusbrial and Ëhe majority of the

domestie and eommercial serviees are meteredn A1] of

these services provide for a daily average consumption

of one million gallons. The pressure of the water ís

mainüained at seventy pounds per square inch and is
fairly constant throughout the year. It can be

increased to one hundred and thirty pounds per

square inch for fire fighÈing purposes' The Town?s

reservoi.r has a eapacity of three hirnd.red,'bhousand

galJ-onso
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The sewer s\¿Ët-em, A,s welt as being a member of

tkre Greater lrüinnipeg Water District, Transcona i-s also

a ueruber of tbe Greater Winnipeg Sanitary ÐistricË,

The most important faet regarding the Townts sevler

system 1s that the sewers are desÍgned to handle

domestic sewage only" Another important faet is that

a pumping station is required as parË of the systeno

This pumping station is located on King Street, just

south of Kildare Avenue,

The main trunk sevr¡er of the system starts at

Kildare A,venue and ltfayoata Street" ft runs west along

Kildare Avenue to the pumping station on King Street;

from the punping station it runs south along King

Street to the Greater ltüinnipeg Sanitary Distri.et t s

eolLection sysËem" This trunk sewer is bwenty-four

inches in diameter at its origin on ltlayoata StreeË,

and inereases in size until it is t'hirty*six inches in
dianeter at the pumpíng station, From the pumping

sbatj-on bo the Sanitary Distrietts colleetor system

it is arr egg-shaped sewer, 2 feeÈ 10 inches by lr feet

3 inchesu vr"ith a capacity of eleven million gallons

per day"

Pav_lne and drainage' Only a smali percentage of

ìì'

,i::

Ìlì:
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lransconaes streets are paved, and none of these i.s
paved for 1ts entire length. The streets whieh are

paved. are the main thoroughfares of the Town,

namely: Regent Avenue, from the western limit of the
Tolsr¡ to Kanata street; Oxford street, from víctoría
.A.venue Èo Horton Âvenue. fn addition, Ëhere are

several streets whfeh are paved for only a short
portion of their total length" For example, Inlhittier
&venue fs paved from Leola street to tr{ayoata street,
and Harvard Avenue, also from Leola streeÈ to 'trfayoata

Street 
"

SËorm sewers are relateci to sËreeË paving: as

there is IiÈtre paving Ín Transcona, it folrows that
there are few storm sêürêf,ss This is ind.eed the
situaÈi.on, with surface drainage and runoff being
handled by the cheaper, but less effícient nethod.

of ditehes"

Uüilitiesu Transcona has an abundant supply
of electricÍ.ty, oÍ1 and gas to offer prospective

customers" $,Iith regard. to electrieitl¡ the

Iulanitoba Hydro-E1ectric Board. has a terminal
statÍon loeated on Oxford streeË, iust north of the
Dundee Branch. The Èransrni.ssion lÍnes r^ihich serve this
ferminaL station traverse the whoLe Tovm fro¡n the
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l,restern boundary to the eastern boundary, Specifically,
these lines are located as fo]lows: from the wesbern

boundary to the terminal stationu they are paral1eI to
the Canadian National Railway line for most of the

dista.nce; from the terminal station to the eastern

boundary, they are paraÌlel to the Dundee Braneh. hlith
regarcl to oi1, there is a pipeline which crosses the

whole Town in a north-south direction" This pipeline

is just east of the King Street east property line,
and its projections, for its entire length in
Transcona, In 1958, natural gas was introduced by the

Winnipeg and Central Gas Companye Because electrielty,
oil and gas are readily available in abundant amountso

Transcona has hopes of becoming more important as an

lndustrial centbe,

HOUSING

The situatipn" Ih 195I, there were I,8É1

occupied dwellings 1n Transcona" Vü1th regard to thís
figure, two features are noteworthy: over lZ per cent

of these dwel-lings were owned by the people living
in them, and only 18 per cent of the homeowners

carried a mortgage. This compares with a figure of
43 per eent in Greater i¡Iinnipêg,
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By the end of L958, Transcona had approximately

3ÄO5O dwellings" See Tab1e II" fn connection with
this figure, 1t should be noted that the number of
dwellings has increased by almost. 50 per cent si.nce

I95l+, a period of only four years. ifiost of this new

housing eonstruction has been carried on in the west

side of Ëown, partieularily between ivïad.eline and. King

Streets and Pa¡dora and Kil-dare Avenues" Other areas

of the Town which have experieneed growth are the

Kern Park area, Ðd the area. bounded by Kidare S.venue,

hrabasha Street, Newman Ävenue and lrlinona Street, This

expansi.on has merely fiLled out the existing grid
pattern of streets hr"ith Little or no attempt being

made to incorporate prineiples of good subdivision

design into the projects, Fortunately there is o¡re

prominent excepti-on, an area known as Regent park. One

half of this project has been essentially cornpleted,

that is, the part bounded by Rosseau Avenue, Hoka

Street, Kildare Avenue and King Street; construction

is scheduled to start this year on the remaining

portion, that is, the area bounded by Kildare /rvenue,

Hoka Street, ÞicMeans A.venue and King Street,

The demand, Altholr*n an""" is a strong demand

for new houses, in the opinion of a local civic
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ìTABLE TT

BUILDTNG PER},ilTS ISSÜEÐ FOR DIlIELTTNGS
L9t+7 * L958

ïear

Lgt+7

1948

L9t+9

L950

1951

!952

L953

rg5h,a

1955

t956

t957

1958b

Nurnber of
Permits

110

28

4t*

t+5

50

35

53

85

247

?'62

L52

388

VaIue

399 ,4OO

110,550

18/+r 500

2O7 ,l3O
266,3OO

223 1700

b24$oo

667 r7OA

.4.verage
Value

3 ,63t
3 19l+È

t+ rLg3

Lv16AZ

5 s326

6 r3gL

8r015

7 
'855

:

a fnfomnaËion for A9b7 to Lg54 from, rfnd.ustriaL
Survey of Metropolitan l{innÍpegn, Depaitnent of
IndusËry and. Comnerce, Province of ÏvlaniÈoba"

b Information for 1955 to 1958 from the ?own of
Tra¡rseona"

l
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']:ì
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i:i
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official, Transcona has no acute housing shortage" This

may be verified by an approximate calculati-on'

Multiplying the approxÍmate number of dwellings (3r050)

by the national figure of 3,6 people per dwelling unit,

a total population of 101980 is obtainedn Thus¡ âs

the estimated touln population at the end of 1958 was

only 10e600, aecording to statisËics, there is

apparently room for 38Û nore people' However, there

certainly is a strong demand for new housing" This

may be verified by the fact that a certain construction

eompany wanted to build four hundred houses, rather

than the two hundred houses whieh the Tovra would

pernit"
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CHAPTER II

THE DEVELOPiVIENT PT,AN

fntroduction. Havj-ng considered the situati-on

in Transcona in general terms, attention will now

be focused on recommendations which nray improve the

situat,ion" Tt is through these recomnendations and

the proposed subdivision plan that the main purpose

of the chapter and of the whol-e report will be

presented. First of all, recoÍimendations wiLl be

made lrith regard to Transcona?s traffic circulation
system. Next, a discussion of two of the major land

use eategories will be presented in some deta.il:

firstly, industrial, because the Tor¡,rn of Transcona

ernphaslzes its industrial potential; secondly,

residential, because the proposed subdivision plan

is a part of this general category, Fina11y, the

principles of good residential subdivision design

will be ill-ustrated "
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THE TRÂFFTC CTRCULA.TTON STSTEþT

OurreqÞ ci.rculation sysËe4, The main

þhoroughfares in Transcona are Nairn Road, oxford
street and RegenË A.venue, Arnnost arr of the traffic
between Transcona and ÏfÍnnipeg travels over Nairn
Road; the alternate rout,e between Transcona and

winnipeg is via highway fifteenu oxford street carries
loeal traffic almost exclusively, being the Towrrrs

main north-south street" Regent A,venue handles both
Transeona-tlinnipeg traffic and r-ocal traffie" rt is
the Town?s main east-'rn¡est route and also conneeüs

Oxford Street with Nairn Road"

Nairn Road is asphalt surfaced. from its origÍn in
the city of !{innipeg to its intersection w:ibh Regent

Avenue ín Transcona. RegenË Avenue is asphalt
surfaced from Nairn Road to Kanata sÈreet. Bot,h Nairn
Road and Regent Avenue are capable of carrying only
two lanes of moving traffic" 0xford Street has

concrete paving from its i-ntersection wÍth victoria
.{venue to its intersection with Hort,on Avenue, rt 1s

capable of handling two Lanes of moving traffic and

one lane of parking; it has been designed in such a way

that it can be widened without any difficulty"
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On the basis of observation and experi ence it is
judged that these main thoroughfares, I,[airn i'load,

Regent A,venue and 0xford Streetu are capable of

handling efficiently the present voLume of vehicular

traffic. Hoïrever, it is anticipated that the volume

of traffie will increase considerably in the near

future, the main reason being the expeet,ed substatni.al

increase in population" Therefore, to handle

effÍciently this expecËed increase and to improve t'he

system as a who1e, certain recoinûiendations will be

presented,

Before proceeding with the recommendations,

eertain definitions and stand.ards rnrill be set out"

For the purpose of this report, a major traffic
route is defined as a roadway with arnple widthr a

lirnited number of j.ntersecti-ons, and a considerable

amount of vehicular traffic" More specifically, this
means that the roadway width should be forby feet and

tket the intersections with the roadway should be no

eloser than ei-ght hundred feet. {?, p,58), A nain

street is Considered as a street i',J"ith a minimuro

roadway width of thirty-six feet,

Recommenlieê circulation sySt-em, The main

recommendation with regard to traffic circulat'ion is
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ËhaË Ëhe follorring route be made a major traffic rouËe:

Nairn Road- Regent Avenue Ëo King Street

Pandora f,tvenue- King StreeË Ëo Redonda StreeË

Redonda Street- Pandora Avenue to Dundee Branch

Dundee Branch- Redonda Street to the Canadian

National Raílway VÍctoria Beach

Subdivision

Railway Road(proposed new road adjacent to above

railway line)- Oun¿ee Branch to RegenË

A.venue

A. prominent feature of this proposal is the

emphasis of Pand.ora Avenue, rather than Regent A.venue,

as parË of the major Ëraffic routeo One of the

reasons for this shlfÈ is that a major traffie street
along Pandora Avenue serves as a desirable boundary

between the residential area north of Pandora and

the industrial area south of Pand.ora. Seeondly, the

shift will permiÈ through traffie to avoid. the To'wnts

central business distriet which is located. on Regent

A.venue, Finally, the shift will provide both

eonvenient and speedy aecess bo the expanding

Canadian Hational Eailway industrial facilities
south of Pandora -&venue,

Another notable feature of this reeommendation
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is that the proposed route shoulci para1lel the

existing railway fine from Dunclee Branch to Regent

Avenue, that is, the section call-ed Railway Road" As

in the Pandoea Avenue recommendation, this location
will serve to emphasize the distinction hetween the
proposed industrial- area north of the railway and the
proposed residential area south of the railway,
Furthermore, this location wil_l allow industrial
traffic good aecess to the proposed industrial area

north of the railuray wiühout having to pass through

the residential area east of KÍng Street,
At this stage, there are tvrro deta.ils regarding

the route whieh shoulcÌ be mentioned. The first
involves the Nairn Road, Pandora Avenue, King Street
íntersection. An examination of a map of Transcona

will reveal a slight jog, or offset, where Nalrn

Road becornes Pandora Avemue" rn order that the major

traffic route operate most efficiently¡ thj.s jog must

be eliminated and a smooth transiti-on from Nairn Road

to Pandora Avenue achieved. As the jog is not too
great, a matter of only forty-eight feet the

solution should not be too difficult" The seeond

detail- al-so involves an intersectlon; the j-ntersection

of Rail-way Road and Regent Avenue " ldore than one

'i:. i.
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solution of this interseciion problem is possible" A.

siärple ninety degree i-ntersection may be constructed
or an elaborate intersection fea'buríng left and

right turn lanes may be bui1t, Also, the possibÍlity
of continuing the route south to intersect Nairn

Road may also be considered., As with the first
lntersection, little difficulty should be encountered

in eff ecting a sol-ution,

Consi-dering the trafflc route as a whol_e again,
it is unlikely that much dlfficul_ty will be

encountered in buÍlding the rouüe to clesirable uridth
and intersection standards, under present conditions"
The reason for this is that most of the.,land ad.jacenË

to the route is still rrnd.eveloped, The exception
to thls is Pandora a.venue, whieh is flanked for a

considerable portion of its length by ind.ustrial and.

residential areas" However, from the viewpoint of
intersections, this is not a serious objectÍon.
?his is beeause the tanadian National Rallway

property has few intersections with pandora Avenueu

and the residentiaL area, although having more

intersections, has them well spaeed, rt shoutd. be

emphasized that existi-ng eonditions are well suited.
for easy imÌ:lementation of the prooosed major traffic
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rou.be" However, this may not always be the situation,

Therefore, if the route is not to be built in the

near future, it is recotnmended thaË steps be Èaken

eontrol development adjaeent to the proposed major

Èraffic route so that iË may be built aceording to

desirable width and interseetion standards.

the

The second reeo¡nmendation v'Éth regard to overall

traffic cÍreulation is to make Nairn Road capable of

handling four lanês o'f moving traffic from highway

fifty-nine to its inte¿:section v¡ith Klng Street" If
the population of Transcona eontinues to grow as

expected., the need for four lanes of moving õraffíc,
instead of Èhe presenË two, w:ill be evident.

The third reeommendation is to continue Oxford

Street as a main street and to establish King Street

and. Kildare A.venue as nain sbreetsu A. main street
has been defined as a street w:ith a minim¡m roadway

w'idth of thirty-six feet,
Oxford Street¡ âs previously.nentioned, is

Transeona?s maj.n north-south Ëhoroughfare" In its
existing eondition, it will provide an excellent

conneetÍon between the north and south segments of

the proposed major traffic route; therefore, there

is no need to consider an alternate street for thls
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saine purpose" Hovtrever, one point should be

menöionedu and that is, its paving should be exÈended,

both on the north and on the souËh ín order to

conneet up with the proposed major traffic rouËe"

.&n examination of Èhe map uihÍeh indicaËes Ëhe

proposed eirculation systern r,v'ilI show why Kildare

"A,venue has been recommended as a main streeÈ, FirsË

of a1lu for a considerable distance Kildare Avenue

is equidistant from Ëhe north and south segment,s of
the proposed rnajor traffic routeu ft is noE merely

equÍdistant, but equidistanÈ at a desirable spacing,

that is, one half mileo Seeondlfr iÈ is the only

through streeË beËween King SËreeÈ and Pandora

Street rrith the aforementisned qualifÍcations,
Finally, it has suffieient right-of*way width for
a main streetu that ís ninety-nine feet"

the third Ëhoroughfare proposed as a main

sÈreeË. is King Street, from Railway Road to highway

number fifteen. This street ur:il-l serve to separate

the proposed industrial area on j-ts r¡rest side from

the existing residential area on its easÈ side

betweea Railway Road. and Pandora Avenue" fn

addition, it will provide a good connecÈing link
between Railway Road, Pandora Avenue and highway
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fifteen, ThÍs laËËer portiono thát is, between

Pandora A.venue and highway fifÈeen, is very

imporËant beeause it is the main conneetÍon beÈween

the norËh and south sides of Transeona, Like Kildare

Avenue and Oxford Street, 'King SÈreet Ís ru"id.e enough,

ninety-nine feet¡ so that the'proposed ímprovements

¡n¡ill not be difficult to aehieve"
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IAI\TD USES

Ii{DUSÎRIAI, USE

Charaeterisïics. Good industrial sites have

all or most of the foLiow'ing charaeteristies:
They are reasonably level and eapable of

economie grading,

They have good aceess to ÈransporËation

facili.ties sueh as railroads, major

traffic roads, airports, and so orls

They are well served by electricity and.

¡qater and sevrerage faeilj_ties,
They are loeated Ëowards the perÍ.meter

of town"

They are reasonably close to resi.denÈial,

areas housing Ëhe 1abour foree"
They tie in well with the surrounding

Land .uses6

rn eonnection rrith the last point, the si.te should.

be examined considering the prevailing wind.s, the

desirability of buffer sÈrips and. the possibility of
developing nindustrÍal parkstl"

Proposed industriaL areas, The first area
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proposed as indust'ríal is Èhe area bounded on Ëhe east

by King Streetc oû the south by highway fifteen and on

the south, west, and north by Ëhe üovrn limits" This

vrhole area is reeommended for industrj.al use exeept

for one part; the part bounded by King Streetu Nair:r Road

and Regent Avenue. Nevertheless, the remaining area

is quite extensive, as it is almost one square mile in
area" For eonvenÍence, the total area rr'ill be

discussed in Èwo partsu sections one and two; seetion

one being that parÊ of the area bounded. by Regent

Avenue, King Street, and the town liraits; sectÍon

two being the rernaining parË of õhe area,

The whole area possesses most of the

eharaeteristies of a good industrÍal site, FÍrsË of
all, the land is level. Secondly¡ the area has good

aecess Èo transporÈabion faellitles: Ëhe Ca¡adj.an

NatÍonal Railway VicÈoria Beach Subdivision traverses

the whole area in a norüh-east direetion, while the

sa-me railwayrs main line runs through the irhole area

fronr íÈs western boundary üo its eastern boundary;

Nairn Road and Regent Avenue, both rnajor traffie
routes, run through the area, Tr¡ro other advantages

are that transruissíon lines parallel the Vietoria
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Eeach Subdivision through the whole area and that Ëhe

area is on the "outskirts of town* The western

boundary of the area is also the ea-stern boundary of

the City of Winnipeg¡ that ís, the Elmwood DisËrieÈ"

Being in this posÍtion the area w:ill be able to draw

on Winnipeg as weLl as Transeona for its labour supply,

However, this area does have certain disadvantageso

AlÈhough section one is ¡rell servieed by the existing

seTrúer and water facilÍties on Regent Avenue, secti-on

tr',ro has LittLe servieing of any kÍnd. Therefore, in
order to make secËion turo avaílable for industríal use,

eonsj.derable extension of existing serviees is
required" Another disadvantage of the area is that it
is locaÈed v¡est of tor,rrn, therefore, in Èhe sußImer, the

prevailing wesÈerly winds will subjeet the Tow¡r to any

noxious characteristics emanating from the industrial
plantsu One other drawbaek is the faet thab the a.rea

eontains some reeently eonstrtreted houses,

particularily along Nairn Road" It is doubËful if Èhey

can be economíeally removed, However, if ühe proposal

to develop Ëhis area industrially is aeceptable¡ Bo

new house construction in the area should be permitted,.

ft is not reco¡nmended that the Town irnmediateiy

embark on a program of service exbension which will

rì1, l
'r lì'ii:ì
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cofipletely serviee the whole area" whaË is recor¿mend.ed

though, ís thaÈ Ëhe whole area be consi_dered as

indu.strial, and reserved for such a use in the future"
Any índusÈry which d.esires a roeation in the area in
the near future should be eneouraged to setËre in
section one, This section is alreaciy partially
developed and should be fuiiy cieveloped, before secti.on

two is utiiized to any extent at a1i, The developmenÈ

of section Ëwo should. not be in a haphazard manner,

rather, a general indusËrÍal d.evelopmenË plan should
be formulated for the area and any d.evelopment

proceeded with shoul-d be in accordance wiËh Ëhe plan"
The second main area reco¡nmencied for industrial

use is bound.ed. by King street on the west, Redonda

streeË on the easto the town Limit on Ëhe north and

the victoria Beach subdivision and Dundee Branch on

the south" Part of this area i.s already devotecl to
industrial use, The tanada creosoËing company Limited
has its plant and yard on an extensive site of
approximately one hundred acres west of oxford street,
¡shile the Griffin steer Foundries LÍmited. has ari

extensive site on the easË sid.e of,' oxford. street. The

areas not in industrial- use are either agricultural
or vaeant" These remaining areas are in three
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distinct parts and for convenience are designated as

sections three, four and five,
All three sectlons are eonsidered good industrial

sites" First of all, they are all very Level, just about

as leve1 as prairies can be. Secondly, they have

good access to transportation facilities; the

tanadian National Rairway victoria Beach subdivision
is the southern boundary for about half the whor-e area;

the Canadian Pacific Railway Keewatin Subdivision,

while iõ does not pass through rranscona, is very close
(it is Less than one half míle away at its greatest

di-stance) to the northern limit of the whole areaø fn
fact, the tanadian Pacific Railway has yards located

normore than one half nile from the northern limit of
the entire area" Furthermore, the three seetions are

also well roeated with respect ot major traffic routes

as Railv¡ay Road runs along the entire southern rimit of
the area and Oxford Street runs eright through the

middle of the whole area" 4.11 sections are tor,vards the

periphery of the Town and at the same time are wlthin
easy distance of any residential area within the Tornm,

StilJ another feature which would appeal to future
industrlal prospeets is the fact Èhat the Fîanitoba

llydro-ElecÈric Board transmission lines paraller the
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entire southern limit of the whoLe area" ft might be

added at this point that the transmission lines,
together lrrith the railway l-ine arrd proposed major

traffic route form an ídea1 separa.tor strip betv¿een

thÍs industrial area and the residential area located

iruuediately Èo the south, One more factor l.yhich favors

an industrial classification for the whole area is the

faet that as an industrial area it r¡iilL be compatible

with surrounding la-nd uses, 0n the nortir, there are

the Canadian Pacific Railviay yards¡ oh the west, the

land is vacant" On the south there is the

aforementioned well separated nesidential area" 0n

the east there is a proposed residential area;

however, with good planning it could be properly

related to Èhe industrial areae

Not many areas are without some disadvantages

and this one is no exception" The chief drawback

is the lack of complete sevrer a¡d water services,

Although most of sectÍon three and. the west part of
section four require only plant eonneetions to the

existing services on Oxford Street, the remaining

portion of sect,ion four and aLl- of section five
require considerable exbension of existing
facilities in order to become completely serviced"

J
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.Another disadvåntage of the area is its loca-tion ¡¡ith

respecË t'o prevailing ruinds, As the area is at the

north and west linÍts of the Town, the prevailing

northerly and westerly w'inds would carry noxious

characteristics to the Town. Therefore, only

Índustries which do not produce these undesirabl-e

characteristics should be allowed to l-oeate in this
industrial area.

The first recommendation, of eourseu is that the

whoLe area be eonsidered industrial. SeçondlÍr the

recom¡nended order of development is: section three

and the r¡rest part of secÈion four, to take advantage

of the existing services on 0xford Street; then the

remainder of section four and all of section fíve*
Finally, the possibilíty of deveLoping section five
as an rtindustrial parkn should be thoroughly

investigated, Considering the Èwo main areas

proposed as industrial, the follow"ing order of
development i-s reconaended: first of all, section

oïr,e, secondly section two, then either threeo four
or five depending upon particular circumstances.

fn concluding this discussion on proposed

industrial areas, the total a¡nount of land

recornmended for such a use vnill be considered" Some
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,may feel that too much land has been proposed for
industriai usage. However, before aecepting this
statement there are several factors which shoulci be

mentioned* First of all, the areas serve not only
Transcona b'ut also other parts of the ivietropolitan

area, incLudíng Wínnipeg üiry; t,his is espeeial-ly

true of the flrst main area cilscusseci, that is, the

one on the west side of tov¡n. Seeondiy¡ these areas

have most of the characterj-stics of good industrial
areas; any other land use eould almost be considered

wasteful, Sinee the area is best suited for
industrial purposes, it should be useci for such"

l'inalry, the amount of land which a single industrial
plant can take up is quite extensive; for example¡

the üanada üreosoij.ng tonpany yard uses a little more

than one hundred acres" Utitizing J_ancÍ at uhis rate,
or elose Ëo it, would soon dispose of all the areas

designa'ûed for industry" Therefore, in the light of
these considerations, it is feJ-t that the amount of
proposed industrial land is not unduly excessive"

HESTDT,I'ùTIAJL USE

Population forecast* Estimating accuraÈely the

population of an area is a difficult task" The

reason for this, of eourse, is the number and

il'ìl i

,ìjr:
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complexity of the variable factors such as eeonomies,

politicse srar, natural catastrophg and so on" Even

nore difficult is the task of accurately predieting

the population of a small areae'where it takes but one

factor to completely alter the.situation" 'Using

Transcona as an example, íf the Canadian National

Railway for some reason decided to move their holdings

to a new location, Transcona would suffer a great

blow, from the standpoint of populatiop as weltr as

from other faetors, R"gt"d.less of the difficulties
involved Ín achieving arr accÌ¡rate population estimate,

a population figure wílI be offered., It should be

remembered, howevern that the figure, l-ike most

population estimates, !¡"i11 at best be a guess, buÈ a

guess with some fonndation"

Before presenting A 5ìopu1aËion forecast,

Transeonais population trend !,¡111 be briefly revÍewedo

Between Lgbl. and 1951 Transeona grew steadily,
increasing from a population of 5c495 in 19&1 to

61752 in l95L¡ âo increase of 23 per eent, Between

1951 and 1958 it grew rnuch more rapidly, increasing

frorn 61752 in 1951- to an esti.nabed 101600 at the

end of 1958, a substantial inerea.se of 57 per cent*

There are several reasons why Transcona is



47

likeJ-y to continue to grow at a rate similar to irs
rate in reeent years, As mentioned previously, the
tanadian Nationar- Railway shops are the d.ominant

element in Transcona rs econoüy; as they are presently
expanding their facilities in the Tov¡ri, this shoul_d

have a favourable influence on its economy as a
whole, and the more favourable the eeonomy of a

particular area, the more people are attra_eted to
that area" since the expansion, is to continue for
the next couple of'years or sor it is expected. that
a considerable number of peopie wiil be attracted to
the area, As this expansion of faeilities in
Transcona is in reality a shift of one of the railwayrs
'ttüinnipeg locations, some may claim that the affeet on

Transcona w-i1r be negligibre. However, this shift has
been underway for the last coupre of'years or so and

is offered as one reason for the rapid inerease in
population between L956 and 1958" people l_ike to be,
or shouLd like to be, fairly close üo their place of
empJ-oyneni; therefore it is coneeivable that some of
the people who are workf-ng at the lvinnlpeg yard and

living in'winnipeg have moved., or witl be moving, Èo

Transcona"

Another reason why Transcona is expected to

.Ð F fl,.':,4"i'i !'í' ii rj,'\
\-+Rre.a¿rÉ

f"rFnsR{
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tro contj.nue its rapid rate of growbh is that since

Transeona is eonsidered part of F{eÈropolitan tr{innipego

and l{etropolitan Winnipeg is expected to grow

rapidly, therefore Transcona will grow w-ith it. üpon

a closer examination of Ëhe sÍtuation, klinnipeg, along

w:ith Brooklands, SË, Janes, EasË Kildonan and. West

KiLdonan, is almost completely developed, fn fact,
total development Ís expeeted in Ïfinnipeg and

Broskla¡ds by 1960 or 1961, in St. James bv Ig7L,

in Easþ Kildonan and Ï¡üest Kildonan between I96L and

7971, tonsidering the situation in this light, much

of the antÍcipated grovrth has to occur in the other
metropolitan areas, namely: Tuxedo, Fort Garry, Sto

Boniface and rranseonau .{Iso, the percentage of growth

allotted to these parÈieular areas will increase w:ith

timeu The remaining metropoliüan areas of North
Kildonan, old Kildonan, charles¡rood. and A^ssiniboia

Trù:ill naturally share this grow-Eh" However, due to
sueh factors as the lack of readily avairable services
and the eomparatively low rate o-f recent resídentiar
development, their share inthe irnmediate future w1ll
not be as great as it will be eventually. ß, pp. L5,
16, 19, 19) "

0n the basis of these two factors, Transcona is
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expected to gror'rr at a rate similar to its rate of the

past few years" Therefore, in accordance with this

expectation, t'ne L95L-7958 rate of growUh is extended

for a ten year period, that is to 19ó8" See Figure 5,

pa1e ù,5, fn order to take care of any t?1evel-in8-off tt

whlch may occur, and to be in keeping w:lth a longer

term trend, the f946-L958 rate of growth is also

extended for a ten year period. ft is expeeted that

the two figures obtained from these projectionsr that

is 2Or000 and 16r700 respectively, vrill define the

upper and lower limits of the populaüion, Thereforeo

a figure of 18rOOO is selected as the L968 population'

The L9l+6-L956 rate of growbh projection is included

for eomparison purposeso

Amount of land for residential- and related E€"
Before proeeeding to outline the approximate land

requirements, certain estimates and assumptíons w'ill

be made"

1, The population of Transcona wilL be approxi-mately

18,000 in ten years, that is, in 1968"

2" The average fanrily size is assumed lo be 3"5

peopJ-e, This is the figure used by the Town to

estirnate the L958 population,

3" It will be assumed that the number of dweiling
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units, and therefore the number of 1ots, eorrospond

Èo the number of familieso Tn other words, each

family ¡rç111 be housed Ín a sÍngIe-family dwelling
uniË, This assumpËion will_ provide for maximum

expansion.

Ì+" The typical lot siøe is assumed to be sixty by

one hund.red feet" The typical lot size of the
reeently eonsÈructed. houses in Transcona is
fifty-five by one hundred feet"
The amount of land required for streets per Ioô
is eighÈeen hundred square feet" This assumes

boËh a lot hr:idth a¡:d a street w:idth of sixty feet.
The amounË of land required. for commrnity

faeillties j.s based on the foLlor¡ring rates:

5"

6,

Sehool site
Playground

Park

ShoppÍng Centre

General eommunity

facilÍties
These rates apply specifieally
five thousand people; however,

assumpfions are considered, it
these rates 1s justified.. (2,

O"L¡.5 acres per 1000 populaËion

7,25 aeres per 100û population

O.75 aeres per 1000 population

O"55 acres per 1000 population

0"38 aeres per 1000 population

Ëo neighborhoods of
when the other

is felt Ëhat the use of
po 53) .



l+6

Ã.ecepting these assumptions, an

araount of land required by 1968 for
related uses ean be made"

ForeeasÈ population 1968
Estimated populatioa Lg5È
Increase

Number of lots requÍ.red:

Land for residenËÍal r¡se:

estimaöe of the

residentíai. and

18e000
10.600
7,40A

tand for FÈreets:

Land for eommuniËy
School sites
Playgrounds
Parks
Shopping eentre
General eommunity
facílities

faeilÍtÍes;

?tt5

291"t aeres

87"0 acres

3.3 aeres
9.2 aeres
5"5 acres
&.8 ¿creS

2"8 acres
l+O3,6 acres

7400
3"5

O.l+5 X 7"1+
I,25 X 7.t+
O"75 X 7.1+
0"65 N 7,t+

0.38 X 7 'tþTotal land requÍred,:

rt is realized that the land devoted õo eonrmunÍty

faeilÍties as a whole is onry a small percentage of
Èhe total area and that in a rough estimate such as

thfs, €¡ri estimaÈe of their requirements eould. be

omÍtted," However, they are iaelud.ed for illustrative
purposeso

An estimate of the amount, of land required for
resident,ial and related. uses in IgBl can be obÈained.
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by using Ëhe population estimaËe of the lvietropolitan

Planning Co¡nm:ission for that yearo This figure
indieates that Transconaes popul-ation brill be three

to four Ëimes as largg as it rças ín Lg56" Ässuming

that the populatíon w:ill be 3"5 Ëi_mes as large, a

figure of tvrenty-nine thousand for 1981 is obtained
(,3, p. 28)" Utílizing ihe same assumptions of Ëhe

previous -Land estiurate, the follow'ing acreage j-s

eomputed"

Foreeast
Estimated
fncrease

Number of

population 198L
population 1958

lots required: 18.1+00
3"5

290AO
10600
ï4'T1û'

5250

723 aeres

3og aeres

m]æ"eres

Land for resideneesl

Land for streets and.
community facilities:
Total

5250 x 6000-7' ræ-

3úÃ

ln sud¡mary of this diseussion, it may be said
Ëhat space requiremenÈs for residential and related,

uses are based on assurnptíons eoncerning; popuratiorlr
average family size, typecS.'dwelling, density, land
for streets and. conmunity facilities" several other

assumptions eould have been included in the discusslonu
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namely: changes.in family size by the end of the

planning period; losses of existing dwelling unj.ts

due to use j.nvasion, publie renewal, and eatastrophe"

However, due to the linritations'of time and t'o the

approxímate eharacter of the estimate, these rather

speeial- assumptions were noÈ i-ncluded.

ExÍsting resid.ential gggg. The majority of

Transconars population resides in a¡ area bounded by:

Pandora Avenue on the southo Kildare Avenue on the

north, King StreeË on the west and Leola Street on the

east" For convenÍence in diseussion, this area rrú'ill

be considered in two secËions, the part west of

Oxford Street and the part east of Oxford SÈreet'

Ìuost of the remaining population is located in the

area between Kildare and }4e}[eans Avenues and lvinona

Leola Streets, There are also some people living in
the area south of the Canadian NaËÍonal Railway

property.

Tire approximat,e net residential densiEy of Ëhe

È'¡ro main residentíal areas mentioned in the previous

paragraph is th!,rty people per acre" Net resídential

density is defined as Ëhe number of persons per acre

of net resi.dential land. ttNet residential land is

land devoted to residential buildings and aeeessory
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dses such as informal open spaees, cirives and service

areas, but excl-uding land for streets, public paricfng,

playgrounds and non-residential_ buildingsn. (l+, po ?6)

To obtain an accurate net residential density figure,
an accurate estimate of the net residential land is
required; however, this is a very time-consuming task"
As time is limited, the amount of neÈ residentiar land

is approximated" In spite of this limitation¡ the
approximate net residentiaL density figure is
considered more valuable than a gross residential
density figure,

ïn the western seeÈion of the main residential
area there are very fev'r vacant lots: almost all of
the Land. is taken up for residential and relateé usesu

sueh as schools, playground.s and reereation areas.

Approximately one half the area eontains Ì?ofdern

houses, ruhile Ëhe remaining half conËains nevÍ, or aÈ

leasË very recent houses, The older houses range

in type from one storey Ëo tr¡ro and a half storey
struetures and. occupy the eastern half of the section*
The new houses are mainJ-y bungalows and occupy the

wesfern half of the secti-on.

In the, eastern secti-on of the main resi-dential

area there are many vacant lots and empty spaees,

espeeially towards the eastern perphery of the
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seetlon" In general, the distribution of old and

new houses Ís the salne as that found in the wesfern

secËion: thaÈ is, the older bloeks of houses adjacent

to Oxford StreeË and the newer bloeks of hou.ses

right next to the older ones" A.nd, as might be

expected, the same range in types, both old and new,

is found. in tluls secÈion as in the western section.

Proposed. LesÍdential. êL€go The following

areas are recom¡nended as residential and are listed
according to the proposed order of development:

Area 1: The area bounded by Kildare A.venue,

Oxford SËreet, Dundee Branch and the

VÍctoria Beach Subdivision, and King

: Streef.

Area 2z The area bounded by Pandora Avenue,

Redonda Streetn Dundee Braneh, Itlabasha

Streeb, Klldare Avenue and WaYoata

Street,

A.rea 3; The area bounded by Pandora A,venue, the

easÈern town limiË, Gunn Avenue and

Redonda StreeË"

.Àrea one comprises some 235 acres, (for location

of proposed residential areas, see Figure 7) "
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A.pproxÍmatel-y 45 acres are already built up; tha-t is,
the land cont,ained by Oxford, Kilda.re, tr"üinona and

trfcl4eans" rn addition, a residential subd.ivísion,

ealled Regent Park (north half ), has been d.esigned

for the extreme western parto between King street
and Hoka Street, A.t present the area has one

elementar¡r sehool, the RadÍsson sehool, located on

trtlinona street between Harold and. Horton Avenues.

Transcona is tending to gro!ìr in this directi.onu as

witnessed by recent construction, ané as there is
no serious objection evidenË, there is little
reason why it should be prevented. from d.oing so u

ïhusr âs a certain amount of land is required for
residential purposes, ancl as this area is in the
direction of growth, can be serviced. at no undue

expense, and has no evident serious d.rawbacks, it
should -be put to a resldential trsee

Before ending the diseussioa on Ëhis area, one

minor disadvantage should. be mentioned; the l.Jinnipeg

Light Aggregate Co;:npany has a piant located in the
area on the east dide of lrtinona street just north
of Thompson a.vernue" rt ís reconmended thaË the planb
find a new Location in one of the proposed. ind.ustriar
areas, thÍs of course to be done at some convenient
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tine in the near future.
A,rea Ëwo eomprises sonre 385 aeres" A,lthough there

are few existing services actually within the area,

some of the streel,s which form the boundaries of Èhe

area are well serviced" Thls is partíeularily true
of Kildare Avenue whieh is part of the southern

IÍmit of the area and is the street on i^r.hich the

trunk sertrer is located" And as the farthesË water

main feeder is only a bloek away the problem of
connecting up w'ith the existing services in not

difficulÉ" Since the site which is to be subd.ivided

makes up most of area two, nothing more will be

rnentioned about area two at this stage"

Area three eomprises approximately {80 aeres,

Ëhat is, three quarter sections of land, At present ,

rnost of this acreage is either r:sed for agriculturar
purposes or is vacant" Since it Ís agrieultural or
vacanf, and at the periphery of Tor,rn, it has no

exisÈing serviees" Thus, beeause of these limiÈations
and because Ëhe amount of land requi.red. for
residenÈial purposes¡ âs d.erived from the populatlon

forecast, will be more than adequately provided by

areas one and twor, (tfre a¡nount required is &00 aeres,

the amount provided Ís 575) Èhis area 1s noÈ required
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immediately for residential use, i{oruever, it is
recornnended that it be reserved for sueh a use in
order to provide adequately for requirements after
L968' Once development of the area is contemplated,

it should be along the Lines of the neighborhood

coneept or a suitable modification Ëhereof; at the
least, it should be developed one full quarter
section at a time,

tomnunity facÍrities. rn eaeh of these three
residenti.al areas a certain amount of l_and should be

provided for eommunity facilities" ConnuniÈy

faeilities i.nclude the following: school site,
playground, park, shopping centre, chureh and general
eommunity building" According Ëo the seetion on

populaÈion forecasË, the estimated amount of land
required for eommunity faeirities Ís twenty-five acreso
The exact amount and. location of the land are matters
for a åetailed d.esign" ftlhaÈ is important is that
adequate space be alLotÈed for those facilities whieh
are noÈ already avail_able or provided for.

rn sunürary, of this diseussion on residenti.aL
land use, it may be stated area one and mosË of area
two should be developed as residential land., with
their corresponcling eonmuni.ty faciliti-eso in order to
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provide satisfaeËorily for the 1968 estirnated Land

requirements. The remainder of area two and all of
area three should be reserved. for requirement,s after
L968" The order of devel opment of these areas

shoul-d be: first of all, area one; secondly, area

two; thirdly, area three,

CTHER IAND USES

Commercialo To estimate with any aceuracy the

amounË of l-and requi-red for eommercial use involves a

detailed, time-consuming studyu Hainly because of this,
and also because this report is mainl y concerned with
planning principles applicable to residentj.al land

use, the extent of the area representing Ëhe Townls

commercial distriet is essentially a nguessti-matefr"

See Figure.l0, The only sËatement about the

eommercial area which may be expressed with any

confidence is thaÈ it will probably grornr, and grow

mainly Ín a westerly and southerly direction" The

reason that it is likely to grow in a southerly
directlon is that, in this particular sj.tuationo there
is a residential- area located between a commercial

area and an industrlaL area, and in a situatlon such

as'this, the residential area is usual_ly displaced,
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PubJie open e!êc€o An exami_nation of Figure 10

w1l-l reveal that no part of the total area is allotted
lo open space" This is because it is hoped tlat, the

development of the residential areas i^i:irl proceed

along the reconmended rines of the neighborhood concept;

and open space, being an essential part of the concepü,

w-i1l not have to be provided for separately,
The land use map" #. Iand use map depíets the

various l-and uses Èo which an area has been subjected"

these vari-ous land uses, of course, incJ-ud.e the major

categories of industrial, commerciai, residential,
public and semi-publie buÍlctings, and. public open

spaces; and arso any particular land use which m:lght be

existing. There are various types of l-and use maps, the
variation being in the detail in which they are presented,

They may vary from the type which indicates the exact

use to which each lot has been subjected, to the type
tvhich indicates in a general manner whieh areas are

residential, Índustrial, and so orre The land use map

has many uses, three of the more important are: it is a

basis for the preparation of a l-and use plan; it
indicates the location of traffic generators in a

community, thereby providing a clue to the location of
future major traffic thoroughfares; and, it lndicabes, with
regard to utilities, Ëhe ext,ent of service areas and the
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demands on these areas" (8, p" 2Ol+) "

The l-and use map, Figure 8, presented Ín this
report, is only for a part of the Town; the part

bounded by Pandora A,venue, Ravenhurst Street, Gunn

.A,venue, and Oxford Street, The Ínformation on the

map has been obtained by the so-called nw'indshield-

surveyn method" .{lthough the information does not

indicate the use of every single lot, it d.oes give more

than a very general impressi.on of the land uses. For

example, w"ith regard to residential use, the land use

map indieates to what extent built-up lots out-number

vacant lots, and vice vercao

The land use plan. fn general, a land use pfan

designates which land use is best for a particular
areao There i.s often eonfusion between the terms
ltland use mapn and nland use plantt; however, this
confusion need. not exist, as the la.nd use map merely

presents a picture of existing land usesr.while the

land use plan presents ,a picture of proposed land ü.s€se

The land use plan may be used for many d.ifferent
purposes, some of the more important are: it is a

guide for zoning, subdivisi-on eontrol and urban

renewal studies; Ít, indíeates to publie and. private
agencies rrhere nev¡ demands are likely to be made on
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-utilitÍes and servi-ces and where transportation

facil-itíes might best be located; it is a gu-ide to

large developers of resídential communit,ieso shopping

centresu industrial districts and so on" {8, po 280) "

The land. use p1an, Figure 9, eorrespond.s to the

l-and use map, Figure S. fn essenceo it is a more

detail-ed presentation, for a part of the Torom, of the

information contained in Figure 10, Thus, although it
basically presents the sane information as Figure 10,

it also includes a detail which deserves some

discussionu This detail is concerned with the prooosed

shíft of the Townis stadium from its present location

on lül-dare .&venue, just east of Oxford Street, Èo a

new location between Dundee Braneh a¡d McþIeans Avenue,

just east of !üabasha Streetn The main reason for this
proposed shift is that in its present locaËion, the

stadium is partially surrounded, and wilL soon be

completely surrounded, by new houses, Two other

reasons are: the stadium will front on the proposed

major traffie route (Duadee Bra¡ch), and wilI only

be approximately fifteen hundred feet from a main

street (Oxford Street)i Ðd, Èhe stadium w1ll be

bounded on one side by a non*resi-dential use instead

of being eompletely surrounded be residential
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structures" In its nern¡ location, it i-s true that

the stadium will likely be surrounded by houses on

its three remaining sides; however, by providing

a suiÈable buffer around the periphery of the stadium,

the characteristic disadvantages of a stadium w:111 be

kept to a minimum"

fn coneluding this diseussion on traffic
ci-rculation and land use, the reader is referred to

Figure 10, where all reeo¡n$endations rrith regard to

traffic ci-reulation and la¡d use have been set out"

There are, however, two areas on this plan uhich have

not been nrentioned previously. The first area is the

two square miles approximately, south of the

Canadian National RaÍIway property: this area already

has a few houses on it, however, it is strongly

recorlunended thaË any further development be aceording

to a plan based on a thorough examination of the whole

area, The second area not previously discussed is the

area between Regent J\venue, Nairn Road and King Street"

This area could possibly be used for commereial

purposes, for example, iÈ is a good site for such

drive-in serviees as gasoline service stations and

refresimenË and ciairy bars. Alternatively, it eould

be used for wholesale and related uses, sitlng sueh
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gt,ruct'ures as !Íarehouses,

servj.ce buildings" fn ary

also be studied carefully
is underèaken.

and trucking Èerminals and

evenÈ, this area should

before any further development,
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SITE ÐESÏGN

!oc_q!!a4 and síze, The sÍte for the proposed

residential subdivision is generally east and north-

east of the Townes central business district,
BoundÍng the whole site are the following streets;

Pandora Avenue, Redond,a Street, l'{cMeans A.venue,

Wabasha Street, Kildare A.venue and Wayoata Street"

The v¡ho1e site is aeËually dívided into Ëwo distinc-r"

secÈions, the section north of lüldare A.venue and

the secbion south of Kildare A.venue, 0f the 284 acres

which comprise the whole site area, L59 acres are

1n Èhe northern section, the remaining L25 acres in
the southern seetion, .A.n outline of the site
boundary ancl a partial topographical map are found in
Figure 11,

Description" The site does not differ from the

deseription of the Tov¡n as a whole; it is ÈypÍeal flat
treeless prairie land. The areas whieh surround the site
are of three distinet types: an industrial area, the

Canadian National Railway propertyu is south of the

si-te; a sparsely built-up residenüial area ís west of

the site; a vacant area, partly agricultural, is boËh

north and east of the site"
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There are existing struetures 1n both the

northern and southern sections. For an approximate

location of these see Figure 8" fn the northern

section there is one harf a block (depth) of existing

houses between Ii{abasha Street and teola Street on

Kildare Avenue. A.s these houses are of very reeent

construction, they wit.l be incorporated into the

design exactly as they are, Tn addítion to these

new houses, there are thirteen oId houses and one

small chureh scattered about the seci;ion" The

southern seetion has a total of eleven houses; ten

of these are located on ]uielrose Avenue and the

elevenËh on Regent Ä.venue" Although these houses are

quite old, they could probably be ineluded in the

subdivisi-on layout w"ith a minimurn of inconvenlenceo

Ï{owever, these eleven houses, plus the Ëhirteen in the

northern secËion, are of such age and quality that
their inclusion in the proposed layouË is judged not

desirable. Therefore, it is recoÍxmended tha.Ë they be

removed; this rernoval and subsequent re-Location of
ühe inhabÍbants should be accomplished in a manner

which rril1 be satisfaeÈory to all coneerned, In

addition to these existlng houses, there are several

pole lines located on the site. These pole lines eould.
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be removed, although at some eost, it is true.

Hornrever, since the aceent of this report is not

necessarily on the most eeonoruieal soluti-ons, the

influence of these pole lines on the subdivision

layout wil} be kept to a minimum,

Existing and available services, There are no

existing sewer or water lines wÍthin the site itself;
however, several of the boundary streets do have

existing services, On Kildare Avenue¡ ås raentioned

previously, there is the twenty-four inch trunk

saniöary sewer and a sÍx ineh ruater main; both of these

serviees terminate at Wayoata Street" 0n tlayoata

Street itself, there is a water main for the two

bloeks between l{arvard S.venue and Kildare Avenue" The

design of the extensions neeessary to serve the site

as well as the design of the services within the siËe

itself is an engineering problem" The engineering

aspeet of residential subdivision is just as important

as the archíteetural and the eommunity planning aspects'

However, due to the limitations of time and to the fact

that Ëhe community planning aspect is being stressed in

this reportr oo detaÍl design of sewer and water

services is presented for either the site itself, or

the necessary extensi-onsu Nevertheless some general
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observaËions regarding the extensÍon of services ifrtll
be offered: firstly, the existing trunk sewer is ín a

good Location to service Ëhe whole siËe, iË need onJ-y

be extended approximately 2100 feet; secondly, as the
nearest waterrnain feeder line is rocated on Harvard

.&venue and Regent Avenue Hrest of Leola Street¡ ân}¡

extension would probably necessíÈate waterrnain feeders

down Harvard A.venue and. Regent a.venue east of Leora

street. The existing serviees and. the possible exËensionso

together with the proposed pole line locations are

shov¡n on Figure 12,

Iand ownershi.p and o'ption" The Town of Transeona

owns all of the land comprising the site except for
those l-ots which contain the aforernentioned existing
houses. Âlthough the Town itself owns most of the
site, Ëhere are three development eoilpanies with
options to develop various parts of the site. The

Transcona Devel-opmenË Corupany has the option on the

entire southern section" Þfodel Homes Limited has the
option on an area bounded by Mc&Ieans Avenue, Redond.a

Street,, Kildare Ávenue and Leola StreeË; while a
third development company, lrieÊropolitan construetion
Limitecl, has the option for the area eontained by

'I.{cl'ieens .å"venue, LeoJ-a SÈreet, Kild.are Avenue and
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I$abasha Street"

The neighborhood concept. The neighborhood. has

been defined as:"..ân urban unit wÍth a fu.nctional

arrangement of its environmental elements, those

elements being the circulation system, the bullt-up
and the open spaees, the building sites, and the

recreational, educational, and social welfare

facil-ities. This unit is planned for the populaÈion

of a school district and the community is broken down

into a number of such unlts. The smallest unlt
population that can support its nucleus, the

el-ementary school, is considered to be approximately

4.r000 peopleu One authority eonsiders the

neighborhood in the folLowing lightt ii,.,the

neighborhood is a physical concept: it is the area

within which residents may all share the conmon

services, social activities and facilities required

in the vicinity of the dwellingtt, (2, p" 1)"

The nelghborhood concepü is based on the

population required to support an elementary school"

This popula'bion may vary between 21000 and 83000

people, with a figure of 51000 considered most

desirable" Furthermore, the neighborhood is
designed so thab it is self-sufficient with respect
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1,6 t,he prCIvision of most of the day-to-day necessities

of 1ífe, These necessities are eonsidered to be

eornposed of the following facilities; educational,

recreational-, social, culture-l and shopping with

their correspond.ing physical structures in the school,

the playground and park, the church, the library, the

eommunity building and the shopping centre, A,nother

feature of the neighborhood is that, in order to

eonsolidate and unite the area, the bounda.ries of a

neighborhood should be well deflned" SuÍta'ble

boundaries can be natural or otherwise: rivers, creeks,

promi_nent topographical featureso traffic arteries,

railroad.s, industríaI areas, conmercial arease pårksr

are all considered suitable" One final point

regarding the neighborhood is that the aforementioned

community facilities shoul-d be grouped together in a

single la.rge area and located at the centre of gravity

of the neighborhood area" In this dj"scussion it has

been assumed that the other elements constituting the

neighborhood have been provided for adequately, these

elements being residential facilities, utilities and

servicesu and circula.tion'

Subd.ivisior. de-Så$I. In designing a residential
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developrnent, a designer is¡ or should be, guided by

the fol-lor^iing principle: d.evelop the character of ttie '

site, Thj-s means that the d.esigner shoul-d. recognize

all the natural amenitles of the site, such as

topogra.phy, groups of trees, elumps of bushes, creeks,

and so oor and then incorpora.te these amenities in
the design. Frederick Gibberd, eminent British
designer, sta-tes, tt.. " the structure of the town must

be decided from existing land.scape: it 1s to the

valleys and the hills, trees and other natural
features, that we must turn to help us obtain visual
distinction between one neighborhood and anothern"
(5, p' 206) " Design based on the character of the

eite, sometimes referred as creative d.esign, is to
be preferred to the method which chooses a

particular trlayout systemrr and attempÈs to adapt it to
a site regardless of topographic features" The layout
systems referred to are those known as: loops, culs-de-
sac, grídiron, long blocks and internaÌly deveJ-oped

bLoeks, This is not to imply that these elements

should not be used in the design at all; rather, they
should be incorporated where they provid.e the best
development of a portion of the site or where they
might add some vari-ety to the streeb system"
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UnfortunaÈe1y, ihe basic principle of residential

design eannot -be put inio practi se in the pariicular

site wirlch is to be developed, The reason for this
is that the site has no distinet eharaeter to develop;

it is fLat and treeLess; it has no bushes or creeks

or any natural amenitÍes whatsoever. ft is indeed one

of the rtfeïu sitesn referred to by FrederÍck Gibber<i

in his statement that, to.. there are lerr slies so

fiat an<i featureless that their exploitation as an

integraJ- part of the design vrill- not give the town

characrer and indivi,dualityr. (5u p, 26), The same

may be sald of almost any site in Lranscona; indeed,

the statement nay be. extended to include almost all
land in the prairies. Aeknowledging these shorteomíngs,

the site wÍll sti1l be built-upon, the reasons being t,hat

]and is required for residential purposes and there

are no aLternative sites which rsoul-d be any better,
This lack of character means that ínterest unusË be

created by emphasizing such elements of design as the

street layout system and. the architectural arrangement

of houses fronting on these streets"

Neighborhood sÈreet. ppÈtern, Before proeeeding

urith a discussion of the principles embodied ån the
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design of the neighborhood street pattern, several

definitions r,¡-i11 be presented. For the purpose of
this report the following types of streets are

recognized:

Ilinor Residential Street; this street has a

right-of-way widËh of fifty feet, a roadrray

hridth of twenty-six feet, and provides direct
aecess to residential structures,

Major Residential Stlfg_e_Þ: this street has a

ríght*of:vraï w:ldt,h of sixty to sixty-six feet,
a roadway $ridth of thirty-six feet, provides

access to abutting property and leads residential-

traffíc to the major collector streeË,

Maior ColLector Street: this street has a right-
of-way r¡ridth of eighty feet, a roadway uridth of
thirty-si.x feet, provides aceess to abutting
property, and eoll-ects and channels traffic to
both the neighborhood community facilities and

the surrounding main traffic thoroughfares,

The following principles are Íncorporated in the

design of the neighborhood street pattern:

I{ake the width of the street proportional to the

expeeted traffic volume,

Discourage through tra.ffic"
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ChanneL tra.ffic towards the neighborhood centre,

Elininate cross-intersections and make aLl

intersections ninety degrees or nearly so.

The desíred rela-tionship between street w'idth and

traffic volume Ís accompLished by includÍng the three

different streeË types in the layout design, these

Ëhree types being the aforementioned mi-nor and major

residentÍalo and major col-Jector streets" Through

traffic is discouraged from travelling over the

neighborhood streets by three methods: the use of

looped streets, Ëhe use of moderately curved street,s,

or the use of trL-shapedn streets" HoÌv neighborhood

traffic nflown is channeled direetly to t er near, Èhe

neighborhood centre can best be pietured by referuing

to the proposed subdivisÍon plan, Figure IJ" Finallyu

cross-intersections are almost completely eliminated

and T-intersections are used'as much as possible" The

najority of interseeti-ons are at ninety degrees; the

remaining intersections are elose to ninety degrees

and do not consËiËute a traffic haøard,

Lots and bloeks" The width of the lots varíes

from fifty-five feet to eighÈy feeË while

of the l-ots is usually either 115 or 12O

typical lot size is 60 by 120 feeË" the

the depth

feet; Ëhe

width of the Tots
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fronting the housing group open spaces ís 7O feet;

this extra lot rqiidth is offered in order to make the

lots even more attraetive than they already are. Ït
is expected thaË the increased value of these lots, due

to ühelr Location around the open space and their extra

width, will more than offset the l-oss (tfrat is, loss

from the developerts vierø) of land dedica-ted to open

space" Another characteristj.e of the lotting is that

cormer lots are often from five to ten feet w"Íder than

the interior fots; this, of eourse, is to permit a

greater side yard setback from the side street. The

problem of whether or not Èo include rtbutt lotstro or

how rnany to include, is a contentious poinÈ" From

the engineering point of view, qtrite often the

exclusion of these butt lots will result in a saving

due to the fact that services w.tII not have to be

instalLed for a fulI bloek wi.dth" From a planning

point of view, the inclusion of butt lots w1ll often break

the monotony of a long view along the street and will
also remove a bad view along rear lot lines" In this
design, another factor was considered; should the

dwelling front on a minor residential street rather

than a major residential- or col-lector streeË?

The width of the blocks varies betrøeen 210 and
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}bO feel, while the length varles between 57O feet,

and 2OZA feet, These figures for block lengËhs represent

the short side or the interior side of L-shaped. blocks"

These block lengths are in accord v¡-ith the generally

accepted. standards of a 6OO feeË minimum length and

a 2000 feet maximum length, As evidenced by the plans

for good new subd.ivisions, the provision of a back lane

j-s no longer considered either desirable or neeessaryo

Therefore, in accordance $rith this general view, no

back l-anes $Iere provided in the proposed subdivision

plan" However, the inclusion of back lanes is still

a controversial point in some cities, as the City of

Edmonton, one of the most progressive cities Ín

Canada with respect to neighborhood planning, still

incLudes lanes in subdivision desiglls.

As mentioned, the majority of blocks in the

proposed. subd.ivision design are L-shaped. If these

blocks are eliminated. and straight blocks

substituted, traffÍc flow will definitely be eased"

However, the author believes that the use of L-shaped

bLocks is justified on the following basis: firstlyt

desirable privacy will result from the elimination

of through traffic; seeondly, although the traffic

fLow is somewhat impeded, it is not seriously impeded"
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!h" problem of the houses fronting on the

proposed major traffic route along pandora Avenue

and Redonda Street deserves special attention" ThÍs

problem may be handl-ed in one of three ways: by

provision of service streets, by provision of a

planing strip, or by provision of extra deep lots.
A service street is generally considered the best

sol-ution; but because of the excessive cost and

beeause it is judged that traffic, although expected

to be heavy, will not be heavy enough to justify a

serviee road, it would not be the best sol_ution

here" The provision of a planting strip is also

consldered a good solution; bub due to maintenance

difficulties, sueh as who is to keep the strip in
good conditiono and. who is to pay for this
maintenance, this proposal is discarded in favour of
the third, Thus, from the practical considerations

of cheaper cost and no maintenance difficultles, the

provision of extra deep ]ots, about twenty to thirty
feet exüra, along the major traffic route is
consldered the best solution"

Houses. The l-ocation of houses both on the lot
and

one;

within the block is a detail-, but

the very purpose of subdividing

a slgnificant
a section of
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Land is Ëo provÍde lots on v¡hich houses may be builËo

Novl, as house loeation is important, it necessarily

folLows thaË it be done rvell, and i-t can be done well

by following the principles of architectural

eompositiono It is the architects who are mainly

concerned with this part of design, not the planners;

never'Ëheless a few applicable principles of

arehiÈectural composÍtion r¡riIl at least be mentioned.

one relevant arehitectural principle is that the

location of houses should follow an orderly scheme"

This means that with regard to roof línes: do not'

place a flat roofed house adjacent to one w"ith a

conventional roof ; wit,h regard to height: do not place

a two story house next to a bungalow' However, a

common complaÍnt of the average citizen is that

houses in a housing development ltall look the samerÌ.

Therefore it appears that nordern has al-ready been

achieved, perhaps in too forcible a manner, and that

rrvarietyn should be given greater emphasis' This

lea.d.s us to the second principle: variety should be

established between groups of houses rather than

between indivídua1 houses which make up the groupo

Thus group appearance is considered more important

than individ.uaL house appearance, that Ís, assuming
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houses of average cost" The final princÍpIe is
concerned w:ith colour: there should. be no violent
colour contrasts between neighboring"houses" llA

eolour scheme should spring from the employnrent of
refreshing contrasts between 1cold.t and l\nrarmr

colours, and should shun the restLess confusion of
garish hues, the result of competÍtion of bright
pri.mary coloursrt " (&, p,88) . The applieation of
these principles to house design is important to all
houses in the subdivision, but it is espeeially
important to the houses fronting the open space in
each housing group"

How rnight these architectural principles be

put into practise? They may be put into practise

by the deviee knov,¡n as protectíve covenants;

protective covenants being measures whieh protect

the home ovrner by binding him to certain restrictions.
For best resultso proteltive covenants i-n an area

should be drawn up by a single qual,ified architeet
rather than a group of architects, Thus, iD

summary it may be said that the houses w'ithin a

block should be integrated with respect to the

prlnciples of architectural composition and the

means by which this compositi.on is achieved is
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through protective covenants.

Public open sBaego The public open space is a

single area which meets the space requi-rements of

the school site, the park, the playground and the

general community facilities, ÍD a centrally
Located position. lfhether or not provision is
made for a park area within the public open space

is a matter which depends upon particular conditions;

in this design, space has not been allotted to the

park within the public open space mainly because of

the open spaces provided for each housing group. Be

that as it may, for a neighborhood of ¿¡.000 people the

acreage requirements are as fol-lows: for the school

sÍte, 1"8 acres; for the playground, 5"O aeres;

for general community facilities, 1"5 acres; giving

a total 8"3 acres, As the expected population for
this designed neighborhood is a bit under 4000, the

area provided for the public open spaee, that is,
8.1+ acres, is suffieíent, It is desirable that the

public open space be located approximately atthe

centre of gravity of the site area; the main reason

for this is that no particular group of families

should be required to travel mueh greater distances

to reach the publÍc open space than any other" The
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generally accepted ma*imum r.ralkÍng distance between the

farthest dweliing and the school- (loeated in the publÍc

open space) is one half mile;although this distance is
aceeptable a distance of one quarËer mile Ís preferred.

ft is of course impossible for all dwellings to be

exactly equidistant from the pub1lc open space, but

a definite effort should be made to minimize the

discrepancies o

hlith regard to playground and general co¡TurûuniÈy

facilities, Èhe follow1ng suggestions are offered"
The playground should include facilities for all
age groups. For the young children Ëhese facilities
eould include: svrings, lrrading pools, sand-boxes,

smal1 slides, a mÍniature earousel, plus any other

conventional or non-conventional faci-lities" The

teen-agers and young adulËs could be offered,:

baseball diamonds, a soccer or rugby field, outdoor

basketball and vol-l-eyball eourts, skaÈing and hockey

rinks for the winter season, The older age group

night be interested in pursuing such activiËies as

horse-shoe pitching and lawn bowling if appropriate

faciLj.ties were províded" General- community

facilÍties refer: to indoor social, cultural and
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recreationaL facirities; they include the following

serviees and organizat,ions; social services, relÍgion,

literaËure and. the arËs, and recreaiiono These

various aetiviËies have different space ano builciing

requiremenÈs. These may be provided for in a

separate community building, the ehurch or the school"

ltlhether the school should be used to provide after*hour

facilities or whether a separate community building

should be constructed is a matter wel-l worth the study

of the interested parties.

In concluding this discussion on the public

open space tvro more observations will be made' First

of a1l, when consideri.ng the location of the public

open space within the site area and atternpting to

channel traffic towards the open spaceo i.t is

important to remernber that while the major traffic
streeËs should be very near the open spaee, they

should not actually border the open space' Secondlï¡

in some eases it may be desirable bo include a

buffer strip around part of the public open space"

This should not only protect Ëhe dwellings fronting

the open space but also eonfine the aeËivities of

the open space to that area" fn this particular

deslgn a buffer strip should be provided along the
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eastern and southern ed.ges of the pubJ-ic open spaee '
The neighborhood shopping eentre" fn the design

of this neighbortrood u l*"3 aeres are allotted to the

shopping centre, This area j-s larger than the amount

normally recommended for a shopping centre serving a

neighborhood of 40OO people, that is 2'6 acres. The

main reasoll for this is that there are exlsting

houses on the opposite side of the street from

shopping eentre; therefore a substantial buffer

should be provided for their protection, (part

buffer could be designed as a play area for the

young children of the shopping mother). Except

the nearness of the existing houses, the south

corner of Kildare Avenue and Wayoata Street is

the

strip
of this

for
east

considered a good locatÍon for the shopping centre,

this is mainly beeause the shopping centre fronts on

a main thoroughfare, that is, Kildare Avenue"

In essence, the neighborhood shopping centre is a

reta1l establishnrent; it is built as a unit,

operated on a rentaL basis, and is expected to draw

it volume of sales from w'ithin the neighborhood oniy"

rn more detail, the type of shops usually found in the

buÍiding ares a food market, a drugstore, a barber

shop, a beauty parlor, a laundry and dry eleaning

pick-up service, and a shoe repai-r shop. 'Ihe shopping



81.

cenfre sÍÈe is often broken do-v,rn in to its componont
parts according to the fol_low-ing pereentages:
parkingr50 per cent; d.riveways, servicing spaces,
buffer sifips¡ êt eeËra, 25 per cent; and ground area
of the buiiding, 25 per eent, In eoncluding this
discussion it may be mentioned that some authori.tÍes
have stated that the shopping centre is more
qualified to serve as a neighborhood focal point than
the elementary sehool.

.ffiees" A, total of 3 acres¡ or the north easË
corner of Kildare a.venue and üiayoata streetu is set
aside for an office building and off-street parking
facilities' 'r'his rocation for the office buiiding
hras ehosen because it is central wlrh respect to the
neighborhood. and because iË is easiiy accessible by way
of the neighborhooci streeÈ sysÈem" rt is suggesËed
that the office space be used. by such professionar
people as engj-neers, land surveyors, arehitects,
doctors, lawyers, and so on" äowever, this is not
absolutely essentiaL, and almost any firm or
individual desiríng office spaee shourd be arrowed use
of the facili_ties" S.s far as the community is
eoncerneci, it ís riesirable that at least a docbor and
a dentist occupy parb of the availabie office spacee
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iîouslfrg .SIg3Æ., The key feature of the proposed

subdivision plan is the deliberate subdivision of

the entire neighborhood into Î?housing groupsn or

sub-neighborhoods, each with its own open space or

park. A housing group is mereLy a distinguisirable
group of houses; it shoulci be emphasizeci. that the

houses chemselves are usually not dlf'ferent from

oiher houses in the neighborhood, bui tiley do form a

ciefinite noticeable group" ïhe number of houses

comprising a group. varies; it may run as high as 2Oü,

T'his separation of the neighborhood into housing

groups has been brought aboui by the design of the

neighborhood street systen; that is, the streets are

designed in such a manner Èhat a major thoroughfare

surrounds a certain number of houses, tüithin these

major thoroughfares and serving the houses are, of
course, the mÍnor residential streets. In order to
achieve a clearer concept of thè housing group the

reader is referued to Figure 13,

The arrangement of houses in a housing group is
strictly a physical arrangement; neverthelesse a

physical arrangement which it Ís hoped ivil1 have

sociologfeal advantages, Thus, the most important

feature about the housing group is that bhe occupants
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of the houses have t,he opportunity to develop a

feeling of rrtogethernessrt or Trcommunity-spiritlt; this

oÞportunity being made avaÍlabl-e beeause of the

particular location of their houses" fÈ is probably

generally agreed that a worthwhile cornmunity-spirit

amongst neighbours is a goal worth striving for; there-

fore, every opportunity should be provided in order to

allow this spirit to come about, a"nd the use of

housing grou-ps is one means toward this end" Perhaps the

word opportunity should be stressed, for just because

people have the opportunity to develop a real-!

worthwhil-e community-spirit does not necessarily mean

that they will take advanta-ge of the opportunity" This,

of course, depends entirely on the people themselves.

But the important thing, as far as this particular desi.gn

is concerrred, is that the people have been presented

Td'ith the opportunitY,

This idea of housÍng groups is not new in the field

of planning; however, the auÈhor believes that it should

be emphasized to a greater degree than it is ab present"

He is in fuIl agreement with the eoncept that a t'rue

community-spirit is much more likely to be developed

amongst the reLatively few people of a housing group

than amongst the many people of a full neighborhoodu



rllo+

sonle 51000 peopl-e or soe This is not meant in any way

to detract from the objectives of the neighborhood

coneept; it is meant merely to indicate thaü it is more

reasonable to expect face-to-face relationships to
develop in the smaller unit, the housing groupe

A,s shown on the proposed subdivision p1an, there

are ni-ne housing groups, provided the houses about the

public. open space can properly be desÍgnated as a
housing group" The number of houses in each group varies

from fifty-nine i.n the smallest, to one hund.red and

ninety-one in the largestu Assuming a figure of 3"5

people per dwelling unit, this means that the

approximate number of people in a group will vary

between 200 and 7OO" Those who consider a population of
5,000 Ëoo large in which to develop a true communiÈy-

spirit may also object to a figure of 700 on the

same grounds" The author is inclined to agree with this
view, if the loeality in whieh these 700 people live
is typieal of past and many presenb day housing

developments, Flowever, if these people are in houses

which are part of a housing group, and if the housing

group has some central- feature of attracÈion, e!'

foeal point, then the author wouId. definitely disagree

þrith this view"
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A nethod of promoting a community-spirit amongst

larger numbers of people is through sports. Although

the value of sports in this respect is largely

overrated, it stil-I is one of the best methods

available. Egon E. Bergel has this to say about sports:

Daily experienee shows that nothing cements unÍty
more¡ or i-s more effective in erasing group
prejudices and lessening group tensionsi than touri
t,eam, Football, baseball, and basketball probably
create more solidaríty than any other community
activity" 'blhether t,rle deplore this as a symptom
of inmaturit,y or approve it as an expression
of mental health, the soeial organizer ca¡not
afford to ignore-so effective a means' (6, p" 496)"

Just one example of organizÍng community-spirit

through sport is for each housing group to orgartíze

a softball team and compete against the other housing

groups Ín the public open spaeeo

Open Êpgg. An examination of the proposed

subdivision plan will reveal that there is a single

open space located within each housing groupo These

open spaces vary in size from 1"8 acres to l¡,/¡, âGrêse

providing a total area of 21,4 acres" This figure,
together v¡ith the amount (8"À. acres) of Land dedieated.

to the public open space, represents 10 per cent of
the gross area of the whole site, To some observers,

land developers in parti-cular, thls amount may appear

somewhat large in comparison to the amount of open space
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that is normally provided in developments. Tt is

generally acknowledged that a devel-oper can dedicate

no more than 5 per cent (The Htanitoba comptroller of

Town Planning uses this fi.gure" ) of the gross area of

a slte for open space if he is to enjoy a reasonable

return.on his investment" fn spite of this general

acceptance of a 5 per cent figure, the author does

not feel that too much land has been dedicated to

open space. The main reason is that this report

essenti-ally represents a qualitati.ve approaeh; thereforet

at times practical considera.tions may be somewhat

subordinated, .AJso, as the question of whether 5 per

eent or 1O per cent is preferabLe has not been

resolved, satisfactorily to al-L concerned, he feels

that he is merely supporting those who favour the

larger amount. with regard to location, the typical

open space is located approximately at the centre of

gravity of the housing group area" This central

location is considered essential if the open space is

to carry out its purpose most sa-tisfactorÍly"

Àlthough size and location are aspects of the open

spaee which are worth consid,ering, they are not the

most important, Just as the housing group 1s regarded

as the key feature of the neighborhoodr so the open



,¡.ispace is regarded as the key f eature of the housing group;

'and¡ âs such, is the focal point for both physÍcal and
::

: sociological considerations within the housing grouþe

'.The whole purpose of the open space is to attract the
,.,

:,occupants of the particular hcusing group to the
ti

ti'open space" This is accomplished by making the open

,:¡ space physically attractive: firstly by means of a

fine overall appearance; secondly, by means of the

faeilities which are to be provided" rf this pla_n is
suecessful, people will be drawn to the open space; it
is hoped that once brought together, they urill be able

to form the friendshÍps which can contribute so richly
to a full life"

l'' There are nurnerous uiays in which these open spaces

..,may be d.eveloped in order to achieve physical
'4,

,rrêttractiveness and corresponding sociological benefits"
':r;:

:¡,Ïndeed, the appricaËion of imagination and creative
design to the development of the open spaces should,
.

yield dividend.s of the highest value, that is, dividencts
Ì:,.]ì..

fin the fieLd of human relations" The aetual detaired.
development of the open spaces may include the

¡;r$llowing ideas: they may be covered with a green
trearpettr, that is, covered with a Lai.rn; they may be

eompüretely landscaped.; they may be partly utilized as
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play areas for pre-school chiLdren; they may be

partlydevotedtolawn-bovllinggreensforolderpeople;

they may include a central water fountain or a small-

pavilion' One highly i-maginative example along these

linesisfoundlntheparkswhichswedenprovidesfor
its children, ÌrThere are protected' areas for the very

young; old street cars, buses and' airplanes for their

brothers and sisters; streams to d.am, houses to build

for the ol-dere . o o olllirliature ball fields for the

teenagersr?. {?, po 232) " In any evento almost any

treatment which adds to a living environment should be

not merely permitted but strongly eneouraged'

It is well knoun that many people suffer from

incurable inertia, especially with regard to courmunity

affairs, and are particularily apathetic towards

projects which involve community action and

organÍzation' To counteract' this, and to create

interestamongsttheresidentsofthehousinggroups
in the open space, the author suggests that a vote be

he1d. to determine whieh parËieular treatment or

treatments should be applied to the open spaces' If a

voteisnotfeasibleritíssuggestedthatatleast
a survey of public opinion be taken' This sÌrrvey should

suggestthepreviouslymentioned'id'eas,shouldrn¡e]eome
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crit,icisn of the sa:ne, and should be open to entirely
ner^r suggestions, If neither the vote nor the survey

is practicable, some other method. of creating interest
in the open space shouLd definitely be sought"

It has been stated that the main feature of the

proposed layout Ís the subdivision of the site into

various houslng groups with their corresponding

open spaces, this being done in the belief that a

community spirit is more like1y to develop wÍthin

the smalLer unit, Although this idea is the most

important feature of the proposed subdivisíon plan,

Ít should not be emphasized to such a degree that the

original neighborhood concept would. be complete'ly

neglected, 0n the contrary, if the hoped for benefits

of the housing group be realized, this should

substantially assist the neighborhood in aehieving its
purpose, that is, the extension of the benefibs of the

housing group to the whole neighborhood. Thus, a

successful housing group should help rather than hinder

the developmenr of the neighborhood coneepË"

Summary. In summary of this section on site design,
some of the more prominent features of the design will
be mentioned, The whol-e site is subdivided according

to both princltriles of good. subd.ivision design, and
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the neighborhoocl concept" A particular a-spect of the

neighborhood coniept, that is, the housing group, has

been selected ancl emÌrhasized as the' key feature of the

subdivision design. rÂiith regard to the neighborhood

street pattern, the author has fol-l-owed a. midclle-

course; that is, no relatively radical layout like the

superblock has been proposed, Yet, at the same time'

the original grid layout has been completely discarded"

The subdivision of the 284 acres which comprise the

site produces a total of Iro73 l-ots" s.ssuming single-

farnily drvelling units and 3"5 people per dwelling unit,

the lots provide for a population of 3,75! people"

These peonle will reside in a neighborhood which has

a net residential density of 20 people per acre; this

figure compares favourä¡fy with a common maximum

figure of 25 people per acre for single-fantily

dwellings "
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