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ABSTRACT

This thesis presents the development of the Winnipeg
suburb of Tuxedo during the years of 1903-1929. Tuxedo began
as one real estate development among many that occurred during
the boom Winnipeg experienced prior to World War I. Tuxedo,
however, differed from other suburban subdivisions in several
respects. 1In the first place, it was intended by its developers
to become the prime residential area of Winnipeg. As such it was
to be - totally residential, elegantly laid-out and tightly-
controlled, A second difference is that Tuxedo became self-
controlling when it was incorporated as a town in 1913. The
incorporation of Tuxedo gave it a life and story of its own,
as the town painfully developed through years of slow growth
during World War I and the 1920's, This thesis then is primsrily
concerned with the circumstances and idesls behind Tuxedo's
founding and the political and economic dealings of the town's
first years. The one constant throushout this period wszs the
hand of the real estate developers, who conceived the idea, managed
to incorporate the town and then tried to achieve their develop-

mental goals through sitting on the council.

This, then, is the early local history of Tuxedo,
exposing the town's individuality, while asking if it has a
commonness with other elite residential districts in other

Canadian cities.

ii



TABLE OF CONTENTS

Table of Contents -

List of Tables -

List of laps -

List of Appendices -

Preface -

Chapter I -  Fred Heubach and Eerly 20th
Century wWinnipeg -

Chapter II -~ Before Incorporation -

Chapter III - Incorporation and the Death of
Fred Heubach -

Chapter IV - World Wer I and the Twenties -
Slow Growth -

Chapter V. -  Epilogue -

Notes =~

Tables =

Maps -

Lppendices -~

Bibliocgraphy -

iii

iii

iv

vi

143
155
159
179



Table

LIST OF TABLES

Tuxedo and Winnipeg Mill Rates,
1913-1929 -

Companies Owning Iand in Tuxedo, 1913 -
Location of Tuxedo Property Owners, 1913 -

Indicated Occupations, Tuxedo Property
Owners, 1913 -

Population of Tuxedo, 1913-1929 -
Tax Arrears, Tuxedo, 1913-1929 -
Total Assessed Value, Tuxedo, 1913-1929 -

Assessed Building Values, Tuxedo,
1913-1929 -

Assessed land Values, Tuxedo, 1913-1929 -
Location of Tuxedo Property Owners, 192G -

Companies Owning land in Tuxedo, 1929 -

iv



LIST OF MAPS

Page
Central Winnipeg and worth Tuxedo,
1910 - 156
North Tuxedo, 1912 - 157
South Winnipeg, 1912 - 5€



LIST OF APPENDICES

Agpendix
R "An Interurban Llvsiun" -
B - "Beautiful Canadian Homes" =
C - "L Residentizl Suburb of

Winnipeg in the iaking" -

D -~ "Tuxedo Park" -"A Story of
Evolution on the Western
Prairie"

E - Estate of Frederick Heubach -

F - Istate of David Finkelstein -

vi

164

166

175

177



PREFACE

This thesis is an examination, in the form of an urban bio-
graphy, of the creation and early years of the Winnipeg suburb of
Tuxedo., Development began about 1905, the town was incorporated in 1913
and. by 1929. the distinctive character of Tuxedo was established. This
distinctive character was that Tuxedo was an exclusive residential
district, designed for the rich and powerful of Winnipeg. Particularly
prior to the creation of the Metropolitan Corporation of Winnipez in
1963, the Town of Tuxedo was known as an umusual residential enclave
within the jumble of cities, towns and municipalities that made up

Greater Winnipeg. Tuxedo was described as

a strictly residential area of malatial homes and
spacious boulevards conforming to standards officilally
adopted in 1925. Within its boundaries there are no
churches, no grocery stores, no service stations;
indeed, no commercial development of any kind.

This study centers around three broad themes., The first is
the founding of the town. To understand why Tuxedo was created, it
is necessary to understand the situation of Winnipeg in the early
twentieth century. Without the rapid growth of Winnipeg in the twenty
years before World War I, Tuxedo would never havebeen created. There
would not have been a need for such a rich persons' suburb, nor would

there have been the entrepreneurs to put together such an idea.

The second theme is the electoral and economic life of the town
after it was founded. Tuxedo was conceived in an era of economic expansion
and buoyant optimism about the future. However, the incorporation of Tuxedo
coincided almost exactly with the ending of the pre-World Wer I boom. This

awkward circumstance meant Tuxedo continued until the late 1520s with an



undeveloped and uncertein tax base, and with a largely absentee body of
property owners. Both of these factors presented problems for the

development of the town during this time.

The final theme is the disparity, during the time covered by this
studyv, between the mvth of what Tuxedo was intended to be, and the reality
of what it actually wes. The founders of Tuxedo conceived of it as an
exclusive, upper class residential ares where the leaders of Winnipeg
would live. This was the basis of how it wes run and how it wes adver-
tised. However, for many vears, Tuxedo's population wes made up of
_working class people and farmers. It was only in the last years covered
by this study, 1928 and 1929, that Tuxedo began to acquire an upper class

population, and the reality came to resemble the myth.

As local history, then, this study will help in examining the
essential questions that can be asked about any particular commnity,
and vet can be asked about all commnities in general., Sir John

Summerson, the British urban historian, viewed the questions es a mystery,

the mystery of its {the town's} origins and its first makers
and denizens ... ¥Why did they do it like that, with what
ambition and for what rewrd? On what precedents and with
what illumination of mind - or if with none, why none <

loreover, on a larger scale, Tuxedo wss not Jjust Tuxedo. Westumount
in hontreal, Forest Hill in Toronto, Sherwood Park in Idmonton and Vest
Vancouver in Vancouver are other examples in (anada of the same process
that spswned Tuxedo, albeit at different times. When a city becomes large
enough to have a sizable rich clsss, these exclusive upper class residential

villapes are created, slightly removed from the main city. It is possible



that study of these and other exclusive urban residential neigh-
bourhcods would reveal similar patterns of development to what
Tuxedo showed, although each one would have its own individual

rhythms as well.

Whether or not such a study would be idiographic, that
is,concerned with unique events, or nomothetic and concerned with
the formulation of general laws,3 there is much scope for further
study of how the economic, political and social urban elite lived.
Outside of a few examples of the role such people played in

4

suburbanization™ or architectural developm.ent,5 there seems to have
been little work done explicitly on how and where the rich and power-
ful lived in various cities., It is undeniable that these elites were
very influential in shaping our emerging cities, Whether it was
through their overt activities, such as booster activity in western
Canada,6 or more simply the day to day decisions arising from their
positions as the political and economic policy-makers, the well-to-do
played a major part in forming our cities. Hopefully this study

will contribute something to this as yet quite unexamined area of

urban history.

There are various difficulties in researching and
writing an unexplored area of history. Two problems in particular
arose during the course of writing this study. The first difficulty

was with sources. Although the bare bones evidence of what transpired



exists in the form of assessment rolls, council minutes and voters
lists, the flesh and spirit of the people involved can be more
difficult to trace. This vroved to be the case in Tuxedo. None

of the vrimary characters involved in this drama ‘is alive, nor,
apparently, are any descendants, Compounding this problem in
probing the motivations behind their actions, these men left no
collected correspondence or diaries to explain themselves, As

well, certain archival materials, such as sales brochures that

once were collected by the Town of Tuxedo, got lost along the way and
never made it to the City of Winnipeg Archives. The result is that a
certain amount of speculative correlation had to be done, and tne

future may prove these musings to be less than perfect,

The second difficulty is that of definition; where
to begin and end the study. The beginning was not too difficult to
choose. Tuxedo began with one man's interest in the area. The
closing date of 1929 was one which emerged during research as a
natural end point. Developments, primarily a major shift in the
make-up of the town's population, made 1929 a demarcation line
between two Tuxedos, as it were, and thus a good point to end.
Nonetheless, to pick any date on a continuum is difficult and

always somewhat arbitrary,

Without the kind assistance of many people, my

necessary research would not have been done and this paper could not



have been written. I would like to thank the staffs of the
Provincial Archives of Manitoba, the Provincial Library of

Manitoba and the Government Documents section of the Elizabeth
Dafoe Library, University of Manitoba, for their help with my

many and often obscure requests for information. I would like
particularly to thank Mr. Harry Youngson and Mr. Fern larion of the
City of Winnipeg Archives, plus their two assistants, John Chol and
Jeff Tanach, for their invaluable help and for patiently enduring

my invasion of their office space for so many months,

I should like to thank Professor J.E. Rea for his know-
ledge of Winnipeg history and his guidance as to sources. Ny
greatest thanks are to Professor A.B, McKillop, my thesis advisor.
His knowledge, advice and wisdom have constantly aided me, and
indeed sometimes rescued me from despair., My fimal thanks are to
my parents, for showing me the joy of knowledge and for supporting
me in so many ways, not the least of which was my mother's typing

and retyping of this manuscript. It is to them, Art and Margaret

Pask, that I dedicate this thesis.



Chapter I

Fred Yeubach and Early 20th Century Winnipeg

In 1900 the idea that Winnipeg could support a totally residen-
tial suburb, designed for habitation onlv by the very wealthy and
located st least five miles west of the city, would have been absurd.
Winnipeg wes not a city in the position to entertain these sorts of
ideas. However, a decade later, by 1910, such a segreszted, elite resi-
dential neighbourhood was beine talked about, end planned. It was to
become, in 1913, the Town of Tuxedo, a name which today to most

Vinnipeggers is synonvmous with riches and fancv houses.

Whet happened between 19C0 and 1910 thet enabled such a special-
ized development to come ebout was that Winnipes greatly changed. It srew
in population. The census of 1901 showed that it had a population of
42,340, By 19Ch, it had more than doubled to 90,153, while by 1911, it had
resched 134,035. In ten years, the population had more than tripled. The
citv went from beinpg Canada's sixth largest to the third larges
However, this wes just the population that stayed behind. The number of
people thet pessed through Winnipeg durine this same period was over
500,000, lany of these transients formed a floating population in the
citv. These were the workers, nearly 2ll sinele msles, who took seasond 1
work. This work thev found by visitine the employment ageacies in
“Mnnipeg. The= worked as harvesters, on reilwsy contracts,in bnash camns

or &t anv odd jobs thev could find. Thev could nuwber thousends at &

in the fall of 1912, over 25,000 harvesters arrived in the city. The

official ponulation ficures therefore were alwears low., At any one tire
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Winnipeg wes servicing thousends more immiecrants end workers than just

those that were officially counted.

£s has heen noted by wverious historiars, complete georsrarphicsl
seoresation between the different scclo-econondce classes cen happen only

in 2 lerge city.? In towns the rich mey live on the hill, and the voor

may live by the rail lines, but all of thewm are likely tc use the seme

stores, attend the sseme schools end watch the sazme psrades, I & bip

citv, however, there are enouch veople thet the rich and poor need
3 3 s +
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never peet, Thedir places of work, educziion, comssrce and relizion
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ntirely Cifferent. Then the idea of exclusive, well-to-do
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The chenge of Winniveg from a swall city

in 1910 also rrovided obthier hesic requirements that seen necesszrr for

]

the crestion of suburbs like Tuxedo. In simplified for:, these otlh
requirenents are a leisure class, with noner for extravasance, an ebullience
about the future and a comprehensive transportation systexn. To a degres,

but to a lesser desree, these characteristics are going to appear in any

-
Lor

zctive town. However, the concentration of people in a cit:
exazeeration of then.

The rich people in a town tencd to live richt in tha centrel town.
Ther»e is no rezson for them to live anvwhere else. The towns often are aot
phrsically uesly. It is convenient to live close to work, if net riaght

above it. Cormercial and residentizl areas are verv often one and the same.

In cities, on the other hand, things are different. The rich often are
> 2
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involved in industry, not just commerce., As a result, as cities grew an
so did industries, the cities cdivided into residential areas and comuer-
cial/industrial areas. Space became specialized.u Cities became
physically more ugly znc oppressive, The rich had the time, money and
inclination to pay attention to the quality of their life. Anti-urban
feelings developed, and the eccnomic elite turned its residential back
on the city that eave it its money. Agrerianism returned with the
belief that the quiet and beauty of the countrv were necessary to live

properly. The Lominion, 2 Winnipez magazine that catered to the upner

and middle classes, spoke of the cherm of livine in "pastorsl surround-

ef

[N
ot

ings, (w%eré] one forgets the heat, the noise, the bustlie and dus

[

the city and finds that, after all, 1life is worth the livine".? Tuxedc,
as planned from the start, was to be located alonz the Zssiniboine Hiver,
several miles west of anyv built up areas of Winnipeg. In other words,

it was to be a country village, quiet end pure, but still close to

the residents' places of work.

These sylven urgings would have gone nowhere in ¥Winnipeeg, and
Tuxedo would not have been thought of, if the citv's economy had not
been booming. There were fortunes to be made and spent in Winnipeg.

It was a time of prosperitv. The future looked bigeer and better.

¥ith the exception of a one year recession from 19C7 to 190¢, Winnipeg's
economy increzsed by prodisious amounts. Construiction starts, one
indicator of the state of the economy, tell the tale. In 1912,
construction hit a new high of $20.6 million, compared with $2.7

million in 1906.6 The rest of the city's financial side had like-

wise seen a decade of amazing growth.



Winnipeg's economic vposition wes based on its geographic
locztion. It wes the entrence to all of western Canada, including
the west cosst. The Parama Canal had not yet been built and all the
goods and people destined for the western half of the country had to
travel through Winnipeg. Similarly, all the grzin from the fertile
lands of the prairies Just being settled had to travel east through
Winnipeg, In fact, it wes grain and the railroads thet first started

Winnipeg's rapid expansion st the turn of the century,

Winnipeg had been estsblished zs the western regional head-
quarters of the Canadian Pacific Aaillwsy in the early 1860's. The CPR
soon established a large freipht handling yerd and built reintenance
shops. Other smll lines were built by other companies connectins
Winnipez with the United Stztes and verious parts of ianitoba. But rising
world demend for wheat in the lzte 1€90"s meant the CPR alone could not
handle the shipment of the crope. Other lines were built to comrete,
First came the Canadian Northern failway, and then others. Naturally,
ther all built their vards, maintenance shops, freicht sheds and grain
elevators in Winnipeg. Soon there were three transcontinental rail lines

operating in Winnipeg plus several smaller regiomal ones. By 1911, twenty—

o,

four lines in 21l radiated out from Winnipeg. As well as the usual hendling
yards and freisht sheds, the Cansdian Northern and the Canadian Pacific
built passenger depots and administrative offices. The Canadian Facifie
2lso constructed one of the finest hotels in North Amcrica, the doyal

flexandra. 7



A1l this railroad activity meant thet thousands of people were
needed, not onlv to work in the city but also to werk on the rozd gangs
layines the track through much of western Canada. It seered as if the
labour pool in this part of the country could always absorb more and
more people. Thus many came from eastern Csnada, from the United
States, from Purope and especislly from the 2Zritish Isles, seekine work
with the burgeoning railways. The rail boom also brought heavy industry
to Winnipeg durine this period, expanding the city's hase beycnd the pre-

dorinantly commerciazl one that it had been prior to 1900, Winnipesg

[0}
o]
w
t

'businessmen becare contractors, working on rail construction as fer
as Sudbury. Cteel foundries were established to make the materials
needed for this construction, and the ranese cf work handled grew to
include bridges, buildinss and hviro-electric projects.E

3

Durine this same period, the Canacdian government avidly sousht
settlers for the west., Advertising and cesh bonuses secured thousands
of new dwellers, from the United States, northern Zurope and particularly
eastern and central EZurope. The news of record crops and record grain
prices encouraged still more to come., It seemed that western Cznada
could, and would, shortly feed the entire world. From 19C0 to 1913,
the wheat crop yield increazsed by 900 percent, from 23 million bushels
te 204 million bushelso9 It wss no wonder that so many saw & chance
to make 2 new life for themselves, and took the opportunity. In all, over
2 half million immigrants either passed throush, or stayed in, Winnipeg

durine the first decade of this century.lo

10



11

This influx meant that Winnipeg'!s banking and commercial
business also greatly prospered. In the first place, the city was
the grein hapdling center for the nrairies, Until 191C, when Vancouver
built its first grain elevator, all of the western Canadian wheat had to pass

through Winnipeg.ll

ts a result, Winnipeg received :iore grain shipments
than anv other city in North America., Local grain merchants, men such
as James Richardson and Hicholas Bawlf, built considerable fortunes
bssed on grain. However, they were not the only men, nor the only
businesses, to prosper. Local merchandisers who catered to the
exploding needs of the population of Winnipeg also did extremely well,
John Arbuthnot formed the John Arbuthnot Luwmber Company in the early
1€90's and grew rich from supplying lumber for the buildings that
sprouted up as the city grew., He also became an influentisal citizen

of the day, being a member of prestigious clibe and serving 2s an alder-

-
man and s mayor for several years.l<

Another commercial trader who
esteblished a flourishing business empire during this pericd was James
Henry Ashdown, often described as Winnipeg's 'iMerchent Prince!. fshdown
was an e2rly resident of Winnipeg, arrivineg in 186€, when he set up as

& tinswith. From this base he built up a wholesale and retzail empire
that branched across the prairies., As he prospered, he expanded into
real estate and banking, becoming a director of two bhanks and a trust
company. By the end of the cenbury he wes eesily a millicnaire and

one of the most influentisl men in western Canada. Like Arbuthnot,
dshdown too belonged to the correct clubs and served as mayor for

two years.l3
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Naturally, one of the chief activities at this time, and one
that provided a2 source for many a quick fortune in Winnipeg, was real
estate speculation and development. From 1900 to 1913, Winnipeg
experienced a land boom and construction binge that msde many men very,
verv wealthy. An example of the level of activity is that in 191%,
seventy-one apartment blocks, worth over $3,000,000, were built, as
were in excess of $3,000,000 worth of office buildings, 6& industrial
buildings valued &t $1,4,0C,000, 37 warehouses and 15 movie houses.
Residentizl home construction, of single family dwellings, was approxi-
mtely $10 willion wor’oh.uL Further evidence of the nioney available in
Winnipeg is demonstrated by the fact that of the houses built in 1912,

26 cost over 320,00C, and 95 cost between 3
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this cost in perspective, an average middle class house built that yesr
mignht have cost about $2,SOO.15 The extreme example of residential
splendour built in Winnipeg was the mension of AR, Davidson, in

-

Crescentwood on Ruskin Row. Taking two years to build, its final con-
struction cost was ‘?;5100,000.16 Davidson, like many others in Winnipeg's

business world, had made his money in real estate, He also, it seeuws,

spent it in real estate.

The wealthy of the city, all recently come to their money,
were also developing a leisure class attitude during this boom period.
They were wealthy enouch to have the time and money to indulge themselves
and their familics. They were rich, powerful and proud of thelr positicn,

They were proud of Winnipeg, and wished to prove it was as civilized and
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enltured ss anywhere. Winnipeg's new library opened in 1906,
followed soon after by the popular Assiniboine Park in 139C9. The
Walker Theatre, wiich opened in 1906, 17 hosted international stars,
including Lily lanetry and 2 still unknown Chzrlie Chaplin.l8 Winnipeg's
elite spared no trouble to prove they were as refined ss any one in
Montreal, Chicacoc or even New York, which wss 2lwzvs the admired model
of what a prover city should be. The ¥Winnipeggers were learuing to
develop a sense of conspicuous consumption in what they did, what they

patronized and where they lived.

Ls the example of Devidson showed, they were particularly con-
cerned with where thev lived. It was a flashy, extravagant time that
took inordinate pride in the dwellings and neighbourhoods of the cream

of societv, Vinnipeggers liked to boest thet, as The Dominion put it,

"it Cdinnipeg) hes proportionatelv more attractive homes pleasantly
situated then almost any other city on the continent” 19 Vhether such a
statement was actually true or not did not matter. What mattered was
that Winnipeg's powerful people believed it to be true. They belleved
Winnipeg was the 'Chicago of the Korth'.,<0 They believed in bullding
their palstial homes for the future, and they believed that future
beloneed to their city and their descendants., By shortly after 1900,
Winnipeg'!s leaders, families such as the Ashdowns and the Nantons, were

committed to gracious, opulent living in appropriate surroundings.
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These leaders of Winnipeg, despite the rmshrooming populs-
tion of the city, were relatively small in number and secure in the
positions of power. Issentially the city wes run bv & commercicl elite.
These men were the business leaders of Winnipeg, as well as the socisl and
municipal politiczl leaders. Winnipeg had been established by men of
conuerce and it wes run by them for many vears theresiTter. Before the
First World Var, Winnineg had forty-one mevors. Thirtv-seven of these
were merchants, financiers or manufacturers; in other words, businessmen
of one sort or another. OCnly four were what could be termed profes-
sion2ls, and none were artisans or workingmen, £After 1907, effective
runnineg of the city's daily needs and business rested in the hands of

the Bozrd of Control., The storv here wis mach the same as

o
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of the mavor's office: a bastion of businessmen. Twenty-nine out of the
thirtry-two peonle who sat on the Board betweern its creztion in 1907 aad
1914 were men of commerce, The resainine three were professionals,

and none were from the workine class., City Council, which in theory was
the lerislative municipal hody, but dic not in fact possess effective
roverning nowier, was nevertheless also dominated by the busiress cless.
Cut of 515 mernbers cof council between 167) znd 191k, L19 were various
tynes of businessmen, 70 were nrofessionzls anc the remsinins 26 coue
from the working class.zl Control of the municipal wovernment obvicusly

rested in the hends of Vinnipee's commercial establishment.

This sane business establishnent formed the socizl leaders os

1

well, The same naumes thet were found on the menbership lists of such
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bureau, the Zuilders Ixchange, and the Horthwest Coamercial Trovellers
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cirtion can be found on the menbership rolls of varicus non-co
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organizetions, incindine the Carleton Club, t

Draze tic Cocietr, the Winnireg frt Leasue, th

Soc

Clnb,""  In oldsr, more esteblished citics cuch 2 concentraticn
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Winnipeg was 2t the time, the burlv-burly of sudden growth neznt thoi the
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end circles, and the ordinsry artisans and inmiersit lobourers moved in

theirs. Evervone kiew where the others lived, wor

were socizl and loceticnal walls, tetallr unbrescheble, between the

socizl classes, It would heve beern very unusual for 2 tinsmith from north

It was 2s tho

,
of his childhood h oks, past the
land thet lay sailine under a friendly soell, wh

15

tions as the Bosrd of Trede, the Winnipee Development and Industrial
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the sun always shone, and the clean-wszshad tint of sky and
child and ssrden would never fade; where one could welk,

but on tip-toe, and lock and look but never touch, and never
speak to bresk the enchanted hush....

In 2 daze he moved down the street. The bouleverds ran

wide and spacious to the very doors of the houses. Anb these
houses were like nmalaces, great and stately, surrcunded Ly
their own private parks aAﬂ gardens,., On everv side was sone-
thing to wonder zt...,.

+«o une¥pectedly there flashed before him the mean and

dirty clutter of the street he lived on, as though he were
seeine it for the first time, crawling with pale, spindlv
kids, green-nostrilled, their mouths arane i the hot Pary

of plav, and the battered houses with the scebrous wells

'nd the shingles droppine and the wells dirt stained and
rain-streaked...,

Thet wes where he belonged,.. & vest oulf separeted this world

23
from his,... -

ﬂ)

Despite thie lack of contact between Vinnipeg's leaders and the
rezl existence of most of its residents, these same civic worthies had
ne lack of confidence in Winnipeg's future. Almost to a man they were
boosters of Winnipeg and viewed its future with abundant confidernce.
Winnipeg was continually referred to as the 'Chicaso of the Xorth!'.

It was predicted Winnipeg would hsve ¢ population of 750,000 by 1920,

An unlimited future was envisaged.

The exasgerated clains that Vinnipeg's champions made for it
even extencded to claimine that Winnipeg wes somehow totally different
from all other cities. Writine shortly before 19C0, two Winnipeg

boosters claimed:

The history of Winnipeg, with its wonderful growth

and mrvellous prozress, reads like a chazpter from

some work of romance...,Fifteen years ago, no citv ...
nothing but a small post of the Hudsoen's Bay Co.,

where today, the thirty thousand people, the twenty-five
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millions of business, messive merchentile blocks, railways
connecting with the Atlantic and Pacific and stretching
to the great cities of the United States....

It is indeed one of the marvels of the 2ce - a growth
unprecedented, a progress unsurpassed in the history of
the world, Nowhere on elther hemisphere hes there been &
parallel case. Winnipeg stands alone in her onward march
of development,

That Winnipeg was not unique at all in the weys clzimed for it
was a thought thet would never have occurred to its civic leaders. fny

observer who pointed out that

Winnipeg in her feverish desire to grow, only to grow, wes not
in the least concerned to grow proverly and healthfully, to
develop sanelv. Her mad nassion for evidence of her expan-
sion, her insistent dermand for figures to prove growth, and
only growth ... have blinded _her to the fact thet cities
cannot live bv growth alone,”

wzs immedistely dismissed es 2 knocker. Vinnipeg had no place for such
peonle. The only things that mattered to anyone of status in 1900 were

expansicn, money, hustle and self importance., This was also the way in

T

which thev sew the future continuing.

3

-

This, then, was the Winnipeg of the early 190C's, the environment
that spawned the concept of Tuxedo., All the requiremnents for a snobbish,
country estate style of rich suburb were present, Winnipeg was large enoush
and rich enough that its spetial organization was becoming highly
specialized., Its monied class had developec e taste for extravagant
livinge in sumptuous surroundings. These people viewed the future as

getting only bigeer, better and richer, and so they felt no gualms about



building for the future on a grand scale. The power elite of the city

was at a point where it wanted to withdraw from the noisy, crowded city
and seek residential solace in more secluded surroundings, exclusive

to only their class of people. Moreover, the elite had the wherewithal

to do so.

In truth, Tuxedo was not the first indicator of this propen-

1€

sity in Winnipeg. Winnipeg had had its well-to-do neighbourhoods ever since

the 1€70's. But over the years they grew larger, more extravagant and
ever more physically removed from the rest of the city. The first
affluent area in Winnipeg, in the 1870's, was Point Douelas, on the
north edge of the commercial district of the city, which extended from
Portage and Fain north to about Logan Avenue.26 See map 1) The

streets around Euclid Avenue were the site of the homes belonging to such
prominent Winnipeggers as James Ashdown, Dr. Schultz, Alex Brown and

27

Thomas Rutherford. With the coming of the CPR reil line through Foint
Douglas, the well-to-do moved south and west to the Hudson's Bay Reserve,
the region around Broadway, Carleton and Assiniboine Avenue. Here the
houses were larger and more numerous than in Point Douglas, because by
this time, the 1880's, Winnipeg had experienced its first expansion boom.
Ls a result, the population and wealthy class of the city had both greatly
increased in size. Once more, however, the influx of immigrants in the
1890's meant that ‘'the city' came too close. This time, though,

Winnipeg's elite was of sufficient size that it spread to two areas,

Armstrong's Point and Fort Rouge around Roslyn Road. By the middle of the

first decade in the new century, the effects of Winnipeg's explosive growth

could be seen. The Roslyn Road and Armstrong's Point areas were not large

enough to service the demand for exclusive homesites. C.H. Lnderton had
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made himself an instant real estate millionaire by purchasing the

"
s eq s . S . 28 . .
land across the Assiniboine River from Lrmstrongs's Point, He laid

out lots and advertised the area as beineg separete and secluded, yet
handv to business downtowni. To put the seal of soclety's approvael on

his project, Inderton convinced James Ashdown, George Gelt and Sir

29
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Daniel Mchillan to move their residences to the newly named Crescentwood.

That the upper class residential aress were able to exist

successfully was due not only to the pressure of the expanding central

o+

city, which kept forcineg the exclusive home districts further south-

west, nor to the growth of Wirmipeg's monied class, Without the develop-
ment of public transportation, as well es better private transport, such
semi~isolated suburbs as Fort Zouge end C(rescentwood would have been
impossible.3o They would have been tco far zway from the business core
of Winnipeg to be of any use to people who had to travel to the corner

of Portage and Yain every dey for work. The Winnipeg Llectric rnailway
Company made the opening up of these areas feasible, Just before 19C0,
this company had run & rail line west from Main Street along Hiver Avenue,
leading to the Fort Rouge region. Similarly, thev built a track across
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the ke2ryland Bridee to Crescentwood shortly after 190G, People moved into

these new areas and the street railway business boomed. JSoon the WERC

had 1l2id new lines to many parts of the city, and was rewarded by seelng
its business incresse almost twenty times between 1900 and 1913.5% For
those who could afford them, automobiles provided the same services, bul

with more convenience and the ability to go even further from the main

built up areas. These expanded methods of transport delighted Vinnipeggers,



whe saw the "swiftly whirlinz trolleys" as one more method of allowing

33

their city to grow to its rightful size,

The spresd of the trolley systen and the enormous population
increase led to an almost continuous real estate boowm from 1900 to

1913, As Jares Gray recalled

They (real estate developers}) bousht up surrounding farmland

and subdivided it into twenty-five foot lots stretchins Far

out into the country. Such new subdivisions es Kirkfield

FPark, Silver Heights, St, Jsues, ILast Kildonsn, ¥est St.

Faul, St. Charles, Tuxedo, Aiver Heighte, Fort Garry,

Elm r"rx, Yiindsor Perk and lLeer Lodge were promoted with
specially conducted weekend tours by streetcer and autocmobile,34

Any map of

bt

the time showed & street layout that looked much like

Winnipeg fifty years lzter, except thezt the development was less consistent
in 1910, However, manv of the streets shown in 1910 were streets

without houses, if thev were even streets, and not just survey lines on

a mep, DUespite this fact, these overly optimistic maps nede the plans

. . 3
seernl almost like realitv for the real estefe speculators of the day.“s

It was, in short, a time ripe for a project such as Tuxedo.
The city hacd the monev; the demand by the monied class for that tyne of

did

development wss there; the necessary transportation existed; and so
H W I3 >

the rezl estate fever. Other cosmopolitan cities had developed exclusive,

planned pseudo-rural residential towns for their elites, notably, the

ever admired New York, where the original Tuxedo (a residential country

club ares) wes developed in the late 186Q's about twenty miles south of

the city proper. Why should Winnipeg not do the same? Inderton's
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Crescentwood was a move in the right direction, but it wss still too
close to the ordinary dwelling areas of Winnipeg, and the streetcer
line down its central street, Acadery Ro2d, remcved some of its

exclusivity.

That the developer of such a chic, rich village stood to rzke a
1ot of money ws obvicus., Inderton made over a million dollars {rom
o

Crescentwood. The Dominion pointed out that working class residential

aress had "practically no future from the investor's viewpoint. This
class of property may rise in value but it is necessarily linited to &

. . v 36 o . . :
small increase ia value." 3 ‘he obvious morzl was to zo where itne

noney was, and develon for the rich,

N

The man who grasped this point, end conceived the idea and

ideals of Tuxedo wes a prototypical merber of Winnipee's elite,

Frederick Heubsch was an immizrant to the city. !e came because, as

Jzmes Gray reinembers,

Nebody ever came to western Canzda Jjust to be what
they had been st home. Thev came to a land ripe with
the opportunity to better their status nmeterially and
sociallv.... And it was a land of opportunity for all
who had developge the sense to recoenize opportunities
when they arocse.

Heubach wes one of these men. Born in Ottawz in 1€59, he becane
private secretary to C.H. Eridees, an esstern Canadian railway director.
In 1&£79, Bridges was appointed lend commissioner for the ludson's Bay
Company and cane to Winnipeg, bringine his secretary with him. Heubach

became well known in the city, especially in sports and social circles,
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His wedding in 1€82 was one of the social events of the year. In
1894, he helped found the Winnipeg Industrial Exhibition and became
its manager. He promwted Winnipeg and its stature, while at the same
time paining connections and knowledge within its finsncial circles.

-
A

By this time his close associztes inclucded W.F. Allowey, of the /lloway
and Champion RBank; Hon. Hobert Rogers, owner of Crescent Creamery and
later Minister of Fublic Works under Sir Robert Borden in the federal
government; Aucustus M. Hanton, of the brokerare firm of Osler, Hammond

and Wanton; Hon. Jznes Fisher, a member of Psrliament and one of the

senior lawyers in Winnipeg; George Galt, lawrver and president of Llue

m T

Hibbon Foods,and Worthern Trust Companv; F.V. Drewry, of Drewry's frewery,
the largest brewery in ¥Winnipeg, and Willieswm Iarten, president of ifanitobs

Gypswn, Heubach kept guite financially illustrious company.

deubach, alone with all these men, prospercd as the West grew,
As man2ger of the Industrial Exhibition, Heubach wse & noted booster of
the city, He probebly believed in the same exaggerated clains for
Winnipes's future that nearly all other VWinniper businessmen dic. Ae he
had had entrarnce into the circles of power and influence ever since his

srrivel in ¥Wirmipep with Rridees, 1t is not surrrising thet he took on

ab}

nmore directly entreprerneurial role in 1905, e joined the resl estete firw of

T '
¥

7.J. Christie es & financial end real estaic arent. FHe formed his oun
companv in 1906, dezline in real estezte, loans, insurance zud investuerte,

In 1907, the company beczre Heubach, Flonkelsbeln s Heubaoh with the

sddition of his son, Clzude Heubach, and David Finkelstein as partners.
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Chapter II

Before Incorporation

Fred Heubach had apparently bezun developing Tuxedo before
1907, even before he formed his own coxpany in 1964, In 1§O7 he had
publicly stated thst he had sterted to buy property in the area, 2nd to
make improvements, from the fall of 1905 on.l At thuis time, Heubach was
still emploved by V.J. Christie. Why Heubach chose to develop what at

s

the time wes a small part of the Rural Municipality of Assiniboia is

e

not c¢leer Heubach himself seeus to have left no record of his motiva-

tions, and as his descendants have by now all died, there are no existing

family remembrances either.

The peculiarity, indeed the faith, of Heubach's actions can be
appreciated by @ close look at the resl estate development situstion in
Winnipeg in 1905, the time of the beginnings of Heubach's involvewent

Tuxedo, wWinnipeg was mostly located north of the Zssiniboine Aiver

and & helf cf the junction of Fortage and Main., Tuxedo Park is situated
about four miles zway from the city's center. Of course in Heubach's
vision of Tuxedo the remote setting was an advantage. It allowed for
the combination of town and countrv that was desired in upper class
residential aress. However, in 1905, Winnipeg had elite residential
sections that were just besimmine to be developed. Fort Rouge and
Crescentwood were both on the south side of the ‘fssinibceine itiver, and
thus somewhat removed from the stigma of being too close to the city and

the undesirables from the ordinary classes who lived in the central



city. Yet the recently completed FMarylard Bridge and the slightly
older Osborne Street Bridge provided convenient access to downtown,2
particularly after the Winnipeg Electric Railway Company put a line
across the Osborne Street Bridge in 1899, and another into Crescent-

3

wood a few years later. As a result of these street car lines,

south Winnipeg was one of the parts of the city that gained the most in

population between 1900 and ]_912.1+

1t was, moreover, a different type of people who moved over the
river compared with those in the rest of the city. Winnipeg in general
was growing west along Portage Avenue, but north of Portage the housing
ranged in cost from shacks of $2C0 to homes of $3000. Between Portage and
the %issiniboine River the costs were higher, from $3000 to $5000. South
of the river, though, housing prices varied between $3000 and $15,OOO.5
Cf course the wealthy of the day built homes even more expvensive than this.
C.H. Enderton reguired that no house built in his Crescentwood develop-
ment cost less than $3500, and the minimim cost for houses on the largest
lots was $lO,OOO.6 lany cost much more than these guidelines. 10 Ruskin
Row, the already mentioned home of A,R. Davidson, cost $100,000 to build
and another $150,000 to furnish. The neighbourine homes of George Galt
and Sir Daniel Mac¥illan were worth not much less.,7 However, in 1905,
these palatial houses had yet to be built. All three mentioned above were
being built or finished only by 1912, in the still quite underdeveloped
Crescentwood.8 Fort Rouge was more completed, having been settled ahead of

Crescentwood.9 However, even in Fort Rouge, many lots existed in 1905 that



still had to feel the touch of the contractor's equipment. Heubach
himself did not build his own house on Hoslyn rlosd (between the ’ssini-
boine River, Osborne Street and Wellineton Cresceut, see nap 1) until

1906, at lesst a year after he started to buy land for the creation

10

Fad

of wvet another well-to-do suburb of Vinnipeg; Tuxedo.

11]

Thus it is evident thet although "Wellington Crescent is now
the most desirsble residential portion of Vinnipeg,znd it is here
" thet reny of the citv's merchant princes end financial men have

. 1
their homes", *

there wrs still room for meny more members of Winul
peg's elite to inove into the area. There wes nc pressing need for
the creastion of Tuxedo in 1305, and probably not for many yesrs
afterwards. It took & peculicr combination of foresight, optimisn,

m.

vision, sreed and hoosterisiw for Fred Heubach to create the Tuxedo

Psrk Company and later the firw of Heubach, Finkelstein and Heubach,

~

the sales agents for the Tuxedo Park Company.l‘

The Tuxedo Fark Company hés long since disappeared, so exactly

2
5

when it wes feormed is not known.l’ However, in 1905 it purchssed
the first lsnd it wes to own in the arez frow Archibald Wright, a
farmer and formerly one of the first saddlers in Winnipep. This strip
of property was in the north east corner of Tuxedo, part of it being
land later boucht by the Agricultural College.lh rost of the land the

A

Tuxedo Fark Company bousht wss purchased from the ¥Wright fauily,

26



nich owned over two thousand acres, coverins nearly the whole
of what became Tuxedo. A little wes purchesed from the Municipality of
Assiniboia, and perhaps from one or two of the other farmers
farther south.lS These purchases gave Heubach's firm enough
land to start the long process of develeping it. Frobably the
firin was in no rush to move gquickly in Tuxédo because, as has
been seen, there was no pressine demand for another upper class
residential area in Winnipeg szt the time. Bul as Winnipeg boosters

TEA AN e
{'5\./’ AN b&"

conTideutly expected Vinnipeg's population to reach

<

1920,16 there weuld be & vlece for it soon. In the meantiue,
the land was feirly crezp to purchazse arnd the taxes on it alincst
rionexistent.

1

-]

The initial plans for Tuxedo, first lzid out in 1906,
set oul the bisic concepts thet were to be followed, Tuxedo Fark
was to be divicded into two parts, demercated by the line of the
Canadian Northern Lzilway. Sorth of this wae to be the residentis
district (see map 2) and sovth of it, the industrisl section (see nar 3
The industrial village started off well, with the building of the
Cerada Cement plenl on the extreme south bouncery, in 1911 a:x
Lfter that, virtuelly nothing else wes constructed there until the
late 60's, Iven todey much of this land is covered in scrub brusii.

It wss the residential section thet attracted all of Heubach's

attention and constitutes the story of Tuxedo,



By June, 1905, the Tuxedo Fark Comwanv had acguired nesrly
2 3 3 -
300C acres of land in this area. The purcivse of this larnd had

cost approximately 3540,000,19 or just under $1€0 per scre. Althoush

this wes not expensive for land in Winnipeg during the real estate boom,

it wee quite a price &t 2 time when the Canacian government wse selling

farm lend through the prairies for ten cdollars & guarbter section.

This disperity between city land prices and country land

I
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indicative of the land bocm in VWianipeg a1 the time.

These facte about the size of the lend holdings contrcolled
bv the Tuxede Terk Companv emerzed during a dispute thet [llerec ur
over the location of the proposed route of a reil line from Winnipeg
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ic internded to ™un its line west of Vinndncg, alon the

the line had been discussed for a while, no consultation had rone on

with the Citw of Winnineg or with anv of the oiher interested

Vinnipeg leyor Jases Zshdowi could nol believe tnri these were
the finzl plons. On Juns 4, he sent 2 telesrswn to O w e AT
2 mistahe perhryps rad not heen mac The resultin~ renly,
iz the newspopers for the wnole city to sco, read in vart:

Cn the rerort of lir. Schrieber, chiafl corineer
of the government [ snscontinental rail-
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th:e proposed route all the way into downtewn Winnipeg. ot only
would the new rail line run beside Grant Zvenue to Canbridge Street,
but it would then cut airectly across the southern part of Fort Houge
before utilizing the rail right of way already occupied by the

23

Canadian Northern. The essence of the protests was that instead of
chopping Wimnipeg up even more with scattered rail lines, the Grand
Trunk Pscific tracks should be put down parallel to the existing
Canadian Northern ones, at least until beyonc Winnipeg's west boun-

dary., Such a change would mean fewer crossings or subways and more

safety and convenience in the future.

Before the federal inguiry commission came in July, however,
some of those directly affected by the proposed route made thelr cases
known to the mayor., Prominent among these was the University of
Menitoba, which wes investigatine an offer from the Tuxedo Park Company
of 150 acres in the area, The offer was actually received June 6,
1907,2A after the publication of the proposed route of the Grand Trunk
Pacific, The university had several arguments against the intended
route. £ rail line located there would greatly reduce the land
available to the university. Buildings could not be built between
the lines for obvious access and safety reasons, As well, any buildings
north of the planned route would have to be put some distance away
because of noise and vibration., Finally, the area around the university
would be unsuitable for residential development for professors and
students, 1if the line were to be built. The university briefl also

pointed ocut that locating the Grand Trunk Facific lines next to those

30



of the Canadian Northern would add only three-quarters of a mile
25

to the whole route.

The lanitoba fgricultural College, which had opened in 1906
on 117 acres immediately west of Kenaston Boulevard, also protested.
The intended rail line woild cut right across the middle of a planned
experimental farm, thus ruinineg the suitability of the whole site

for the entire Agriculturel College.26

When the federal commission arrived in Winnipeg on July 9,
not onl- the University of Fanitoba and the lanitcba fgricultural
College presented evidence against the proposed rail route. So did
Heuba ch and the Tuxedo Park Company. #As the intended line would slice
directly across the residential part of the planned Tuxedo Park (see
maps 2 and 3), Heubach's company was understandably very concerned
about the outcome., btr. C.P., Wilson, the real estate firm's solicitor,
attacked the competence of the federal engineer, Collingwocd Schrieber,
when he forced Schrieber to admit that as far &s he, Schrieber, cculd
see there was no real difference between the development slready done
in Tuxedo and the undeveloped farm land nearby. Such an admission
did not enhance the picture of Schrieber's ability to weigh all the

27

factors involved in rail line allocaticen.

Heubach's own evidence consisted of explaining why he was

developing Tuxedos

... the aim and object of the compeny are to estab-
lish in Winnipeg a high class suburban district.
¥hat I mean by high class is a suburb entirely under

31
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building restrictions, and where all co.mercialisu

£ every nature is excluded by way of caveat, and
one portion is set aside as a village where the
necessary comuercial business micht be transccted
for the community at large. ... Among the amenities
to be included in the plan are golf links, a bowling
green, athletic grounds, a park with a bridle path
and a_car speedway ... to the west side of Tuxedo
Park.<

Heubach also described to the commission how the original cost of the
land in Tuxedo wes to his company "a little over $540,00C ... withcut
taking into consideration interest on the expenditure and these improve-
ments."29 These improvements had apparently cost the company a further

375,000 from the autumn of 1905 to the sutumn of 190420

Just what
these improveiments were, however, was not rade clear by Heubach, At
any rate, $600,0C0 was & considerable sum for the cey, and it was

obvious that Tuxedo Park's steke in the metter was quite high.

Despite the popular feeling against the northern route

it seemed that the transportation fachion was likely to carry the day
over the residential and educational developers., The intervention of
Menitoba Premier Rodmond Roblin changed thirgs, The ianitoba Agricul-
tural College was a project of the provincial government, which did
not want to see it ruined, nor its investment of close to a million
dollars wasted.31 Roblin convinced the commission to recommend the
adoption of the route next to the Canadien Northern line, scuth of
Tuxedo Park. So perhaps inazdvertently, Roblin saved Heubach and the
Tuxedo Park Company from possible ruin. Perhans it wes not so inadver-

tent, a5 Roblin and Heubach seem to have kept in close touch during

the commission's proccedings. Vhen Roblin appeared before the hearings,



it was Heubach who told the members at what time Roblin was coming,

as Roblin had telephoned Heubach just before lesving for the
32

hearings.

The reilwey dispute wes not the first mention of the
Tuxedo Park Company, but Heubach's evidence as to the size of his
company's expenditures gsve firm indication of the grand sccle of
the development. The promotionsl plan first published in 1906,
and slightly expanded in 1910 (see maps 2 and 3), gives a fuller

idea of exactly what was projected for the area.

The layout of Tuxedo Fark wzs the embodiment of some of
the latest ideals of citv plannine, as concelved of in the first
decade of this century. The Chicago World's Fair of 1683 was the
seminal influence on this movement in city planning thought,
which came to be known as "the City Besutiful" school. Although
originating in the United Ctates, the idesls that arose from

Chicago's fair also had a great effect north of the border.

Though Canadian engineering and surveying jour-
nels show no siegnificant response to the event,
the (Chicago World's) fair aroused considerable
admirztion among Cansdian architects. iot only
did its messed beauty move them, but the planning
control exercised by the Fair's team of architects
also stirred their envy.

frchitects of the day were envious of this control

because they saw control as the only way to schieve any order or

33
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beauty ir Cansdian cities. In the rezl world, architects had

no control over the growth of Cznadian cities, which just developed
2s they developed, mostly at random and more spread out than need
be., Such uncontrolled growth resulted in a very ugly urban environ-
ment. This grated against the architectursl profession's commit-
ment to beauty, Frofessor Nobbs, professcer of srchitecture at
}cGill University, expressed both the commitment ancd the anger of
his profession, in his verious writings, FHe put forw:rd the con-
nection between city plannins end bheauty at a meeting of the Ontario

tssociation of Architects in 1904,

It would be of great advantace if the idea could

be got in the heads of architects that beauty is

not 2 quality to add to a city, but that it is

or is not of the structure of it ... every street

in the city should be made as beautiful as it can

be, and every building, as far as possible, should
cohere with the general plan; then we will have 2
bezutiful city and not otherwise ... the construction of
the city throughout should be made a2s beautiful as it
can be,

His outrage was just as evident as his ideals, when he wrote

about Caznadian cities:

The streets! — the numerous poles which make our

mein thoroughfares look like & Chinese harbour

after a typhoon ... the weter tanks - the sky sizns -

the horrible advertisements painted in epic scale on

the flanks of buildings - the letterineg falling like a
veil over many a fair piece of architecture ... all these
things are without decency and_gontrary to the expression
of any civic spirit or virtue,””

This outrage expressed itself in the "City Beautiful" wmove-

ment, which was the main theory of city plamning in Canada immediately
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before World Var 1.36 In general, the basic tenets of this school
were coherence, visual variety and civic grarndeur, It was felt that
these elements could be employed to counteract the ugly effects of
over-crowding, tall buildings and thousands of utility poles.37
Coherence wes to be achieved mainly through having buildings that

did not clash with each other, in design, sczle, location or

material. Variety was to be gained through a reduction in the adher-
ence to a regular rectangular grid pattern for street layouts. Ctreets
instead should be curved or diegonal, intersnaced with open earezs,
fountains, parks and contrasts at the end of each vista, The effect

ol the parks wes to be felt not only through their recreational use,
but also through the plezsure of riding beside them on parkways.

Large formal parks and impressive buildings in spacious surroundings
were considered the primary ways of creating the grandeur needed for the

city beautiful.BF

When Heubach and the Tuxedo Park Company needed & planning
firm to drew up the cesign for their intended development of Tuxedo,
they turned to probably the best known firm in Horth America, Messrs,
. o 39 . .
Olmsted Brothers of Brookline, Massachusells, This wes the firm
founded by Frederick Law Olmsted, the man who created Central Ferk
and Battery Park in New York (once more the New York obsession in
YWinnipeg), as well as many.other parks in the eastern United States.
Olmsted had also been one of the nejor planners behind the 1€93

Chicago Fair. Indeed, he had selected the site and his firm had over-

seen the whole layout of the Fair's site, although the actual



planning of the buildings was handled by a number of other
architectural companies. The plans for the 1893 Fair demon—
strated the already-mentioned hallmarks that were to characterize
the city beautiful movement. It had grand avenues and vistas; a
uniform style and whiteness of building; and natural visual varia-
tion through the use of curved roads, parks, sculpture and open
spaces.ho The final result was not perfect in Clmsted's eyes, but
it did serve a higher purpose. The Fair had shown that specialization
and co-operation could lead to a cultivated, civilized society.

To Olmsted, this was the purpose of landscape architecture, and
why it was needed in society. It contributed to civilization and

41

that was the greatest good he could strive for. Parks were, for

him, the best way of a chieving a civilized restfulness that was

essential, As Olmsted himself put it:

We want a ground to which people may easily go
after their day's work is done ... where they

shall, in effect, find the city put far away

from them.... We want, especially, the greatest
possible contrast with the constraining and
confining of the town, those conditions which compel
us to walk circumspectly, watchfully, jealously,
which compel us to_look closely upon others

without sympathy.

Obviously, Olmsted was a man who believed in the countri-
fication of the town, or rather in achieving a marriage between city and
country. Parks were his primary planning device,hz and 211 other effects
stemmed from them. This meant that the grandeur of the buildings was

always a lesser effect with his plans than variation, open space and
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restfulness.“h He was a designer for rezidential aress rather thon
commercial develonments, Thus he wes the ideal man for Heubsch znd

},\

}_h

s ideals were just right for Tuxedo Fark.

1]

By the time Tuxedo Park wes being crezted, Frederick Law

l.
Olmsted wes dead, but his sons carried on the fztlier's precests,”™

Tuxedo Ferk's desian followed Clumsted's tenets and sciisflied Heubscdl,
The plans tried to combine the best featur
Tuzedo Ferk wis to be ¢ development of hu:
with "the luxuries of free eir, spzce and abun
withicut lose of town nrivileges, ther crn ve encbled Lo se
These town nrivileges included scod roeds, sewcr systems, water,
lizhted streets and e2sy access te the downtown centres.
publishad in 1906,57

in 1910, althoug: retaining the sane

Cesimn was wio lived tlere,

while iseeting the ideals of Clusted and the city hesutiful nmove-

ment, The street plan is essentislly a grid layoat, bobt the slashing

o

ooty n
Y

diascnal of Van Horne Zeoulevard aad the gentle curves of many of the
east-west streets provide the variety t
So does the presence of Olmeted Fark aond the numerous
little trianculzr open swaces, The opposite reguirement to this

visval varietr wes the reed for cohercnce, zng tiils wes provid.d

by the bosic regular layout, plus two stipulations not observeble

1wt interrupts the repetitious

37



38

from the maps. These requirements were that there were to be no
commercial establishments in this residential part of Tuxedo, and

LE

that all residences must harmonize with each other. Grandeur is
the third basic quality of city beautiful planning. In Olmsted
Brothers' plans for Tuxedo this was provided in several ways. The
homes that were to be built were to be palatial and set off by
grand vistas across large private grounds, as well as by the vistas
of Olmsted Park and Assiniboine Park., The intended location of the
University of Manitoba in Tuxedo would vresent the needed weiecht of
impressive public builldings. As laid out by the planning company,

Tuxedo Park would indeed be "The Suburb Beautiful", as it was

labelled.’?

Of primary importance to these plans were two features.
The first was the provision of numerous parks. Such parks, as has
been noted, were central to Olmsted's designs. Assiniboine Park,
although ﬁot officially opened by the City of Winnipeg until 1909,
had been in creation stages since 1903 when the site was purchased

50

from the Munroe Pure Milk Company. Its location on the north-
west corner of Tuxedo was a strong feature for the real estate
development, even though there is no evidence that Heubach and his
associates had anything to do with the location and planning of this

city park. It was seemingly just an attractively located feature

that they took advantage of. To complement Assiniboine Fark, Olmsted



39

Brothers designed another park, named Olmsted Park by a thankful
Heubach.5l This second park was situsted south-east of fssiniboine
Perk, and slightly east of the intended site of the Univerecity of
Menitoba., It wes laid out to be 3000 feet long and just over 40O

feet wide. However, its size was not to be its only attraction.

Tt ([Tuxedo Park} encloses Olmsted Fark, probably
the most ornate park ever planned for Canada -

a vark with drives, bridle paths, hurdles, weding
pool for children, sand courts for youngsters,
pergolas, flower beds, ornamental shrubbery and
shade trees.”

Olmsted Fark was obviously a very striking feature of the intended

layout of Tuxedo Park, and thus another strong selling point.

The location of the University of Manitoba on the south
side of Hoblin Boulevard, across from Assiniboine Perk wes another
selline feature. Obviously, as the University of Hanitoba has been
located since 1930 on 2 campus in Fort Garry, miles to the south-east
of Tuxedo, this part of Heubach's grand design never reached fruition.
To look at the published maps of the time (see map 2) or to read
magszine articles about the creation of Tuxedo (see appendices), one
would never know that the University of lianitoba never wes located

in Tuxedo. The Dominion several times referred to the "University

Section of Tuxedo".ﬂ+ It 2lso made mention of the "artistically

[
planned grounds of Manitoba University" {gic 55 and

the definite assurance of the location of the
University of Manitoba at Tuxedo Farx and the



acceptance of plans which will meke these tgg
most beautiful college grounds in the west.

The truth of the matter is that these advocates of Tuxedo Ferk

were writing about aspects of the real estate development as

though they were fact, before they were fact, This tendency to mike
Tuxedo more than it wes created a myth of Tuxedo which is sometimes

difficult to sepsrate from the truth about Tuxedo.

The circumstances surrounding the university site were

initiated by Fred Heubach on June 6, 1907.57

The University of
Kenitobs was then located on various sites in downtown Winnipeg.
It wes outgrowing these and the University Council was trying to
decide on a permanent location. Heubach wanted the University
situsted in his development. He never stated why in any of his
correspondence with the University Council, but his probable moti-
vation is not difficult to understand. If the University were to
be built in Tuxedo it would provide visual grandeur to the whole
area., It would add immense prestige to Tuxedo. It would attract
a semi-captive pool of housing purchasers, in the form of the uni-
versity's staff, and, dependinc on the taxation agreement worked
out with the University, it could provide a sizable chunk of the

tax base,

For whatever reasons, Heubach offered to donate 150 acres
for the University site, The University Council appointed a comnittee

to determine the suitability of the site and the advisability of
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accepting the offer.58 However, the provincial government

hesitaeted to give its approvael, apparently because it preferred

to see the University situasted on Broadway fvenue.s9 The question
drifted until December, 1909, when Heubach arcain made his offer.

At first the University Council delayed makine a decision, but after
Heubach appeared at a meeting on March 17, 1910, and asked for a
definite yes or no, the Council voted to accept the Tuxedo site.

The vote was twenty-two in favour, none opposed. It wes this vote

which enzbled that writer in The Dominion to refer to "the definite

assurance of the locetion of the University of lanitobs at Tuxedo
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Park".

The University had apgreed to several stipulations when
it had accepted Heubach's offer. The first wes that within a year
and a H1f it had to spend $20,000 on laying out the grounds,
based on the plans of a reputable landscave architect. Then half
title to the site would be granted if $75,00C worth of buildings
were erected before October 6, 1916, and full title would be given

if $150,000 worth were constructed before October 6, 19-18.6l

All
buildings were to be mzde of similar meterials, and built in an
approved uniform style., The University also gained en option to
purchase forty more acres adjacent to the site; which forty, however,
wes to be determined by Heubach. If the University defaulted on

any of these provisons, the land and any improvements would revert

~

to Heubach and his company.6<




However, the "definite assurance” became indefinite when it
came to getting approval from the provinciel povernment. The govern-
ment would only grant the necessary woney if it were spent on buil-
dings st the Broadway site favoured by the Roblin cabinet. The
University Council would not agree to this end a stalemate was
reached, In Januery, 1913, the province offered the University 137
acres in Fort Garry, where the Agricultural College had stood since
1910, *lonz with the offer went certain building funds. The Uni-
versity accepted this offer in Lecember, 1913, probably as a way out
of the impasse. However, it wes basically committed only to locat-
ing the new engineering building in Fort Gsrry. This new situation,
thouzh, put the University in the anomealous position of being partly
committed to two sites: the donation in Tuxedo and the leaced land in
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Fort Garry.

World Var I then clouded the entire issue and the problen
of the location of the University w's not investigzted again until
1623, At thaet time, the University wented to expand, and the Council
felt that the existing Agricultursl College tuildings and the engineering
buildineg could accommodste 2 much larger student population than could
the Tuxedo site. The only btuildine at this point on the latter location
was the School for the TDeaf, which had been opened in 1922 in the
very south-east corner of the University's site. However, a re-

writine of the original agreement, in 1924, extended the deadline
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for starting university construction until 1926°6h By that time, the
economic advantsges of locating the University in Fort Gerry out-
weighed those offered by Tuxede. The University Council end the
provincial government agreed in 1929 to build on the Fort Gerry

site. This resolution meznt that the grounds in Tuxedo, except

for the School for the Deaf, reverted to the South Winnipeg Company,
65

as Heubach's company had become by that time,

What this conveluted, drewn out episode indicates is that
the myth of Tuxedo was being created as esrly as 1910, If a
supposedly reputehle magazine article overstated the surety of the
University's final location, albeit somewnhat understandably, what

else about Tuxedo wes eiven as truth, but wss not?

Cne of the first unusual aspects about early accounts of

Tuxedo is that there apparently wss no advertising or offering of

lots for szle in the ares, with the exception of some in University
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Heights, as advertised in the Manitoba Free Press in lay, 1910,

«

However, University Heights was actually in Charleswood, west of the
university site. In Tuxedo itself, there wes nothing., Frobably what
sz 1es there were happened by other means; word of mouth and mszagine
articles, This would seem to indicate thet Heubach was not interested
in & rapid turnover on his compzny's land. Ferheps it wes felt that
word cof mouth advertising and laudatorv articles would result in a

better breed of customer, as well as a better pace of development.



There were several mnagazine articles at this time about
"The Interurban Elysium", as one of them referred to Tuxedo.67 The
general tone of these articles (see appendix 1) wes that as early
as 1910, Tuxedo was the favoured place for Winnimeg's rich to live.

Cne of the pieces asserted that

But while in its (Tuxedo's) inception the Suburb
Beautiful may have seemed more or less & dream, it
has proved & dream come true. '

Frow: grass covered prairies there has been brought
forth a residential district eabodying so meny advan-
tzges as tc meke it pre-eminently the most attractive
suburben proposition in the west.

The plans for the develonment of Tuxedo Park are both
comprehensive znd complete and the work of carrying them
out has gone steadily forward ... 1in gaking Tuxedo Park the
most desirable home site in Winnipeg.“®

The Dominicn, perhaps not the most objective source since it wss an

upper class Winnineg magazine, also called Tuxedo "Winnipeg'!s Choicest
P N 3 ) > hey
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Residential fdetreat", ” and said that "it is this district then that

the investor who desires the hirhest class of residential property

70 . .
: The picture that emerges from these descrip-

finds the best field",
tions is one of a burgeoning new residentisl area, desired by both

investors and upper class residents, It was filled with new, recently

built palaces, ladies of leisure riding on bridle paths and well-

heeled businessmen criving to work in downtown Winnipeg in the chaufleur-

driven Packard or Peerless. Of course the fully developed, published
maps that showed a Tuxedo complete with well 1lsid out streets and
parks aided in creating this impression. So too did the nature of

description in the articles mentioned. All the verbs used are in the

L



present tense, not the future tense. What was described in the

articles gave every appearance of being what existed already.

Unfortunately, this style of writing waes dealing with the
myth of Tuxedo, not the reality. The reality, as shown by Hender-

son's Directory, was that 71 people lived there, comprising nine

families, none living on the still vacant streets in the north of
Tuxedo near the Assiniboine River.7l This northern segment of the
area, of course, was the part chosen for development and talked about
in the magazine articles, as well as being the laid out district shown
on the maps of 1910. Seven of these families were dairy farmers, one
was a market gardener and one a mixed farmer.72 Obviously, none of
these people were members of Winnipeg's upper crust. Equally obvious-
ly, none of Winnipeg's elite lived in Tuxedo in 1913. There were no
beautiful houses along the sweep of the boulevards and no cantering
horses on the bridle paths in Olmsted Park. In fact, nothing existed
there but a multitude of lots held by real estate speculators. There
were in fact no bridle paths in Olmsted Park because the park was
scarcely started. There were no beautiful homes because Winnipeg's
beautiful people had not moved to the too distant and as yet unfinished,
unserviced streets. There was only a huge gap between the myth and

the reality.

Heubach and his partners, however, were not ones to be put
off their grand plans by minor problems such as the actual develop-

ment being something other than what it was supposed to be. Nor did
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another serious hindrence, the real cetote crash that starte

(‘
I
=t
]
v

late 1917, deter them from centinuing with what can only be

celled the dreciz of Tuxedo, not the develeopment of

The end of the real estate bcom sheu
termination te their p
Tuxedo were based on this boom. The great increase in Winnipeg's
population after 1900 created the physical growil which saw the
ne of issued building permits rise from $15,0C0,CC0 in 1900 to
3(

over %200,000,C00 for 1913. {2 Tris euphoric exvansion was what

like Tuxedo,

[N

made peesible for an exclusive residentiel srez,

to be thought of and scld to investors, However by late 1917,

/

there were signs that the bubble was starting to burst,

The end of the grea* westerrn beom had been fore-
shadowed by risine freight retes and falling ferm
and land prices, and was ultinmatelr followed by
the collezse of the resl estate market., Ey 1912,
the real estate agents and ilhe land speculstor

had found it Gifficult to dispose of famm 1a1d
and had found it impossible to interest buyers

in suburban development. Ccores of urban subdi-

visions &nd attrectively naued suburbs died oun agents!
prospectuses and on drafting boards. vlhﬁLpéU OnCE
nore found itself surrounded with a belt cf land held
for speculation.

Yhen the cepression cf 1913 did hit, and the rezl estate narket cid

collspse, Tuxedo wes part of this belt of speculation. There wa

53}

however, one major difference between Tuxedo and the other develcop-

b4

ments, sach as University Heights or River Acres in YWest Fildonern.

In Januery 1913, Tuxedo had been incorporated e2s a town.

L6



CHAPTER TIIT

INCORPCRATICON AKD THE DEATH OF FRED HEUBACH

Among the business conducted by the Manitoba Legislature
on January 23, 1913, was the third reading of a private member's
bill to incorporate the Town of Tuxedo. The passage of the bill had

apparently been a simple matter.

(The Spezker} Ordered that Mr. Bernard (Member for
Assiniboia) have leave to introduce a bill to incor-
porate the Town of Tuxedo. He accordingly presented
the said Bill to the House, and the same was received
and read the First Times...

The Crder of the Day being read for the Second Reading
of the Bill to incorporate the Town of Tuxedo, the Bill
was accordingly read a Second Time and Referred to the
Select Standineg Committee on Law Amendments....

The Order of the Day being read for the House to read
itself into the Committee of the Whole to consider the
Bill ... to incorporate the Town of Tuxedo ... and Nr.
Bernier [of the Select Standing Committee on Law Amend=-
ments) reported that the Committee had gone through the
Bill and directed him to report the same without amend-
ment,.... The Bill was accordingly read a Third Time and
passed under its title.l

This description seems to suggest that the passage of the Bill did not
interest the Legislature very much. The whole process took only
fifteen days and the Select 5tanding Committee on Law Amendments did not
recommend any amendments to it.2 There is no evidence of any dis-

cussion or dispute over the Bill.

Many other towns in Manitoba were incorporated durine the
yvears immediately prior to World Var I, includine other Winnipeg
suburbs of Transcona, St. Boniface, Fort Garrv and Charleswood.3
Thus the incorporation of a town was not an unusual matter. However,

it might seem strange to today's eves that a smell scattered



settlement of farms, with a population of only 7l,h siould be deemed
an incorporated town. The actual incorporated population of Tuxedo was

211.5

The extra 140 people were workers at the Canada Cement plant
which was located on the southern-most boundarv of Tuxedooé These
workers lived in shacks rieht on the grounds of the plant. However,

the Assessment Rolls do 'not list any of these 140 workers because none

owned any property.

This small incorporation population was not unusual for the
time. Various other locations in Manitoba, such as Neepawa and Rapid
City, had been incorporated with populations of only 200 to 300.7
Alan Artibise views this small pooulation at the time of incorporation
as one of the features of the booster ethos so prevalent in the early
1900s in the prairie provinces. He explains: "One characteristic
that was shared by boosters ... was an eagerness to attain formal city
status for their commnities far in advance of that title coinciding
with reality".8 The large prairie cities set the pace in this respect.
Winniper went directly from being unincorporated to being a city with
a population of 1600, Calegary incorporated as a town in 1884 with
only 506 people, and Edmonton eight years later with only a slightly

9

larger population, 700, Thus it was not so unusual for Tuxedo to

have such a small pooulation and yet be incorporated as a town.

As he had been the prime mover behind the Tuxedo Park Company,

it is reasonable to conclude that Fred Heubach was the man instrumental

L8
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in the incorporation of Tuxedo. However, there is no direct evidence
of this, but the fact that Heubach became the Town's first mayor " adds

further credence to this supposition.

Tt was an unusual move for a proverty developer to manage
to incorporate his housing estate as a town. Inderton had not done
this with Crescentwood, nor had any other real estate noguls of the
day. However, Heubach and his associates took the unusual step of
withdrawing their property from the Rural Municipality of Charleswood
and creating their own territory. The question then arises as to why

Heubach and his associates did this.

The answer can only be inferred, as correspondence about the
question apparently no longer exists. The primary reason was probably
put very well by Art Vincent, long-time Secretary of the Town of Tuxedo:
"That way they'd have more control over what happened".ll Control was obviously
important to Heubach, as he had definite ideas about the future direction
for development of Tuxedo. As has already been shown, Tuxedo was to be a
planned, regulated suburb, providing only the best living for the best
people. Undoubtedly in Heubach's eyes it was different from similar
real estate creations. To keep it different and superior required the
establishment of the area's autonomy. Thus if Heubach and his partners
could control the governine council, as was likely given their pre-
eminence in the area, they could control Tuxedo's direction. Incorporc—

tion provided just such a path to control.



There were likelv several other rezsons for the incorporation.
One was the prestige of being a separate town, not just part of some

larger entity. Artibise summed up this attitude:

The arguments used in each community were strikingly
similar. Local pride, respect in eastern Canada and
the distinction of achieving the coveted ... title
far in advance of rivals were common refrains.
Municipal organization was essentially a technique
of boosting - 'it advertised the community and gave
it a dignity which its physical appearance could not
impart ... it was an act of faith, an expression of
confidence in the future',... But these arguments,
or lack of them, were neither the most effective

nor the most significent.... The most important

were that town and citv status provided a broader
base for borrowing funds for public works and other
expenditures, and that the titles presented E§tter
opportunities for advertising and promotion. <

These last two reasons, promotion and borrowing funds, would have
been very important with respect to Tuxedo., Tuxedo was essentially
a real estate development, the purpose of which was to make Heubach
and his associates rich through selling land to other rich people.

A major drawback to economically elite residential neighbourhoods
within Winnipeg was that the rest of Winnipeg, the middle and working
classes, were so many in number and required such expensive services
as schools, water and public health. However, by advertising as an
autonomous town, populated only by the well to do, Tuxedo would make
it clear it did not need such extensive services. Thus taxes there

would be less.13 This point was noted by a writer in The Dominion, who

coyly pointed out in the last sentence of an article about Tuxedo;
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Nor must we overlook the fact that in Tuxedo ... the

taxes are but a fraction of what must be paid on city
property, and the saving alone will soon amount to a

surprisingly large sum to the man who selects Tuxedo

as his future home,

Undoubtedly this tax saving would be a useful point in selling the
land belonging to South Winnipeg Company, and so make money for

Heubach and associates.

The fact that town status would also help provide a larger base
for borrowing for public works would also help in selling the land be-
longing to Heubach and his company. A lzrger base for borrowing would
mean the necessary public works would be done now, and debentures sold
for fifteen or twenty years to pay for the work. This would spread
the cost of the work out into the future when the town's population
would be larger and so the cost per resident would be less., It would
especially be less than in a municipality which could only raise
shorter term debentures. If people bourht land in Tuxedo they would
receive their public services at a lower cost personally than if they

bought in Winnipeg or in an unincorporated area.

Exactly how large was the financial interest of Heubach and
associztes in 1913? If not very large, then the incorporation of Tuxedo
would not particularly aid Fred Heubach personally; but if he and his
company owned a number of blocks of property, his role certainly cannot
be seen as selfless. The answer can be determined from the 1913 Town of

Tuxedo 2ssessment Rolls., 470 blocks of property were listed as being

owned by corporations, other than the Canada Cement Company.15 These
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blocks are not all of the same size or value, so a direct comparison
cannot be drawn between the worth of the different companies. However,
it seems logical that the companies with more blocks of land had a
greater financial interest in the area. Table 2 presents the breakdown
on ownership., Heubach's company, the Tuxedo Park Company, had been re-
organized in 1909 as the South Winnipeg Company, apparently to introduce
larger capitalization from some British backers.16 South Winnipeg was
the largest corporate owner in Tuxedo, owning slightly more than one-
third of the company-owned pieces of land, 164 out of AL70. As well,

the company of Heubach, Finkelstein and Heubach, the sales agents for
the South Winnipeg Company, owned a further 19. The address of Tuxedo
Estates, which owned 92 blocks of land, was listed as being in care

of Heubach, Finkelstein and Heubach., As well, the addresses for

South Assiniboine Estates, Assiniboine Istates, University Estates

and West Rydal Limited were all in the same building as Heubach,
Finkelstein and Heubach. Unfortunately, no office number is given
with these street addresses. Despite this, it seems possible that
these four companies were also controlled by Heubach and his company.
West Rydal Company is almost a certainty, as an advertisement by

Heubach, Finkelstein and Heubach in the 1913 Henderson Directory

listed that company as the szles agent for the West Rydal develop-

17 What all this means is that out of a total

ment in Charleswood.
of 470 blocks of land owned by development companies, Fred Heubach

and his associates were directly connected with 275 of them, almost



certainly with a further 47 of them, and probably with 135 more,
for a total of L57. Almost all the land held by development
companies was in his hands. There were as well 15 more pieces
of land directly owned by either Heubach or Finkelstein. Thus
the financial stake by Heubach, his companies and associates
was considerable., Little wonder that he wished to have control

over the future of Tuxedo.

The creation of what might just as well have been called
Heubachville, however, did not elicit much comment from the rest of

Winnipeg. The lManitoba Free Press, in a review of the events of

1913,did not mention the incorporation of Tuxedo.18 The January 24,
1913 Free Press did include the event under its "City and General
News" column. The write-up read: "' Town of Tuxedo Incorporated!

The Bill to incorporate the Town of Tuxedo was read a third time,
reported and became law in the Legislature yesterday.“19 The Winnipeg
Tribune did not mention the creation of Tuxedo at all, not even in

its "The City Today" column, or letters tec the editor.zo The Voice,
the paper of the labour movement, also made no mention of the estab-

lishment of a town designed by and for labour's antagonists,

R 2
businessmen.

In fact it appears that only the Municipality of Assiniboia
paic any attention to Tuxedo's establishment. This was merely
because the minicipalitv had been paying for various improvements

in the area. When South Winnipeg Company agreed to reimburse
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Assiniboia for seventy-five percent of the costs involved, Assiniboia
was satisfied.22 Other than that there was no public discussion about
who were the men behind this new town and why should they be indulged
and protected by law. This attitude of acceptance is not amazinz, given
the general air of boosterism and growth among the general population,

the politicians and the newspapers.

The presence of Fred Heubach in the project probatly helped.
He seemed to be a popular man, whose '"go-getter" spirit was mich

admired, £t the time of his death, the Free Press wrote:

Mr. Heubach!s reputation as a man of sterling worth
with excellent judgment in matters that required
keen insight and breadth of vision is well known,...

Out of his well earned wealth, Mr. Heubach alweys

stood ready to give generously to anv project that

made for real progress. As president of the Industrial
Bureau during 1910-1911, Mr. Heubach gave much of his
time and money to advocate the common welfare of this
citv. His death is a great loss to the community and
his public spirited work and generosity will be keenly
missed.

In other words, Heubach and his friends were seen as public-minded
individuals, not as the opportunists a closer examination of the

situation might indicate,

Exactly how these men came to get Tuxedo incorporated is
difficult to establish. The requirements for incorporation as a town
were that a petition had to be made to the Lieutenant-Governor by at
least two-thirds of the male householders or freeholders over the

age of twenty-one, having at least three months residence. There had

Sk
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to be at least 100 names on the petition. As well, one month's
notice of incorporation intention had to be given in the form of
notices posted in two of the most frequented parts of the locality
to be incorporated. After that procedure had established the
supvort for incorporation, then a bill of incorporation had to be

introduced into the Leg:’lef:ﬁ;ure.21L

In Tuxedo's case, there would have been several problems
with these requirements. The first would have been in obtaining the
necessary two-thirds of the mle freeholders or householders to sign
the petition. 140 of the 211 people in Tuxedo lived in shacks owned
by Canada Cement.25 Since none of these 140 owned property, obviously
they did not qualify to sign the petition. The only other inhabitants
who could legally siegn the petition were the nine heads of the various
farms in the area. There were many more freeholders than this, of
course, but they were not residents. Not even Fred Heubach was a Tuxedo
dweller. He was in the process of having a new house built at 6l Nassau,
in Fort Rouge.z6 It would seem possible that this difficulty was surmounted by
pointing out the impossibility of finding the needed 100 males. The other
problem with following the approved procedure was that two notices were
posted, but only one was in the locality. That was put up at the (anada
Cement plant. The second notice, however, wes in the office of Heubach,
Finkelstein and Heubach, in the Canadian Bank of Commerce Building near
the corner of Portage and hain.27 This was probably a location frequented

by property owners in Tuxedo, but it was not in the locality. Despite



56

these awkward points, the incorporation of Tuxedo seemingly was

accomplished without any dispute.

The charter of incorporation gave voting rights to any man
possessing "a legal or equitable interest in real property within
the town of the value of at least one hundred dollars".28 This meant non-
residents who owned sufficient property could have a vote in Tuxedo's
actions, but those who lived there on very, very poor property could
not, The property qualification was even more important for being
either mayor or a councillor. To hold these positions, one had to
be a natural born or naturalized male over twenty-one, living in
Manitoba and owner of real estate "in their own name, of at least
the value of five hundred dollars".29 A look at the 1913 Assess-
ment Rolls gives some idea of who qualified to be mayor or coun-
cillor, Unfortunately, neither the Assessment Roll nor the voters'
list is as useful in determining Tuxedo's voters as they could be,
The 1913 voters list included a person's name every time that person
owned a piece of property worth more than $100., This inflated the
list and gives the impression that multiple votes were not unusual,
when there is no other evidence to susgest that multiple votes were
allowed. This situation undoubtedly arose from sloppiness and unfamiliar-
ity with compiling a voters! list. The Assessment Roll is not much
better. Certain assessment values are missing, and sometimes a
property is listed with joint owners, or two pieces of property

may be bracketed together even though they have separate owners.
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Why these oddities exist is not explained, although the clerk in 1913

likely knew the reason.

However, there is enough information contained in the Assess=~
ment Rolls to fashion a reasonable picture of the Tuxedo property
owners and for what civic responsibilities they qualified. (See Table 3)
There were 945 different property owners in the 1913 assessment., Nine
were residents of Tuxedo, The other 936 lived elsewhere, This list
does not include companies that owned land, only individuals, although
some of these individuals owned up to fifteen pieces of land. 409 had
Winnipeg addresses including the 9 who lived in Tuxedo. 298 of these
owned property worth over $500 and so could run for mayor or council.
Another 76 owned over $100 worth of land, enabling them to vote, 35
could neither vote nor run for office. The rest of Manitoba provided
another 54 owners, located mostly in small towns such as Miami, where
3 Tuxedo owners lived, or Cartwright, which had 8 Tuxedo investors.
19 of these 54 had land worth over $500 and another 24 over $100.
Cutside of Manitoba, the vast majority of owners lived in Ontario, 423
out of 457. Again the largest number lived in small towns, although
cities such as Vancouver, with 3 owners, or Toronto, with 14, were not
forgotten. ©Small southern Ontario towns seemed to be particularly fertile
ground for Tuxedo real estate salesmen, Over a third of the pages in
the assessment list are entirely Ontario entries, Vellington boasted

18 Tuxedo owners, Perth 25, Little Britain 13 and Lombardy 8. Ashburn




59

had initially sold most of what became Tuxedo to Heubach, were not
residents of Tuxedo. They lived on Frank Street in what was known
as Tuxedo East, but was actually east of the College and thus was

in Winnipeg. by 1913.32

If the population in 1913 was made up of cement factory
workers, farmers and dairymen, what types of occupations did the
non-resident property owners have? The full list, according to
the voters' roll, is given in Table 4. However, a few points about
this list should be made. The list includes seven dairymen, one
farmer and one gardener who lived in Tuxedo. It is by no means
a complete list, as most of the people on the list did not show
an occupation, particularly those who lived outside of Winnipeg.
The 291 listed occupations is well short of the 777 voters. The
variety of occupations listed indicates that real eastate speculation,
which is what most of these people who bought land in Tuxedo were
probably doing, appealed to a wide range of people. It is not un-
usual to see so many agents, brokers, managers or investors listed.
these are the types of occupations that would be drawn naturally
to the idea of Tuxedo. They would consider it a good place to
invest in, either for a future home or for future profit. The
presence of so many professors and engineers can probably be ex-
plained by the anticipated location of the University of Manitoba

in Tuxedo. What is more noteworthy is the number of people in
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lower class jobs who owned property in the area. ZEight clerks,
six carpenters, a chauffeur, a sadler, a pedlar (who owned two

33

pieces of propertv), a janitor and a governess”~ are not the sort of
people who normally have either the inclination or the disposable
income to invest in real estate. Apparently the real estate boom
in Vinnipeg was so enticing that these people found the money to

buy land in this exclusive development, in the hopes of mking

monev from the purchase,

These, then, were the voters of Tuxedo. Only nine
lived in the town and, as only 400 out of 777 lived in Winnipeg,
it is likely that the other 377 did not take any part in the govern-
ing of the town. Because not many vpeople are interested in being
on a town council, or spending the time necessary to attend meetings
or vote, it is also probable that most of the Tuxedo voters who
lived in Winnipeg never voted or attended council meetings. Those
from lower class backgrounds also might not even think of voting
or being on council. After all, if Winnipeg civic politics in
1913 were dominated by the business elite, it is even more likely
that those interested in running the affairs of a town designed for

that elite would be members of that elite.

This turned out to be the case at the first Tuxedo town

meeting, held at the offices of Canada Cement. An open vote was
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held to choose the mayor and four-man council. All were elected

by acclamtion. The first mayor was Fred Heubach, and the coun-

cil consisted of Arthur Choate, A.E. Hoskins, G.H. Kelly and F.T.
Griffin.BL A1l were well-off. Choate was Secretary-Treasurer
of the VWestern Elevator Company, a grain trading firm. Hoskins
was a lawyer with the leading Winnipeg firm of Campbell, Pitblado
and Hoskins. Kelly was the general manager of Ogilvie Milling,
Griffin was a former C.P.R. land commissioner. None lived in
Tuxedo., All lived either in Fort Rouge or Crescentwood. Heubach
was living on Roslvn Road and having a new home built on Nassau
Street North. Choate lived in number 2, the ¥Wardlaw Apartments,
Wardlew and Iassau. Griffin lived at 50C iHiver Avenue, Just west
of Osborne Street. Kellv lived in Crescentwood at 1L4 Yele,
between “Wellinston Crescent and Stafford Street. Hoskins lived

35

just one block over, at 91 Harvard Street. Griffin was a
director of South Winnipeg Company, along with Heubach. What con-
nections the other councillors may have had with Heubach's
companies is not known. However, the five were all cut from the
same cloth: well-off, connected with land or grain trading, land
speculators, boosters and probably determined to do well for
themselves out of their involvement in Tuxedo. They were not the

sort to have much in common with the 211 people who did live in

Tuxedo. The myth of Tuxedo the beautiful was undoubtedly more
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important to them than the reality of who actually lived there.
In any case, it seems the residents of Tuxedo either did not know

of the election, did not care, or trusted the developers.

This make-up of the council meant that Heubach and his
associates had a form of control over the parts of Tuxedo they had
previously been unable to control. This control was necessary for Heubach
to fashion a unified whole out of the area, and to develop it as he saw
fit. In 1913, as has been seen, his companies apparently owned
nearly all of the land still in developers' hands. Running council
meant he could legally enforce his ideas on the whole area, including

those lands held by private speculators and other development firms,

The firm hand of Heubach was evident right from the
start with bylaw number one, dated February 25, 1913. There were

to be no more than fifty-two meetings per year, and

Regular meetings of the council shall be

held from time to time during each year at

the office of Messrs. Heubach, Finkelstein

and Heubach, Canadian Bank of Commerce 36
Building, Main Street in the City of Winnipeg.

This location was far removed from anyone who lived and worked in
Tuxedo, but was convenient for businessmen who lived in Fort Rouge
and worked in downtown Winnipeg. The atmosphere must have been

more that of a private club than a town hall.



Therefore it is not surprising that the early actions of

council emphasized developing the town along the lines of Heubach's
ideas as to what would enhance the upper class nature of Tuxedo.

Some of these ideas had already been made clear:

In Tuxedo, the lots are all wide and deep,
generally 50 x 130 feet, and backing on lanes.
These lanes are a particular feature, for in
them must be laid all water mains, gas and
electric service appliances, There can be no
tearing up of main streets, nor defacing of
lawns. No house can be built which is not a
credit to its neighbours. It must be archi-
tecturally right and must not cost less than
a certain amount, depending upon its particular
location. More than this, there can be no
apartment blocks, no butcher shops, no stores
or business houses of any nature. For Tuxedo
is and myst remein, an exclusive residential
section,

The right to pass bylaws establishing restrictions like those

outlined in The Dominion article cited above was included in the

act incorporeting Tuxedo. Section 30 gave council the right to
control or prohibit apartments, livery stables, laundries, butcher
shops, forges, stores, factories, hospitals, rag, bone and junk
shops, infirmaries, and any form of manure pits. Council could
also regulate "manufactures and trades, waich in the opinion of

. . &
the council, may prove to be or may cause nulsances”.,3

These regulations would today be termed zoning re-
quirements, something that was beginning to come into vogue at

this time in Winnipeg and other cities in Canada.39 However the
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difference between the powers granted to the council of Tuxedo
and the idea of zoning i1s that the zoning in Tuxedo was to be
done by the members of council, while those across (Canada advocat-
ing zoning meant it to be done by professional planners for the
general good. Zoning was intended to be a positive force,ho
while the powers given to Tuxedo's council were aimed at excluding
particular forms of development, seemingly somehow thoucht 'wrong".
The vague wording of the section gave council leeway to do almost
anvthing it wanted to do in restricting commercial operations.

This attitude that any planning regulations should be aimed at
creatine beautiful, clean surroundings for the better classes to
live in had a number adherents within Winnipeg at this time.hl
Indeed such a view is the logical extension of the whole ethos
of the City Beautiful movement which stressed beauty and noble
buildings. Universal sanitation or education or health care
or even adequate housing were not aims of the City Beautiful
concept. It ignored these basic needs that the poor classes

lacked, and instead concentrated on visual asvects that only the

upper classes could afford or were interested in.

Tuxedo council lost little time implementing specific

bylaws restricting commercial activity. Within its first two months,

it had approved regulations governing the size and condition of

apartment and tenement houses, the establishment of stables,

64
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blacksmith shops, hospitals, foundaries and garages. Since
several of these types of businesses already existed within
Tuxedo, notably the tenement housing at Canada Cement and the
blacksmith shop and garage there, coungil could not ban such
operations outright. However, they did so severely limit the
business that it would be unlikely any more would be established.
Council banned tanneries, abattoirs and rag and bone shops, as
well as commercial stables and foundaries_LL3 It established a
pound, and a system of fines to deal with stray animals, includinge
cattle, poultry and horses. Seemingly the farmers allowed all
these animals just to roam free.hh As all the farms affected

by this bylaw were south of the Canadian Northern Line, this
action had the effect of keeping the animals away from those

areas north of the tracks where the real estate developers had

pinned their high hopes.

As well as bylaws curtailine specific types of
activities, the council also passed a bylaw "to prohibit certain
1’1u:i.sances".i“5 Included wes owning or occupying land "in such bad
and filthy conditions as to be offensive and a nuisance to the

n b6

neighbourhood or to any person or family The vague wording of
this bylaw could allow for very strict, arbitrarily set standards
of maintenance, ! public morals rule prohibiting begging, drunken-

ness, vagrancy, swearing, gambling, houses of ill fame, public
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indecency and disorderly conduct,h7 also left no doubt that
Tuxedo's standards for both buildings and inhabitants would
be high ones. Such standards were not too unreascnable, but
they seem very close to all of Heubach's ideas of what consti-
tuded a refined residentiel community. The hand of one man

it seemed was running things,

There was, however, no official decree at this
time of minimum housing costs in the town. Perhans this was
because no one was showing any inclination to build in Tuxedo

L8 It is likely the people who purchased lots in Tuxedo

vet.
did so for speculative purposes, not homes. The high proportion
of owners from outside Winnipeg would lend credence to this view.
Ls well, any construction of upper class mansions that did take
place in Winnipeg in 1912-1913, took place in Crescentwood.

Sixty building permits for houses worth $10,000 to $25,000, all

to go up in Crescentwood, were issued in 1913 and l9lh.h9

Obviously the time for building in Tuxedo had not yet come.

The real estate developers and speculators were sure
it would come, though. When it did, the prohibition of businesses
in the area could onlv enhance Tuxedo's property values and prove

the truth of what had been written in The Dominion:

Any property following the lines of best
development and which is well shaded by



ornamental trees is naturally more valuable
from a residential viewpoint than that which
is without this feature. And when such pro-
perty fulfills all the other highest qualifi-
cations as Tuxedo Park does, permanent avoid-
ance of undesirable features such as railweys,
manufacturine plants and business enterprises,
it reaches the hichest mark of excellence.

In the making of an exclusive residential
district it is well to keep in mind certzin
obvious fazcts. In every city there is a class
of residential real estate which has practi-
cally no future from the investor's stand.

Such property, for example, is that on which
are built the ordinary class of homes for rental
and cottages for workman's families. This class
of property may rise in value ... but it is
necessagily limited to a smaller increase in
value.5

However, Tuxedo was incorporated at the same time as the pre-
World War I real estate bubble ended. The expected increase in
property values would have to wait for many years before being
achieved, although of course in 1913 this was unknown. From 1913
on, instead of increasing growth, there was increasing hardship.
"1913 was a pivotal vear in the history of prairie urban develop-
ment. Before lay prosperity and rapid growth; after came three

decades of relative stegnation and almost continual crisis."51

However, before the full effects of the 1913
depression could be grasped by Tuxedo's council, there w- s the
ordinary running of the town that had to be tazken care of. Unce
more, the coincidence of Heubach's aims and the actions of council

is evident. Bylaw four, clauses forty-eight and fortv-nine, gave

67



6¢&

extraordinary powers to the mayor. Clause forty-eight said:

The Mayor shall in addition to a&ll other

powers have the power of vetoing all and any

bvlaws, resolutions or measures ... authorizine the
expenditure of money ... provided, however, that such
veto may be removed or overruled by a majority vote
of the council at any subsequent meetine.

Clause forty-nine gave the mayor "all the powers which are usually
vested in the committee of finance ... and (he) shall have the
right to object to any contract or engagement or report ... invol=-
vine any expenditure on behalf of the town".53 These were quite
sweeping powers for the mayor, and certainly established that
vosition as the dominsnt one on council. ZIven the majority vote
which could overrule the myor's veto wes essentially a toothless
measu~e. To be effective, it would mean that three councillors
disagreed with the mayor. With the first council's make-up, this
was unlikelv, F.T. Griffin was a director of two of Heubach's
companies, South Winnipeg Company and Tuxedo Park Limite