









































The River and River Valley

The river and river valley were the original reasons for the
siting of London and can again become the feature which gives

it added distinction. The plan presented in this Thesis fore-
sees the eventual development of all the river lands into a
magnificent park strip rinning through the heart of the city.
The development of the park strip should take place as the new
roads proposed in the Traffic Plan are built. Lack of convenient
access to the large open spaces in the river valley has been one
of the prime causes of neglect. Many Londoners do not realize
that there are large areas of potential park land so readily
available., In the evening and on week- ends the proposed
expressways, or parkways, designed for weekday peak traffic
would provide convenient and carefully controlled access to
playing fields, nature walks, riding stables and bridle paths,
boat docks, swimming pools, picnic.grounds and other recreational
facilities, The Thames Valley Expressway, connected to Highway
401 by Highbury Avenue and the Western Expressway, connected to
Highway 401 by Highbury Avenue and the Western Expressway bring-
ing traffic from Highways 4 and 22 to the edge of the Central
Business District would become the main entrances to the city.
Sweeping gracefully along the winding river valley they would

be public works of which the whole city would be justifiably
proud.

Gibbons Park, a unique asset, serves the
adjoining residential area as well as other
parts of the city and points the way to a
wise and worthwhile use of the river valley.
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The Redevelopment Areas

The major redevelopment area pinpointed by this Study is
reilated to the rehabilitation of the river valley. The area

is bounded by Simcoe Street, Richmond Street, the River and
Wellington 3treet. The smaller areas comprise groups of houses
or buildings which are poor in character, and do nothing to
encourage private effort in redevelopment. They should be
replaced, after clearance, by new housing or commercial
buildings.

In the principal redevelopment area all the existing residential
buildings and some older commercial buildings should bhe gradually
removed, Certain commercial structures should remain on Welling-
ton Street. They will serve the new development and, in the case
of some, other parts of the city., The cleared land should be sold
to one or more good developers to build a high density residential
development conforming to conditions laid down by Council in a
Redevelopment Plan. The land should be acquired by the City with
the help of the Federal and Provincial Governments., The Federal
Government may pay up to one-half the cost of acgquiring and
clearing the land, the Provincial Government one-quarter and the
City one-guarter.

This 'scene is typical of the major
redevelopment area, showing neglect
and low desnity.
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It is desirable to aid redevelopment in this area for +two
reasons., In the past few years there has been an appreciable
and increasing demand for apartment accommodation in London.
Certain redevelopment has taken place in the good residential
area south of the river. The density allowed by the zoning
by-law is very high and the new apartment buildings, in effect,
borrow space provided by the back yards of the adjoining houses
which they overlook. If a desirable density of mot more than
100 persons per acre had been regquired, this development would
in all probability not have taken place, The houses replaced
were not in poor condition, and the cost of acquisition would
have been relatively too high, From the development which is
to be seen it is clear that only a limited amount can go on
before an undesirable environment is created, and a blighting
process is set in train by an eovercrowding of the land., The
many remaining family homes will be seriously affected by
apartments which overlook them and spread parked cars over
formerly quiet streets and generate heavy traffic.

Satisfactory redevelopment cannot usually take place without
some public assistance, at least in the assembly and clearance
of large blocks of land.

Rated "poor" this building shows signs
of advanced deterioration. '




In London this conclusion was reinforced by the second reason
for the action proposed in the major redevelopment area. It
is an area in an important position which should play a more
useful role in the city's functioning. It has remained a
back-water in the recent period of dynamic growth, and because
parts of it are run down, apartment builders have concentrated

their activities on the other side of the river rather than take
an interest in this area. The proposed major redevelopment area

was built up in the early part of the city's history, between
1870 and 1900, The southern part is low lying and was subject
to flooding until the breakwater was built about 20 years ago.

It had by then hecome an area of modest homes, subject to blight
because of its original undesirable location. Curbs and gutters

were never provided for the southern part, and because of the

deep lots (some 200 feet deep) the area has an atmosphere of a
somewhat neglected counitry town, although it is within half a

mile of the City Centre and the prosperous residential area of
South London lies beyond it,

The extremely low density and lack
of municipal services are shown in
this view looking west o#f Nelson
Street from Wellington Road.
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It is the proximity of this area to the City Centre and its
location on the river which make it an ideal location for a
high density residential development. The rejuvenation of
the river valley and the construction of good buildings will"
make it attractive to many people. Many advantages would
follow redevelopment in the very central position proposed.
The area is within easy walking distance of the Central Area.
It could replace an uneconomical section of the city and at
the same time provide a starting point for the rehabilitation
of the river valley. It would alse provide private developers
with an opportunity to build a modern community, providing
open space, adequate parking and varied housing accommodation
close to the centre of the city.

Originally a factory, apparently, this building
is being used as living quarters.
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The Central Area (The Shopping and Qffice Area)

As a result of this Thesis and the Traffic Study, new roads,
road widening and alignment impwevements are preposed. Set-
backs must be provided to allow for future road widenings.
With a steadier and simpler traffic flow, such routes would
allow the maximum convenience and speed up services in the
Central Area.

Pedestrians must have very special consideration in the central
shopping area. Pedestrians, not cars, afe the customers; huses
and cars are vehicles for bringing pedestrians to the shopping
area., Provision must be made for considerable increases in
vehicular traffic and parking, but the pedestrian customer
should not be overlooked. Because all the roads will be needed
at first, it is suggested that the sidewalks on Dundas Sireet
between Talbot and Wellington be widened to about 13 feet, and
the street lighting be placed on the faces of the buildings to
eliminate the space-consuming lamp posts, thereby allowing freer
movement of pedestrians. Parking areas have been shown located
inside the ring roads on the periphery of the Central Area. The
outer ones would provide all day parking and the inner one short
term parking for shoppers, and visitors to offices. As redevlop-
ment takes place in the Central Area, an attempt should be made
to reserve the interior of the blocks, (at present under-used
and in a disorderly state) for parking, service access and the
provision of light and air. Eventually, parking garages could
be built in certain blocks, In almost every block there is a
disconnected and unnecessarily complicated system of service
lanes. Many of these lanes are privately owned and are now used
for parking cars. There should be a rational and comprehensive
system of lanes, each about 24 feet wide. In order to achieve
this, building lines should be established at the earliest
opportunity.

The Western Fair Grounds

The location of the Western Fair Grounds on the edge of the
Dundas Street Bast Area has distinct advantages. Lying between
Dundas and Florence Streets, it is close to the main north-south
routes, Adelaide and Highbury, and yet close to the centre of the
city where the main hotels and other facilities are located. '
There would appear to be sufficient land in the Western Fair
Frounds for future expansion for many years, but there is a need
now for increased parking space. The front lawns and back yards
of neighbouring houses are used for parking to the detriment of
the area. The provision of further parking should be related to
the need for short term parking in the near-by industries, Dundas
Street Bast shopping area, and parking for the workers.
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The Western Fair Association performs a very valuable function
for the city, putting on educational exhibitions, providing
space for business conventions, and attracting many people to
the city during the year. The time is quickly approaching when
the Association will be organizing activities throughout the
year. The invaluable services performed by the Association
should be further supported by the City. A new ecoliseum which
would also serve as a hockey arena should be built in the near
future, and more money is needed to landscape and maintain the
grounds so that they are a more attractive asset.

H.B. Beal Technical School

The need for a large technical inatitute for high school graduates
is already evident., Beal Technical School has already grown inteo
a day and evening school with teaching in the practical sciences.
Its location has many advantages, being in the Central City and
close te the central industrial and commercial areas. It is
recommended that its expansion should continue with adequate
parking being provided., Some of the near-by shoppers' parking
could be used in the evenings. A central technical institute
should be developed on a campus similar to Ryerson in Toronto.
Long range plans should include consideration of the development
of the Sir Adam Beck and Lady Beck Schools into the nucleus fér
such an institute. A considerable amount of land is needed for
this type of school and it would virtually be impossible to
obtain it in the Central City. This location on Dundas Street at
Highbury Avenue would be convenient to the major industrial area
and is in the east end of the city where the majority of the
students will probably live.

Hospitals

Victoria Hospital is well located to serve the area as the main
hospital with extensive ancillary services. The future growth

of this hospital should be in a westerly direction., This growth
should probably be primarily by the addition of ancillary services
and parking. Colborne Street, to the east, must become a major
north~south traffic artery, making expansion east of Colborne
difficult and undesirable. This Thesis indicates that the block
bounded by Wellington, Nelson, Waterloo and South Streets, could

be declared a redevelopment area and acquired by the City with

the financial assistance of the Federal and Provincial Governments.
The land should be cleared in stages and transferred to the hospital
for its future expansion. The condition of the block to the north
is not as bhad, but as it may also be needed for future expansion
it would be wise to esnure that it will be available when needed.
Colborne Street between Hill Street and the River should be
relocated to the east on the land now occupied by the houses on

the east side of the street and the present 132-foot road allowance
should be used for parking purposes,
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St. Joseph's hospital is engaged in an expansion programme which
should meet the need for hospital accommodation in the northern
part of the city for an extended period. In the near future it
will be necessary to build a new general hospital to provide for
the anticipated population growth. To best serve the area
geographically this new hospital should be located east of
Adelaide Street and between Oxford Street and the South Branch
of the Thames River,
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PART VI

STEPS TO IMPLEMENT THE PLAN

The 0fficial Plan

As has been pointed out in Part IV, the official plan is the
strongest instrument municipalities have to ensure that long
range planning is carried out. The official plan is a state-
ment the Council's peliecy concerning physical development and

an invaluable help in decision-making concerned with the renew-
al and expansion of services and facilities. Part IV outlines
the various topics with which the official plan must be concerned
in order to be a comprehensive planning instrument. The first
step to be taken in urban renewal is a reappraisal and reconst-
ruction of the existing Official Plan. The existing official
plan is not as comprehensive or complete as it should be., There
are gaps to be filled before much of the detailed planning is
done. The framework of the existing Official Plan is sound;

but it should be revised in the light of this Thesis and the
Traffie Study, so that it will represent a statement of policy
for the next twenty years.

The Zoning By-laws

The revised Official Plan should give a clear idea of the type
of development which is likely to take place in London in the
next twenty years., It will enable the Council to improve its
zoning by-laws so that they will more nearly require the kind
of buildings which will keep London developing in a healthy
way, The new land-use portion of the Official Plan should
indicate thet several areas ought to be rezoned immediately.

This apartment building? which covers almost its /{§§g§7?$x
entire site, is overcrowding the land and /QQ o
depending on the absence of similar buildings on i, .
adjacent land for light and air. E %ziwrﬁ§4
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Rehabilitation of the River and the River Valley, and the
acquisition of River Valley Land for Parks and Roads:

Much has been said in this Thesis about the importance of the
river and the river valley lands, to the beauty and attractiveness
of London. It has also pointed out that in many places the valley
lands have been misused, and neglected and the polluted condition
of the river leaves much to be desired,

The future of some of the older areas of the city depend on the
development of the river valley, and the major redevelopment area
may become a reality only of the river is cleaned. There is a
strong case for the development and redevelopment of the river
valley for future high class roads, parks and recreational area.

Neglect and misuse of the river valley
and misuse of ‘the land overlooking the
valley. Present zoning permits industry
to locate in residential areas adjacent
to the river valley,

A definite plan and programme should be developed for the
reclamation of the river valley. One of the first steps would

be the acquisition of the remaining land not owned by the city.

An advisory committee has been appointed by the Public Utilities
Commission to investigate the park potential of London, including
lands in the river valley., The terms of reference and composition
of this committee should be broadened so that one of its major
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concerns would be the elimination of river pollution and the
uzse and development of river valley lands. It should be re-
appointed jointly by City Council and the Public Utilities
Commission and should report to both bodies,

Financial Capacity For Urban Henewal

The ability of a city to embark upon an Urban Renewal Programme
depends upon the strength of the city's own financial position.
Few cities in Canada are in as enviable a financial position as
London to undertake urban redevelopment and the other components
of an Urban Renewal Programme. One measure of a municipality's
financial position is the interest its debentures. attract when
they are offered for sale on the market. The last issue of
debentures sold by the City of London was in May, 1960. The
debentures were issued with a 5%% coupon and were sold at a
cost to the City of 5.72%.

While this can be accepted as a generally favourable situation,

other factors have to be considered in determining the financial
position of the City. London is the industrial, commercial and

financial centre of southwestern Gntario,

There are over three hundred diversified industries located in
Greater London. BSome of the principal industries are as
follows:

Canadian Westinghouse Company Limited
Baton Automotive Products Limited .
Empire Brass Manufacturing Company Limited
General Motors (Diesel) Limited

General Steel Wares

Hygrade Corrugated Products Limited

John Liabatt Limited

Kellogg Company of Canada Limited
Kelvinator of Canada Limited

Lawson and Jones Limited

MeCormick's Limited

Northern Electric Company nimited
Richards Wilcox Ganddian Company Limited
Scott-McHale Limited

The head offices of the following financial institutions are
located in London:

Canada Trust Company

Huron and Erie Mortgage Corporation

London and Midland General Insurance Company
London Life Insurance Company

Northern Life Assurance Company

Ontario Loan and Debenture Company
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In addition to the foregoing a number of branch banks, insurance
agencies, brokers and investment dealers are located in London.

The assessment of the City is based on a valuation of approx-

imately 42% of present-day values., The overall assessment has
shown a considerable increase during the past five years. The
latest assessment shows a taxable assessment of $189,500,000,

classified as follows:

Residential $101,190,320 53.40%
Nonresidential 62,489,125 32.98%.
Business 25,820,555 13.62@

$189,500,000 100.00%

At Deecember 31, 1959, the gross debenture debt of the City was
$13,921,704, distributed as follows:

General City $ 8,950,700

Local Improvements 541,004
Utilities 1,345,000
Schools 3,085,000

$13,921,704

The ratio of debenture debt to the taxable assessment for the
past eight years is as follows:

Taxable Debenture % of Debt to
Year Assessment Debt Assessment
1952 $124,959,662 6,484,611 5.19%
1953 141,483,834 10,412,722 7,36
1954 144,126,937 9,044,125 6,28
1955 150,872,000 9,687,909 6.42
1956 158,520,909 9,374,097 6,91
1957 162,111,505 11,051,790 6.82
1958 165,250,000 15,051,549 9,11
1959 182,000,000 13,921,704 7.65

The per capita debt at December 31, 1959, compared to 1958,

exclusive of grants, is:

1959 1958
Gross $135,77 $147.12
Net 118,52 128,78
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The following schedule shows the debenture principal payments
on sold debentures for the next five years:

Year ‘Municipal Utilities Bducation Total

1960 $ 714,015 $ 95,000 $ 317,000 $1,126,015

1961 698,211 97,000 320,500 1,115,711

1962 680,316 100,000 324,000 1,104,316

1963 661,378 103,000 326,000 1,090,378

1964 647,747 106,000 319,500 1,073,247
$3z4012667 $501,000 $1,607,600 352509,667

The issue of debentures sold in May 1960, $1,962,000 is not

included in the above figures. The entire debenture debt of
the City is on a serial basis. All debentures of the City of
London are payable in Canadian funds. In 1958 a reserve for
working capital and other funds was established. At the present
time these funds total over two and a half million dollars.

The investments made by a municipality in acquiring and clearing
a redevelopment area for high quality redevelopment by private
enterprise is sound in an economic sense in that the increased
tax return from the area will, over a period of years, return

- to the municipality its share of the acquisition and clearance
cost. Substantial savings for the municipality are to be
realized from such redevelopment in the form of reduced costs
for protection and welfare services. The value of the benefits
in human terms cannot be expressed in dollars but they are great
and cannot be disregarded.

Subsidized housing, being an integral part of public redevelop-
ment, the cost of providing it must be cousidered as part of
the cost of such redevelopment. In order to even approach
economic feasibility, subsidized housing must be provided on
land which can be acquired and serviced at relatively low cost.
Here also, as in the case of acquisition and clearance of land
for redevelopment, the Federal Government may pay a substantial
proportion of the cost. The part of the municipality's share
of the cost thHat is subsidization; +that is, the municipality's
portion of the difference between the economic rent and the
-actual rent, is therefore small. It is probably no more than
the hidden fire, police, social agency and other costs the
municipality is paying because people are living in
subdtandard housing.

It would, therefore, appear to make as good sense for the City
of London to embark upon an Urban Renewal Programme as for it
to become committed to such projects as the construction of
new schools, the building of bridges, roads and expressways.
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New Roads and Road Improvements

This Thesis and the Traffic Study were considered and prepared
in relation to each other., The recommendations made as a result
of the Traffic Study are of great importance to the renewal of
London. The Central Area depends on high class access routes
and adequate parking facilities. To an increasing extent it
will also have to offer pedestrians more freedom from auto=
mobile and truck traffic. The development of the river valley
land inte a beautiful park must be realized hand in hand with
the building of the two river expFessways.

The modern city greatly depends on the automobile and road
transport. It is therefore necessary to protect residential
areas from through traffic and to provide direct, fast routes
from one part of the city to another. The road improvement

and traffic programme, translated into action, would contribute
a great deal to the proper functioning and general attractive-
mess of London.

Renewal and Maintenance of Municipal Services

A complex city the size of London depends more and more on a
network of publicly provided services and facilities. The
changes predicted in this Thesis will require considerable
alteration and expansion of these services. Increased density
of land will create the major demand for increased services.
Fire hazards continue to be gerious in the Central Area and

in some of the older residential areas where overcrowding is
generating difficult social problems, The city can best meet

the many inevitable changes by renewing its facilities and services

in conformity with a comprehensive plan.
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