




























The River and River Valley

the river and. river valley n'ere the original reasons for the
siting of London and can again become bhe feature ¡yhich gives
it add.ert distinction. the pran presented. in this Thesis fore-
sees the eventual development of all the river lancls into a
nagnifieent park strip rtrnning through the heart of the city,
The development of the park strip should. take place as the new
roacls proposed. in the Traffie Flan are built" Lack of convenient
access to the large open spaces in the river valley has been one
of the prime causes of neglect" ì..lany Londoners d.o not teal-ize
that there are large areas of .potential park land so read.ily
available. In the evening and on weelc- ends the proposed.
expressryays, or parklays, designed for ryeekday peak traffic
ivould provide convenient and. carefully coutrorred access to
playing fields, nature walks, riding stabLes and bridle paths,
boat docksr swimming poolsr picnic, grounds ancl other reereatioaal
facilities" The Thames valley Expreeswayo connected to ilighway
401 by Highbury .A.venue and the ';lestern Expressway, connected. to
Highway 401 by ïlighbury avenue and the ivestern Expressway bring-
ing traff ic from Highrvays 4 and 22 to the ed.ge of the üentral
Business Ðistrict would become the main entrances to the city,
Stueeping gracefully along the winding river valley they would
be public works of which the rvhore city wourd be justifiabry
proud" o

Gibbons Park, a unique asset, serves tlie
adjoining resid.ential area as well as other
parts of the city and points the way to a
r'¡ise and. ryorthwhile use of, the river valley.
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The Redevelopmenf, -å.reas

The rnajor red.evelopment area pinpointed by this Stutly is
reiated to the rehabj.Iitation of the river va1Iey. The area
is Ì.¡ound.ed by Sincoe Street, Iìichmond Street, the River and
ì'iel l ington street " The snar r er areas c omprise groups o f house s
or build.ings which are poor in character, and. d.o nothin'þ to
encourage private effort in redevelopment. They should be
replaced , af ter cl earance e by nerv housing or co¡nmerciaL
bui I d.ings .

fn the principal redevelopment area al1 the existing residential
buildings and some older commercial buildings should be gradually
removed. Certain eommercial structures should. remain on rïelling-
ton Êtreet. They wirl serve the nerv d.evelopment and, in the case
of someo other parts of the city. lhe cleared Laad. shoutd be sold
to one or more good developers to builtt a high d.ensity resitlential
development conforming to conditions laid down by councir in a
F,edevelopment Plan. The land should. be accluired by ilre tity rvith
the help of the Fetleral and Frovincial Governmentso The Tederal
Government may pay up to one-ha.l-f the cost of acquiring and
clearing the Iandr the Frovincial Government one-quarter and the
City one-quartern

Tiris'scene is typical of the major
red.evelopment anlea,- sholing neglect
aird low cì.esnity.
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rt is d"esirable to aid red.evelopment in this area for two
reasons. rn the past few years there has l¡een an appreciable
and. increasing demand for apartment accommodation in Lond.on.
certain red.evelopment has taken praee in the good. residential
area south of the river. The density al.Ìorved by the zoning
by-raw is very high anrl 'the nerv apartraent buirdings, in effect,
borrow space providetl by the back yards of the adjoining houses
which they overlook" If a d.esirabre density of not more than
r00 persons per acre had been required., 'r,his deve]-opnent wourd
in all probability not have taken plaee. The houses replaced.
rvere not in poor eond.ition, and the cost of acquisition would.
have 'l¡een reratively too Ìrigh. r'rom the development ¡vhich isto be seen it is crear that only a limited amount ean go on
before an undesirabre environment is created, and a blighting
prosess is se'b in train by an overero\Â¿ding of the land, The
utany remaining fanily honres will be seriously affected by
apartuents rvhich overlook them and spread. parÌ<ed. cars over
formerly quiet streets and generate heavy traffic.
satisfactory red.everopnent cannot usuariy take pJ_ace without
sone public assistance, at least in the assembly and. crearance
of large bLocks of land..

E,ated trpoorrl
of advanced

this buiiding shows signs
deteriorati on.
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In London this eonclusion was reinforced by the seconcl reason
for the action proposed in the urajor red.evelopment area. It
is an area in an irnportant position which should play a more
useful role in the cityrs functioning. It has remained a
back-rvater in the recent period of dgrnamie growth, and. -because

parts of it are run down, apartruent builders have coneentrated
their activities on the o-bher side of the river rather-bhan take
an interest in ihis area. The proposed. major redevelopment area
n¡as built up in the early part of the cityts tr.istory, between
IB70 anrl 1900" The southern part is lolv lying and. rvas subject
to f lootling until the breakryater \yas buitt about 20 years âgoo
ït had by then beeome an area of mod.est homes, subject to blight
because of its originar und.esirable location. Curbs and. gutters
were never.provided for the southern part, and because of the
deep lots (somä 200 feet cleep) the arãa has an atmosphere of a
someiuhaf neglected. couirtry town, although it is ryithin half a
mire 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 sho¡yn in
this vi ew l ooking rvest ot'i Nelson
Street from llellington Road.
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lt is the proxinity of this area to the tity 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 ancl the construction of good build.ings ryil I
make it attractive to many people" Llany advantages lvould.
f,o11ow redevelopment in the very central position proposed."
The area is within easy walking distance of the Central Areao
It could repi-ace an uneeonomical section of the city and at
the same time provide a starting point for the rehabilitation
of the river valley. It would also provid.e private developers
with an opportunity to build a mod.ern eotünunity, providing
open space, adecluate parking and varied housing accommodation
close to the centre of the city"

fr.**39-"*"-" 
"üs4"4ryi{5re';

Originally a
is being used

factory, apparently, this buitd.ing
as living quarters.
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Ttre Central Area (tne Srropping and Off ice .A'rea)

As a resuLt of this Thesis and the traffic std.d.y, new road.s,
road. ¡videning and alignment inprovements are proposedo Set-
backs ¡nust be providetl to allow for future road. wid-enings.
\{ith a steadier and simplef traffic flow, such routes would
allorv the maximurn convenience and speed up services in the
Central .å.rea.

Pedestrians must have very special consicleration in the central
shopping area. Pedestrians, not cars, are the custtlmers; buses
and. cars are vehieles for bringing pedestrians to the shopping
area. Provision must be mad.e for eonsiderable increases in
vehicular traffic and parking, but the pedestrian custoner
should not be overlooked.. Because all the road.s will be needed
at f irst, it is suggested that the sidewalÌ<s on Ðund.as Street
between Tatbot and ilellington 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
rnovement of ped.estrians. Parking areas have been shorvn Iocated
insirle the ring roads on the periphery of the tentral .A.rea" lhe
outer ones would provide all d.ay parking and the inner one short
term parking for shoppers, and. visitors to officeso As reclevlop-
ment takes place in the Central .Area, an attempt should be made
to reserve the interÍor of the blocksr (at present under-used
and in a rlisorderly state) for parking, service access and the
provision of light and air. Eventuallyr parking garages could
be built in certain blockso In almost every block there is a
disconnected and unnecessarily cornplic¿ted system of service
lanes. l,{any of these lanes are Brivately owned. and are no\{ used
for parÌ<ing cars. 'Ihere should. be a rational and. comprehensive
system of lanese each about 24 feet rvid,e" In ord.er to achieve
this, buitciing Iines should be establisired at the earliest
opportunity"

The tlfestern Fair Grounds

The location of the Western Fair Ground.s on the ed.ge of the
Ðund,as Street liast ¿l.rea has ilistinct advantages. Lying between
Ðundas and Florence Streets, it is close to the main north-south
routes, Adela,ide antl Eighburye and yet close to the centre of the
city nhere the main hotels and other facilities are Iocated."
There vould appear to be sufficient land in tire illestern Fair
Frounds for future expansion for lnany years¡ but there is a need
norf for increased parking space. The front lawns and back yards
of neigirbourång houses are used for parking to the d.etriment of
the area" the provision of further parking should. be related. to
the need. for short tern parking in the near-by industriese Ðun<las
Street East shopping area, ancl parking for the workers.
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The ì{estern If air Åssoci ation perf o.rms a very valuable function
for the city, putting on educa.tional exhibitions, providing
space for business conventions, and attracting nany people üo
ti¡.e city during the yeer" The time is quickly approaching rvhen
the .åssociation will be organizing activities throughout the
year. The invaluable services perfori,red by the association
should. be further supported by the City. À new eoliseum wtrich
rvould also serve as a lrockey arena should be built in the near
future, and nore money is need.ed to land.scape and. maintain the
grounds so that tlney are a more attractive èsset"

H.Iì" Beal Technical School

The need for a large technical d¡nsüitute for high school graduates
is alreacly evident. BeaI'lechnical SchooI has already grown into
a day and evening school wi1,h teaching in the practical sciences.
Its location has many advanteges, Treing in the ûentral tity and
elose to the central industriel and commercial areas. It is
recommended. that its expansion should. continue rvith adequate
parking being provid.edu Some of the near-by shoppers t parking
could be used in the evenings, A central technical institute
should be d.eveloped. on a ca¡¡lpus similar to -ìyerson in 'Ioronto.
Long range plans should includ.e consideration of the tì.evelopment
of the Sir y'"cLam Beck and. Lady Beck Schools into the nucleus S6r
such an instituteo Á. eonsiderable amount of land is need.ed for
this type of school and it would virtually be impossible to
obtain it in the tentral City. This location on Dundas Street at
Ilighbury Âvenue rvould be convenient to the major ind.ustrial area
and is in the east end of the city rvhere the rnajority of the
students will probably live"

1{ospi tal s

Victori¡a Hospital is r,¡ell located to serve the area as the main
hospital with extensive ancillary services. The future growth
of this hospital should be in a ri'esterly directiono This growth
shoulcl probably be primarily by the adrlition of ancillary services
ancl parking" Colborne Street, to the e¿st, must beeorae a major
north-south traffic artery, mairing expansion east of Colborne
d.ifficult and. undesirable. This Thesis indicates that the block
bounded by 'tellington, NeIson, lTaterloo and South Fltreets, could
be deelared a redevelopment area and. acquired. by the City ryith
the financial assistance of the Í'ed.eral and Þrovincial Governments,
The Land shoríIcl be cleared in stages and transferred to the hospital
for its future expansion. The condition of the block to the north
is not as bad, but as it may also be need.ed for future expansion
it would'be wise to esnure thet it rvill be available rchen needed.,
tolborne Street betrveen IIiII Street and the River should be
reloeated to the east on the land now oecupied by the houses on
the east side of the street and the present LT2-f.oot road. allowance
should be used for parking purposese
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st' Josephrs hospital is engaged in an expansion programme which
should ureet the need for hospital acconunodation in the northern
part of the city for an extended period.. rn the near future it
will be necessary to buird. a new general hospital to provide for
the anticipated. population grorvth. To besú serve the area
geographicarly this nerv hospital shoulc. be located. east of
-A.deraid.e street and betrseen Oxford treet and the Êiouth Branch
of the Thames R,ivero
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STEPS TO IT{PLÈI,TENT THi¡ PLÁN

The Official PIan

-A.s has been pointed out in Part rv, the official plan is the
strongest instruinent municipalities have to ensure that rong
range planning is carried out. ?he officiar plan is a state-
ment the touncÍ1ts poricy concerning physicar developiaent and
an inv¿rluable help in decisi on-making concerned rvith the rene¡,r-
al and expansion of services ancl facilities. part IV outlines
the various topics n'ith ¡vhich the official plan must be concernedin ord.er to be a comprehensive pranning instrumento The first
step to T¡e taken in urban renewal is a reappraisaL and. reconst-ruetion of the existing tfficiar plan" ,rhe existing official
pì.an is not as conprehensive or eonprete as it should be. Thereare gaps to i:e fillecl before much of the detailed pJ_anning isd.one. the framerryork of the existing Officiar Flan is 

"orrrrd.¡but it should be revised in the light of this Thesis and. theTraffic Study, so that it will represent a statement of, policyfor the next tr,yenty years.

'Ihe Zoning By-J-aws

The revised ûfficial Plan should. give a clear idea of the typeof development ivirich is rikely to take place in Lonclon in thenext tlventy years. rt wirl enable the üouncil to inirrove its
zoning by-ì"arvs so that they wirr more nearly require the kindof buiLdings which rvill keep Lond.on developing in a healûhyway. The new Land-use portion of the 0fficial plan shouldi¡rdicate thet' severar areas ought to be rezoned irnnerliately"

'i'his apartilent build.ing, whi"h 
"-oou"s almost its

entire site, is overcror,¿ding the land and
d.epending on the absence of similar build.ings on
adjacent lanrl for light and air.

-"-{ñli;:¡--=
/o,-***'"oo Ì
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Rehabiritation of the lriver and the Ïìiver valrey, anrl the
acquisition of iìiver Valley Land for Farks and R,oads:

tr{uch has been said in this Thesis about the irnportance of theriver and the river valley Lands, to the heauty and attractiveness
of I'ondon" rt has also irointecl out tirat in many praces the varleyìands h.ave been misused., and. negleeted and the porluted. conditionof the river leaves nuch to be desired"

The future of some of the older areas of the city clepend on the
development of the river varley, and the ruajor red.evelopment area
rnay become a reality only of the river is cleaned. There is astrong case f or the d.evelo¡.rrnent and recleveLoprnent of ihe rivervalley f or f uture high cl-ass road.s, parks and recreational areao

l'íegJ.ect and misuse of iiie river valley
and r¡isuse of the land overlooking the
val 1ey. Preser¡t zoniirg pernits industry
to locate in resid.ential areas ad.ji."cent
to the river valì-ey.

A def inite p1¿n and ìrrogramrne should J¡e d.evelcped for therecLamation of the river varley. One of the first steps would.
l¡e the aequisition of -bÌre remaining land not orqned uy ttre city.Ãn ad.visory cornmittee has ìreen 

"ppãiot"d. by t,he public uti j-ities
conmission to investigate the part< potentiät of London, includingland-s in the river val iey" The terms of ref erence and. composj. l,ionof "Lhis corumittee shourd be broadened so tÍrat one of its reä¡or
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concerns would be the e1:inination of river pollution ancl the
use and developuent of river va1ley lands. It should be re-
appointed jointly by City ûouncil and the PubIic UtiIit,íes
Commission and should report to both bod.ies"

Financial tapacity For Urban H,enewal

The abilii;y of a city to enrbark upon an Urban Renewal Programure
depends upon-bhe strength of the cityrs own financial positiono
Few cities in Canada are in as enviable a financial position as
Lond.on to undertake urban redevelopment anrl the other components
of an Urban Renewal Programme. ûne measure of a municipalityr s
f inancial position is 'i,he interest its ilebentures attrac't ¡vhen
they are offered for sal-e on the market. 'Ihe last issue of
d.ebentures sold by the tity of London was in trlay, l9ô0. The
d.ebentures ïrere issued rçith a 5W coupon and were sold. at a
cost to the tity of 5o72fo"

''ifhile this can be accepted. as a generally f avoura'b1e situation,
other factors h¿ve to be considered in deterr'rining the financial
position of the ûityo London is the industrial, col¡mereial and
linancial centre of southwestern ûntarioo

There are over three hund.red diversified. industries Iocated in
Greater Lond.on" Some of the principal ind.ustries are aa
fo I I ows:

Canadian Tfestinghouse Company Linited
Eaton Autonotive Products Limited
ilmpi're Brass b{anuf acturing Company Li¡nited.
General l{otors (aiesel ) Limitet[
General SteeI''..'lares
i{ygrad.e torrugated. Products Linited
John Labatt Linited
I{etlogg torrpa;ry of ûanad.a Li¡ritert
Kelvinator of Canada Limited.
Larvson and Jones Limited
tr{e0ormi ck r s Limi ted.
l{orthern Electric Company r.,initecl
tsichard.s ìfilcos Gdnddian Company Linited.
Scott-lvicEale Lini terl

The head offices of the îoLIol¡inE finaneia.l institutions are
located. in Lond.on:

Canada Trust Company
I{uron and Erie lvfortgage Ðorporation
London and h{idland General Insurance Corupany
London Life Insurance Company
Northern Life .ã.ssurance Company
Ontario Loan and Ðebenture Company
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In addition to the foregoing a number of braneh bankse insurance
agencies, brokers and investment d.ealers are located in Lond.on"

The assessment of the City is based on a valuation of approx-
imately 42do of present-day valueso The overalI assessment has
shorvn a eonsid.erable increase during the past f ive years" The
latest assessae¡rt shorvs a taxable assessment of {$189r500r000,
classified as follows¡

Res i denti al
Nonresid.ential
Business

#t01rI90r320
62r489,I25
25 .820 

" 
555

Sågg¿g,9g¿9gg

53 "40fr
32 "98ftr3.62%

I oo. ooø

.At December 5I, Ì959, the gross debenture debt of the City was
Stf rOat e704e distributecl as followsl

$i Br950r70o
541 ,0CI4

1r345r000
3.085 .000

{¡r 3 ,92L e7 04

I'he ratio of debenture d.ebt to the taxable assessment for the
past eight years is as follou¡s:

General City
Local Inprovements
UtiIÍties
School s

Taxable
Year -A.ssessment Debt

1952 #T24r959r662 6r4B4r6II
1953 I4L?4831834 I0r4121722
1954 L44rI26 1937 I ,044rL25
1955 I_50r872r000 9r687r909
1956 158r520r909 9 r5741097
1957 162r11tr505 1tr051r790
I 958 I 65 ,250 ,000 15 ,051 ,549
1959 192r000r000 L3?g2Tr7O4

Ðebenture f' of Debt to
.A.ssessment

5 "Igfo
7 "366,28
6 "426"91
6 "829"11
7"65

The per capita debt at Ðecember 51, 1959, conpared. to 1958,
exelusive of grants, is:

I 959 I 958

Gross Sl¡s.zz $147 "12Net 118"52 128.78
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The folIon'ing schedule
on sold del¡entures for

shows the debenture principal paynents
the next five years:

Year

I 960
I 96ü
l9 62
I 963
1964

Muni c ipal

$ 714e015
698,2L 1

680 ,3r6
661r378
647 

"7 
47

$5r401r667

Utilities

s 951000
97,000

100r000
r05r000
1 06 ,000

ggqL_q00,

Ílducation TotaI

{$ 517 e oo0
320,500
524r000
526 ,000
3r9.500

$Lr607roû0

{ltrta6rorS
lr115r71t
1r104r5I6
1r090r578
r,073 0247_

s,g¿g!_e,66i,

The issue of debentures sold in llay 1960, $11962,000 is not
included in Lhe above figures. 'Ihe entire debenture d.ebt of
the City is on a serial basis. Â11 debentures of the City of
London are payable in canad.ia¡r funds. rn tgSB a reserve for
working capital and. other funds was established. /rt the present
tine these funds total over trvo and a harf ¡rirlion doilarsn

The investrnents made Ì¡y a municipality in acquiring and. clearing
a red.evelopment area for high quality red.evero¡rment by private
rlnterprise is sound. in an econoraic sense in bhat the increased
tax return from the area ivi1l, over a period of years, return
to the municiparity its share of the accluisition and clearance
costo Substantial savings for the municÍpality are to be
realized. f rom such red.evei.opment in the f orm of red.uced, costs
for protection and vrerfare services. The varue of the benefits
in human terms cannot be expressed. in dolrars but they are great
and cannot ire disregard.ed.

subsid.ized. housingr ireing an integral part of public red.everop-
rnentr the cost of providiirg it must be considered. as part of
the cost of such red.evelo¡rment. In order to even approach
economic feasibility¡ subsidized housing must be provitled on
land which can be acquired. and. serviced. at relaüivery low costo
Eere also, as in the case of acquisition and crearance of rand
for redevelopment, the Fed.erar Government may pay a substantial
proportion of the costo lhe part of the municipatityrs share
of the cost tEat is subsid.ization; that is, the nuniciparityts
portion of the d.ifference between the economic rent and the
actuar rent, is therefore snarr. rt is probabry no more than
the hidden fire, police, social agency and other costs the
municipality ís paying because people are living in
subÉtand.ard housing.

It rrould, therefore, appear
of London to embark upon an
to become conmitted. to such
new schools, the building of

to make as good sense for the tity
Urban Rene'iyal Program:re as for it
projects as the construction of
briclges, roads and expressyrays.
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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 resurt
of the Traffic stucly are of great importanee to the renewal of
London. The tentral .A.rea d.epends ou high crass access routes
and ad.equate parking f acilif,ies o 'ro an increasing extent ittrill arso have to offer ped.estrians more freetlom from auto-
mobile and. truck traffic. The development of the river valley
rand. into a beautiful park nust be rearized. hand iu hand with
the building of the trvo river expfessways.

'rhe mod.ern city greatry depends on the autonobire and road.
transport. rt is therefore necessary to protect residential
areas from through traffic ancl to provide direct, fast rou.tes
f rom one part of the city to another. rhe road iurprovelqent
and- traffic programrne r translated. into action, rvould. contribute
a sreat d.eal to the proper functioning and. general attraetive-
mess of Londlon.

lìener¡al and }iaintenance of híunicipal Services

-Á- eomplex city the size of London depends more and. more on a
netruork of publicly provid.ecl services and faciritieso The
changes predicted in this Tiresis wilr require considerable
alteration and expansion of these services. Increased. density
of land will create the major demand for increased services.
Fire hazard.s continue to be eerious in the centrar -a.rea and
in some of the older residentiar areas where overcro\{ding is
generating d.ifficult social problems, The city can best meet
the nany inevitable changes by renerving its facilities and. services
in conformity rvith a colaprehensive plano
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