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ABSTRACT

The purpose of this practicum is to examine the reuse of under used or

vacant parcels of heavy industrial land within the confines of the urban

landscape and to apply this knowledge to a long term land use proposal for

the Union Stock Yards in St. Boniface, an area of Winnipeg, Manitoba,

Canada.

The methodology of this practicum is based on four stages of uitical thinking

and analysis. The first is an in-depth research of the reasons for, occurrences

of, and the effect on urban indust¡ial land in transition within different

communities, the second stage is also based on research and consists of

analysis of the processes and solutions used by others concerned with urban

industrial land in transition. The third stage is to test the fit of the Union

Stock Yards in terms of the definition of urban industrial land in transition,

and the final stage is to use this information as the basis for the physical

design of the redevelopment of the Union Stock Yards.

It was found that the study site can be defined as "Urban Industrial Land In

Transition", therefore the background research is relevant in the analysis of

the Union Stock Yards site. Due to market conditions and other factors it is

recommended that a balanced and phased mix of activities be incorporated

into tlìe reuse of the Union Stock Yards site,
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CHAPTER 1.0

INTRODUCTION

The Union Stockyards property is owned by Public Markets Limited, a

company with 50% joint interest from Canadian National and Canadian

Pacific Rail. Once the underuse of this site became evident in 1988 C.N. Rail

commissioned a ma¡ket analysis and land use study by Bruce Macleod and

Associates. F¡om this study the Real Estate Division of C.N. Rail has

concluded that a total divesting of interest in the property would be in the

best interest of C.N. Rail, however, due to the many factors involved with

this site it is also the opinion of Canadian National that a sale in the

immediate or near future is somewhat unlikely. Due to the carrying costs

and expenses involved with holding this land Canadian National has been

receptive to the idea of being the client for a study of a different nature that

may find a new, and perhaps more imaginative, solution to the use of this

site. It is hoped that the solutions offered from this study may be of help in

the sale of The Union Stockyards, however, the Real Estate Divisions

involvement with this practicum has no connection, and is separate from,

the joint company of Public Markets Limited. Public Markets Limited have

assisted by rnaking their staff and other resources available. The direction

offered by the client is that Canadian National's goal is to divest itself of the

property/ yet still act as a good corporate citizen, so a plan of most profit is not

necessarily the solution sought.



7.1, STATEMENT OF PURPOSE

The purpose of this practicum is to examine the reuse of under used or

vacant parcels of heavy industrial land within the confines of the urban

landscape and to apply this knowledge to a long term land use proposal for

the Union Stock Yards in St. Boniface.

1.2 METHODOLOGY

The methodology of this practicum is based on four stages of critical thinking

and analysis. The fi¡st is an in-depth research of tl'Le reasons for, occurances

of, and the effect on urban industrial land in transiiion within different

comrnunities. This research is based primarily on case studies and the

theoretical work of Robert Burchell, John Burrows, and others. The second

stage is also based on research and consists of analysis of the processes and

solutions used by others concerned with urban industrial land in transition.

The third stage is to test the fit of the Union Stock Yards in terms of the

definition of urban industrial land in transition. If it is determined that the

Union Stock Yards site is urban industrial land in transition, then the

processes and solutions from stage two can be applied to the site. The final

stage is to use this information as the basis for the physical design of the

redevelopment of the Union Stock Yards.

...2



-Part I-
Background Study



CHAPTER 2.0

INDUSTRIALLAND

2.7 DEFINITIONS AND OCCURRENCES OF

URBAN INDUSTRIAL LAND IN TRANSITION

Three terms c¡itical to this research need to be defined before a meaningful

analysis of other industrial sites can be undertaken. First; what is meant by

urbøn índustrial lønd, second; defining underuse and abandonment,and

third; why is industrial land in a state of trønsition.

For the purpose of this practicum, urban industríøl land is defined as any

Iand and/or buildings within city limits that is, or was being used primarily

for the manufacture, processing, storage, or shipping of commercial goods.

This definition is quite broad in it's scope, but then so is the range of

industrial activities taking place in our cities. This definition is not meant to

restrict the investigation, but ¡ather to allow for the use of information from

as many sources as possible. As no two sites or circumstances are identical, it

is hoped that by reviewing a diversified set of examples of underused

industrial locations, relevant information pertinent to the Union Stock

Yards can be extracted from each.

Underuse can be defined as a site or building that is not fully occupied, or

which is not being utilized to the fullest of its potential capacity. By this

definition underuse is obviously a relative term at best, for even having one

office empty in a building would constitute underuse. For the purpose of



this investigation however, underuse is defined as: a site or building that is

not being utilized to the fullest of its potential capacity, to the extent that

costs can no longer be covered for day-to-day operations. Or, where the

inherent value of the land or building is greater than the economic activity

currently taking place. It is these circumstances that lead property owners to

investigate ways to change their position of underuse, of which one solution

is abandonment.

Abøndonment is defined as the position of last resort of a property owner

whereby title is defaulted to ihe state, this is also known as a tax sale

situation.

Trønsition is defined as a building or site that is no longer fully occupied in

its former industrial use, and is awaiting a use of any type that will cover the

costs of the land and buildings.

Before reviewing the reasons for underuse and abandonment, and their

effect on the community, an overview of the incidence of industrial land in

transition is necessary. Is there really any significant amount of land that is

being underutilized or abandoned, and is it worth investigating? The

evidence suggests that not only is there abandonment and underuse, but it is

widespread among cities of all sizes, economic backgrounds, and locations.

Robert Burchell in his book "The Adaptive Reuse Handbook" used a sample

base of 150 cities throughout the United States and found that abandonment

was prevalent in all areas and "...is a phenomenon which has little respect



for any category of land use, city size or location."l Table 1 shows the study

areas, by region, and the percentage of cities in those regions having once

occupied land and buildings that were then abandoned. The shaded area

corresponds to cities similar to Winnipeg.

Abandonment has become a concern for planners, so much so that cities

such as Baltimore, Philadelphia, New York, Chicago, Kansas City, Detroit,

and St. Louis have all undertaken inventories of underused lands. While

abandonment is occurring in all land use categories, 60% of those cities

responding to Burchell's surveys felt that the industrial sector was a key area

of loss and worthy of special attention. In Table 2 industrial abandonment is

shown by region and in Table 3 by population size.

For Declining Cities Evidencing Abandonment,
Percent of Cities Having Specific Types of Structure Abandonment or

OnceÐccupied Vacant Lând

Region Single Family Multi Fanily Commercial Indushial

Northeast 77.67o 93.770 67.2Va 60.3E"

Nortlì,Cehtlal 1,00tßEo 69-;8vo '69:87o 41.sEo

South

West

'100.IVo

't00.lva

76.070

85.770

76.jVo

64.37o

36.07o

28.6E

trl_l Cities Similar to winnipeg Adapted from Burchell p. 20

Table 1

lRobert W. Burchell, and others. The Adaptive Reuse Hândbook: Procedures to lnventory.
Control, Manage, and Reemplo]¡ Surplus Municipal Properties. (New Jersey: The Center for
Urban Policy Research, 1987), p, 23.

...6



Comrnercial and Indushial Abandonment Levels
(By Region)

Abandonment
Type/Level Northeast North Cent¡al South West

Commercial
<100 Structures
>100 Struchrres

Median Structures

Industrial
<100 Structures
>100 Structures

Median Structures

46.57o

53.57o

200

50.07o

50.07.

100

59ìlVot.

ffi:9fr,,

i':133..

:i:

s0.,t2.1;7!,

6p.18V.9'

,130i:,

64.0Vo 64.3Vo

36.07. 35.7qo

25 63

36.0Vo 28.670

64.0Va 71..4Vo

'125 130

Commercial and Industrial Abandonment Levels
(By Population Size)

Abandonnent
Type/Level

21000- 50,000- 100,000-
49,999 99,999 249,999

250,000-
1,000,000

Over
1,000,000

Commercial
<100 Structu¡es
>100 Structures

Median Structures

Industrial
<100 Structures
>100 Structures

Median Structures

56.27a 54.870 57.270

43 .870 45 .270 42.870

26 84 71.

27.1Eo 42.9Vo 46.4Vo

72.980 57 ,"17a 53 .670

133 1."12 108

48"Q7a

5Z:.07ô
,,1i0,,,,

{8,.4,Va,,

5ì1r0iV6,

,. il00,:,

0.007o

100.08o

450

28.680

71..470

140

tj Citiessimilartowinnipeg Adapted from Burchell p. 23

Tables 2 & 3

This pattern of underuse and abandonment is also being experienced outside

of North America, most noticeably in Europe. John Burrows in his article

"Vacant Urban Land - A Continuing Crisis" estimated that five percent of all

metropolitan land in the U.K. was vacant, while in the major cities of



Birmingham, Glasgow, Liverpool, and London it was closer to eight percent.

Of this, only one third of that land was officially registered, thus hiding the

widespread occurrence of abandonment and underuse. He found that the

distribution of these abandoned lands differed between the inner city and the

outer edges. Thirty three percent of the land was in the inner city, and it was

made up of many smaller parcels, while the other 66Vo were on the edge of

the cities and made up of fewer holdings, but each over two hectares in

size.2

As can be seen by this overview, land underuse and abandonment in

general, with urban industrial land in particular, is a fact of the modern post

industrial city. Each city and area have had different levels and rates of

underuse, and have therefore been affected differently.

2.2 REASONS FOR UNDERUSE AND ABANDONMENT

The underuse and abandonment of industrial land can be attributed to a

combination of three reasons. The first is due to the trend of manufacturing

and processing going from a vertical to a horizontal building structure.

According to the "Urban Development Model",3 in the nineteenth century

new urban development took place as close to the the city center as possible

due to transportation methods and the desire to be near existing businesses

and residences. During the 1950's and 60's this trend started to reverse with

the advent of inexpensive gasoline, expanding interstate highways,

2¡ohn Burrows, "Vacant Urban Land - A Continuing Crisis." The Planner: Journal of The

Royal Planning Institute,64, No. 1 (January,'1978),7.

3Burrows, p. 8.



improved communications, and changes in the manufacturing process.

With these technological improvements industries started migrating out

from the city centers to inexpensive lands in the suburbs into modern

horizontal industrial buildings. Concurrently, residential suburban growth

was increasing for many of the same reasons thus allowing for a full labour

force for industry to tap into. (See Table #4)

REASONS FOR UNDERUSE AND ABANDONMENT

Urban Development Model Land Use Change Model

Inner City Location
&

Vertical Building Type

I
I

\,/
Suburban Location

&
Horizontal Building Type

Use of Site
Must Cease

Delay in
Reuse

. Impossible

. Unsuitable

. Undesirable

Not Available

Not in Demand

Being Delayed

Table 4

The second reason for underuse of industrial land in the city is that the

function formally on the site is no longer applicable or economically viable

in todays market. According to the "Land Use Change Model,'4 two events

must take place in orde¡ for land to remain unused; the first is that the

former use of the site must cease, and the second is that there must be a delay

in its reuse. Burrows gives three possible reasons for each stage of this

model. For land use cessation the continued use of the land by the owner

 Burrows, p. 8

o



may be impossible, unsuitable, or undesirable. For example, it may be

impossible due to changes in land use zoning, it may be unsuitable due to

obsolescence of the physical plant, and it may be undesirable due to a new

location being more economical. The reasons for a delay in land reuse can

also be broken down into three possible reasons. The land is not available

for current development, the land is not in demand, or the land is in the

process of redevelopment but is being delayed. According to this model any

or all of these reasons can be attributed to any piece of vacant land. (See

Table #4)

The third reason for industrial land sitting underused within the city has to

do with the reluctant atiitude of reusing old structures and land for new

uses. In some cases reuse is very difficult as there seems to be no natural

replacements for abandoned docklands, ¡ail marshalling yards, sewage

treatment and steam power plants. However, many times reuse potential is

not capitalized on due to the inability of those involved to see the full range

of possible new uses.

What was left in the cities was a stock of ageing, turn of the century,

redundant industrial buildings. At first these lands were quickly taken up

for expanding new uses in the central cities such as office buildings, academic

institutions, new roads, and the never ending demand for parking. The

planning and design principle at this time was to level any underused

structures and replace them with the new functions dictated by the modern

city. By the late 60's and early 70's these new functions had used all the land

necessary for their expansion, yet the move to the suburbs by industry and
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home owners continued, thus creating a surplus of underused lands within

the city. Burrows feels that "...the amount of land that has become

redundant and is becoming redundant through the ageing of the industrial

city not only exceeds that for which development resources can be made

available at the present time, but exceeds also the likely future needs of the

late twentieth century city."s

2,3 EFFECT OF LINDERUSE AND ABANDONMENT ON

SURROLINDING COMMUNITIES AND THE CITY

The effects on the community of having one major employer shut down are

numerous, and not all of them are easily recognizable. To have an entire

industrial area slowly become unproductive can be disastrous to the city as a

whole. The most quantifiable effect is the decreased tax dollars generated

from industry. Many municipalities and a¡eas of cities depend on industry

for part of their tax base and therefore when any one industry shuts down

the amount of money available to the local government is decreased. In

some cases the company may keep the property, but will pay less in business

taxes due to decreased activity on the site. Or, they may let the buildings

depreciate, o¡ demolish them, thereby decreasing the assessed property

value. In each case the direct loss of tax dollars is easily accountable. What

may not be as obvious is the effect the decreased revenue will have on the

municipalities ability to borrow and issue bonds, finance local projects, and

keep employment levels up.

SBurrows, p. 8.
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Lost jobs from a plant closure are also quantifiable, however there are

further economic spin offs. As was seen above, municipal empioyees may be

laid off due to reduced tax revenues. Most industries have many private

business ffansactions within a community and if a plant closes then other

local businesses suffer as well, this will then have a multiplier effect on

other businesses, The extent of job loss due to industrial and commercial

closu¡es can be seen for the United States in Table b

Common Economic Characteristics of
Communities Experiencing Struchrre Abandonment

Cities with Job
Loss/by Sector

Northeast
(n=58)

Nþlüi Cè.-ñtia!
,, :., (n;F3).i:,: :i.::l

South West Total
(n=25) (n=14) (n=150)

IndushiaÌ

Commercial

B oth

Total (number)

Percentage

27

6

8

41,

73."lVo

, r.,,:,

J.

:' :!r i:!

" 
,'25:i::',

2650
3218
ø ø 11

5879
20.0vo 57.1Vo 52.7Vo

t.-.:l Citiessimilartowinnipet Adapted from Bu¡chell p. 28

Table 5

In extreme cases where the ownership of the property and building are

clefaulted to the government the economic hardships are even greater. Not

only does the local government lose tax revenue, but they also incur added

costs in maintaining or disposing of the property. An example of

municipally owned properties for New York can be seen in Figure 1.
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lncreases in Municipally Owned Properties
New York City 1976 - 1982

Buildings

20,000 r-

5,000

Sgpt Sept. Sept. Sept. S"pr. Sept. Sepr.'t976 't977 1978 1979 1980 1981 1982

"t6,650

\ -t544(

14,300

101s0

9J00I >\z

7,050

8,760

9,9-t0

2500

3,500
4,400

Adapted from Burchell p. 218

Figure 1



In his study, Burchell also found definite trends in the demographics of

those living in areas of industrial abandonment. On a national scale 70Vo of

the cities with pronounced property abandonment had a shifting of age

groups/ "there is evidence which indicates a decline in the population in the

wage-earning years, i.e. relatively young-to-middie-aged adults, and an

increasing proportion of the population forming at the extremes - a growing

number of elderly and children."6 While he was unable to attribute this

directly to industrial abandonment, it still tells of a decreased wage earning

population, and an increasing social service dependent one. Areas of

industrial underuse are no longer economically independent, but a¡e

increasingly becoming a bu¡den on the rest of the city.

Two of the least quantifiable aspects of indust¡ial land in transition are the

quality of life for those living in the area, and the chances of rehabilitation

for the area. In a study commissioned by Heritage Canada and done by A.J.

Diamond Associates, it was found that when major industries left an area

they were replaced by less stable businesses, resulting in decreased property

values.T Other studies have tied industriai abandonment into what has

been referred to as a vicious circle of decay. Due to the perceived negative

image of an underused area it becomes very hard to reverse the trend of

abandonment without a major concerted effort. It is this negative image of

an ârea that can often be the hardest to understand, most difficult to combat,

alrd can do the most damage to any possible reuse schemes.

6Burchell, p.29.

74.¡. Diamond Associates, Architects and Planners. The Conversion of Industrial Buildings:

Feasibiìitv and Practice. (Canada: The Heritaee Canada Svmnosium. October 78- 7976\. o-62.



2.4 SUMMARY

Three terms criticai to this research were defined so that a meaningful

analysis of other indust¡ial sites could be undertaken, those terms are urbøn

industrial lønd, underuse €¡ abandonment, and land in transition. lt was

established that the¡e is unde¡use and abandonment of industrial land in

urban areas and this situation is causing this land to be in a state of

transition. This situation results from a number of factors, but the impacts

are common in both North America and Europe.
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CHAPTER 3.0

ASPECTS OF REUSE AND RENEWAL

3.1 BACKGROUND

When industrial land becomes abandoned or underused there are only a

limited number of choices facing the owners of that land. They can hold it

in hope of it becoming a valuable piece of property again. They can try to sell

it. They can try to redevelop it for a different use. This last option has

become known as ødaptiae reuse.

Rather than waiting, and hoping that long term panaceas will emerge in the

future and increase the worth of the property, redevelopment strategies are

sought that will take advantage of the often hidden inherent benefits of the

site and its relationship with the rest of the community. "The adaptive

reuse objective...is using surplus structures or land for something different

from their original purpose....it is the conversion of these structures and

land into sufficiently unique economic entities that secure a potential to

succeed in the future where a reinstitution of uses similar to those of the

past would be likely to fail."8

Adaptive reuse is not a new concept. Most of the knowledge that is applied

to this development strategy has been gained from previous experiences

with Urban Revitalization, Community Development, Urban Renewal, and

Neighbourhood Preservation. Adaptive reuse and development do differ

SBurchell, p.2



from standard speculative land development strategies however. A

simplified description of land development is: where one tries to read the

needs of the market, and then capitalize on those needs while keeping

expenses and risks to a minimum, In most cases this type of development

will take place in either greenfield land, or through the demolition of

unprofitable structures in economically strong areas. By the very nature of

adaptive reuse these standards do not apply. The strategy here is to revitalize

areas that have proven to be financially poor in recent years, and try to

utilize existing building stock rather than demolish and build new. Most

development is motivated through profit seeking and while the risks

involved in adaptive reuse, as compared to standard development, are

higher, there is still room for profit. Adaptive reuse has come about not

only for altruistic reasons, but also due to different factors and conditions in

today's society that have made this strategy not only profitable, but necessary.

There have been a number of factors that have made adaptive reuse of

industrial sites a necessary and profitable endeavor. The first is the fact that

some cities are becoming so large that resources are being spread too thin. In

Washington D.C. the sewer system is beyond capacity in some suburbs and a

moratorium has effectively stopped new construction in some out lying

areas. In San Francisco there are tight zoning laws to control growth around

the city. In both cases these types of external forces have made areas of

transition within the city become more viable to development.
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These sites, while having greater potential for development problems than

new suburban areas, also offer many advantages. Due to the central location

of underused sites travel time to the central business district, existing

businesses, and amenities is usually shorter than competing suburban lots.

The associated costs of hard service installation in most cases is cheaper

because some or all are already in place. Assessment of these underused sites

shows that rather than clearing the existing industrial structures, perhaps

there is not only value in saving and reusing them, but it may be more

economical than building new. This can be accomptished by offering a more

unique space to sell or rent than new suburban development. The reuse of

existing indust¡ial buildings has become a much written about topic, in

regard to preservation value, economics of rehabilitation versus building

new, and possible range of new functions. These issues will be expanded on

further in section 3.3.

The last factor that is making the reuse of abandoned urban sites a reality is a

change in attitude towards how society should treat its resources. Buildings

and land are just as much a resource as water and trees, and there is now a

realization that we cannot just throw away and waste these commodities.

"The discove¡y of preservation is natural to my generation because we live

in a time of steadily rising costs and expensive capital. We owe ou¡

predecessors some graceful acknowledgement that their normalicy fsic_l is no

longer accessible to us. We are, therefore, free to adapt to circumstances

which have now prevailed long enough for them to become normal to

l.rs. " 9 This attitude of mixing profit oriented development and reuse

gRa¡mor 
M. Warner, and others. Business and Preservation: A Survey of Business
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strategies has become so strong that there are now tax and other incentives

being offered from the different levels of government in the United States

and Canada for these adaptive reuse projects.

Until recently if these underused areas were ¡evitalized it was usually done

by different levels of government, now however private developers are

interested as well. So we have a situation where urban regeneration is in the

hands of private money, and little is known about this new area of

development. Raynor Warner looked at oveÍ two hundred reuse projects

throughout the U.S. to find the impact of private enterprise on revitalization

schemes. "The portrait of resource reuse...reveals the considerable

ingenuity, planning, and skills that businesses have recently begun to devote

to preservation. It suggests the tremendous potential value that such

activity offers to companies and to communities, as well as to the nation's

rural and urban environments. "l0 Warner found that all companies

involved in this sort of deveiopment gained in two ways. The first was

financial profit, and the second was termed "goodwill" profit from the

community. The communities gained as well, from increased commercial

interest, jobs, taxes, and real estate values. The Mayor of Boston felt that the

Faneuil Hall Market conversion was responsible for the stimulation of

increased hotel room construction by 50%, six new skyscrapers, and three

million square feet of new downtown office space.11 In a blighted section of

Conservation of Buildings and Neighborhoods. (New York: An INFORM Book, 1928), p. VllI.
lQvarne., p. 5.

llGumey Breckenfeld, "Downtowns: The Rouse Show Goes National." Fortune, 104, No. 2

Çuly 27,'t981),50.
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Georgetown in Washington D.C. the Inland Steel Development Corporation

successfully redeveloped a 12 acre parcel of old industrial land with the

commitment of "...urban revitalization, emphasizing high quality

commercial and residential development as a means of bringing people and

business back to the cities."12 These projects were not only profitable to the

developers, but they were a physical means of achieving financial and social

improvements for the city as a whole.

With adaptive reuse, as in any other fo¡m of development, there needs to be

a set path or formula in assessing the potential of an area, and following

through with design and implementation. The difference however, is that

with adaptive reuse of an abandoned industrial site there are many more

factors and unknowns to be dealt with. This makes the project more

challenging and difficult in virtually all stages. Aside from the problems

with the development of the site, there is the issue of how this reuse of a

derelict area wiil affect the surrounding communities, and how it will fit in

with the overall scheme for the city. Once again these are issues that

suburban development must consider, but the potentiai impact of inner city

reuse projects, both positive and negative are greater than with greenfield

development. Answers to these complex issues must be well thought out in

order for the proper development of the site. In that way it will integrate

well with and enhance the city as a whole.

There have been a few studies in the recent past dealing with the issues,

constraints, impact, financing, and rewards of reuse projects. (Goforth 1981,

12Wamer, p. 186.
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A.J. Diamond Assoc. -1976, Warner 1978, Burchell 1981, Urban and Economic

Development Ltd. 1981, Kidney 1976) Not surprisingly they are somewhat

different but do cover common ground. It is not the intent of this practicum

to give a critique of all the different works written on the subject, but rather

to generalize the common ground and utilize these diffe¡ent approaches in

the analysis of the Union Stock Yards in St. Boniface. The following sections

deal with Area Assessment, Site Assessment, and Potential Reuse of

Industrial Sites. In each area examples of past projects will be investigated.

The last section will evaluate two case studies that have many similarities to

the Union Stockyard Case.

3.2 AREA ASSESSMENT

In order to prepare a successful adaptive reuse plan there must be a good

understanding of the economic and social factors at work in the city as a

whole, and the area surrounding the site in particular. "Planning is an

essential step of adaptive reuse. It enables the component activities of

adaptive reuse to be employed in the geographic locations where they have

the most chance fo¡ survival."13 Factors to be considered include

population change and makeup, in order to assess the speed of growth of the

city and type of people living there. Level of economic prosperity, to analyse

the type of business growth, lifestyle, and income of the people. The

direction of city council towa¡ds development in general, in order to assess

what type of development scheme would be favoured and allowed to

proceed with few slow downs. The amount and distribution of underused

i3Burchell, p. 61



or vacant land, to anticipate the type of demand, price, and competition for

any redevelopment scheme. Success of similar reuse projects done in the

past, and assessment of any presently under way in order to give a

benchmark and point of reference to the scheme. Lastly, the future supply

and size of developable space in the city, to see what type and size of land

will be available.

Once there is an understanding of what is happening in the city, the next

step is to analyse the immediate area surrounding the site. This is a critical

process âs it will indicate what sort of project may work and if it fits with the

direction of the city. One of the conditions in the surrounding area to be

examined is population cha¡acteristics. This would include education level,

income, age and sex distribution, employment levels, ownership level and

condition of homes. These factors influence the potential use of the land in

that some uses will mix better with different population bases.

Surrounding land uses are a critical factor as some enterprises will not work

side by side. As examples, if there is a shopping center nearby it will make

little sense to build another one, or if there is heavy industry still in the area

it will limit the potential for housing. The other consideration wiih land

use is the state of stability of those uses. As an example, if it is heavy

industry is it still viable or is it in a declining state? This will affect potential

future uses depending on the time frame of development, and of the

expected time of changes in surrounding uses. It is possible that the

development could be the stimulus to the surrounding functions changing.
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Related to this is non residential property ownership, turnover, and

condition of structures. A good indicator of assessing owner disinterest in

the area is tax delinquency records. All these factors should be evaluated on

their own, and in comparison to the city in order to give an indication of

what sort of reuse potential is available for the site.

In order to help assess the potential for reuse of different types of areas,

Burchell adapted a neighbourhood classification system14. This

classification system uses a four-part scale to describe building conditions,

which is matched against a similar four-part scale describing land value in

the private market. The possible categories for an area are:

1 . Poor Structure Condition - Weakening Market Neighbourhoods

2. Good Structure Condition - Weakening Market Neighbourhoods

3. Poor Structure Condition - Strengthening Market Neighbourhoods

4. Good Structure Condition - Strengthening Market Neighbourhoods

To help define an area Burchell developed a matrix that gives a quick

desoiption of physical conditions to be observed, as shown in Table 6.

l4Burchell, p. 70.
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Generalized Scheme of Neighbourhood Classification
Using Structure Conditions and Structure Market as Sorting Criteria

+

Ø
H

ôo
È
Êo

+

Good Struch¡¡al Condition -
Shengthening Market

Good to excellent upkeep of
structures and surrounding properties

Low vacancy, few undeveloped
Iand sites. Aggressive bidding in
terms of rents and purchase prices
paid for struchrres. Low turnover,

high demand structures.

Good Sbuctwal Condition -
Weakening Market

Reasonably good upkeep of struchlres
and surrounding properties; emerging

structure vacancy, occasional
vandalism to unoccupied properties.
Scattered parcels of surplus vacant

land. Market demand decreasing for
the neighbourhood. Site of growing
requirements for insured, purchase

money mortgages.

(2)

(3)

Poor Structual Condition -
Strengthening Market

Visible deterioration of occupied and
unoccupied properties, moderate

share of unoccupied structures
abandoned and vandalized. Visible
aggregates of surplus vacant land
due to past structure demolition.
Speculation beginning to occur,

conventional mortgages and loans
more collunon,

(i)

Poor Structural Condition -
Weakening MaÌket

Significant disrepair of most structures.
Numerous shuchrres vacant or

abandoned. Obvious vandalism and
arsonous fires. Significant cleared
contiguous land areas due to past
demolition. Liitle or no private

development activity; site of
public instituiional redevelopment.

Adapted from Burchell p. 74

Table 6
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After defining an area, Burcheli used his case studies to descibe what sort of

reuse schemes would work best in each type of area. He concluded that areas

of good structure and strengthening market conditions were the least suited

to adaptive ¡euse because these neighbourhoods are already functioning

well. The other three neighbourhoods were all suitable for redevelopment

schemes, but each one was suited to diffe¡ent types of adaptive reuse. In

general the most productive areas for reuse were those with structures in

good condition but a weakening market. Through the use of case studies he

was able to outline the types of reuse schemes that will work best in each

classification of area, as can be seen in Table Z.

From their work in Scotland in 1981 Urban and Economic Development Ltd.

found that by using a neighbourhood evaluation model for quick evaluation

of an area, generalizations could be made as to how any reuse project would

be financed and what levels of public and private money would be interested

in financing such a projectls. Their work states that three types of local

economy can be distinguished, the first is classified as thrioing, where the

private sector goes unaided. The second is stagnant, where the public sector

must provide a stimulus before private money will be invested. The third is

dying, where any development will have to come solely from the public

sector (See Table 8).

ltjrban and Economic Development Ltd. Reqvcling Industrial Buildings. (scotland: capital
Planning Information, 1981), p. 8,
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Physical Revitalization Shategies
and Neighbourhood Condition

Physical
Revitalization

Strategy

Poor Structu-râl Poor Strucfulal Good Struchual
Condition- Condition- Condition -

Weakening Market Shengthening Ma-rket Weakening Ma.rket

Residential
Conversion

Nonresidential
Conversion

Intensified Public
Services

Transpo¡tation
System Upgrading

Neighbourhood
Parking

Active,/Passive
Recreation

Interior Lots
Adopt-a-Lot

Vegetable
Ga¡dens

Land
Banking

X

X

X

X

X

X

X

X

X

X

Adapted from Burchell p. 309
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Generalized Scheme of Neighbourhood Classification
Using Local Economy as a Sorting Criteria for Project Financing

Economy Thriving Siagnant Dying

èD
É

É

I¡i

Private (D

Public
&

Private
(D

Public (D

Table 8

Once the investigations of what conditions prevail in the city, and the

surrounding neighbourhoods are completed then a decision must be made.

Is the information gathered promising enough to spend more money and

time on further work? If so, then an in-depth assessment of the underused

industrial site must be initiated.

3.3 SITE ASSESSMENT

A viable idea can quickly become uneconomical if insufficient information

is gathered at this stage of assessment, thus putting the plan in danger. This

section highlights those factors involved with this phase of evaluation. The

location of the site, and its physical conditions are the the most important

factors when evaluating the reuse potential of an underused or abandoned

industrial site.
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The geographical locale of the site is important in relationship to the city and

the immediate neighbourhoods. This point was referred to earlier in Section

3.2, in regard to assessing the factors influencing a reuse scheme. At this

stage what must be examined is how the site interacts with all outside

influences. For example, the further away a site is from the central business

district, the less potential value it has as a commercial area. To use another

example, the lack of in-place residential infrastructure such as parks and

schools will affect the potential for residential reuse.

The second aspect of location is the size and shape of the site. This will have

a bearing on what iypes of reuse projects are possible. Large sites have the

potential fo¡ one-of-a-kind schemes that can change the character of a

neighbourhood, such as recreation areas or substantial housing projects.

These large sites also offer greater flexibility, a project can be started in the

ideal location and subsequent phases can be adapted as conditions change. Of

course large sites also can be so big that any single use scheme will not be

large enough, or have enough of a potential market to fill the site, Smaller

sites sometimes are limited to the point where there really is only one

possible reuse, and it may not be viable. On the other hand with smaller

sites there are less variables to be considered and the redevelopment process

is simplified.

The third aspect of the physical location are the soil and ground conditions.

Being an old industrial a¡ea there are questions that must be asked that

would not be a factor in suburban deveiopment. Are there any underground
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tunnels or buried refuse? Is the land naturally flat or high in relief? What

are the soil conditions like, are they natural or altered, and are there any

remaining contaminants?

The fourth physical aspect deals with positive and negative conditions of the

site. Some of these will be similar to suburban development, such is there a

rive¡ or stream to capitalize on? With old industrial sites there are factors

not associated with any other type of site. These could include canals, gravel

pits, large areas of built forms, and of course existing buildings.

The reuse of existing buildings for new activities is the substantial difference

between urban fringe development and the development of urban industrial

land in transition. For this reason it is an area that deserves special

recognition in this practicum. As stated earlier, the reuse of industrial

buildings has received much attention and analysis, so it is not the intent

here to critique all that has been written on the subject. This practicum will

give an overview and identify the different approaches pertinent to the

analysis of the Union Stock Yards in St. Boniface.

The approach taken in the analysis of the reuse potential for a building is

very similar to that for an industrial site. An inventory of the buildings on

the site, and a quick assessment of their physical state must be made. The

two critical factors involved in the analysis of the physical condition are; the

physical condition of the structure, is it still structurally sound, and the plan

and design of the building, is it adaptable to reuse? It is the strength,



durability, and adaptability of industrial buildings that makes them

appealing for reuse. To determine structural soundness a visual inspection

can reveal much, however if reuse is considered, a structural engineer's

report will be necessary. In regard to design, some buildings lend themselves

to easy conversions due to open plans, high ceilings, good use of natural

light, and good location. The opposite is also true, but one must be careful

not to overlook potential in a building. Examples of buildings not having

immediately visible amenities include a windowless coal bunker in Boston

converted to a 20,000 square foot fire and police station, and in San Francisco

a brick building originally used as an ice house and cold storage was

converted into showroom spaces for wholesaling interior furnishings.

As well as assessing a building on its physical state, research must be done in

regard to its physical chara cteristics, as it may have historical and

architectural value. With the reuse of industrial sites this is a very real and

important issue as more communities are concerned about the future of

older buildings. "For the scholar, the factory may represent the most

important single building type of the past 200 years, an architectural record of

the technological transformation of western Europe and North America that

began in the eighteenth century."16 Due to this interest in preservation

many cities will not issue a demolition permit until a historical analysis of

the building has been completed. If the building is deemed of historical

importance, developers' options may be severely limited, or they may only

have to save the facade and convert the inside as they wish. As will be seen

if¿Valter C. Kidney. Working Places: The Adaptive Use of Industrial Buildings.
(Pittsburgh: Obe¡ Park Associates, I^c.,'1,976), p. XL

...30



later, it is the ability to reuse these industrial buildings and capitalize on

thei¡ historic aspects that makes for positive marketing of redevelopment

sites.

As described earlier, there are differences between developing a suburban siie

as compared to an abandoned industrial site. While both type of projects

will require a careful cost analysis, there are more factors to be dealt with

when doing an adaptive reuse project. The price of the land and buildings

can vary greatly depending on the situâtion of the owner, but generally the

buildings will sell for slightly more than the cost of demolition, and the land

is undervalued due to the fact that it has sat underused for a period of time.

The cost of rehabilitating buildings is the hardest of the costs to estimate.

Due to the nature of the undertaking, there are always unexpected surprises

involved when doing ¡enovation work, and this factor must be accounted

for in the financial package. A viable idea for the reuse of a building can

become uneconomical if enough research was not done initially.

In some cases, due to the very nature of the strength of industrial buildings,

demolition costs may be the deciding factor for the fate of a building. Two

such examples are the undecided futu¡e of two grain silos on the site of the

Cortecelli /Redpath warehouse conversion in Montreal, and the reuse of

Terminal warehouse in Toronto. In this second case the costs of destroying

the 1925 slab concrete structure was deemed to be too expensive, so instead it

was converted at less cost and used as the focal point of the eueens euay
project. If demolition is necessary there is usually value in the old building

materials, the obvious one being to the scrap dealer and building material
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salvage business. However, salvaged materials can often be reused again on

the site for repairs, additions, and even new buildings so that the

architectural flavour of the area can be kept alive with the original and often

irreplaceable color and building elements. A final cost that is rarely

involved with suburban development, but can be substantial, are demolition

expenses/ and these are almost always a consideration with an adaptive reuse

project.

3,4 ADAPTIVE REUSE

While each adaptive reuse scheme for an industrial site involves different

factors, there do seem to be some general rules for a successful project. There

are three types of reuse sffategies that can be adopted, development for a

general market, for a specialized market, and for a mixed market. An

example of appealing to a large general market would be the building of two

to three bedroom homes fo¡ single family ownership. While this approach

can be successful, experience has shown that this is not the best way to

capitalize on the potential of abandoned industrial sites, as it would involve

levelling the area and ignoring the unique advantage of reusing the

industrial buildings.

The second approach is to appeal to a very specialized market, such as

seniors housing. This type of redevelopment meets with much more

success. The attributes of the site can either be tailored to the market, or a

segment of the market in need of a unique type of environment that is not

met by standa¡d developments. An example of this is the adaptive reuse of
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the Chickering and Sons Piano Factory (1353) in Boston.17 This building

was converted into combination studio / apartments for artists who wanted

to live in their studios. Until that specialized market was discovered the

factory had stood empty and was slated fo¡ demolition. Boston now has a

unique area for their artists to work, live, and sell their craft. An example of

a large site, rather than a building, being redeveloped for a speciaiized

market is the Irvine Industrial Complex in California.lS In this case an

underused 44 acre industrial site was converted to an industrial park

specifically for construction companies with hard to accommodate

equipment and materials storage needs. Due to the unique nature of this

development there were two applications for every site available, showing

the potential appeal of this approach. The city of I¡vine now has 44 acres of

previously abandoned land being utilized and contributing through taxes,

revitalized businesses, and improved perceptions of the area by the

community.

The last, and most successful market approach is one of a mixed use scheme.

Often the site will be so large that any one specialized activity will not

generate enough demand to fill the entire area, therefore a mixed use

approach is necessary to complete the project. Examples of this approach are

plentiful, Granville Island in Vancouver, Canal Square in Washington D.C.,

Faneuil Hall in Boston, and Ghirardelli Square in San Francisco. In

Georgetown Connecticut a 55 acre site of the 150 year old Gilbert and Benett

l7Kidney, p. 8t.
lSndgar H. Hemmer, and Barbara Denison. "A Comprehensive program for Surplus property

Development." Urban Land,40, No. 5 (May, 1981),9.



Wire Factory was redeveloped into a mix of offices, shops, restaurants/ artists

studios, and condominiums to ". . .recapture the feeling of a nineteenth

century town, where people live, work, and shop all within walking

distance."19 It is this variety of choices that bring consumers to these areas

exposing tlìem to many different purchasing and recreational options.

Conversely, retailers and other businesses benefit by having a greater

potential market than they would if they were located elsewhere. Mixed use

areas also appeal to non retail users as well, as an example, a lawyer may

open an office in one of these locations due to the unique building space and

the close proximity to restaurants and shopping. In many cases professionals

have ended up converting whole buildings, and have enjoyed the benefits of

being near similar and related businesses. In the case of smaller firms, the

most successful converted buildings have allowed the renters to share

common space and services, such as secretarial work. In this way each

business is able to have a more prestigious address and unique office than

they would be able to afford otherwise

In a mixed use development there are two retailing approaches that have

been taken to ensure a successful project. The most common one is to start

the scheme with an anchor to attract people and other businesses to the site.

The other approach is to capitalize on the uniqueness of the local area and

talents, and offer so many choices that an anchor is not needed. This

approach is more controversial but has been used successfully by the Rouse

Company with their redevelopment schemes across North America.

l9"Renewed Mill Town." Progressive Architecture, 69, No. 4 (April, 1988), 43.
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Financing of an adaptive reuse project can be a difficult accomplishment. As

stated earlier most projects of this type are being undertaken by the private

sector, so they are financed with speculative capital. Due to the nature of

adaptive reuse most financial institutions are very skeptical about the

concept of trying to revitalize an area that has an economically unsound

history. Also, due to the fact that very few of these reuse schemes are

identical or even similar, there are few examples for the banks to base their

lending decisions. However, financing need not be done in lump sum.

With large mixed use projects construction and occupancy can be done in

phases, and therefore the financing can be phased as well. As each phase is

completed, leased, or sold, and is proving successful, the next phase can be

adapted to new conditions and started at the appropriate time, thus ensuring

a viable reuse project.

There are two necessary steps to be taken in order to overcome problems for

these mixed use projects. The first is a common element of a / I

development, and that is a feasibility study. The feasibility study will be used

when dealing with potential investors, lending institutions, developers, and

different civic committees, as well as being the guide to the development

schedule. An in-depth feasibility study should answer the following

questions: how viable is reuse, what is the most suitable use, and how

should the development be undertaken and funded?

The second step is the backing and approval of all government levels

involved with the project. The best time for attaining this support is during

the initial âssessment stage where the attitudes of council towards
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development are addressed. As the project continues and the plans become

firmer, the different levels of government should not only be kept up to

date, but in many cases they will be willing to give technical assistance to

help the proposal along. Government support is a key issue and can not be

overemphasized; "The city has goals, such as employment and utilization of

existing buildings. The more you allow the city to achieve its goals, the more

cooperation you are likely to get. "20 An example of this is the Redcliffe

Area in Bristol where assistance from the different governmental

departments helped make the reuse project a success. "It is the close working

relationship between the developers and the city council that is perhaps its

most interesting feature, and both they and the architects are full of praise for

the planning authorities enabling role."21

Once design, approval, financing, and construction are nearing completion

the project must be marketed. The accommodation and amenities available

to the tenants have to be comparable, or superior, to those available

elsewhere in the city. Due to the stigma of the area once being an underused

industrial site there may be reluctance to buy or rent in the project, therefore

it is this misplaced stigma that most of the marketing must address. Rather

than offering 'spøce for leøse' what should be done is present all the

positive and unique aspects of the adaptive reuse scheme that are not

available in a standard development. These could include location, being

2oRichard A. Siegal and Thomas J. Martin, "The Why and How of Locating in the City.',
Industrial Development, 149, No. 6 (November/December, 1980), 10.

21A.drew Garnett, "New Life for Old Buildings: 4 Warehouse Apartments.,, Architectural

Iournal. 187, No. 32 (August 1Q 7988),57.
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part of the city's history, unique architecture and interior spaces, etc. (See

Appendix i) As Rouse says of the Faneuil Hall Market reuse "I don't think

we saved something beautiful because I don't think the Market was

beautiful, not even long ago. I think that together we have created

something beautiful out of the opportunity that was there."22

3.5 CASE STUDIES

The following two examples of adaptive reuse of urban industrial land in

transition were chosen because of the way they exemplify many of the points

previously made, and because of their similarities of the Union Stock yards

in St. Boniface.

Settlers' Landing, Cleveland Ohio

The area known as Settlers' Landing became a shipping and warehouse

center in the growing economy of Cleveland, Ohio because of its proximity

to the river and its historical use for the shipping of goods. With the

inception and growth of the railroad in the area the river transportation

aspect was phased out, but the district still stayed economically important

and expanded to include industrial functions. Due to the Master plan for

Cleveland, conceived by the Chicago Architect Daniel Burnham, the

downtown and commercial center shifted away f¡om Settlers' Landing in the

early 1900's . "As a result, during the last 70 years, the rive¡ front and the

surrounding commercial areas have been increasingly underutilized,

22Mildred F. Schmertz, "Boston's Historic Faneuil Hall Marketplace," A¡chitectural
Record, (Decemb er, 1977), 126.

.,,37



abandoned, or destroyed."23 As the area started to decline transitory

businesses came and went until a local businessman wanted to level the area

and put in an auto junk yard. In 1973 Herbert Strawbridge, the chairman of

the Higbee Department Store of Cleveland, announced that the Higbee

Company had purchased the seven acres of property and was committing 1Z

of a possible 100 million dollars for the purpose of revitalizing the area.

"Although the property was then overgrown with weeds and littered with

debris, company chairman Herbe¡t Strawbridge saw ...[it]... as a unique setting

for an imaginative development... "24 The site is located four blocks from

the downtown of Cleveland, and is bisected by an active rail line and

bordered on one side by the river. It includes a former truck loading

terminal, warehouse structures, and large open areas. The first step to

redevelopment was to clean the site and do a comprehensive analysis. From

1973 to 7974 this was accomplished under the direction the u¡ban planning

firm responsible for the design of Ghira¡delli Square in San Francisco,

Laurence Halprin and Associates. From their study it was concluded that,

due to market and sociai conditions in Cleveland, the total completion of the

plan would take five to ten years.

The plan for the area was based on the successful experience of Ghirardelli

Square with a mix of retail, restaurants, entertainment, hotel, and offices.

The sûategy was to build in a ". . . captive market, the office workers who

would eat, drink, and shop in the complex; and by providing enough

excitement and unique attractions to bring local citizens and tourists into the

2lVarner, p. 181

2fuamer, p. 182
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area both day and nigh¡."2s The anchor for this development would be the

renovation and reuse of the Western Reserve Building.

The estimated cost of 70 million dollars for completing the whole project

was too much for the Higbee Company to invest at one time/ so the project

was to be developed in stages starting with the renovation of the truck

warehouse and Western Reserve Building. It was understood that visibility

and interest should be generated in the area as soon as possible to counter-act

the image of the site as being derelict and uninviting. This was

accomplished by utilizing the old trucking warehouse and capitalizing on its

history and design. "On ]une 13, 1,975,55 days after the start of construction,

Cleveland Crate and Trucking Company opened for business. The

discotheque featured an automated bar and disc jockey stand in the cab of a

diesel truck. Cleveland Crate and Trucking was initially a huge success,,

attracting large crowds of young professionals... "26

By September 3, 1976 the Western Reserve Building was renovated and a

total of 52,500 square feet of net leasable spâce was available at nine to ten

dollars a foot. This price was comparable to downtown prices at the time but

the space rnoved slowly.

During this stâge ambitious options for phase two were being considered.

They included a 650,000 - 850,000 square foot highrise with one major tenant,

a series of smaller office buildings in the 200,000 - 400,000 square foot range,

ÆWarner, p. 182.

2fu arner, p. 182.



condominiums and townhouses to sell in the $165,000 - $300,000 range, or a

100,000 square foot retail / restaurant / entertainment complex. The slow

take up of the Western Reserve Building and the lack of potential market for

any of the lârge projects made it necessary to reassess the plans for phase two.

Eventually, another of the abandoned buildings on the site was renovated to

keep interest in the area growing.

By mid 7977 the Hemp Rope Mill, a sound but architecturally uninteresting

building, was redesigned and renovated to accommodate a small but unique

market of architects and a¡tists. This 20,000 square foot building leased for

four to six dollars a square foot, and was two thirds sígned up before

completion. Further improvements continued, and as each building was

renovated, adjacent lands whe¡e being landscaped to improve the image of

the area. The project was visually tied together with design features

including new construction that blended well with the old wa¡ehouse

architecture, a multi level glass walkway over the railroad tracks, park space,

paving stones, and cast iron street lights.

After four years the project was still not turning a profit, however there was

a definite trend where land in the immediate area was increasing in price,

and inte¡est was growing in Settlers' Landing. Warner feels that the Settlers'

Landing development acted as a catalyst for other development in the area.

These developments include the 600,000 square foot State of Ohio Building

where 2,000 employees work each day, a proposed building by Standard Oil,

and the recommended revitalization of the warehouse district by the

Cleveland Landrnark Commission. Strawbridge felt that the problems



experienced by the development could be attributed to trying to create a

commercial base to support the other activities, without the benefit of a

major tenant. Firms were reluctant to move into nearly empty buildings

several blocks from downtown. Even though the project was initially not a

financial success, "Higbee's regards Settlers' Landing as both a business

venture and part of its social responsibility to downtown Cleveland."27

North East Lancashire Sub Region

This case study is very different from the last. Rather than examining one

particular site and its subsequent reuse, I will examine solutions offered for a

300 square mile area of wide spread industrial abandonment.

Most of the urbanization in this a¡ea occu¡red between the years 1840 - l9l},
a period of very rapid industrial growth in the cotton and coal industries.

Due to a decline in the cotton industry, a net out migration started in the

1950's, reaching yearly averages as high as 1,600 people in the 1960's. "The

sub region is now faced with the classic problems of Victorian 'boom' areas:

ioss of employment and population, low income and slow growth of

services, areas of derelict and nea¡ derelict land, obsolete housing and

industrial premises..."28 The economic future for this area is not one of

massive growth but rather planned restructuring and some contraction due

to a static or declining population base. "In the sub region of the future there

27Warner, p. 185.

28 Robert Matthcw and Johnson-Marshall & Partners. New Life in Old Towns. (London: Her
Majesty's Stationery Office, 't971), p. 1,3.
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is no immediately apparent specialized role which either town has unique

qualifications to fill and which wouid be likely to infiuence the development

of its urban structure or social character."29 While this situation has the

potential to cripple the area economically and spiritually, the residents and

government have taken an attitude that this is in fact an opportunity to

attract new industry and redevelop derelict zones. "The emphasis for change

in both town centers will therefore have to be on improving them for the

benefit of the existing population by extending the range of their non-retail

facilities. The facilities they might acquire are likely to be those of a local

nature which they now lack..."30 In most cases these facitities and amenities

will be of a small and inexpensive nature.

Examples are the widening of streeis, paths, and gardens, or the introduction

of much needed green spaces and landscaping to separate residential areas

from industrial. In some cases the indust¡ial buildings have been leveled in

order to provide green space within the towns, often this was done just to

reduce the visual blight of abandoned and derelict buildings, and as such is

considered a short term measure. "The old gasworks site south of Bacup

Road would be suitable for new industry if there was any demand for

industrial land. For the time being it should be tidied up and eventually

grassed: experience elsewhere in Lancashire suggests that this is the most

effective way of attracting industrial development."3l

2h4atthew, p. 16.

3Qv{atthew, p. 17.

3lMatthew, p. 143.
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Large scale projects are also possible on these old sites. In Nelson the

abandonment of industrial land has lead to the suggestion of cleaning and

incorporating a canal, and the building of a marina, into a positive attribute

of the city. In the Rossendale Valley a charitable trust has been set up to

convert buildings for new uses in the area. In the process these

improvements have changed the public and industries negative attitudes

towards these unde¡used areas.

Another improvement, as a result of the closing of industries and a

reduction in population, is the upgrading of housing. Most of the housing

for Victorian industriai workers in England and Wales were two storey

terraced cottages known as two-up-two-downs, built at densities of 30 to 50

per acre. While these homes have a low status image because of their

association with the squalor of nineteenth century industrialism, they do

have many redeeming qualities, not least of which is their nearness to the

shopping and service centers of the cities. With the reduction in population

levels it has enabled the residents to enlarge their homes by redesigning and

renovating two units into one. These homes are now very comfortabie and

popular.

While sweeping improvements and large changes are not possible in all the

areas of this case study, a sensible attitude has allowed for realistic and locally

inspired small scale changes. In this way the negative aspects of industrial

land in transition are kept to a minimum, while the best is being made of
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the opportunity to improve the situation in a intelligent manner, and

prepare for a time when economic conditions may allow for greater changes.

3.6 SUMMARY

Chapter 3 shows that adaptive reuse of an underused industrial site, while

having similar financial and planning considerations to that of new

unencumbered development, also have other unique factors that must be

considered. Through an analysis of the general economic situation of the

city in general, the socio-economic character of the area immediate to the

study site. and the physical constraints of the site itself, different models can

be used to help determine the best course of action for the successful

adaptive reuse of an industrial site. The chapter ends with an examination

of two adaptive reuse case studies that were chosen because of the way that

they exemplify many of the points covered previously, and because of their

similarities to the case study of the Union Stock Yards in St. Boniface. This

information will be applied in Parts II and III of this practicum.



-Part II-
Site Study



CHAPTER 4.0

DEFINING THE SITE

Winnipeg's Department of Environmental Planning in their Communit)¡

Committee Area Surve]¡ describe the general location of the Union Stock

Yards as "...situated in the east central part of the City of Winnipeg in the

Community of St. Boniface-St. Vital (See Map 1). The Stock Yards are

bounded on the north by Marion Street, on the east by Lagimodiere

Boulevard, on the south by Maginot Street, and on the west by Rue

Archibald" (See Map 2).32 However, while this definition of boundaries is a

good description of the area directly impacted by, and having associated

activities with the Union Stock Yards, this practicum concentrates on those

lønds thøt Canadian Nationøl and Cønadíøn Pacific Railwøy høae legal títle

to, and are of t'ering for sale through their joint company Public Markets

Límíted (see Map 3). Because any development will affect adjoining lands

and their use, the recommendations of this report will also take areas

outside the boundaries of the site into consideration. While this report deals

primarily with the Public Markets land, the proposals in this practicum will

address lands owned by the City of Winnipeg and other individuals, whose

cooperation is necessary for a successful reuse of the site.

3kity of Winnipeg, Winnipeg Area Characterization: Stock Yards (Wimipeg: Department

of Environmental Planning, June 1983), p. 1.
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4.1 SITE BOUNDARIES

Public Markets Ltd. own 776.5 aues of land upon which different activities

were, or still are taking place, including the functions of the Union Stock

Yards. As of September 1989, Public Markeis Ltd. has placed approximately

137 acres of this property on the open market (see Appendix ii). The

northern boundøries of the land offered fo¡ sale comprise: the southern

edge of Canada Packers, Manitoba Hog Producers Marketing Board, Toronto

Dominion Bank, and Winfields Marion Business Park property, Marion

Street frontage between Canada Packers and the Manitoba Hog Producers

Marketing Board, between the Manitoba Hog Producers Marketing Board

and the Toronto Dominion Bank, between the Toronto Dominion Bank and

Winfields Marion Business Park, and between Winfields Marion Business

Park and the western edge of Canadian Nationals Sprague Subdivision Line

right of way (see Map 3). Tlne eøstern boundøry of the site is defined by the

western edge of Canadian National Sprague Subdivision Line right of way

and the spur line right of way between the Sprague Subdivision Line and the

Paddington Exchange Transfer Track33. The southern boundøries are

defined as the Paddington Exchange Transfer Track property, the northern

edge of the Car Compound property, and the northern edge of the City

owned, former Swifts property. The western boundaries are defined by the

eastern edges of the Car Compound, the City owned, former Swifts property,

the Canadian Pacific Emerson Subdivision Line right of way, and the Canada

Packers properties.

33lransfer Track as desc¡ibed by Canadian National Railwayq Record Plan: Assiniboine

Area (Winnipeg: Land Surveys Department, September 'f979), Sheet 76.
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4.2 INDUSTRIAL LAND IN TRANSITION

In section 2.1 three terms were definedt

-urban industrial land

-underuse & abandonment

-transition.

The first step in the analysis of the Union Stock Yards will be to test whether

or not the site fits within the the definitions of these terms. If it does then

the information gained f¡om Pa¡t I of the investigation can be applied to the

case study of the Union Stock Yards.

Urban industrinl land is defined "as any land and/or buildings within city

limits that is, or was being used primarily for the manufacture, processing,

storage, or shipping of commercial goods". All of these activities have, or

are still taking place on the study site, with the meat processing industry and

other related businesses. Underuse is defined as "a site or building that is

not being utilized to the fullest of its potential capacity, to the extent that

costs can no longer be covered for day to day operations. Or, where the

inherent value of the land or building is greater then the economic activity

currently iaking place". Most of the site falls within the first part of this

definition, with Canada Packers, Public Markets Limited, and Winnipeg

Livestock Sales having all found that their costs of operation could not be

covered in their location of the Union Stock Yards, so these activities were

closed and moved to other more profitable locations. On August 3rd, 1988

Public Markets Ltd announced that they would be suspending all operations

in the Union Stock Yards in St. Boniface, and the property was put up for

sale in September of 1989, and Canada Packers have placed their property on
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the market. The case of Swifts initially fell into the second part of the

definition where operations were shut down and moved elsewhere to

realize a better profit and the property was sold to another party to be

developed into a higher and better use. In 1987 a consortium of individuals

bought the Swifts Plant and property and tried to market it as the Winnipeg

Indust¡ial Park Ltd., this venture failed and the property then became

abandoned and ownership has since transferred to the City in Tax Sale.

Abandonment is defined "as the position of last resort of a property owner

whereby title is defaulted to the state" with the former Swifts plant and

property being a perfect example. The entire site owned by Public Markets

Ltd., and many of the peripheral sites such as the Canada Packers and the

former Swifts properties, are in a state of trønsition, which is defined ',as a

building or site that is no longer fully occupied in its former industrial use,

and is awaiting a use of any type that will pay for the costs of the land and

buildings".

In section 2.2 two models, the Urban Deaelopment and Lønd lJse Chønge

Model, which are not mutually exclusive, were used to explain the reasons

for underuse and abandonment of industrial lands, and the case of the

Union Stock Yards fits both of these theories. According to the "Urban

Development Model" one of the factors contributing to the underuse and

abandonment of industrial land was the major technological change in

manufacturing and processing of goods within a vertical building structure

to that of a horizontai arrangement. This is the primary reason why both

Swifts and Canada Packers shut down their plants in the Union Stock Yards,
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"It had become an out of date process,

built in 7925, and we no longer use

horizontal like Burns" (See Table 9).34

the (Canada Packers) building was

a vertical type operation, it's all

REASONS FOR TINDERUSE AND ABANDONMENT

Urban Development Model
//// r / / / / / / / / / / / / / / / //////'////lLand Use Change Model ////¡/ /./,/,/,/,/,/,/,/,/,/,/,/,/,/,/,/./,/,/,////,/

Inner City Location
&

Vertical Building Type

I

I\11
Suburban Location

&
Horizontal Building Type

///. Use of Site ,///
7/tY:"\9"::"'/l ffi:ívii'ffi

. Impossible . Noi Available

7l'-Y\sY:t1bt:.4 2-..ryoJ '-n.pelnalqi

/// ' Undesirable // . Being Delayed

t= swifts & Canada Packers Wn unionstockYards

Table 9

The Land Use Change Model is more applicable in describing the reasons for

the Union Stock Yards becoming underused. The first event that must take

place according to this model is that the former use of the site must cease,

and Burrows gives three possible reasons for this occurring, two of which

apply in this case. The site is unsuitable because the physical plants and

transportation methods formerly used are obsolete, and it is undesirøble

because other locations are more economical. Therefore the function that

the site was designed for is no longer taking place. The second event that

eDan Oleksiuk, Manager of Canada Packers, Winnipeg, telephone interview August 23,

1989, concerning the Canada Packers Plant and property.
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must take place in this model is that there must be a delay in the land being

reused, and here again three possible reasons are given. In the case of the

Union Stock Yards only one of these reasons is applicable though, and that is

that the land is not in demand. The reason for this land not being in

demand at this time is due to the relative availability and costs of other land

within Winnipeg, and the associated development problems with this site

(See Table 9).

4.3 SUMMARY

The boundaries of investigation and analysis of the Union Stock Yards site

are defined øs those lands that Canadian Natíonøl and Cønødian Pacit'ic

Røilwøy høoe legal title to, nnd øre offering for søle through their joint

company Publíc Markets Limited. While it is realized that these are the

only lands that the Union Stock Yards or any future developer will have

direct control over, it is also realized that in order to make any revitalization

scheme successful cooperation with, or purchase of other properties will

probably be necessary. This too will be addressed within this study. As well,

in order to utilize the information gained from the general investigation of

Urban Industrial Land in Transition as described in Part I of the study, it

must be found that the Union Stock Yards site fits within the definitions and

data framed within that investigation. From a comparison of the Union

Stock Yards site and those sites investigated in Pa¡t I it is found that the study

site can be defined as "Urban Industrial Land In Transition", therefore the

information discussed in Part I wili be relevant in the analysis of the Union

Stock Yards site.
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CHAPTER 5.0

HISTORY

Just as an understanding of the physical location and condition of a site are

important factors in assessing reuse potential, so is a thorough

understanding of the history of the area. Without an appreciation for the

socio-economic factors that influenced the ¡ise and fall of an urban industrial

area any decisions made for the reuse of the site would be incomplete. A

building that may be marginal in terms of structural stability and therefore

not economically worth adapting to a new use, may be so important in a

historical sense, that the extra expense involved with rehabilitating the

building would be justified. Without the historical knowledge of the area

the building would have been demolished and an integral connection

between the past and the present lost. Indeed it may be this one building that

the whole ¡evitalization scheme of the area would be based on and thus

ensure the prosperity of the proposed reuse. Knowing the history of

development of the whole area or city is also critical, without this knowledge

important social, cultural, and economic information of the past, that can

Iead us to the future, would be lost.

5.1 ECONOMIC DEVELOPMENT OF WINNIPEG AND ST. BONIFACE

The most important historical factor in the physical and economic make up

of Winnipeg is the development and location of the railroads. Befo¡e 1gg0,

communities to the east such as Montreal and Toronto used railways to

supply their factories with raw materials and to ship the finished goods to

the market place. Theses cities also had connections to the ocean and
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navigable waterways so this meant that alternative methods of

transportation were available. However, "... while Toronto or Montreal

might grow or decline, prosper or languish, depending on transportation

facilities, there was no doubt Winnipeg, without railways, would not be a

city at all."3s In 1881 the decision that the main line of the C.P.R. would

pass through Winnipeg virtuaily guaranteed that the City would become the

hub of commercial activity in the mid-west, and this proved to be true as the

population and business activities grew quickly between 1884 and into the

early 1900's. During this time the businessmen of the community were in

virtual control of the local political scene, and as such, their mandate for the

city was unencumbered commercial growth at all costs. This program

manifest itself in a physical sense on the landscape of Winnipeg with the

incoming rail companies having virtually no restrictions on the location of

their right of ways, so that the City was compartmentalized by the criss-

crossing of the Canadian Pacific, Canadian National, Grand Trunk Pacific,

and Midland rail 1ines. This action, and short term thinking of the

politicians of the time, have had consequences that have established

development patterns and problems well into the late 1900's in Winnipeg,

and will continue to do so into the next century.

Another related program that the business-oriented council embarked on at

the time was to induce as much immigration from Europe, Eastern Canada,

and the United States into the City as possible. It was felt that there had to be

an available labour pool and local retail market in order to service the

3sAlan F.¡. Artibise, ed., Gateway City: Documents on the CiLv of Winnipeg 1873 - 1913.

(Winnipeg: The Manitoba Record Society in Association wiih The University of Manitoba

Press, 1979) , pp . 8-9 .
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incoming industries. This program proved to be a success as over half a

million people passed through the City between 1901 and 1911 many of who

stayed in Winnipeg to find jobs in the strong economy. This resulted in the

population growing from 1,500 in 1873 to 200,000 by 191.4. With this increase

in population diffe¡ent residential, commercial, and industrial districts

became established. While industry tended to be located exclusively on the

eastern fringe of the central business district, in Point Douglas, and St.

Boniface, it was St. Boniface that encompassed all three types of activities and

generated a very distinct socio-economic base that has continued until today.

St. Boniface was established in 1818 by Bishop Provencher, and by 1883 had

been granted status as a town with a population of 600 people. By 1974

through annexations of surrounding communities the Incorporated City of

St, Boniface had grown to 12,000 people and was well connected to the City of

Winnipeg both physically and economically. Up to 1900 the development of

the area had been generally of a compact natu¡e confined between the Red

River and the C.N.R. Sprague Subdivision Line and Provencher Boulevard,

with some linear development occurring on St. Mary's, Taché, and

Bourgeaul t. This arrangement would change with the growth and

expectations of the City of Winnipeg in the early 1900's, but St. Boniface

would continue to function as both a residential and heavy industrial area.

The turn of the century found Winnipeg enjoying unequaled growth and

optimism based on íts future as a transportation center. Winnipeg was the

oniy city in Canada to be se¡ved by all the major rail lines, so it became the



hub through which all goods travelling from the industrial Canadian east

and United States to the expanding west must pass. As well as the

movement of commercial and industrial goods to the west, Winnipeg also

became the transportation center for local and other prairie province

agriculturai products moving to the populated centers in the east. Later, as it

became more economical to produce many goods locally, rather than just

transporting them from the east, Winnipeg expanded its warehousing and

transportation facilities to include manufacturing and heavy industry.

While the expansion of the rail lines in the iate 1800's had an impact on the

physical form of the city, so did the economic expansion and optimism of the

early 1900's up to World War I. "In the first decade of the period 7900 - 1925,

the rate of population growth of the Winnipeg area fostered an expectation

that in 50 years time the size of Winnipeg would exceed that of Chicago.

This optimism coupled with urban development pressure, resulted in

scattered urban development... "36 One such area, that at the time was

considered a subu¡ban location, was the City of St. Boniface. Much of its

growth happened during ihis time, with residential development taking

place in the north and central areas, and industrial activities further to the

east. It was at this time tlìat the Union Stock Yards were built in St. Boniface

to handle the increased trade in livestock between the east and western

markets. In fact "No story of St. Boniface would be complete without the

3tity of Winnipeg, Saint Boniface District Plan. (Winnipeg: Planning Division, January

1.973),p.7.
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inclusion of one of its oldest and most colorful industries - the Union Stock

Ya¡ds."37

Up until World War I, Winnipeg was the undisputed metropolis of the

west, but between the two World Wars things were very slow in terms of

economic growth. Any building activity that took place during this time was

usually of an infill nature between the areas that had leapfrogged each other

during the rapid expansion of the eariy pari of the century. One industry

that did stay relatively strong during the depression was the Stock Yards, and

as such the unemployment rates in St. Boniface were not as severe as

elsewhere.

After World War II there was again strong economic growth in Winnipeg

and the population continued to increase, but for different reasons than

before. While Winnipeg was still a center of transportation, this aspect of

the economy was decreasing in importance due to rail traffic being replaced

by trucking, and the use of the Panama Canal for overseas goods. Instead,

the post war baby boom, and the strong manufacturing and agricultural

sectors enabled Winnipeg to grow and prosper into the late 1970's. It was

also during this time that St. Boniface had its greatest increase in industrial

development including the construction of Symington Yards, St. Boniface

Industrial Park, Winnipeg Industrial Park, and the Winfield Business Park.

As well as industrial growth, St. Boniface was also experiencing strong

37¡ohn McManus, "stockyards Vital Economic Force." Winnipeg Free Press. (October 13,

1970), p. "t7.

.59



residential development in the 50's and 60's with the Niakwa Park and

Windsor Park areas. "Unlike the preceding piecemeal development which

used the grid road system, Windsor Park was a planned residential

neighbourhood of streets set out in a system of bays."38 Then in the mid

60's residential development moved across the Trans-Canada Highway into

the Southdale area, and by "1973 437o of all the available land in St. Boniface

had been developed.

5.2 DEVELOPMENT OF THE UNION STOCK YARDS

During the great prosperity of Winnipeg in the early 1900's most of the goods

being transported by rail through the City were from east to west, with one

major exception - agricultural products. "Division of trade and traffic with

other cities came in due course but the net volume of business went on

increasing... and the wheat, and other grains, cattle, furs, sheep, wool, hogs,

horses, oatmeal, flour, and hides and other Western products were pouring

through this gateway to the Great Lakes as through a funnel."39 To

capitalize on this the Canadian National and Canadian Pacific Railways

formed a joint company called Public Markets Limited, and this company

financed and developed the Union Stock Yards in St. Boniface. "...the stock

yards came into being by an Act passed by the Manitoba Government in 1911

incorporating the Public Markets Ltd."40 and the 200 acre facility facing

Marion was officially opened in 1913 by Premier Sir Rodmond P. Roblin.

The Union Stock Yard was the second largest facility of its kind in North

3tlty of Winnipeg, Saint Boniface District Plan. p. 8.

39Artibise, p. 276.

4'Stock Yards Beefing Up Empìoyment," Winnipeg Free Press, April 30, 1968.
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America, surpassed by Chicago only, and served as the location for many

activities including loading and unloading, feeding and watering, buying

and selling, inspecting, and processing of live cattle, hogs, and sheep. As

such the Union Stock Yards "...and ihe packing house industry which

surrounds it have combined to provide St. Boniface with not only its largest

single source of employment but one of the Provinces' most vital forces in

its agricultural economy."41

The Stock Yards grew and prospered, as did most businesses in the

expanding Winnipeg economy, up to the first World War, but then the

Stock Yards had to expand for the war effort. "The massive growth that

accompanied the outbreak of World War I had mixed blessings for the Yards.

It was a period of unequalled growth in the industry, but many ventures

overexpanded to meet the needs of the overseas markets. When peace was

restored, markets held until 1920 when prices collapsed and many Manitoba

companies headed for ruin. "42 While production dropped during the

Depression the Yards still continued to operate and employ many St.

Boniface residents making those years easier for some. During the Second

World War production again increased to help in yet another war effort.

The Yards continue to prosper with the expansion that followed the War,

peaking in 1970 with an annual payroll of $20 Million for 3,000 employees.

41"Stock Yards Beefing Up Emplol'rnent."
42R. Parliament, "Winnipeg Livestock and Meat P¡ocessing Industry: A Century of

Development," in Winnipeg 1874 - 1974: Progress and Prospects. ed. T.J. Kuz (Winnipeg,1974), p,

77.
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The 70's saw yet another decline in the Union Stock Yards, and this one

spelled the end of the Yards and their function in St. Boniface. During the

1960's yearly rail shipments of cattle to the Yards averaged 25,000 but by 1,987

this had dropped to an all time low of 141 carloads. Shipment of cattle, like

virtuaily all goods, had switched from rail to semi-trailer truck and therefore

many of the facilities and functions of the Ya¡ds became redundant. At the

same time there was a reorganization in the meat processing industry with

outdated plants closing and operations being centralized in Eastern Canada.

Both the Canada Packers and Swifts plants, as most other manufacturing and

processing operations, have become obsolete with the advent of the

preferred assembly line process system and the resulting horizontal building

structure. By 1,987 both Swifts and Canada Packers had shut down their

operations at the Union Stock Yards leaving only local small scale operations

in place.

Between 1987 and 1989 the Union Stock Yards had being going through a

state of transition with the different owners hying to find new uses or buyers

for the properties. In 1987 a consortium of individuals bought the Swifts

Plant and p¡operty and tried unsuccessfully to market it as the Winnipeg

Industrial Park Ltd. Ownership has since transferred to the City in Tax Sale.

On August 3rd' 1988 Winnipeg Livestock Sales Ltd. announced the

relocation of their operations to the junction of Highways 6 and 236.

Virtually all livestock are now being transported by truck rather than rail,

and this new location is more convenient to all concerned. At the same

time Public Markets Ltd announced that they would be suspending all
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operations in the Union Stock Ya¡ds in St. Boniface. In 1988 they struck a

deal with a group of Hutterites to dismantle the 1,300 cattle and hog pens and

25 corrals so that the assessed value of the property could be reduced. The

property was put on the market for sale in September of 1.989. Canada

Packers placed their property on the market in the fall of 1989. On the

periphery of the site there are a number of smaller businesses and new

developments that still seem to be viable including the Manitoba Hog

Producers Marketing Board and Winfield Developments, both on Marion

Street.

5.3 SUMMARY

Without an appreciation for the socio-economic factors that influenced the

rise and fall of an urban industrial area any decisions made for the reuse of

the site would be incomplete. The economics of the City of Winnipeg have

long been based on transportation, most importantly the railroads. The

present physical form of the City, and the attitudes of its citizens were shaped

by the businessmen who controlled city politics in the late 1800's and early

1900's. Winnipeg has enjoyed a constant growth with a diversified

economy/ with an exampie being the Union Stock Yards in St. Boniface. The

Stock Yards and associated activities have long been an important employer

and viable industry in the City of Winnipeg in general, and St. Boniface in

particular and as such have influenced the make up of the city and its

inhabitants. While the economic activity of the meat processing industry

will never fill the Union Stock Yards site again, it does not mean that a new

use with as much vitality and importance can not take its place on the same
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site. What was considered to be a negative factor for the city with the toss of

jobs must now be furned around, and the new development must capitalize

on the history associated with the Public Markets Ltd. land in order to make

this site more appeaiing than other less costly sites.



CHAPTER 6.0

AREA ASSESSMENT

The first step of analysis for the adaptive reuse of an area is an assessment of

the area surrounding the site. This analysis wiil indicate what so¡t of project

will work or not, and if it fits within the long range goals of the city. As

described in seciion 3.2, some of the factors to be considered are the socio-

economic make up of the resident population, the condition of buildings,

the land uses, and the economic stability of the surrounding areas. In order

to better understand the areas surrounding the Union Stock Yards the

following chapter has been divided into four sub-sections.

6.1 NEIGHBOURHOODS

Assessment of the surrounding neighbourhoods is a critical step in the

analysis of possible redevelopment schemes for an underused industrial site.

In order for the redevelopment of an area to be successful it may have to

conflict with surrounding land uses, attitudes, or long range plans for the

area - if so it must be done in a sensible and sensitive way. The Public

Markets property ís currently zoned M3 and M2 for heavy and light

industrial uses, but this designation was based on the continued existence of

the the Union Stock Yards activity, therefore this type of land use may not

apply in the future. It is quite probable that the property owners in the

residential areas to the west and south of the study site would like to see the

land redesignâted for uses other than heavy industry. Conversely, the

owners of the existing heavy industries to the north of the site would have

problems if a residential zoning were proposed fo¡ the site (See Map 4).
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Therefore, the redevelopment of an underused urban industrial site must be

sensitive to the adjacent neighbourhoods. As discussed in Part I, the reason

that the industrial area has become underused and abandoned is because the

former use was no longer economically viable or of the highest or best use,

therefore if redevelopment is to take place it is inevitable that it will change

the character of the area.

The City of Winnipeg's long term plan is know as 'P1an Winnipeg' and

future development in the City is based on the 'containment policy', where

"In addition to locating development in the suburban periphery,

this option emphasizes the revitalization of existing areas and the

redevelopment of substantial tracts of presently underutilized

land in older, established neighbourhoods to create new urban

neighbourhoods within older, established areas."43

St. Boniface is an area of the City that is designated to accommodate new

growth in both the residential and industrial sectors utilizing undeveloped

and reclaimed lands, therefore redevelopment of the Union Stock Yards is

not restricted in principle by Plan Winnipeg, but rather by the surrounding

land uses.

The following neighbourhood evaluations are based on the Department of

Environmental Planning Community Committee Area surveys and

personal observations. The Community Committee data was used due to

their concise and consistent nature, and the fact that the boundaries used for

43City of Winnipeg. Plan Winnioeg: Transportation Component. (Winnipeg: Streets and

Transportation Departnent, May '198-l), p. 4.
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those studies delineate homogeneous neighbourhoods that ring the entire

study site (See Map 5).

North of the Union Stock Yards

For the purpose of this study the area considered to be 'North of the Union

Stock Yards' coincides with the Department of Envi¡onmental Planning

Community Committee Area 5.38 - St. Boniface Refinery. (See Map 5)

"The area is bounded on the north by Mission Street, on the east

by Lagimodiere Boulevard, on the south by Marion Street and on

the west by the Seine Rive¡. The area is focussed on the Shell

Canada Refinery, which is no longer operating in its former

capacity. However, the a¡ea does accommodate a wide range of

other businesses, including - Central Grain Company Limited,

Cargill Grain Limited, Stanchem, Supercrete Limited, Master

Feeds, J.M.Schneider Incorporated and Consolidated Bathhurst

Packing Limited."44

The area north of the Union Stock Yards site is zoned M1 and M2 Light

Industrial and M3 Heavy Industrial and is characterized by large, land

intensive, open yard storage operations in the northern part, and smaller

operations fronting on Marion. This area has many activities that were

directly related to the Union Stock Yards, some of which were affected with

the closing of the Yards. Even with the closing of the Shetl Refinery,

industry has stayed strong due to the diversity of the businesses in the area

tity of Winnipeg. St. Boniface / St. Vital Community Committee Area: 5.38 St. Boniface

Refinery. (Winnipeg: Department of Environmental PIânning, September 30, 198, p. 1,
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with 75Eo being related to manufacturing and warehousing, 10%

commercial, and the rest a mix of institutional, office and industrial with

only 30 acres vacant. There are environmental concerns related to the area

due to the existence of a former landfill site in the north east corner, and the

dirty nature of the businesses operating there.

According to the neighbourhood classification adapted by Burchell and

referred to in section 3.2 this area is considered to be in good structural

condition with a strengthening market (See Table 10). From this it can be

assumed that this area will continue to operate as heavy industrial well into

the future, and as such will have an impact on any redevelopment scheme

proposed for the Union Stock Yards site (See Table 11). It must also be

assumed that if the owners of Union Stock Yards site were to apply to have

the study site rezoned to residential the property owners to the north of ihe

site would object during the public process.

East of the Union Stock Yards

For the purpose of this study the area considered to be 'East of the Union

Stock Yards' coincides with the Department of Envíronmental Planning

Community Committee Areas 5.37 - Si. Boniface Industrial Park and 5.40 -

Symington Yards, both of which are zoned for different levels of industrial

activities (See Map 5).

"The St. Boniface Industrial Park is situated in the east centrai part

of the City of Winnipeg. The area abuts the C.N.R. Symington

Yards to the south and is bounded on its other three sides by
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Lagimodiere Boulevard to the west, Plessis Road to the east and

Dugald Road to the north. The St. Boniface Industrial Park is an

emerging industrial area, with a range of industrial uses planned

for the park. Presently, a majority of the land is vacant and

awaiting further development. Some of the businesses iocated in

the park include Burron Lumber, Phillips Paint Products Limited,

General Aluminum Forges Incorporated, OMC Distributors and

Namasco Limited. Additionally, a variety of businesses are

accommodated within a number of multltenant buildings located

in the Park."4s

St. Boniface Industrial Park is a fully-serviced City-owned and operated

industrial park that has approxim ately 370 acres zoned M3 for heavy

industrial use,400 acres zoned Ml and M2 for light industrial and MP2 and

MP3 for high quality industrial development. The present land use mix is

approximately 35% multi-ten an!, 23Vo commercial, 21% manufacturing, 16Vo

warehousing, 2.57o institutional, and 370 service industrial.46 At present

the selling price per acre is between $a9,000-953,000 and there are still 221 of

the original 800 acres vacant and ready for immediate occupancy.4T

"The Symington Yards Industrial Area is located at the east end of

the Community of St. Boniface-St. Vital. The area is bounded by

45City of Winnipeg. St. Boniface / St, Vital Community Committee Area: 5.32 St. Boniface

lndustrial Pa¡k. (Winnipeg: Department of Environmental Planning, June 30, 1983),p. 1.

4City of Winnipeg.Committee Area:5.37.p. 1.

4TWinnipeg Business Development Corporation. Winnipeg,.. where the New West begins:

Corporate Information Package. Winnipeg: Winnipeg Business Development Corporation,
198e), p. HO39,
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Lagimodiere Boulevard on the west, by the northern limit of the

Symington Railway Yards on the north, on the easi by Plessis

Road, and on the south by Fermor Avenue. The Symington Yards

Industrial Area is a relatively recent development, with a majoriiy

of the businesses being established during the '1970's." 48

Most of the land use in this a¡ea is dominated by Symington Yards, with

only the south westeÍn part zoned Ml to accommodate light industrial

activity. Of the occupied land in the south west, approximately 567o is

devoted to se¡vice industrial, most of which is directly related to the

activities of Symington Yards. Multi-tenant usage accounts for 1,7Vo,

commercial is 15%, and warehousing is 72Vo.49

Symington Yards is a very large rail marshalling yard that cost a great deal to

develop and is a major economic factor within the City, and there are no

indicators that this area or function will or should change for many decades

to come. The St. Boniface Industrial Park is owned by the City and its

location is part of the Plan Winnipeg strategy of having a ready supply of

publicly owned serviced industrial land throughóut the four quadrants of

the City. According to the neighbourhood classification adapted by Burchell

and referred to in section 3.2, this area is considered to be in good structural

condition with a strengthening market, therefore it must be assumed that

this area will remain industrial in nature (See Tables 10 & 11).

4tity of Winnipeg. St. Boniface / St. Vital Community Committee Area: 5.40 Symington

Ya¡ds. (Winnipeg: Department of Environmental Planning, January 1, 1986), p, 7.
49City of Winnipeg. Committee Area: 5.40, p. 1.
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South of the Union Stock Yards

For the purpose of this study the area considered to be 'South of the Union

Stock Yards' coincides with the Department of Environmental Pianning

Community Committee Areas 5.11 - Maginot and 5.25 - Windsor Park. (See

Map 5) The borders of this are the Maginot right of way to the north,

Lagimodiere Boulevard to the east, Fermor Avenue to the south, and Rue

Archibald to the west. The primary diffe¡ence between these two areas is the

type of housing. In the Magino t area 56.2 Vo of the structures are semi-

detached, 26.97o are row houses, and 15.4Vo are single family detached

dwellings.s0 In the Windso¡ Park area the largest percentage is single family

detached at 82.7Va with semi-detached and row housing being SVo and 72%

respectively.5l

"Windsor Park was designed in the early 1950's and was one of the

first communities in the metropolitan area to have a total land-

use plan with areas designated for single and multiple-family

residential use, parks and open-space, school and institutional

sites and commercial areas. "52

There are slight differences in other categories, such as education level,

average income, etc., but they are so mino¡ that the two areas can be

considered as one for the purpose of this study. The single important factor

that eliminates the need to differentiate between these two areas is the fact

50City of Winnipeg. Winnipeg Area Cha¡acterization, Socio- Economic Characteristics: 5.11

Maginot. (Winnipeg: Department of Environmental Planning, 1982).
slCity of Winnipeg. Winnipeg Area Characte¡ization. Socio- Economic Characteristics: 5.25

Windsor Park. (Winnipeg: Department of Environmental Planning, i982).
skity of Winnipeg. Saint Boniface District Plan, p. 37.
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that they are both predominantly low density residential. Due to the stability

of the area and according to the neighbourhood classification adapted by

Burchell and referred to in section 3.2 this area is considered to be in good

structural condition with a strengthening market, therefore there is no

reason to believe that this character will change for many years to come (See

Tables 10 & i1).

West of the Union Stock Yards

For the purpose of this study the area considered to be 'West of the Union

Stock Yards' coincides with the Department of Environmental Planning

Community Committee Areas 5.5 - Archwood and 5,6 - Dufresne. The

boundaries of the area to the west of the study site are Kavanagh to the

north, Rue Archibald to the east, the no¡thern edge of the St. Boniface Colf

course to the south, and the La Salle River to the west (See Map 5). There are

very few differences between these two areas, except that the Archwood

neighbourhood is somewhat newer and slightly more affluent, while the

Dufresne neighbourhood has an older, more stable French population. As

with the area to the south of the Union Stock Yards site, the common

denominator is that both of these areas are predominantly low density

residential with detached single family structures. There is some economic

pressure to build multi-family and commercial units in the Dufresne area as

some of the older homes are sold, and there is some small commercial uses

fronting Rue Archibald in new buildings or converted houses. Many of the

residential properties are on culde-sacs, or border park space on the La Salle

River making this area a quiet residential neighbourhood dominated by



bungalows in good condition of approximately 1,000 square feet.

According to the neighbourhood classification adapted by Burchell and

referred to in section 3.2 this area is considered to be in good structural

condition with a strengthening market, therefore it must be assumed that

the area to the west of the Union Stock Yards site will continue to be

composed of single family homes (See Tables 10 & 11).

Synopsis

An analysis of the surrounding neighbourhoods shows that there are two

major land uses, namely residential and heavy industrial (See Map 4). By

using Burchell's Generalized Scheme of Neighbourhood Classification as

shown in Tables 10 and 11, it would seem that both of these uses will

continue well into the future. These land uses tend to conflict with each

other when they are in close proximity, and at the moment the Union Stock

Yards property is acting as a buffer between the two. Further research will

reveal what sort of development is best for this site, but from a

neighbourhood analysis it seems that whatever use is put there, it should

enhance this role as a buffer zone.

...74



rô(!
¿



Generalized Scheme of Neighbourhood Classification
Using Structure Conditions and Structure Market as Sorting Criteria
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Neighbourhoods Surrounding
the Union Stock Yards

Adapted f¡om Burchell p. 74

Table L0
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Generalized Scheme of Neighbourhood Classification
Using Local Economy as a Sorting Criteria for Project Financing

Economy 'I hriving Stagnant Dytng
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Private !D

Public (D

Neighbourhoods Surrounding
the Union Stock Yards

Table 11

6,2 ADJOINING BUILDINGS AND PROPERTIES

The Union Stock Yards site is unusual in that it has very little frontage on

any of the surrounding streets, instead there is usually an independently

held property between the site and the street. This situation results in two

problems, the first is access to the site as discussed in section 7.1. The second

is that any redevelopment scheme must address these other properties and

their uses, as they will have a direct impact due to their close proximity to

the site. Undoubtedly it will become necessary to purchase or to cooperate

with some of the owners of the adjoining properties for any future reuse

scheme.

...77



Canada Packers Limited - #1

Canada Packers owns two parcels of land, a 13.3 acre parcel upon which the

unoccupied Canada Packers buildings at 660 Marion sits, and a smaller 3.4

parcei, formerly used as a parking lot, at the corner of Marion and Archibald.

These two properties are separated by the Canadian Pacific Emerson Branch

Right of Way. (See Map 6) This complex consists of four separate structures

to house the functions of a Multi-Purpose Processing Plant, These were built

between 1925 and '1944 and have a combined floor area of 379,600 square feet .

The design of the main building is based on a vertical work flow where

Livestock were driven up a ramp to the highest portion of the building, and

then the processing of the animal would take place in a gravity fed system

with the finished meat being shipped from the bottom floor. The plant

processed both hogs and cattle that were then sold as fresh and packaged

meat. At the peak of the plants operation between 850 - 900 people were

employed, making Canada Packers the largest employer in St. Boniface.

After a 1986 announcement, the killing and processing of livestock was

phased out in 1987 "due to lack of available livestock supply in the Province,

and an antiquated plant design and processing procedure."s3 Then in 1987

another announcement was made that the meat processing operation would

be shut down, and in 1988 the plant was closed with all 825 employees being

laid off. Canada Packers felt they had no choice in the closure because the

plant had lost $13 Million in its last five years of operation due to inefficient

processing methods that could not compete in the modern market. Before

53M,r..ay Stewart, Corporate Public Relations Manager, Head Office Canada Packers Ltd,

Toronto. Telephone interview September 13, 1989. Concerning the future of the Canada Packers

plant at Marion and Archibald.
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closing and sealing the building, Canada Packers did review other options for

the site including the building of a new hog processing plant. At that time

however the Federal and Provincial Governments announced that they

would be involved with helping the Hutte¡ites establish a hog processing

facility in Neepawa, so Canada Packers scrapped their plan. As part of the

company's commitment to the Manitoba market Canada Packers purchased

the Versatile Warehouse on Clarence and built an $8 Million food

distribution plant for No¡thern Ontario, Manitoba, and Saskatchewan that

employs 195 people.

Canada Packers just recently sold a grain feed mill on Nicolas Street near the

study site, and as the company has no foreseeable plans for the reuse of the

Marion Street plant or property, they are contemplating selling this property

as well.54 According to Murray Stewart the company would like to sell both

pieces of property as one parcel, but Canada Packers is in the position where

they can afford to hold the property until such time as the market value

increases.Ss Given this, it quite likely that Canada Packers may be willing to

sell this land to new developers of the Union Stock Yards, or cooperate and

become involved with the redevelopment themselves.

The history of the Canada Packers operations and property is a classic

example of underuse as described in section 2.0 of this study. Through a

series of social, economic, and technological change the once viable

interdependent industries in the area have either closed, down-scaled, or

5t)l"kri.,k,
sbtewart.
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adâpted their functions. Canada Packers is the largest, but one of a few

businesses in the area that have gone through this process and are now

waiting to enter into the next phase of their property and building life cycle.

At the moment the plant on Marion is vacant with no future uses planned

for it, but the open design and solid structure of the buildings make it ideal

for adapiive reuse possibilities. Most of the buitdings are constructed of

reinforced concrete with 16 foot bays and 12 foot ceilings, and struciurally the

buildings are still solid with the possible exception of the cold storage areas.

The interior of the buildings are very clean, do not smell, and have been

stripped of most of the machinery and processing equipment. Examples of

reuse of similar structures in Canada include a hog and cattle processing

plant in Montreal that is now used as a refinery, and a smaller facility in

Vancouver being used as an appliance warehouse and sales outlet. (See

Appendix iii) Any reuse scheme will have to be evaluated on a 'good fit'

between the new use and the compatibility and adaptability of the structure,

but also the associated costs of adaptive reuse will have to be compared to the

estimated demolition costs of between $2.8 - 3.3 Million.56 Given the

extremely high costs of demolition due to the reinforced building sffucture,

adaptive reuse of the buildings will likely make economic sense.

At present with the building sitting vacant it is a discouragement to new

investment in the area, an eyesore to the community, and a potentially

dangerous place for trespassers. There is good potential for creative reuse of

5ht"*ott
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the structure with the adaptability of the open bay design, the visibility of the

building on its site in relation to the Union Stock Yards, and the strength of

its architecture that could make this an anchor for redevelopment of the site.

Before this property is redeveloped a thorough engineering analysis of the

structure should be undertaken as well as an environmental impact study

assessing what chemicals are left in the area after years of their use in the

meat packing process. Demolition may be necessary, but this option shouid

only be used as a last choice.

Manitoba Hoe Producers Ma¡ketins Board - #2

The Manitoba Hog Producers Marketing Board owns 5.9 acres of land at 750

Marion Street (See Map 6). The function of the Manitoba Hog Producers

Marketing Board is to act as the selling agent between all the hog producers

and processors in the province. Approximately 60Vo of al the hogs raised in

Manitoba are brought to the building at 750 Marion Street which is designed

to accommodate 5,000-6,000 pigs that are offloaded, sold, and then shipped

out again to one of the five main packing plants in the Province. Four of

those processing plants are within a half mile radius of the Marion Street

location, they are Burns at 870 Lagimodiere Boulevard, J.M. Schneiders at 663

Marion, East-West Packers at 346 Dupuy, and Jack Forgan at 500 Dawson

Road, the fifth plant is Springhill Farms in Neepawa. The closing of the

Union Stock Yards has not affected the operations of these facilities as

virtually all the hogs have always been delivered by truck, and the main

processors of hogs are still in the immediate area.
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The Manitoba Hog Producers Marketing Board have no plans to move their

operations in the foreseeable future as they have made a substantial

investment in the physical plant, and all major buyers are in the immediate

area. At present access is a problem for the owners of this building as they

have only one small driveway to their parking lot and are presently using

Public Markets Ltd. land for further access. The Hog Producers Boa¡d are

interested in purchasing an additional 2 - 5 acres to secure access to their

operation and provide room for potential expansion, and in that regard have

approached Public Markets Ltd. for the purchase of additional property. Due

to this being one of the few places where Public Markets Ltd. has title to street

frontage, the company has been reiuctant to sell to the Hog P¡oducers Board.

It seems that the function of the Hog Producers Board use will continue in

its current location for the foreseeable future, therefore any redevelopment

scheme proposed for the Union Stock Yards site should place only suitable

activities adjacent to this a¡ea. It is also recommended that the

redevelopment of the site should address the needs of the Manitoba Hog

Producers Marketing Board and land should be sold to them for their future

needs, and cost sharing take place in regard to building of roads for access to

the Union Stock Yards site and the Manitoba Hog Producers Marketing

Board property if necessary.

Toronto Dominion Bank - #3

The Toronto Dominion Bank owns .6 acres of land at 800 Marion which

contains a small branch bank and parking lot (See Map 6). The most notable

aspect of this property is the statue of a bull donated by the Hoof and Horn
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Social Club in 7967. The statue was demolished by vandals in September of

1989 and plans for erecting another statue in its place are uncertain at this

time (See Appendix iv).

This property is very small, but the business associated with it is still viable

and any redevelopment scheme for the site will benefit from the proximity

of this branch bank. If necessary the developers of the Union Stock Yards site

should consider relocation of the bank to a more appropriate site, thus

freeing this land for other uses. The destroyed statue of the bull should be

rebuilt in some form due to its historical significance and association with

the site.

Winfield Developments Ltd - #4

Winfield Developments Ltd. owns the Marion Street Industrial Park with

three commercial strip buildings on a 5.6 acre site located at the corner of

Ma¡ion and the Canadian National Sprague Subdivision Rail Line (See Map

6). This development was built in three phases: the first in 7979, the second

in 1986, and the last in 1987. The first two phases leased well, but not the last.

While the last phase came on line just as the whole stock yard complex was

shutting down, Mark Steiman of Winfield Realty suggests there is no

connection between that event and the poor take up rate.

"We've always had a few tenants that were related to the

agricultural indusÍy, although not directly to the meat packing

industry. I don't think that has really had an affect on us. In fact,
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sometimes it works the opposite way in that people don't want to

locate there because of the smell. Many of our tenants aÍe

involved in the home improvement industry, there is the

'Bathtub King, 'Antrim Flooring', a closet contractor, and we've

had a couple of window manufacturers as well."57

This development has its own access to Marion Street and ample parking for

tenants of, and visitors to the complex. The buildings are low in stature, in

good shape, and none of the tenants' businesses are of an obnoxious nature.

This complex should not have any sort of negative impact on any

redevelopment scheme for the Union Stock Yards site, and could in fact be a

benefit with the adaptability of the rentable space to any number of tenants

or uses. While Winfield Realty have stated that they have no plans to

expand their ownership and operations in this area at this time, it is possible

that tlìey could become interested and be approached as partners if
redevelopment of the Union Stock Yards site were to proceed.

CHE Services Limited - #5

CHE Services Ltd. is a small custom abattoir on a 2.0 acre parcel of land in the

north-east section of the Union Stock Yards site (See Map 6). This two acre

parcel is an anomaly within the site due to the fact that it is 'land locked'

with no legal title of access or frontage to any existing road or street, and at

present any vehicles serving the abattoir must use a gravel road through

s7Mark Steiman, Leasing and Sales Agent, Winfield Realty Ltd. Interview August 28, 1989

at 1ó25 Dublin Avenue, Winnipeg. Concerning the success of Winfield's development at the

Union Stock Yards and the potential for expansion.
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Public Markets Land. Unless the redevelopment proposal for the Union

Stock Ya¡ds site is for a continuation of heavy industrial uses, the activity at

CHE Services would be in conflict due to its noxious nature. The building

has no architectural value and seems to be in a state of major disrepair,

therefore adaptive reuse is not recommended. It is recommended that this

property be purchased by the developer, the building destroyed with the

bricks salvaged for reuse, and the site incorporated into the redevelopment

of the larger plan.

Properties N.E. of the Sprague Line and F¡ontins on Dawson Road - #6

There are four properties with functioning businesses held in this 7.5 acre

triangle of land, including the Winnipeg No. 9 Fire Hall and two abattoirs

(See Map 6), Custom and St. Boniface Abattoirs are marginally functioning

as 'multi-purpose' abattoirs with holding pens for livestock, but they seem to

be in a state of transition awaiting a purchaser. Until such time as the

owners sell their property, or close down, these functions will be a noxious

neighbour and a hinderance to the redevelopment of the Union Stock Yards.

The developer of the Union Stock Yards should assume that without outside

pressures the activities north-east of the Sprague Subdivision Rail Line will

continue in a heavy industrial mode for some time into the future.

Therefore only those uses that are compatible should be planned for the

adjacent Union Stock Yards property. According to the second part of the

definition for underuse "...where the inherent value of the land or building

is greater then the economic activity taking place the sale of the property will
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justify the move to a new location with the former site being redeveloped to

its highest and best use." It is iikely that, depending on the redevelopment

scheme proposed for the Union Stock Yards site, the properties north east of

the Sprague Line and fronting on Dawson Road could be purchased and

incorporated into the redevelopment scheme. At the very least,

redevelopment of the Union Stock Ya¡ds site would raise the property

values of those lands so that others would purchase them and redevelop.

Therefore, the properties north east of the Sprague Line and fronting on

Dawson Road should not be treated as a constraint to development. The

Best Brand Meats property tapers to a little-used parcel of land between the

Sprague and Dawson Road - if an east-west arterial road is built through the

Union Stock Yards site it may be necessary to utilize some of this land. It is

likely that due to the odd shape of the land that it could be purchased easily.

Feed-Rite Mills Limited - #7

To the south east of the Union Stock Yards site Feed-Rite Mills Ltd. owns

two parcels of land, 1.7 acres and 3.4 acres, which are separated by a rail line

and right of way owned by Public Markets Ltd (See Map 6). Feed-Rite seems

to be a viable heavy industrial activity with a large investment in new

buildings and machinery. The developer of the Union Stock Ya¡ds should

assume that the Feed-Rite Mills activities will continue sometime into the

future due to its economic viability and investment. Any land uses planned

for the redevelopment scheme of the south-east corner of the Union Stock

Yards site must be compatible with this indust¡ial use, and the active spur

line joining the Sprague and the Paddington Interchange transfer tracks in

this area.



Public Markets Limited - #8

Public Ma¡kets Ltd. owns a 2.4 acre parcel of land to the south east of the

transfer track spur line that will not be offered for sale with the Union Stock

Ya¡ds site (See Map 6). At present this piece of land is used marginally as

part of the transfer track function. As this parcel of land is one of only two

physical connections between the study site and any roadway to the east of

the site, it may be necessary to include the land in the sale of the Union Stock

Yards site depending on the redevelopment scheme proposed. This would

also depend on the feasibility of a grade crossing at this location of the

transfer track spur line.

Paddington Exchange Transfer Track and Auto Compound - #9

The transfer track and car compound, while owned by Public Markets Ltd.

are not being offered for sale with the Union Stock Yards property. This

joint function of C.N. and C.P. occupies 37.2 acres of land that acts as the

south-east, south and south-west border of the study site. Included in this

land is a single spur line from the Sprague Line to the east of the site, joining

to track no.'s 42 - 49 in the transfer yard to the south of the site (See Map 6).

The function of the transfer track is to exchange a ¡ail car originating in the

east with one rail company that will be going to a destination serviced by the

othe¡ rail compâny in the west. The auto compound is also a joint venture

of the two rail companies, and it is used for the unloading of bi-level and tri-

level auto transport rail cars and the storage of the automobiles until they

are moved by truck to various auto dealers in the province.
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With the phasing out of livestock shipments to the site by rail, and the

closing of the entire Union Stock Yards, the transfe¡ track and auto

compound have been the only profitable venture for the railways on the site

for the last few years. This however is not enough reason to keep these

functions in place today as this heavy industrial function is a major obstacle

to the redevelopment and sale of the site, so both railways have done an

independent analysis of removing this function to other areas. Canadian

Pacific believes that, depending on the new location and even with the

inherent relocation costs esiimated at $2 million, there may still be net

savings for their operations. Canadian National's operating costs would

increase dramatically because moving would take them further from their

Symington Yards. Therefore at present the decision has been made to keep

both functions in place.

"...but this is a practice that the two rail companies agreed to years

ago and has been going on through the years. Change of

legislation a year ago (1987) January 1st may in the long run have

an impact on these arrangements. Because there is mo¡e

incentive fo, ih" shippers to deai with a particular railway

company when they are handling traffic which may indicate or

dictate a different interchange, and allow a little more flexibility

than in the past. If they do go to that kind of thing then we would

see Paddington being less significant in the future, but that may

take five or ten years before we see that. In regard to the auto

compound that's a joint facility of C.N. and C.P. it's conceivable

that some day in the future each railway would want to build its
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own facility for competitive reasons or whatever. We have done

that in other parts of the country, but he¡e we happen to have a

joint facility."ss

With the heavy use of the eight transfer tracks and the three auto ramps, the

continued existence of the Paddington Interchange Transfer Track and the

Auto Compound facility is likely over the next five to ten years and

therefore any redevelopment plans will have to deal with these heavy

industrial functions. At present the relocation of these functions cannot be

justified in an economic sense as the greater costs incurred by the rail

companies will not be recovered through sale of the recovered land.

Therefore the siting of the transfer tracks precludes any thought of extending

a residential component north from Windsor Park, and any functions

considered for this area of the redeveloped Union Stock Yards site will have

to be compatible with the heavy industrial nature of the transfer track. The

only short term concession that seems possible is that the layout and

configuration of the auto compound is flexible, therefore Public Markets Ltd.

would probably be willing to negotiate the boundaries of this land if a

redevelopment scheme demanded it. While the transfer tracks are a

hinderance to redevelopment at this time, a long term approach should be

taken that would make the economic pressures strong enough to include the

removal of this function.

S8Dave F. Lightheart, Manager Properties Division Canadian Pacific Rail, Winnipeg.

Interview lrl.ay 17,1,989 at Regional Office,l50 Henry Street, Winnipeg. Concerning C.P. Rails

ownership and future plans for the Union Stockyards in St. Boniface.
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Maginot Right of Wav - #10

The Maginot right-of-way is made up of different parcels of land owned by 12

separate individuals and companies (See Map 6). The largest holder is Ladco

with their bush-covered land acting as a buffer between the northern section

of Windsor Park and the transfer track activities. There are three houses

facing Archibald at the western edge of the right of way, and at the eastern

edge there is Trimac Transportation Ltd., a St. Boniface School Division

works yard, and some smaller industrial operations.

There is very little likelihood that the land uses will change significantiy

along the Maginot right of way unless the transfer tracks are relocated o¡ the

Grant Avenue extension is built. The indust¡ial activities in the eastern

section cannot move further west as they would be too ciose to the

residential land. Converseiy, the Ladco land cannot be developed as

residential due to its proximity to the transfer tracks. Therefore, any

redevelopment plan for the study site will have to react to the transfer track

rather than the land uses on the Maginot right-of-way.

Archwood School & Holv Familv Roman Catholic Church - #11

The school and adjoining playing field occupy 4.2 aues of land at 800 Rue

Archibald, and the church and adjoining house at 774 Rue Archibald occupy

1.364 acres. Both are bordered by Archibald to the west and the Emerson Line

to the east (See Map 6). It can be assumed that the function of both the

school and church will continue where they are well into the future, and

could be a positive attribute to redevelopment.



Winnipeg Industrial Park Limited - #12

The Winnipeg Industrial Park Ltd. property occupies 4.4 acres bordered by

Archibald on the west and the Emerson Rail Line to the east (See Map 6).

Winnipeg Industrial Park Ltd. bought this parcel, and the rest of the land and

buildings previously owned by Swifts, and defaulted the land to the east of

the Emerson Rail Line to the City in 1988. At present the land that is still

owned by Winnipeg Industrial Park Ltd. is Ievel, grass covered,

undeveloped, vacant, and for sale. This land effectively cuts off access to the

City-owned Swifts plant from Archibald. Depending on the proposed

redevelopment scheme for the study site and the future of the Swifts Piant,

this parcel of land may become important. Purchase of the land, or

cooperation with the present owners is quite likely due to their previous

financial troubles and the length of time that they have held their present

property.

Former Swifts Plant - #13

The abandoned Swifts Plant sits on a 18.1 acre parcel of land and is now

owned by the City of Winnipeg, after tax default and abandonment by

Winnipeg Industrial Pa¡k Ltd. in 1988 (See Map 6). White the exact dates are

different, the history of this building, land, and former operation is virtually

identical to that of Canada Packers up until the purchase of the property by

Winnipeg Industrial Park Ltd. At present the building is vacant and in poor

repair with evidence of broken windows and vandalism. Demolition of the

building has been estimated between $.5 - 3 million.
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The history of the Swifts plant and operation is a classic example of the

factors leading to the underuse and abandonment of an industrial urban site

as described in Section 2.0 of this study. Depending on the redevelopment

scheme, the future of Swifts could have a great impact on the Union Stock

Yards land due to its prominence on Archibald and its relationship to the

site. At present with the building sitting vacant it is a discouragement to

new investment in the area, an eyesore to the community, and a potentially

dangerous place for trespassers. From preliminary research it would seem

that adaptive reuse of the structure is physically possible, especially given the

high estimated costs of demolition. In order to ensure success of any

redevelopment project for the Union Stock Yards site, the purchase of, or

cooperation with the City in regard to the Swifts property will be necessary,

The City should be quite receptive to any constructive proposals for this area

as they do not wish to be the owners of the former Swifts Property. If this

building and property are to be redeveloped a thorough engineering analysis

of the structure should be undertaken, as well as an environmental impact

study of the soil to assess what chemicals are left in the area after years of

their use in the meat packing process.

Synopsis

As can be seen from Map 6 and Table 72, there are thirteen properties and/or

buildings that could have a direct impaci on the redevelopment of the

Union Stock Yards. Of those thirteen, the three most important ones are

Canada Packers, Swifts, and the Paddington Exchange related activities. It is

recommended that the Canada Packers property and buildings be
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incorporated into any redevelopment scheme, and if possible the Swifts

building as well. The Paddington Exchange Transfer Track and Auto

Compound are the only hinderance to further residential development in

the southern and western portions of the site. Depending on the

redevelopment scheme proposed, this function may have to relocate.
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Area Building Inventory

Ref
# Bldg/Area Occupied

Continue Use
Reuse

Demolish
Comlllmb

1 Canada Packers No Reuse Based on Further Analysis

2 M.H.P.M.B. Yes Continue Use Expand Property

3 T.D. Bank Yes Demolish Land Swap

4 Winfield Dev's Yes Continue Uæ Very Adapiible

5 CHE Services Yes Demolish Reuse Materials

6 NE of Spaugue Yes Continue Use Land Use will Change

7 Feed Rite Mills Yes Continue Use Land Use may Change

I Public Markets Yes Continue Use Land Use will Change

9 Paddington Exch, Yes Continue Use Land Use will Change

10 Maginot R/W No Reuse Land Use will Change

7't School & Church Yes Continue Use Benefit to Redevelopment

12 Winn. Ind. Park No Reuse Available

13 Swifts No Reuse Based on Further Analvsis

Table L2

6.3 EXISTING ROADWAYS

Roadways and transportation corridors can have a significant impact on the

development of a site due to their existing and projected layout, capacity, and

traffic patterns. Depending on the existing system the developer will have to

assume responsibility for some of the associated costs for improvements to

the roads that will be impacted by the site. For these reasons an in-depth

assessment of the surroutìding road system is necessary (See Map 7).
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Marion Street

Marion Street runs east-west, and between the intersections of Rue

Archibald and the Canadian National Railway Sprague Subdivision acts as

the norihern boundary of the study site. In this area Marion is a busy,

undivided four lane roadway with no shoulders and one sidewalk. It is used

for through traffic to Lagimodiere, Archibald, and over the Norwood Bridge

to Main Street, and also for trucks servicing the commerciai and indust¡ial

uses on the north and south sides of the street. The intersection at Archibald

is controlled by traffic signals, the crossing of the Sprague Rail Line is at

grade, and Marion terminates at a controlled 'T' intersection at Lagimodiere

Boulevard. Marion is now at capacity for traffic with the Streets and

Transportation Department having no plans to widen or improve this

section of Marion in the near future.

Dawson Road North

Dawson Road runs in a north-west by south-east direction through a heavy

industrial area linking Provencher Boulevard and Marion Street north of

the study site. To the south of Marion, Dawson Road veers east at the

Sprague Rail Line and connects to Lagimodiere Boulevard This section of

Dawson Road between Marion and Lagimodiere Boulevard is a two lane

paved roadway with gravel shoulders, no sidewalks, and open drainage

ditches - it is used primarily by trucks servicing the remaining packing

houses on both sides of the road.
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Speers Road

Speers is separated from Dawson Road by the Sprague Rail Line. Between

the dead end at the Sprague Line and the intersection of Maginot, Speers is a

two lane paved roadway with gravel shoulders, no sidewalks, and open

drainage ditches - it is used primarily by trucks servicing the heavy

industries of Feed-Rite Mills Limited, and other commercial enterprises in

the area.

Lagimodiere Boulevard

Lagimodiere Boulevard is designated as a major arterial street and as such

carries much of the no¡th-south traffic in the eastern half of the City. It is a

four to six lane divided high-speed road with controlled intersections and

connections to the Trans-Canada and the Perimeter Highways.

Maginot Street

Maginot as indicated on City maps runs in an east-west direction parallel to

the study site, however in reality there is only a small section of existing road

between Speers and De Bourmont. The eastern section of Maginot, while

having direct connection to Lagimodiere, is only a small paved two lane

street with gravel shoulders, open drainage ditches and no sidewalks - it is

used primarily to service Trimac Transportation Ltd. and a St. Boniface

School Division works yard on the north side of the road, a park and

community center, and residential area on the south side. This portion of

Maginot terminates at Ladco's property at the intersection of De Bourmont

Avenue Maginot is the designated east-west ârterial in the area if the G¡ant
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Avenue extension proceeds, o¡ if new development in the area makes a new

road necessary.

Rue Archibald

Archibald is a four lane undivided road running north-south with gravel

shoulders and open drainage ditches connecting Nairn to the Trans-Canada

Highway. The section to the west of the study site between the controlled

intersections of Marion and Maginot is predominantly residential on the

west side of the road with some commercial activity, and on the east side

there are parcels of vacant land owned by Canada Packers, Winnipeg

Industrial Park Ltd., Archwood School, and the Holy Famity Roman Catholic

Church. Archibald was not designed as a major arterial road, as was

Lagimodiere, but it is designated as one on City road maps and is being used

as one. The City has no plans to widen or improve Archibald in the future:

"It is pretty well at its limit for an undivided fou¡ lane roadway, I don't think

there is much more we can do to improve Archibald. It's becoming an

environmental situation where you start to get a little too close to the

residences if you widen it any further."59

Synopsis

The street system surrounding the site comprises heavily used

transportation corridors loaded to capacity with no plans for improvements.

As well as daily commuter traffic there is a high volume of truck traffic

59l(enneth Rosin, Transportation Planning Engineer, Works and Operations Division, Streets

and Transportation Department, The City of Winnipeg. Intervieiry August 25, 1989 at 100 Main
Street, Winnipeg concerning the goals of the City in regard to streets in the study area.
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serving the industrial and commercial businesses in the area. Connection to

the north-east and south-east sections of Winnipeg and the Trans-Canada

Highway from the site is facilitated very well by the use of Lagimodiere

Boulevard The connection between the downtown area of Winnipeg and

the site is good along Marion and Goulet connecting to Main Street over the

Norwood Bridge and will be improving in the next five to six years with the

twinning of the No¡wood Bridge.

6.4 LONG RANGE TRANSPORTATION PLANS

As indicated in Section 6.3, existing transportation systems can have an

impact on the redevelopment potential of a site, but as important as the

existing system is the long range transportation plan. The development of a

site can fail if it does not consider the impact of future transportation plans,

but more importantly, the development of a large site has the potential to

influence future plans.

There are three possible transportation co¡ridor plans for the future in the St.

Boniface and Transcona areas of Winnipeg, the Eastern Thoroughfare, the

Dugald Extension, and the Grant Avenue Extension. At present none of

these schemes are in the long term budget as the future development of this

area of Winnipeg is not clear, "...but we are hoping in the next five years that

we can do a study in this area of the City to priorize the east-west arterial

requirements so that we can start budgeting."60 At this point if any major

development occurs in this area that would cause a significant change in

6hosin.
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traffic volumes and patterns, the City would be forced to priorize its

upgrading of roadways in a reactionary manner. This situation has

significant ramifications to the study site, as the Public Markets Ltd. property

is large enough to accommodate a redevelopment scheme that could

necessitate the City to commit to one of their possible transportation plans.

The developer would then be in a position to influence the City so that the

chosen scheme would benefit the redevelopment of the study site over other

possible development sites, and this can be seen as a positive att¡ibute of the

Union Stock Yards site. The scheme most likely to be used with the

redevelopment of the study site would be the Grant Avenue extension.

Grant Avenue Extension

The purpose of the Grant Avenue Extension is to provide a better east-west

link between the south-west and south-east quadrants of the City. The long

range plan is to extend Grant from the 'T' intersection at Pembina Highway,

over the C.N. Fort Rouge Yards, along Brandon Ave and Churchill, over a

new bridge crossing the Red River, along Carriere Avenue and through the

top of the St. Boniface Golf Course, with an intersection at Rue Archibald,

and then along the designated route of Maginot to Lagimodiere (See Map 8).

This plan has many potential problems including: the C.N.R Fort Rouge

Yards will have to be down sized to facilitate an inexpensive crossing; the

Carriere section will have to go through a residential area; and Maginot

cannot continue east from Lagimodiere because of Symington Yards.

Therefore, many people feel that this scheme is unrealistic. If the plan were

fully implemented it would have a significant impact on the redevelopment
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of the study site as it would create a direct route from the south-east of the

City, across the Red River to the south-west side, something that is lacking at

this time. It wouid also reduce the âmount of traffic on Marion making this

street less congested. According to the City however, this whole scheme does

not need to be implemented at once, and the Maginot right-of-way is not the

only route that would be considered for the eastern portion of the plan. If

the site were to be redeveloped the City would be willing, and in fact would

prefer, to have the eastern section of the extension run to the north of

Maginot through the site, as it would then leave open the option of

extending the road in the future into the undeveloped area east of

Lagimodiere. The downfall of this option would be the crossing of the

Sprague Subdivision Line at Speers road, with the final solution possibly

involving the expense of an underpass. The benefit of this option to the

developer is the ability to use a major thoroughfare as a buffer zone between

conflicting land uses, as well as alleviating access problems to the site. The

ease of access and location of a major roadway would enhance the sites

potential for reuse, and the developer has the ability to initiate this option.

Dugald Extension

The option most likely to be acted upon by the City, if there are no outside

influences ,would be the Dugald Extension.

"In the next five to six years we are going to do some significant

work on the Main Street Norwood Bridge area by putting in an

additional bridge at both locations to match up with the eight

lanes we have on Main Street. That is going to be cleaned up and
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tie into St. Marys, Marion, and Goulet, which is going to

necessitate a hard look at the linkage to Dugald."6l

The proposed route for the Dugald connection would be to bypass the

Marion and Archibald intersection and curve the new road up to the north

to Dugald (See Map 8). If this plan were implemented it wouid reduce

significantly the amount of traffic on Marion, and thus have a potential

impact on the Union Stock Yards site depending on the redevelopment

scheme. If the Dugald Extension is shelved then the section of Marion

bordering the north side of the site would become even busier and

"Traffic volumes then would dictate a lot of higher uses on both

sides of the street than already exist, and it justifies economically

changing those uses. That will give a different window of

opportunity here and similarly Archibald. This becomes quite a

critical intersection that will be upgraded beyond just the lights

that are there now, and again you would be looking at likely being

able to justify a denser use than what is there."62

Eastern Thoroushfare

The Eastern Thoroughfare is clesigned to move traffic to and from Transcona

and Downtown, and as such would have the least impact on the study site.

The plan for this new route would be to extend Provencher Boulevard to a

new ¡oad that would run parallel to Nairn Avenue, cross Lagimodiere

61Rosin.

62Bruce D. Macleod, of D. Bruce Macleod and Associates Ltd. Ìnterview May 31, 1989

conceming study undertaken by D. Bruce Macleod and Associates Ltd. on the Union Stock yards

in St, Boniface for Public Markets.
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Boulevard, and connect to Regent at Owen Street. The long range plan also

includes an exclusive bus corridor that would run down the center median,

break off at the crossing of Grey and the new road, and cross the Red River

beside the C.N.R. Redditt Main Line Bridge, and connect to downtown (See

Map 8).

Synopsis

Future transportation plans for the area include three options: the Grant

Avenue Extension; the Dugald Extension; and The Eastern Thoroughfare -

with the Grant Avenue Extension having the greatest possible impact on the

study site (See Map 8). The plans of the City for east-west road

improvements are still vague and would be reactionary if a future

development scheme were large enough, and as such, the redevelopment of

the Union Stock Yards site has the potential to dictate the time frame, order,

and layout of the first east-west road improvement.
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6.5 SUMMARY

As desc¡ibed in Section 3.2, in order to prepare a successful adaptive reuse

plan the first step of analysis is an assessment of the immediate area

surrounding the underused industrial site to be redeveloped. The analysis

of the area surrounding the Union Stock Yards shows ihat many of the

constraints and positive attributes associated with redevelopment of ihe site

are in fact tied intrinsically to those same surrounding areas. To the North

and East of the site ihe predominant land use is industrial, while to the

South and West the predominate land use is low - density residential, and

most of these uses are stable and economicaliy viable. Therefore, not only is

there no obvious choice for the easiest reuse of the site, but there is the

likelihood for conflict from one side or the other with a proposed new use,

Other constraints also become evident from an analysis of the surrounding

area, such as a lack of access to and from the site to the surrounding

transportation network, and conflicting land uses such as the Paddington

Exchange Transfer Track. Positive aspects for the adaptive reuse of the site

have also become evident from an evaluation of the surrounding area, such

as the possibility of the reuse of this large site having the potential to

influence future plans of Winnipeg's long range transportation plans to the

benefit of the site.
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CHAPTER 7.0

SITE ASSESSMENT

The second step of analysis for the adaptive reuse of an area is an assessment

of the site and its physical conditions. As described in Section 3.2, a viable

idea can quickly become uneconomical if not enough, or the wrong

information was gathered at this stage of assessment thus putting the whole

plan in jeopardy.

7 .1 Access and Transportation

While the Public Markets Property is bo¡dered on four sides by existing

roadways, namely Marion Street, Dawson and Speers Road, Maginot Street,

and Rue Archibald, access from those roads to the site is very limited. The

City has established minimum standards for the width of right of ways for

diffe¡ent types of streets, the smailest being 18 metres for a local residential

street, 22 metres for local industrial or residential collector, 32 metres for

minor arterial streets, and the largest which is 40m for a major arteriâl street

(see appendix v). The following sections describe any potential access points

and their viability.

Marion Street

Marion Street runs east-west, and between the intersections of Rue

Archibald and the Canadian National Railway Sprague Subdivision acts as

the northern boundary of the study site. In this a¡ea Marion is a busy

undivided four iane roadway with no shoulders and one sidewalk, it is used

for through traffic to Lagimodiere, A¡chibald, and over the Norwood Bridge
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to Main Street, and also for trucks servicing the commercial and industrial

uses on the north and south sides of the street. At present there are four

access points owned by Public Markets limited from Marion to the study site,

a two-lane paved road to the east of the Canada Packers property (See A on

Map 9), a two lane gravel road to the east of the Hog Marketing Board

ProPerty (B) that loops in front of the Administration Building and connects

to Marion again between the Toronto Dominion property and Winfields

Marion Business Park Development (C), and one is to the east of the

Winfield property and runs parallel to the Sprague Subdivision rail line (D).

Of these four existing access points there are only two large enough to

accommodate the minimum 22 metre width necessary for a local industrial

or residential collecto¡ street, and those are the the parcels on either side of

the Toronto Dominion property. If access is required elsewhere along

Marion, additional property will have to be bought or t¡aded from the other

owners fronting the street. If a minor arterial street is necessary off Marion

the only place where there is existing Public Markets Ltd. ownership is the

frontage between the Hog Marketing Board and the Toronto Dominion Bank

properties. At present access is also a problem for the owners of the Hog

Marketing Board building as they have only one small driveway to their

parking lot and are presently using Public Markets Ltd. land for further

access. 'Ihe Hog Producers Board are interested in purchasing an additional 2

- 5 acres to secure access to their operation and provide room for potential

expansion in the future, and in that regard cooperation may be necessary

between the Hog Marketing Board and Public Markets Ltd, Any vehicle

leaving the study site will have to go east on Marion, or cross the four lanes



of traffic to proceed west as there is no existing area where a four way

intersection can be constructed with traffic crossing Marion to proceed in a

northerly direction. The existing trackage running parallel to Ma¡ion on the

site is no longer used and therefore not a concern in regard to access to

Marion.

Dawson and Soeers Road

There is no direct connection between the study site and Dawson Road, and

although access is possible, a crossing of the Canadian National Sprague

Subdivision Line would be necessary. When Lagimodiere Boulevard was

built there was a deal between the City and C.N. where Dawson Road was

diverted from crossing the Sprague to the east and then joined to

Lagimodiere - if a crossing were to take place over ihe Sprague a new

agreement would have to be reached (See E on Map 9). "The problem is

going to be that the railway is going to sây that this is a heavily used spur

track, and they may say that the amount of traffic in here would warrant an

underpass. So if something were to punch through and connect to Dawson

Road, we would make application to cross at grade, we may be denied."63

The Union Stock Yards property does have iimited connection to Speers

Road, but unlike Dawson, there is no direct connection from Speers to

Lagimodiere. Unless the Maginot right-of-way is opened up parallel to the

south of the site the¡e is no useful connection to Lagimodiere due to the

Feed-Rite Mills property separating the study site from Speers. Except for

some property with very limited access, that Public Markets Ltd. does not

plan to sell, the south east corner of the property (See F on Map 9) has very

6hosln.
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little potential for road development unless additional properties are

acquired.

Maginot Street

Maginot Street to the south of the property is a minor roadway with the

connection between Lagimodiere and Archibald interrupted by property

owned by Ladco (See Map 9). At present there can be no connection to

Maginot from the study site without cooperation or purchase of property

from Ladco, the St. Boniface School District, and Trimac Transportation. The

uses blocking âccess to Maginot are of a transitory nature, so if the Maginot

right-of-way were opened up these functions could easily relocate. The

biggest hinderance to access to Maginot, however, is the heavy industrial use

of the C.N., C.P. transfer tracks and auto compound yard. Until this function

is moved, access could only be attained with the expense of a over or

underpass (See G on Map 9).

Rue Archibald

The Public Markets Property has no direct access to the undivided four lane

Rue Archibald that runs parallel to the western boundary of the site. In

order to gain access from Archibald to the study site there would have to be

cooperation with, or purchase from one of the four property owners fronting

the street (H). Those owners from north to south are Canada Packe¡s Ltd.,

Winnipeg Industrial Park Ltd., La Corporation Archiespiscopale Catholique

Romaine de St. Boniface, and the School Division of Norwood (See Map 9).

If any roads are built connecting the site to Archibald they will have to cross

...110



the Canadian Pacific Emerson Branch Line at grade, however this line is

crossed at grade in other areas so this should not be considered a hinderance

to development.
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Synopsis

While the Public Markets Property is bordered on four sides by existing

roadways, namely Marion Street, Dawson and Speers Road, Maginot Street,

and Rue Archibald, potential road access to the site is very limited. This

limitation is due to three reasons;

1. Only the north side of the property has direct street frontage, and this

is limited to four parcels, only one of which is large enough to

accommodate the minimum width needed for a local industrial or

residential coliector street.

2. Three of the four sides of the property are bordered by active rail

línes, two where grade crossings may not be possible.

3. In places where access to the bordering streets may be possible it is

always interrupted by parcels of land that Public Markets Limited has no

ownership or control.

According to Streets and Transportation Department there is a need fo¡

another east-west major arterial street with direct connection to the west side

of the City. At this time no particular option has been budgeted for or

implemented, therefore the City may have to build that ¡oute in reaction to

new development in the St. Boniface area. One possible route is the Grant

Avenue Extension with the Maginot right-of-way acting as the eastern

terminus of the plan - however, the City is open to negotiation on this

section of the route. This leaves the developer of this property in a position

to re-route the traffic through the Union Stock Yards site to the advantage of



the development and the long term goals of the City, and thereby solve the

access problems encountered at this time.

The type of development, phasing, and implementation of any scheme for

this site will determine how many access points are necessary and where

they need to be placed, but it is inevitable that additional properties will have

to be acquired, traded, or cooperation agreed upon for the construction of

these new roads.

7.2 RAIL LINES

There are a number of rail lines throughout the site that were used during

the operation of the Union Stock Yards and associated businesses, none of

which are necessâry anymore. Public Markets Ltd. will be clearing away all

trackage from the site as a condition of sale. Depending on the

redevelopment scheme proposed for the site some of this track may still be

useful, therefore this decision should be made early in the planning of the

site so that the condition of the rail line can be assessed, and the decision to

save any of it made before removal.

7.3 BUILDINGS AND STRUCTURES

One of the differences between Adaptive Reuse today and Urban Renewal of

the 1960's is the attitude taken towards the existing building stock in the

redevelopment area. With urban renewal the area was usually cleared of all

existing buildings so that the construction and design would be the most

efficient. The principle behind adaptive ¡euse is to use the existing
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structures for new purposes, and plan new buildings and functions to wo¡k

in harmony with the old. This adaptive reuse strategy wili be important to

the redevelopment of the Union Stock Yards, but less so on the site as

compared to the properties on the periphery of the site. On the site itself

there are only two buildings and one structure of significance.

Union Stock Yards Offices - #14

This building at 780 Marion, formerly known as the Public Markets Limited

Administration Building, was designed by the architectural firm of

Woodman and Carey and built in 191,2, with an addition to the west of the

building in 1928 (See Map 10).

"This building originally displayed a symmetrical front facade

dominated by giant order brick pilasters with limestone bases and

capitals. These pilasters frame the main entrance and also serve to

support the ornate entablature. This Doric order element is

complete with an architrave, frieze (with metopes, triglyphs and

stylized regula), and projecting cornice. The completion of this

central area is achieved by a stylized metal parapet with

medallions and a central window framed by a garland. Included

on the front facade is a wealth of brick detailing. The 1928

addition is a simplified version of the original. Giant order

pilasters support a complete entablature (much simpler than the

1913 entablature). The frieze contains medallions. The brick used

in construction of the addition is slightly lighter in colour and the

section is finished with a plain brick parapet."6a
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The interior of the main offices were done in oak with beamed ceilings and

other wood features, while the rest of the building is done in a more simple

manner. The interior support system utilizes efficient mushroom columns

allowing for an open plan design that would make adaptation to new use

relatively easy. The foundation is concrete while the resi of the structure is

brick and reinforced concrete.

Today the building stands recently vacated and boarded up. The interesting

architecture, including symmetrical design with equal detail front and back,

open floor plan, and sound structural quality make this building perfect for

adaptive reuse. It is recommended that this buiiding should be saved and

incorporated into the redevelopment of this site.

Union Stock Yards Powerhouse - #15

This building at 780 Marion was built in 1913 and designed by the

a¡chitectural firm of Woodman and Carey to supply heat and power to the

offices and the livestock marketing and auction complex (See Map 10).

"The powerhouse is a low, utilitarian-s tyle structure, not

uncommon for this type of work building. Built of common stock

brick and reinfo¡ced concrete, the structure measures 15 X 13

metres. and rests on a concrete foundation. Solid brick walls

measure 30 centimete¡s. throughout. The architects utilized the

same mushroom floor posts in the powerhouse as in their

adjacent Administration Building. Befitting the buildings

64Mu.r"y Peterson, 780 Marion Street: Union Stock Yards Office (Winnipeg: Historicâl

Buildings Committee, March 1989), p. 4.
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purpose, little ornamentation appears on any of the facades save

for a band of brick running along each side. Large openings with

multipaned glass allow for maximum light during the day. The

interior of the powerhouse has not changed significantly in the

past 76 years, though new equipment has replaced worn-out

Piecss.''65

While this building is not a striking architectural piece it is nonetheless an

important part of the Union Stock Yards history, still in excellent structural

shape, and easily adaptable to a new use. It is recommended that this

building should be saved and incorporated into the redevelopment of this

site.

Union Stock Yards Water Tower - #16

This steel structure wâter tower was designed by the architectural firm of

Woodman and Carey and built in 1.972 (See Map 10). The original use of the

tower was to store water from wells on the site for the processing, feeding,

and cleaning of the animals in the stock yards, a requirement of

approximately 45,000 galions annually. While structurally stable the tower is

no longer used, and as City services in this area are easily attainable it is

unlikely that it will be needed in the future for its original purpose. The

prominence of the water tower has made this a landmark associated with the

Union Stock Yards and before demolition of the tower takes place every

65M.rrray Peterson,780 Marion Street: Union Stock Yards Powerhouse (Winnipeg: Historical

Buildings Comnrittee, March 1989), p."1.
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avenue of adaptive reuse should be explored, one possibility may be as

signage for the new development.

Other Structures and Buildings

Most of the other buildings originally on the site have been dismantled and

removed by the Hutterites including 1n300 cattle and hog pens,25 corrals and

various other structures. Scattered around the site there is still the

occasional out building, fence, loading ramp, or corral but all are of wood

construction with no possibility for reuse. Demolition of these structures

will be easy and inexpensive. There are still areas with surface concrete and

old foundations, but these too are easily removable and of no concern.
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Synopsis

The study site is dominated mostly by vacant land with few remaining

structures, therefore adaptive reuse of existing buildings is not a major

concern when considering redevelopment of the site. The¡e are only three

structures that are worthy of reuse and while none are considered protected

by heritage designation, approval will have to sought from the City before

demolition will be allowed. The three structures are all at the address of 280

Marion Street (See Table 13 & Map 10).

Site Building Inventory

Ref
# Bldg/Area Occupied

Continue Use
Reuse

Demolish
Commenb

74 USY Offices No Reuse Based on Further Analysis

15 USY Powerhouse No Reuse Based on Further Analysis

16 Water Tower No Reuse May move to other location

Table 13
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7.4 ENVIRONMENTALCONCERNS

There is every likelihood that the soil in the Union Stock Yards Site contains

some level of contaminants. These could include chemicals used in the

meat processing and associated industries, fuels and lubricants from trains,

and of course years of animal manu¡e. While a complete environmental

assessment of this area is recommended before any reuse scheme is initiated,

this Practicum will not explore this issue. Rather, for this work it has been

assumed that any environmental contaminants do not exceed acceptable

levels.

7.5 WATER AND SEWERS

The difficulty and associated costs in servicing land for water and sewer

differs greatly from site to site and from different types of users and their

associated demands, therefore it is difficult to use accurate figures for costing

these services for the Union Stock Yards site. Considerations for

determining these costs would include existing services on the site,

availability and condition of connecting City services, access to the site, and

expected developer contribution for connections and upgrading of City

services. "You would spend a lot of money studying these factors and get a

lot of indications from the City on what they expect you to do to make this

thing happen."66

66Eri" K. Voga.r. Land Development Manager, Qualico Developments. Interview August 25,

1989 at 30 Speers Road, Winnipeg. Conceming potential of residential development for the
Union Stock Yards site.
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At present there is no City provided water or sewer se¡vices to the Union

Stock Yards site due to the fact that wâter was previousiy available from on-

site wells. Activities along the periphery and new developments such as the

Winfield Marion Business Park are supplied by the City due to their

proximity to in-place services on the major streets. Plan Winnipeg is based

on a containment policy where priorities are set on future development to

take place in areas with the greatest ease and least cost for servicing, the

Union Stock Yards site is one of those areas. If redevelopment were to take

place servicing from the City would be available and relatively easy to

implement. However, in order to service the area properly a comprehensive

plan for the entire site should be in place, as piecemeal development is both

inefficient and expensive.

7.6 DRAINAGEREQUIREMENTS

The Union Stock Yards property lies within the Mission drainage system for

the north-east section of the City and according to the City of Winnipeg

Works and Operations Division no development will be allowed to take

place on this site without the construction of storm water retention ponds.

High water levels and basement flooding are already a problem in this area,

most noticeably in the north section of the Windsor Park Residential

Subdivision, and, "Improvements were necessary as of ten years ago,, we just

haven't got the money to put through a complete storm drainage system."67

67Don Pentland, District Planner for St. Boniface, Department of Environmental planning,

The Cit¡, of Winnipeg. hlterview Mray 23,1,989 at Environmental Planning Office 395 Main
Street, Winnipeg concerning the City's position on the Union Stockyards and the potential for
future developnìent.
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The outflow of these ponds will be diverted to the Seine River as "The

headwaters of the Seine have been cut off by the Greater Winnipeg Floodway

and as a result, this very iow gradient waterway can now serve as a storm

sewer outlet for adjoining areas of south St. Vital and St. Boniface."68

Therefore the developer of this site wiil be responsible for the dedication of

the land, the design and engineering, and the construction costs of the

drainage ponds. Estimates for the size of the drainage ponds range from a

bw of 7 acres to a high of 20 acres to service a 1.77 acre parcel of land. The

Iow figure of seven acres was used by Solmundson Engineering Group for

their conceptual plan of a 737 acre mixed residential / commercial use as

stated in the Macleod report - this figure of seven acres of ponds will be used

for the present study.

While it will be the responsibility of the developer to bear these costs,

according to Eric Vogan of Qualico Homes this need not be considered a

negative factor to development.

"The lakes aren't that bad, the only problem with lakes is if you

put them in your development and you are not able to extract

extra value from being close to them, then you are not really

winning. As long as you get that extra value the lakes don't cost

that much, you are saving a lot in pipe diameters, you are losing

some land, and your drainage system is slightly more expensive,

but it should be overcome by the extra value you get from the lots

adjacent to the lake."69

6tJ. H. pillon Ltd., Engineering Assessment Land Drainage System: Present Levels of

Service (Winnipeg: Winnipeg Development Plan Review, 1979), p. 1,4.

6fuogun.
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Once the lakes are built and the land is dedicated to the City, it then becomes

the financial responsibility of the City to maintain the system.

7,7 ZONING

The majority of the site is zoned M3, Heavy Industrial District.

"This district is intended to provide for heavy industrial uses

whe¡e a certain level of nuisance factor is châracteristic of the use.

Residential uses are not permitted. Uses such as asphalt

manufacturing, auto-wrecking within a building, paint

manufacture, railroad repair shops, rolling mills, etc. are the type

of uses that can operate in heavy industrial districts."7O

There is also a small portion of the site facing Marion that is zoned for M2,

light industrial.

"This is a general light industrial district and is intended to

provide for very much the same uses as those in the M1 District

but enclosure within a building is not required. Other similar

uses are permitted providing they are not obnoxious or offensive.

No residential uses are permitted except living quarters for the

use of watchmen and their families employed upon the premises

of an industrial establishment. There is a height iimitation of 100

feet."71

TtrVinnipeg Business Development Corporation, p. HO77
TiWinnipeg Business Development Corporation, p. HO77.



Given the present zoning, the study site could be redeveloped for heavy and

light industrial uses without having to apply to the City for a zoning change.

This zoning designation was originally established due to the activities of the

Union Stock Yards. Now that virtually all the businesses related to those

past activities have left the site, the residents in the bordering areas may try

to have the zoning changed if application were made for the development of

heavy industry again. Given that the nearby residents were located after the

Union Stock Yards they had no recourse to the nature of the activities taking

place on the study site, but now that those activities have stopped the

residents are in a position to oppose new development of a heavy industrial

nature because one of the objectives of Plan Winnipeg is "The reduction of

land-use conflicts which could adversely offset the quality of residential

environments. "T2

Application could be made to have the site rezoned for a different use, for

example residential, if this were to take place an application for amendment

to the Development Plan would have to filed with the City because the new

use would contradict Plan Winnipeg as passed by council. This process

would take approximately one year (See Appendix vi). If the amendment to

the Development Plan were accepted, then another application must be

made to the City to rezone and subdivide the property, and this too takes

about a year (See Appendix vi). If an application were to be made to rezone

the area for residential use,

Tkity of Winnipeg. Plan Winnipeg: An Introduction to the Greater Winnipeg Development

Plan Review (1981). (Winnipeg: Department of Environmental Plannint, 1981), p.8.
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"It becomes the subject of public hearings and it is likely to be

fairly rigorously opposed by those industrial users that are on the

periphery, like the north side of Marion Street and Burns Meats.

Maybe even industrial users that are further afield because they

know if there is residential in here they are going to get

compiaints of noise and dust and all the interface between

industrial and residential use."73

Given that there is now the opportunity to improve the living conditions of

those homeowne¡s in the immediate area, and the fact that there is readily

available heavy industrial land in this quadrant of the City away from

residential development, it is recomm ended, t'rom ø land use perspectiae,

thât the study area not be redeveloped with heavy industrial. The new

zoning could be a combination of CF where "The Commercial-Fabrication

District (CF) is intended to provide a transitional zone between an industrial

area and a commercial or residential district, to accommodate existing

industrial uses that have continued within the surroundings of a residential

neighbourhood, and to provide land for the commercial services by an

industrial area."74 and/ or MP where "This zoning is intended to provide

areas for indusÍial development that would in no way detract from adjacent

living areas or other uses."75 and/or residential, which would be most

appropriate uses to satisfy the needs of both the residential and industrial

neighbours surrounding the study site.

T3MacLeod.

T4Winnipeg Business Development Corporatiort, p. HO77.

hrvlnnipeg Business Development Corporation, p. HOZ8.
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7.8 CONDITIONS OF SALE

At present Public Markets Ltd. is offering approximately 137 acres for sale at

$20,000 per acre, toial asking price therefore is 62,740,000. Not all of the

Public Markeis Ltd. land is for sale as the railway operations of C.N. and C.P.

still depend on some of the existing trackage located within the Union Stock

Yards property. The boundaries of the area for sale can be seen on Map 3.

The sale will include the existing structures of the Union Stock Ya¡ds

Exchange Building, Powerhouse, and Water Tower, but all unused trackage

will be removed from the site. Based on interviews with those involved

with the sale, and reactions to a proposal from the Manitoba Hog Producers

Marketing Board (see Sect. 6.2), it seems that Public Markets Ltd. wishes to

sell the property as a whole, rathe¡ than piecemeal.

While proposals for sale of smaller parcels of 1and can be entertained, the

sale of the area as one holding will make redevelopment of the site easier.

Given that there are already many outside factors that make redevelopment

of this site challenging it is ¡ecommended that the site be sold in one piece,

and if possible other holdings be added where necessary through cooperation

or purchase to the sale of the Union Stock Yards site.

7.9 SUMMARY

The second step of analysis for the adaptive reuse of an area is an assessment

of the site and its physical conditions. As described in section 3.3 a viable

idea can quickly become uneconomical if not enough, or the wrong

information was gathered at this stage of assessment thus putting the whole
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plan in jeopardy. The assessment of the Union Stock Yards indicates that

there are a number of constraints and positive features associated with the

redevelopment of the site, the most critical being the lack of access to the the

existing transportation network. This stage of assessment also shows that

most of the existing trackage is not a concern. There are only three structures

of significance but they are all in good structural shape and architecturally

worthwhile. Access to hard services is possible but a complete plan will

have to be designed depending on the reuse scheme but it will include

drainage ponds of no less than seven acres in size. The existing zoning will

most likely require change to accommodate new uses. Finally, the

conditions of sale preclude the possibility of purchasing only part or parts of

the site.

If the Canada Packers and Swifts sites are included in the analysis, according

to the work done by Burchell this site fails within the category of Good

Structure Conditions - Weakening Market (See Table 14). With this

classification Burchell feels that certain adaptive reuses are appropriate, and

these can be seen in Table 15 - from these choices it would seem that all are

possible except parking and interior lots.
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Generalized Scheme of Neighbourhood Classification
Using Structure Conditions and Structure Market as Sorting Criteria

+

(h
Êl
e

8'

ô
È
o

+
Private Ma-rket

Good Shuctu-ral Condition -
StIengthening Ma.rket

Good to excellent upkeep of
structu.res and surrounding properfies.

Low vacancp few undeveloped
Iand sites. Aggressive bidding in
terms of rents and purchase príces
paid for structures. Low turnover.

high demand structures.

(4)

Good Seuctuial Condition -
We"teniog lvl*k"i

''.:: . ...j.,
Reasonably g99d ypkeep oi struËtrrres
and surroundi4g ptopeltie9; éméiging

strirituie yaçq¡cy, t¡tcasional .. :'
vandäli5m to unoctupied proþêities.l
Sðattered pa¡¡els:o-f S-ritplus vacant:.

land. Market demand decreasiñg for.
the neighbour$rood. Siie of grôwirig
requirements for insured purdhàse

money morttagcs.

(2)

(3)

Poor Strucfu-ral Condition -
Strengthening Market

Visible deterioration of occupied and
unoccupied properties, moderate

share of unoccupied structures
abandoned and vandalized. Visible
aggregates of surplus vacant land
due to past structure demolition.
Speculation beginning to occur,

conventionâl mortgages and loans
mofe cofiImon.

(i)

Poo¡ Strucfu¡al Condition -
Weakening Market

Significant disrepair of most structures.
Numerous struchlres vacant or

abandoned. Obvious vandalism and
arsonous fires. Significant cleared
contiguous land areas due to past
demolition. Little or no private

development activity; site of
public institutional redevelopment,

Adapted from Burchell p. 74

Table 1.4
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Physical Revitalization Strategies
and Neighbourhood Condition

Physical
Revitalization

Strategy

Poor StructuÌal Poo¡ Structu¡al
Condition- Condition -

WeakeningMarket ShengtheningMarket

' C þ od;S eu!.rurat,,;¡,¡

; : ;l iGiginjaljtiõäi;r:ili:ii i:f i;i
{.'-e''..!i.n¡ng.Mârlêt

Residential
Conversion

Nonresidentiâl
Conversion

Intensified Public
Services

Transportation
System Up$ading

Neighbourhood
Parking

Active/Passive
Recreation

Interior Lots
Adopt-a-Lot

Vegetable
Gardens

Land
Banking

X

X

X

X

x

x

X

X

x

X

Adapted from Burchell p. 309

Table L5



CHAPTER 8.0

FUTURE OF WINNIPEG

As stated in Sections 3.2 and 6.0, in order to prepare a successful adaptive

reuse plan, the first step of analysis is an assessment of the immediate area

surrounding the underused industrial area. It is also imperative to have an

understanding of the market conditions of the city where adaptive reuse will

take place. This chapter will expand on that theme by examining the future

of Winnipeg in terms of projected population growth, the current and future

ma¡kets in housing, commercial development, industrial lands, and

specialty markets. This subject is large and complex enough to be the subject

of a separate practicum, therefore it is not the intention of this study to do an

in-depth analysis of those conditions, but rather to give an overview.

8.1 POPULATION AND GENERAL DEMOGRAPHICS

Winnipeg has been known as a slow steady growth area for many years and

as indicated by the population projections for the future this trend will

continue (See Table 16).

Population Projections for Winnipeg
1981 - 200i

1981 1986 7991 7996 200L

Population 564,r95 594,284 6t3,930 627,928 636,625

City of Winnipeg

Table 16
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Clayton Research Associates Limited have also projected steady growth for

most areas of the economy as well:

. "It is anticipated that Manitoba will enjoy real economic growth in

the range of 2.5 to 3.5 percent per year over the 7986-1996 period.

. Winnipeg experienced positive gains in full-time employment for

both males and females and this is having a positive impact upon

net migration to Winnipeg.

. During 1986-7996, it is expected that Winnipeg's population

growth will occur, primarily, in the 35-54 age group and, secondarily, in the

65-plus age groupJ76

Given these general demographics it can be concluded that any

redevelopment scheme for the Union Stock Yards will have to be based on a

market that is growing slowly, therefore a staggered or phased approach for

incremental take up should be taken.

8.2 HOUSING

According to Gerry Anderson, the Senior Real Estate Officer for the City of

Winnipeg, the residential housing market has been somewhat soft for the

past year and a half but is now strengthening. There are two reasons for this

growth in the housing market. The first is the¡e is a trend towards the

reduction of the number of people per household, in 1981 there were an

average oÍ 2.67 persons per household, and by 2001. it is projected that the

Ttlayton Research Associates Limíted, Assessment of Demand for New Housing: WinniBC&
'1986-1996 (Winnipeg: The Manitoba Home Builder's Association, August 1986), Executive
Summary.
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average wíll be 2.47 persons. The second reason is that there is expected to be

a slow but continued growth in the population of Winnipeg, so this growth

coupled with a reduction in household size is driving the housing market.

"Household growth is projected to average 4,400 and 3,000 units per year

during the 7986-1,991, and 199'I-1.996 periods respectively,"TT with "the

forecasted totai market absorption east of the Red River being 600 lots per

Year. "78

Of all the new homes built, 75Vo will be for ownership, not rental, and of

those 807o will be single family dwellings. With a change in the age and

make up of the population the type of housing that will be demanded in the

coming years is substantially different than that of the past. First time buyers

purchasers were 40Vo of the market, brli thât has now been reduced to just

207o. 'lhe rest of the market is now more specialized, being driven by an

aging population looking to purchase smaller, more luxurious, move up

homes. This can be seen in the following projections based on purchase

27Eo <975,000

52V" 975,000 - fi124,999

7570 fi125,000 - 9174,999

1.2Vo >9775,00079

77 Clayton, Executive Summary
TQr4cleod Report, p. 3.

TgClayton, p. 23.
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Winnipeg home owners are very awa¡e and concerned about the

neighbourhood that they move in to, and quite often purchases are made in

the same area that these people grew up in. While the move-up market is

based on smaller, more luxurious homes, location and proximity to their

previous neighbourhood are still just as important. With this in mind, if

the reuse of the Union Stock Yards is going to be based on housing the

marketing of the homes and the overall design should be oriented towards

the specialized move-up buyer.

8,3 COMMERCIAL/RETAIL/SERVICE

At present tlìe area's needs for commercial, retail, and services seems to be

rnet by in-place businesses, however this could change depending on the

redevelopment of the Union Stock Yards land. According to Greg Mason in

his study "Economic Trends for Winnipeg to 2000" the service sector is fast

becoming a very stable work sector and "...is likely to continue to grow and

by the end of the turn of the century this sector will employ over 807o of the

Iabour force. "80 This is being reflected with an increased demand for

commercial land throughout the city, but less so on the east side of the Red

River. Therefore if commercial, retail, and service sector functions are going

to be included in the redeveiopment of the Union Stock Ya¡ds site it is likely

that the consumer demand will have to come from the new occupants of the

site itself, not the surrounding communities.

&Greg Mason, "Economic Trends for Winnipeg to 2000". (Winnipeg: Institute of Urban

Studies; Occasional Paper No. 10,7985),p. 72.
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8,4 INDUSTRIAL AND MANUFACTURING

Winnipeg has a wide and diverse economic base with industrial and

manufacturing activities being a very strong part of the city's economy, and

this t¡end will continue into the future. Projections for the manufacturing

sector indicate a growth of 1,6%81 and an additional take up of 1,500 gross

acres between 7987 - 7999 for industrial use.82 Within the industrial sector

75% of the growth taking place is due to the expansion of in-place businesses

and the remaining 257o is due to new companies locating in Winnipeg.

Even though it is unlikely that Winnipeg will witness a major expansion in

the industrial sector "Plan Winnipeg recommends that the city launch more

aggressive industrial promotional activities to ensure that the city maintains

its share of Canada's future employment growth."83 As part of this

philosophy "The city should continue its program of land acquisition and

the development of industrial parks. A direct control over a part of the

índustrial land supply is seen as advantageous in a period of economic

uncertainty such as is forecast for the next decade."84

Due to the policies of Plan Winnipeg the city has developed two industrial

parks with a total of 860 acres. As well as the city owned industrial parks,

there are also 11 privately owned parks occupyingT63 acres for a total of I,629

SlWinnipeg Business Development Corporation, "Market Survey on Winnipeg: Supplement

to Trade and Commerce Magazine". (Winnipet: Winnipeg Business Development Corporation,
"t989), p.2.

Stity of Winnipeg. Plan Winnipeg: Environmental planning Component. (Winnipeg:

Department of Environmental Planning, July 1980), p.120.
&City of Winnipeg, Plan Winnipeg: An Introduction , p.10.
Stity of Winnipeg, PIan Winnipeg: An Introduction .p. 10.
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acres (See Map 11). Of those 1,628 acres there are still 547 acres available for

immediate take up (See appendix vii).85 Wh'le Gerry Anderson of the City

believes that there may be a possible shortage of industrial land in some

areas

of the city, such as Fort Garry, he feels that there is an oversupply in St.

Boniface, and virtually all independent research concludes that there is an

oversupply of industrial land for the city as a whole. As well as a general

oversupply of land most of the private developers believe that because of the

City's involvement in developing industrial parks it is not a truly

competitive ma¡ket, thus leasing prices are kept below market value.

Due to the Union Stock Yards being presently zoned for industrial use, to

redevelop this land as an industrial park would at first glance seem like the

easiest course to take. In his report Bruce Macleod states that a standa¡d

revenue over development cost for industrial land is 910,000 - 912,000 per

acre, but the cost to develop the Union Stock Ya¡ds would be $45,000 - $50,000

per acre and the selling price based on Inkster Industrial Park would be

$53,000 - $55,000 per acre. This coupled with the oversupply of industrial

land in the city would mean a slow take up of the land, so he concluded that

redevelopment of the Union Stock Yards as an industrial park would not

make economic sense. While this conclusion states that the entire area

should not be redeveloped as an industrial park, it does not fotlow that a

portion could not be successfully marketed.

SWinnlpeg Business Development Corporation, p. HO39.
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8.5 SPECIALTY MARKETS

As discussed earlier, two of the unique factors that makes adaptive reuse of

industrial sites attractive is the reuse of the existing building stock and a

capitalization on the history of the site. At present there are two large scale

projects taking place in Winnipeg that are doing just that, they are "The

Forks Project" and "The Exchange District Revitalization Project".

The Forks Project is a multi-million dollar recreational, commercial,

cultural, and residential development aimed at reclaiming the waterfront for

public use. The project is centered around two Íenovated historic buildings

known as the "Stables" and is supported and funded by all three levels of

government as well as the private sector.

The other large scale reuse project in Winnipeg is the general revitalization

of the historic Exchange District and the conversion of some of the

warehouses into high priced condominiums. The first converted building is

the Ashdown Warehouse, at a cost of 12 million dollars resulting in 100

condominiums. This project is also supported by various levels of

government and the private sector.

Civen the large investment in time, manpower, and money into both of

these projects it is unlikely that Winnipeg could support a third large scale

adaptive reuse project. This does not rule out the possibility of a specialty

market component at the Union Stock Yards site, but if one is incorporated it

must offer features not found at the other sites.
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8.6 SUMMARY

Four distinct sectors of the market were examined: housing;

commercial /¡etail/service; industry & manufacturing; and specialty markets

- it was found that while all of these sectors are growing, none of them at a

rate that would demand the entire Union Stock Yards site (See Table 1Z).

Given that no one sector of the market seems to fit exclusively as the reuse

solution to the lands in question, it is recommended that a balanced mix of

these activities be incorporated into the final design where applicable.

General Ma¡ket Analvsis

SECTORS PRO]ECTIONS Co¡nnents

Population 627,928 1,996

636,625 2001

Demographics 35-54 yrs Highest percentate

65+ yrs Second Highest

Housing 3,000 units/yr 1996

East of the Red R 600 units/yr 1996

Indust. & Man. 200 ac¡es 1999 (Demand-Existing)

Table 77
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CHAPTER 9.0

DESIGN OPTIONS

From the research done so far, certain physical and market oriented

elements have become evident as design criteria. These include ;

. surrounding neighbourhood use and demographics

o adjoining buildings and properties

. local access, existing roadways, and long range transportation plans

o existing buildings, services, and physical constraints

. competing, existing, and potential markets.

Depending on the the value that a developer places on these different

criteria, and the timing and risks that are associated with development

decisions, different uses and designs are possible. This seciion of the

Practicum will explore four preliminary design options based on different

interpretations of the above criteria. The purpose of exploring more than

one design is to assess better the strengths and weaknesses of the possible

avenues for development.

9.7 REUSE OF THE SWIFTS AND CANADA PACKERS SITES

While there are four different options presented, there is one common

element among them - the inclusion of what I refer to as a "special Place".

The primary reason that this site has not been purchased and redeveloped is

because there are other sites in Winnipeg that are perceived as easier and less

expensive to develop. As described in Part II, The Union Stock Yards site has

incumbrances associated with it that are considered to be a hinderance to

development, namely the negative impact of the abandoned meat packing



plants. Part I of this practicum described the potential of reusing abandoned

industrial buildings, but also the critical need to do so if redevelopment of

urban industrial land in transition is to be successful.

Therefore, the key to any redevelopment of the Union Stock yards lies with

the reuse of the Canada Packers and Swifts Plants. These buildings occupy a

highly visible piece of land and must be associated with the first phase of any

redevelopment scheme. In fact, it is the potential of these buildings that

makes the Union Stock Yards a valuable site.

The following general land use design options are all based on the first phase

of development being done in association with the reuse of the meat packing

buildings.

9.2 OPTION 1- Residential & Light Indushial

This option is based on the inclusion of industrial and residential uses

sepârated by a new east-west connector road, as shown on Map 12. The

residential component would be move up and empty nester housing,

tapping into the market of those leaving the Windsor park development.

The industrial component would be restricted to light industrial uses so as to

compliment the reuse of the meat packing plants, and not conflict with the

new residential development. The new road would have a wide right of

way/ and would be heavily landscaped to act as a buffer between the two

areas. In order for this option to be realized the transfer tracks and car

compound would have to be relocated to the eastern boundary of the

property. The Swifts and Canada Packers buildings and sur¡ounding area
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would be developed as a "Special Place". This would most likely be a mix of

commercial and retail uses.

Phase II would be developed at a later date, possibly 10 - 15 years after phase I,

the nature of this development would depend on the market conditions at

that time. If the transfer track and car compound functions were gone,

residential development would be likely. If the industrial market had picked

up, then the area could be developed for that use, with or without the car

compound and tracks.





OPTION 1

Component Land Use
Size

(acres)
DeYelopment
Tine F¡ame Notes

Special Place
Mixed

Commercial
& Retail

- 27 Ãcres Immediate
Development based on
Reuse of existing building
stock.

Car Comp,
&

Trans. T¡acks

Heavy
Industrial - 42 Acres Immediate

Existing to be removed and
relocated toNorth-Eastern
boundary.

Phase Ia Residential = 68 Acres
After

Removal of
CC&TT

Empty Nester & Move-Up
Market from Windsor Park,
Archwood & Dufresne.

Phase Ib Light
Industrial = 53 Acres

Concurrent
with Special

Place

To be developed as Clean-
Light Industry with high
standard of Iandscapine.

Phase II Market
Dependant = 47+42 Acres

After
Build-out of

Phase I

Residential or Industrial,
depending on Market
Conditions and CC & TT.

Table 18

The positive features of this option are;

. separation of heavy industriai uses from residential areas

. expansion of existing residential area to the south of the site

. mixed use commercial/¡etail ârea to connect industrial and

residential areas

o flexibility of Phase II

. reuse of existing building stock.

The negative features of this option are;

, the high associated cost of relocating the transfer tracks.
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9.3 OPTION2-Indushial

This option is based on a three phase industrial use of the site. A major east-

west connector would be built along the Maginot right of way, with minor

roads leading into the new industrial area as shown on Map 13. The first

phase of indusrial development would be associated with the reuse and

development of the Swifts and Canada Packe¡s buildings. The new use of

these buildings would likely be office/ commercial/retail relating to the

industrial nature of the new development. In order for this development to

take place as shown, the transfer track and car compound would have to be

shortened.
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OPTION 2

Component Land Use
Size

(acres)
Development
Time Ftâme Notes

Special Place
Mixed

Commercial
ìetâil & Office

= 27 Acres lmmediâte
Development based on
Reuse of existing building
stock.

Car Comp.
&

Trans. Tracks

Heavy
Industrial = 51 Acres lmmediate

Existing Tracks to be
shortened and Car
Compound relocated

Phase I Industriâl = 51 Acres
Concurrent

with Special
Place

Based on current
"CF" Zoning.

Phase U Industrial = 42 Acres
After

Build-out of
Phase I

Based on current
M2 Zoning,

Phase III Industrial = 31 Acres
After

Build-out of
Phase II

Depending on Market
Conditions, but probably
Light Industrial Use.

Table 19

The positive features of this option are;

. a phased development approach

. the opportunity to create a unique industrial area associated with

the reuse of existing industrial buildings

. shortening of transfer tracks is economically feasible

. use of Maginot right of way to alleviate access problems.

The negative features of this option are;

. heavy industrial land is still in close proximity to existing

residential

. unlikely that there would be enough industrial demand for

complete take up

. restricts potential for residential development.
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9.4 OPTION3-Indushial&Residential

This option is based on a three phase development schedule. The first phase

would be an industrial development associated with the reuse and

development of the Swifts and Canada Packers buildings as shown on Map

14. A second phase of industrial use could be developed to the east of phase

1 as market conditions demanded. The third phase of deveiopment would

be residential, and this would take place at such time as the transfer tracks

and car compound were ¡emoved from the site.
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OPTION 3

Component Land Use
Size

(acres)
Development
Time Frame Notes

Special Place
Mixed

Commercial
letail & Office

- 27 Acres lmmediate
Development based on
Reuse of existing building
stock.

Car Comp.
&

Trans. Tracks

Heavy
lndustrial = 40 Acres

Removal
with start of

Phase III

Existing Tracks and Car
C-ompound remain for
first two Phases.

Phase I Industrial = 29 Acres
Concurrent
with Special

Place

Based on cunent
CF & M2 Zoning.

Phase II lndustrial = 52 Acres
After

Build-out of
Phase I

Based on current
CF & M1 Zoning.

Phase III Residential = 61+40 Acres
fter

Build-out of
Phase II

Dependant on removal of
Car Compound &
Transfer Track.

Table 20

The positive features of this option are;

. a phased development approach

. the opportunity to create a unique industrial area associated with

the reuse of existing industrial buildings

. transfer tracks do not need to be altered or removed for the first

two phases of development.

The negative features of this option are;

. residential development can not take place until the transfer tracks

are removed

. no major access or road improvement.
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9.5 OPTION 4 - Industrial, Residential & Recreational

This scheme is a variation of Option 1, with the primary diffe¡ence being the

complete removal of the transfer tracks and car compound âs shown on Map

15. With the tracks removed there are no restrictions to locating a new east-

west connector road, and therefore, more freedom in designing the

residential and industrial components. This option also places more

emphasis on reusing the Swifts and Canada Packers buildings and properties

as a mixed use commercial/retail and recreational component.
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OPTION 4

Componmt Land Use
Size

(acres)
Development
Time F¡arne

Notes

Special Place
Mixed Comm.
Retail, Office

3¡ Rec¡eational
= 27 Ages Imrnediate

Development based on
Reuse of existing building
stock.

Car Comp.
&

T¡ans. Tracks
n/a n/a

RemovaÌ
with start of
Special Place

Existing Tracks and Car
C-ompound to be removed
and relocated elsewhere.

Phase Ia Industrial * 76 Acres
Concurrent
with other

development

First Stage associated with
Special Place, expand to
East as market demands.

Phase Ib Residential = 98 Acres
Concurrent
with other

development

First Stage associated with
Phase lc, expand to
East as market demands.

Phâse Ic Recreational = 21 Acres
ConorrIent
with other

develoÞment

First Stage âssociated with
Special PIace & Phase Ib.

Table 21

The positive features of this option are;

. separation of industrial uses from residential areas

. expansion of existing residential area to the south of the site

. inclusion of new recreational area

. mixed use commercial /retail area to connect industrial and

residential areas

. reuse of existing building stock

The negative features of this option are;

. the associated cost of removing and relocating the transfer tracks

. the associated costs of a large recreational a¡ea.
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CHAPTER 1O.O

CONCLUSION

The purpose of this practicum is to examine the reuse of under used or

vacant parcels of heavy industrial land within the confines of the urban

landscape and to apply this knowledge to a long term land use proposai for

the Union Stock Yards in St. Boniface. This work concentrates on those

lønds thøt Cønadian Natíonal and Canødian Pacific Røílwøy høae legal title

to, ønd are oft'ering for søle through theír joint compøny Public Markets

Limited (see Map 3). Because any development wili affect adjoining lands

and their use, the recommendations of this report will also consider areas

outside the boundaries of the site. While this report deals primarily with the

Public Markets land, the proposals in this practicum addresses lands owned

by the City of Winnipeg and other individuals, whose cooperation is

necessary for a successful reuse of the site.

Three terms criticai to this research were defined so that a meaningful

analysis of other industrial sites could be undertaken, those terms are urban

industriøl lønd, underuse I abøndonment, and land in trønsítion. lt was

established that there is underuse and abandonment of industrial land in

urban areas and this situation is causing this land to be in a state of

transition. This situation results from a number of factors, but the impacts

are common in both North America and Europe, therefore knowledge

gained from previous studies and reuse schemes can be applied to the Union

Stock Yards Site.
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When indust¡ial land becomes abandoned or underused there are a limited

number of choices facing the owners of that land. They can hold it in hope

of it becoming a valuable piece of property again. They can try to sell it, or

they can try to redevelop it for a different use. This last option has become

known as adøptiae reuse where, rather than waiting, and hoping that long

term panaceas will emerge in the future and inc¡ease the worth of the

property/ redevelopment strategies are sought that wili take advantage of the

often hidden inherent benefits of the site and its relationship with the rest of

the community.

Chapter 3 shows that adaptive reuse of an underused industrial site, while

having similar financial and planning considerations to that of new

unencumbered development, also have other unique factors that must be

considered. Through an analysis of the economic situation of the city in

general, the socio-economic character of the area immediate to the study site,

and the physical constraints of the site itselt different models can be used to

help determine the best course of action for the successful adaptive reuse of

an industrial site.

As described in Section 3.2, in order to prepare a successful adaptive reuse

plan the first step of analysis is an assessment of the immediate area

surrounding the underused industrial site to be redeveloped. An analysis of

the surrounding neighbourhoods shows that there are two major land uses,

namely residential and heavy industrial (See Map 4). By using Burchell's

Generalized Scheme of Neighbourhood Classification as shown in Tables 10

and 11, it would seem that both of these uses will continue well into the
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future. These land uses tend to conflict with each other when they are in

close proximity, and at the moment the Union Stock Ya¡ds property is acting

as a buffer between the two. Further research reveals what sort of

development is best fo¡ this site, but from a neighbourhood analysis it seems

that whatever use is put the¡e, it should enhance this role as a buffer or

transition zone. Other constÍaints also become evident from an analysis of

the surrounding area, such as a lack of access to and from ihe site to the

surrounding transportation network, and conflicting land uses such as the

Paddington Exchange Transfer Track. Positive aspects for the adaptive reuse

of the site have also become evident, such as the possibility of this large site

having the potential to influence future plans of Winnipeg's long range

transportation plans - to the benefit of the site.

The second step of analysis for the adaptive reuse of an area is an assessment

of the site and its physical conditions. As described in section 3.3 a viable

idea can quickly become uneconomical if not enough, or the wrong

information is gathered at this stage of assessment, thus putting the whole

plan in jeopardy. The assessment of the Union Stock Yards indicates that

there are a numbe¡ of constraints and positive features associated with the

redevelopment of the site, the most critical being the lack of access to the

existing transportation network. This stage of assessment also shows that

most of the existing trackage is not a concern. There are only three structures

of significance but they are all in good structural shape and architecturally

worthwhile. Access to hard services is possible, but a complete plan will
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have to be designed depending on the reuse scheme, including drainage

ponds of no less than seven acres in size.

According to the work done by Burchell, if the Canada packers and Swifts

sites are included in the analysis this site falls within the category of

"Good Structure Conditions - Weakening Market" (See Table 14). With this

classification Burchell feels that certain adaptive reuses are appropriate, and

these can be seen in Table 15 - from these choices it would seem that all are

possible except parking and interior iots.

Fou¡ distinct sectors of the development market were examined: housing;

commercial/retail/service; industry & manufacturing; and speciaity markets.

It was found that whiie all of these sectors are growing, none of them at a

rate that would demand the entire Union Stock Yards site (See Table 17).

Given that no one sector of the market seems to fit exclusively as the reuse

solution to the lands in question, it is recommended that a balanced and

phased mix of activities be incorporated into the reuse of the Union Stock

Yards site.

The design solutions presented in Chapter 9 are based on main stream

planning, deveiopment, and zoning principles. While each has it,s own

inherent strengths and weaknesses,, none may be fully implementable given

the slow growth in Winnipeg's economy.*
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*At the conclusion of this Practicum a neu planning design approach known as Neo-

Traditional Toran Planning uas starting to coffie to líght within the academic ønd select

deoelopment communities. This uork is being ødoanced by architects ønd planners Andres

Duany and Elizabeth Plater-Zyberk of Florida in their book "Toutns and Town-Making

Ptinciples", as well as others, and. this approach may høzte merit particula y as ø ordering

design philosophy.
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RESTOREÐ
The Old Randall

T}IE HËW CAVEI.TI BUILDING

555 West Georgia Street,
ln the heart of Vancouver.

Complcrely renõvaterl, seismologically upgradcd to thc

latest codes, all new interior, fully aiFconditioncd, )ct.
rctiìirìing opcnâblc windows.

A new ¡nterior in an irreplaceable
1928 Heritage Bu¡lding.

Ideal sprce for small to mcdium sized tenoncics rvho prefct tlaclitiott
rvith nodern quality convcniences. Some retail space ou ground artd

louc¡ lìoo¡s. Full fìoors of4000 square fect and a glorious pentltousc

offìce space of 3600 square fcct.

occuPlltdcY ocToBER I991
Lutsing Infornntion: Mr. Kim Jow (604) 263 -282:

REIMAX Rcal Esuttc Serviccs



FOR SALEffi
E

UNION STOCKYARDS PROPERTY

ST. BONIFACE

1il AcRES ! uonE oR LESS

* Ideal for industrial development orhousing deveìop-
irent, etc.

* Zoned M 3
*. Pri cêd and to be sol d as is
* Ten minutês from Downtovln l,linnrjpeg Còre
* This property is extremeiy wel l priced at:

$20,000. PtR ACRE

FOR FURTHER INFORI'IATiON CONTACT KEN CHALMERS OR ARNOLD FEUER

Realcor lnternational lnc. Commercial Real Estate Services
801-310 Broadway, Winnipeg, Manitoba R3C 056

Tel.: 1204) 956-2012 Fax:1204]'957-1735

l=gfå Áttþ¿!14 *êt tuyt! L.P¿s. c@tt! a.¿t ee s6:@s



Vandaås desfroY steer sÛatue
A huge steer that graced the

front of Union Stock Yards on
couldn't believe ' hat people had
done to it."

Armstmng said police didn't
know iruch about the damage,
except that it likely happened
Saturday night.

The steer, which stood about
two metres high and thrce metres
long, also had a time capsule in
its base. Enclosed were pieces of
memorabilia about the Hoof and
Horn Club.

Armstrong said club members
were at the site lâst night to
retrieve Î¡e time capsule, which
will be opened at a special fmc-
tion.

"We'll try to make a big deal
about this, because the time caF
sule will mean a lot to a lot of
people."

Armstrong said the club will
have to decide whether it wants
to erect ânother statue to replàce
the damaged one.

The yards closed in September
1988,' hen operations moved to
Rosser, just outside Winnipeg.
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No. *

l.
Industrial. Pa:rk

Pandora Ind ustrial
Park

Dugald Industrial
Park

St. Bonifaco
Industrial Park

3.

Park Ownor
û Zoning

Canadian National
RaiLways
Zonod-M2-M3

Canadian National
Railways
Zoned-M2-M3

City of Vlinnipog
Zonsd-MP-26
MP-3

Winnipog Ind ust ri.aL
Park

Winfiold Business
Pa-rk

Wost Fort Garry
Busi.ness Park

5.

Total Aroa
(acros)

130

65

700

FULLY SERVICED INDUSTRIAL PARKS AND AREAS
AND MAJOR TENANTS

* = corrosponds with numbor

Avajlablo Solling Prico
Area (acrss) $/Acre

U9 For Leaso

Jogray Dovolopmont
Ltd. Zon6d - M2 - M3

Wi¡¡fisld Dovolopmontg
Ltd. Z-onod MI

CairnsDovolopments 200
Ltd.
Division of Nu-l{ost
Group Ltd. Zonod M1-M2

on Industrial Dovolopmont Map

22L $49,000 - $53, 000
Non-track, trackage

22

For Loaso

Improvomont
Cost

None

Nono

Nono

27

L7 $45,000 - $180,000

15 $75,000
Frontage - $1.40,000

Major
Tonants

PaÌlissr
Furnituro

Wsstoel
Roscoô
CargiLl crain

Phillips F¿int
Prod ucts
Outdoor Motor
Salss
Vita Hsalth Co.
Namasco Ltd.

VI( Mason
Construction
Consoudatod
Agri Products

Madson Elôctric
Govt of Canada

South Winnip€g
T6ch. Ctr6.
Pr6cis6 to Form
Dominion Const.
Melroso Coffee

50 $80,000 - $85,000

Nono

Yos

None



No. * Industrial Park

L Konaston
Industrial Park

11. Murray Industrial City of Winnipog
Park Zoned - MP2

Park Ownor
6 Zoning

Konaston Ind ustrial
Park Inc.

Zoned - M3

12. Omands Crosk Winfisld D€volopmênts 119
Industrial Park Ltd. Zonod - M2

13. Inkstsr Park South DomÍnion Construction Bs(South) Company Limitod
Zonod - M2A - (Lt. Ind.)

Total Ar6a
(acros )

r20

All parks ars sorvicod with oìoctricity, natural gas, storm 6 sanitary sow€r, wator and pavod ¡oads unloss notod-
Zoning - I\,tr, MPI - Light Industrial

- M2, MPz - Light Industrial
- M3, MP3 - Hoavy Industrial

FULLY SERVICED INDUSTRIAL PARKS AND AREAS
AND MAJOR TENANTS PACE 2

Availabls SoUing Prico
Aroa ( acres ) $,/Acre

42 From $55,000

* - corresponds '¡rith numbor on Industrial Dsvslopmônt Map onclosod in back of profilo.

0 Parh FulLy
DeveÌopod

44.5 S85,000 - $r10,000
(34.5 sorvicod) 40,000 unsorvicod

Improvsmont
Cost

Nono

Major
Tenants

AT CO
w€stl.and Plastica
Transwost6ln
Fripp Fibrô Forms

Booing Cda
li'f acDon Ind .
Unisys
Otto Bock

Canox Ltd.
G uì f- Potro
Cda Warohouso

OId Dutch Foods
Livingston Dist.
Northorn Tolocom
Coca Cola
Kuohno 6 Nagol

$90,000 - $105,000

Yes

Yos 6

No

None
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