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TOWARDS A PLANNING STRATEGY FOR OLDER NEIGHBOURHOODS

. There are 84,000 housing units in Winnipeg's inner city area,
i.e. 50% of the total housing stock of Metropolitan Winnipeg. Twenty-elght
Thousand of these units were built befors 1920 and many before i1912. Ninety
percent (or approximately 25,000) are wood-frame. |+ can be seen therefore
that a large proportion of housing stock in Winnipeg's older neighbourhoods
Is reaching an advanced threshold in terms of age and condition. Crucial
decisions are being made by Individuals such as homecwners, revenue property
owners, landlords and private and public agencies such as banks, development
companises, municipal and provincia!l departments and corporaticns in response To
this situation, which in an ad hoc way, is defermining what happens o our
older housing stock. These decisions fue! and trigger the process of neighbourhood
change and irreversibly affect the shape and nature of Winnipeg for future
generations.

The individual's decision to rehabiiitate or upgrade his or her home is
affected by {15 market value; potential future return cn The investment made in
upgrading; The abiiity to find funds +o finance renovation; and the cenfidence
the owner, his or her neighbours,and other agencies such as banks, contractors, etc.
have in the nelghbourhocd in which the house is located. |t is essentially z
gamble which The individua! homeowner takes based on weighing different costs
and benefits. The baiance of the decision can be easily upset by factors
beyond the individual's contro! such as a planning intervention |ike road
widening, that reducss the size of The vard and causes major nocise and polliution
problems,or a decision by a developer to locate 2 high-rise in the immediate
vicinity, causing shadow and |ight problems. The develioper, motivated by profi+t
has preferred to take the decision to demolish existing older residential
property to make way for residential or commercial high-rise structures rather
than rehabiiitate the existing building, particujariy it it Is lccated on
valuable land in or near the central business district. There is no incentive to

do otherwise.




So far the City of Winnipeg has not responded to the situafion of
incipent decline of our older housing stock in a strategically pianned way,
except in the designation of Neighbourhood :Improvement Areas. Progress
has been made in these areas in halting and reversing the process of
neighbourhood decline, but the program has the disadvantage of being
capital intensive and relies heavily on one major source of faderal
government funding. [t cannot therefore bs used extensively throughout
+he inner city area without substantially increased federal and provincial
support.

In all other cases *the city has tended to make ad hoc decisions
In response To ad hoc problems. In a situation where planning decisions
are not related to overali planning objectives for the city or particular
parts of the city, or related to a stratesgically pianned housing policy,
mechanisms used by public agencies fo control development such as zoning,
code enforcement, regulations, etc. developed by city representatives,
with fthe best of intentions, can be extremely blunt Instruments. Insersitive
or over-strenuous application of particular code enforcement regulations
can also have similar unpredictablie and undesirable results. These problems
are compounded by the capital Investment pattern bsing followed by The City
cof Winnipeg. Detalls recently relieased in connection with the City of
Winnipeg proposed 5 year capital budget for 1977-198%1 show that the revised
budget is almost entirely devoted +o providing regicnal services for the
servicing of new suburban development at a cost of $380,000,000. No major
improvements to éxlsting systems are included i.e. no new inner city
transportation facilities, no new park developments and no improvements to
the transit system - only maintenance of existing service levels.

The effects of an ad hoc approach to planning for older neighbourhoods
has produced a number of offects about which the Institute of Urban Studies

wishes to express ifs concern.

1. There has been an unacceptable loss of existing housing units, particulariy
low-income units at the bottom end of the housing market which offer low cost
options to consumers. |t was defermined as of July 1876, that the Apartment
Upgrading By-law has resulted in the closing or demolltion of some 229 housing
units in fthe city and that the Maintenance and Occupancy By-law has resulted in
the remcval of approximately 70 structurally socund units. The Manitocba Landlords

Association estimates that by the end of 1976 as many as B800-10C0 units may be




taken off the market mainly as a direct reaction to thess ftwo by-laws.

This situation has ftwo seriocus implications.

a) Traditionally, Inner city areas have provided housing for varied population
groups, including a significant proportion of low income people such as the
elderly, The new Immigrant, The student, ycung workers, and the single

parent family. Many of the units lost provided low~cost accommodation for
these low Income groups. [t is unlikely that alternative accommodation

can be provided for these groups without deep public subsidy.

5} High captial costs of building new units have placed the per unit cost,
whether paid as a purchase price or an economic rent, at a level that Is bevond
the means of most Canadians, let alone low income groups. (n a recent speech,§
Witliam Teron of C.M.H.C. pointed out that the economic rent required to
carry present high price plateaus make it virtually impossiblie for rental
accommodation to be built that is viabie and affordable by most Canadians
of moderate means. Government and society are called upon To pay the
difference. Almost 100,000 familiies In 1976, cut of 250,000 starts,will receive
subsidies from government.

The reail social and economic costs of destroying our older housing

stock and having to replace them with new accommodation are therefore enormous.

2. Severzl oider historic buildings offen converted into multiple dwellings
have already been demolished or are threatened with desfruction. [T is not
suggested that older, hisrofic buildings should be Treated as a "sacred cow’
but that there should be mechanisms for delaying demolition, unti! the merits
of saving bulldings in good structural conditicn, and with features of
historic, architectural or assthetic Interest are fully investigated. This is
particularly Important in relation to buildings fulfilling a useful housing

funcTEon.z

1. Willlam Teron. . .Remarks toc Urban Land Symposium, Canadian Council of Sccial
Development, Calgary, November 30th, [976.

2. A new anti-demclition by~law, +abled early in December by the Environment
Commission wiil be a useful new Yool available to City Councit fc protect
older buiidings with features of historic interest if it becomes faw.




3, Too often, private developers and public agencies such as M.H.R.C. have
preferred to develop sites which involive demclition of existing buildings

rather than develop vacant sites. The cases of 11 Kennedy St. and 420

-+

and 424 Edmonton are manifestations of this situatTion. However was

estimated in 1976 that there are at least 60 acres of vacant land in Winnipeg’
inner city.

The cases menticned above alsc iliustrate that under The present
&

planning arrangements the intrinsic value of existing housing, its presenT
+

function in The housing markeT and Ifs5 sccia o present owners or
tenants are very much secondary considerations in relation fo the land value
Y

on which the housing is located particulariy if fthe land is in or near the

I

central business district area .

4. Thers seems to have been a lack of Inferest and concern In conserving
existing bullidings, particularly older housing stock in the inner core and
cenfral business districts of Winnipeg. As costs of bullding and financing
new construction continue fo =vscaia‘i’eg it is v r

and +he preference To remove rather than rehabilitate older buildings be re-

examined.,

==

5. Finally, development in older neighbcurhocds in Winnipeg has fended to

be spasmodic and has not besn related o carefully formulated social and
sconomic planning goals. Experi én ce elsewhere, particulariy in the United
States, suggests that ¥ clder nsighbourhoods are ieft to the vagaries of the
market system's present mix of incentives (inciuding governmenta! ones)
nelghbourhood decline, blight, -abandorment and social and crime related probliems

are likely Tc proliferats.

1. _PURPOSE

In view. of These concerns, The Institute of Urban Studies has produced

this short position paper for The following purposes. FirsT, to urge pub%Ec
bedies to develop strategies for the renewal of clider neighbourhoods tha

involve a more planned approach, which is retated to defined social and economic
goals. There is 2 need To provide a pﬂannéng framework that wilil a) produce
balanced communities with a more desirable mix of different kinds of residential

[AERY

and commercial land use, and different sccic-economic groups and bJ provide




incentives and provide a catalyst for individuai and collective, private
and pubﬁicﬂac?ioh which wil! allow overall planning goals to be fullfiiled.
Second, our Intention ls fc begin & disicgue with and betwesen public
agencies such as the City of Winnipseg, C.M.H.C., M.H.R.C. other inferest
groups and the people of Winnipeg about the kind of planning strategies
That might be applied in Winnipeg.
Third we attempt to make specific suggestions about strategies that

might be tested in Winnipeg.

2. PROGRAM STRATEGIES USED ELSEWHERE

-

Strageties used elsewhere to provide an integrated planning framework,
related to clearly defined social and economic goals for cities or
particular areas within the city, have been diversified and varied. There is
nc cockbook approach. Many combinations of legai, financial, administrative
and economic tocls are being used in cities to create the climate necessary
to enccourage individuals and pubilc and private agencies To make affirmative
decisions which aliow overall planning goals to be

E&ﬂs%eraer development rights as =2

financlial tcol to pay for histeric preservation. Toronto, Vancouver and
some American cities have anti-demc!ition procedures, nct as an end in
themselves, but as a tool fo aliow Time To negotiate with The owner of & bullding.
Portland, Cregon, has a reveiving fow-intTerest home repair fundys while other clti
have enlisted the co-operation of Financial Instituti Oﬂb? to provide flexibility
in the processing of lcans and more aveilable coptions for loen capital. Some
cities have provided 'lending library’ services to provide ftools to individuals
il

=
with the provisicn of free professional advice and guidance.” One city has

o

o

who are willing to undertake repair and reha tation work themseives, coupled

deposited city funds with a particular bank fo provide 'a line of credit’ and
o~
e

, 1 e e e . . & o
guarantee against risky lcans That might ofherwise not be given. What all

3. + « « - Practicing Planner, June, 19786, p. 15,
4, tbid. p. 26-30 vMor+gage Banker Says Flanners can Encourage Private Lending In
Clder Neighbourhoods.'
. H.U.D. . . . .Neighbourhoocd Preservaticn Catalogue.

5
€. . . . . .Practicing Planner, June, 1976, p. 16.




efforts appear to have in common
Communication amongst government,
Rent Controi Boards)and institutions
all

they are being kept informed.

3. CONCEPT OF A CONSERVATION D
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More specificaliy the conservation cistrict mode! would make strategic
use of the planning machinery devised by the City of Winnipeg Ac%{ﬁae. The
district plan and action area powers) to allow the city To control and fine
tune planning strateglies for a particular area according o the needs of
the area and carefully formJEa?pdobJecfives and guidelines for the area.

IT could alsc involve selecTive acgulisition and incremental site by site

approval and action rather than large scale and rapid change. The concept

has the advantage of being = pureﬁy city Initiated program and wouid involve

existing political machinery fo corral interest groups into co-cperation with

the overall goals of fthe conservation disfrict.
d

<

The conservaticn district model would nct depend on large infusions of

“h
o
0.
®
<
@]
O

o

ode
ederal caplital as the N.I.P. and R.R.A.P. programs, Rather it would
new financial techniques by working in co-operation with private investment
institutions such as baﬂksf jocal credit unions, Trust companies efc. To provide
foan capital for rehebilitation and investment purposes. For example, Technigues
such as providing a gusrantee To privete lenders by the deposit of city funds

to stand as securlty against bad risk loans or providing initial public money
eha

for acquisition and rehabilitation of bu%@dings which could then be mortgage

Q

3

Through cenventional lending instifutions, previding a roll-over credit operation,
s which might be applied. Such technigues would have the

re new financial tool

added advantage of cffsetting the present reluctance of private institutions

~ ¥

to lend in some clder inner city areag . The conservation district model can,
la

however, attract federal funds avallable for rehabllitation of older housing
Through The non=-profit vehicle.

Other new planning techniques which a conservation district approach could
use are transferable development rights and anti-demclition procedures. I¥ could
be 2 'fest-bed’ for many different kinds of new planning Inncvations which could
be shaped to sult the local situation in Winnipeg.

Therefore, the application of a conservation district strategy is
complimentary to the present NIP programs. 1+ can be used in 2 wide vareity of
older neighbourhoods where NIP programs are not beling applied for financia
reasons. it should be seen primarily as a preveh%asive approach - offse

continued deterioration and protecting against unwise - and unproductive iand use.




A. WHERE AND IN WHAT WAYS HAS THE CONSERVATION DISTRICT MODEL BEEN USED
ELSEWHERE?

Altegheny County, Pennsyivania began a neiaghbourhood preservation
program in May, 1976. Target neighbourhoods in four municipalities were
initially seiecfed for comprehensive programming. The neighbourhcods
selected as preservation areas were chosen according To criteria such as:

environmental considerations le. fTreedom from major environmental problems

and freedom from conflicting plans to change residential character of The

oy

neighbourhoods; structural conditions ie. the need for rehabilitation had
be evident, butT The neighbourhocd housing stock was not to have deteriorated

:

To @ point where it could not be saved; aifitude of residents was considered

another Important variable and their understanding and support of the program

-
H

O'.

has to be demonstrated via minute

n

In addition, each municipality had +o make a committment Fo undertake appropriate

public improvements; and nsighbourhood market conditicns were preferred which

Lt

exhibited a stable rather +h

s

e
ot
SCi b

o
b
Q.

i H

home improvement loans were readily available

ing housing market, and where mortgage and

-

ranged from 54% to 80% of all occupied units, and median family income
approximated $8500.,

[

s inspected on 2 systematic bas

.

Each housing unit In a selected area
for compliance with plumbing, electrical, fire and building code enforcement
ylations and veluntesr compll

s

S
explalning the program and Inspection process, pr%or to iniTial inspection a

The neighbourhcods sslected had an average of 248 sTructures, homeownersh

Is

pubiic meetings and survey of {ocal residents

o
i
¥

nd

provided with The services of a rehabilitation specialist and financia! counsellor
after Inspsction. Two types of financial assistance are being provided: ubsidi
[oans for bankabls residents offered in co-operation with private lending
Institutions and high risk lcans for nonbankable residents, - The maximum

loan is $8500 per dweiling unit including a maximum of $3,500 for desired
Improvements above code standards and ican reciplients, pay an effective Interest
rate of 3% or less. For bankable residents, this is made possible by a

grant from Action Housing Inc., a non-profit locel housing agency. Maximum {oan

term for the bankable residents is 12 years. The High Risk Locan Program Is

administered directly by Action Housing Inc. for those pecple who cannct secure

® el

loan from participating lending institutlions. A loan committee defermines what

a

°

p

nce is encouraged. Homeowners are sent Information

zed




the interest rate will be (0% to 3%) in each case and allows foan terms of up
to 20 years.

As of June i976, three or four nelghbourhood offices had been established,
program |iterature has been distributed to ail target area residents, several
workshops has been conducted and approximately 25 properties had been inspec?ed
in each target area. The program is scheduled to be completed in approximately

18 months.

The conservation district m

C

[
®
po ]
o
ur
)
0
0
o
®
[0]
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in Norfolk,Virginia.
The Conservation Project here was inifiated by the Ghent Civic League in The

riy sixties and subseguent!y designated a Conservation Area by Norfolk City
Council! in 1969, It has been the key fo revitalization of The Ghent area of
Norfolk. The purpose of the Ghent Nelghbourhood Conservation Program has been
to prevent further detericration of Ghent; fo restore residential dwellings
in keeping with The unique historical character of the areaz; fo remove
undesirable properties from the market through condemnation and demelition and
to Initiate public improvements. To accomplish these goals, the Conservation
Program enforces special housing codes deveicped by Norfolk Redevelopment and
Housing Authority (A Municipal Housing Corporation)

To enable homeownsrs To correct code violations, the City of Neorfolk makes

locally founded, below-markeT interest rate rehabliitation loans avalliable

sidents of the area. The Ghent arez redevelopment plan aisc aftempts to
preserve the historic quallity of the neighbourhood by improving streets, gardens

and parks and by providing guidelines for restoration of oid homes.

-

The toctal budget for the City of Norfolk's Conservation program equals

sides Ghent. Budgeted funds pay for

3%
w

costs of housing, street lighting and parks.

$20 million, which covers three areas be

The two examples described above have been used to illustrate how The
conservation district concept has been impiemented in particular arsas. Thelir
experlience is by no means unigue. The conservation district model has been used

successfully in many other areas such as Berkeley, California and AriingTon County,

* The capltal costs %ﬂvo@ved In
ex"s?’nq housing stock are ver
servicing new surburban hOJsin

s kind of model as a means ¢
red wiTh Tthe capital costs o

(.C)\(uh




Virginia, as a tocl to preserve cider neighbourhcods.

5.

WHAT LESSONS HAVE BEEN LEARNED FROM OTHER AREAS USING CONSERVATION

DISTRICTS AS A PLANNING STRATEGY?

Lesscons learned from other are

district concept include:

1. A broad brush approach is unworkabi

with

To deal ach bullding In an ar

plan, zoning and code enforcement
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6. 1S5 THE CONSERVATICN DISTRICT MODEL AN APPROPRIATE PLANNING TOOL
FOR WINNIPEG?

Older European and many American clities have previousiy been
confronted with the challenge of coping with the probiems and legacy created
by the past, while progressing intc an age of fechnociogical change. Until
recently, ¥Winnlpeg has enjoyed +the luxury of being able o Ignere the

problem of incipient decline of iTs older neighbourhceds, partly because IT

~+
(@]
=]

is a young city and partly because the sympfoms of decliine such as dilapidai
bi

abandonment, warsening of social problems, etc. have nct been highly visible.

o
(]
(a]
o
=3
[(®]

+
0
0

However, This situation is hange andpositive planning strategies are
T

required before The threat of deciine in particular areas of Winnipeg becomssa
reality. '

Many of the basic ftools necessary To set up a conservation district
such as zoning, the commercial mortgage and lending system, housing maintenance
and building codes, etc. already exist

However In the past, Their specific application and interrelatTionships
r +

have dealt in criteria and zpproaches that a

e more appropriate o the creat!
of new structures on vacant iand rather than the adjusiment and improvement of
what aiready exists with a minimum of disruption.

in Winnipeg, acceptance of The conservation disfrict model will reguire
a re~definition of the scclal and economic planning objectives of the city.
I+ may aliso require a shift of cultural values so that present resources are
used fo the maximum rather than prematurely destroyed and renswed at greatT
economic and social cost. However, it is our contention that is is a concept
worth experimenting with.

It would also require changes in the proposed clity capital budget for
1977-78 o give Inner city areas some share in new capital investment. The
cost savings in using existing infrastructure versus ever extending new suburban
capital servicos as z means of conserving and renswing new housing stock is

fliustrated by the case studies described above.




7. WHAT _ARE THE VARIABLES THAT WOULD NEED TO BE CONTROLLED IN A
CONSERVATION DISTRICT?

1. Legal land use contrcls that create both incentives and restrictions

for the way the market operates: ie. zoning, three-dimensicnal urban design
controls, site plan restriciions, transfers of air rights ‘o deveiopmeﬁ%; district
plans, building helght restrictions, site controls, etc. The key is how
sensitively These Tools are used. There Is a cholce of lof by lot designations

in a smali{ area plan, or g

[
-
(]
R
o
O
o
.4»
O]
(o]
Q
3
o
n

, or & system of percentage Type

controls with an overall gecgraphic arsz (as z planned unit development control

system designates an azllowable percentage of commercial space for a total number
cf residential units, but does not specify exactiy where on the land in guestion
the commercial space must be builit). In other words, These latter controls deal
with functional uses of buildings, the scale of deve%opmen#, and the quatifies

that musT be present in such a development.

h

5

n

Z. Building codes, which legisiate The physical characteristics of constructl
standards. A crucial aspect is thelir degree of flexibility and appropriatensss
or dealing with rehabilifation within an existing building structure compared
The detalls that are required (because in the case of new construction, one
can arrange spaces and materials as one shes from the start). For exampie,
techniques That are appropriate for dealing with fire pro+eCaaon by scecifying

a certain type of exit svstem for a new bui%dsng might be replaced by an

—

l+ernate combination of mechanisms for handi ire and smoke spread of The
ng p

combustable contents and the behaviour patTterns of the occupants.

3. Housing codes, which legisiate the conditions within a building’'s structure

[

under which pecple may live. These include for existing bulidings: +tThe recently
adoptec malntenance and occupancy by-law, the rooming housing licens

fire by-law, The National Fire Code adopted in July, 1976 {(which we bellieve

o

supercedes the aparfment up-grading by—anﬁaeﬁevaTori security, heaslth, and other
¢ key aspects are the manner in which These codes are

Th
LR

types of safety codes.
enforced; the degree to which pecple understand what they are supposed To do;

the various ways that are open to them to comply that are consistent with their
I
various motives for owningresidential property; the extent to which voiuntary
= g
compijance is encouraged; and the Timing of enforcement corders vis-a-vis cther

'




simultanecus change in tThe economic and psychological factors affecting

property ownership and management.

4.

Demolition permit controls, and control of the sase with which alfernative

use of land can be substituted for the present use, both iegally and under the

prevailing economic conditicns of the market. Under certain clircumstances

The present system encourages the 'lowest and worst use' such as a parking loft

in place of existing housing. |

—t

is fTrue that This could be a preliminary stage

z

in the process toward the eventual creations of a structure aimed at 'highest

and best use' of the land, namely the largest bullding posslible under zoning.

However, planners and the public are realizing That Tthe unfettered market process

described above is llkely +o operate in the infterests of speculators and

developers rather than the public.

Controls need to be in place To ensure That +the sccial value there may

be for retaining an existing structure on a site, mainfaining ifs current use,

and

glving existing housing pricrity over 'least and worst' fand uses, Is

recognized. This calls for an anti-demclition policy supported by law that would

require before permits are issued That plans be registered for the alternative

use of the site and that "replacement” of the forn down housing stearts with

accommodation suitable for the displaced ftenants provided in the same area. In

[

some cities ie. Vancouver this is done through sec. 15.1 legisiation administered
T

by & municipal housing agency. What obviously needs
r

o be looked at is how

the developer should share in The respensibillity of providing suitable replacement

housing of a Type and income range To serve Those who are displaced.

w

Financial Aspects

a) A system of property tax abatement as an incentive To undertake

sxpendliture on repairs and rehablilitation.

by Availability of lcans

Loans tTo undertake repair and rehabilitation work must be readily available.
Where present public and private sources are unwilling or reluctant o lend

to high risk borrowers or on high risk structures, special mechanisms shouid be

instituted to offer coptions +o borrowers and incentives To lenders. For
example, use of capital for creating a revolving fund by the city to underwrite

c o
H

high risk loans and ailow a proper line of credit, and operated in COﬂjURCT“Oﬂ




with a particular bank or banks@8

¢) Maintaining expectations of markefability of housing. This wiil be related

To transportation, amenities, other competitive forms of housing and the housing
mix: (ownership, co-op condominium or rental) An example of a mechanism encouraging
this slituation would be the recent Eegisla%ion which the province passed

regulating the conditions under which one apartment bullding could convert

to condominium requiring the approval of 50% of the tenants.

d) Facilitating transfers of ownership where necessary, Through co-operation

cf banks and other parties, fo encourage a party who would rather se!ll than
comply with the overall goals of the conservation district fo sell to a party
inferested in the aims of the preservation district. The mosT obvious example
of this was the 11 Kennedy St. cass, in which the price of land, and the owners
willingness or unwillingness to accept an offer, determined whether groups which

were wiliing to put in upgrading money could in fact acquire the property.

e) Availability of fire and property insurance. This affects lending markets
and the ability of owners and tenants To restore what has been damaged. [T aiso
acts as an incentive for arsen, which Is a probiem that is starting to arise

in Winnipeg.

One way of conscolidating The control of the financial vatrlables described
above is through the creation of & Municipa! Housing Corporation.
This could not only provide a focus for encouraging the co-operation and
co-ordination of private and public funding for housing and rehabilitaticon but
might also co-ordinate the efforfs of government related and other agencies
in a variety of soclal develcpment activities such as co-ordinating social
services, public relations and educational work. The concept of a Municipal

Housing Corporation is further discussed In SecT%ona9? of this papen

8. This mechanism has been used for example by Portland Oregon. Vide Practicing
Planner, June 1976, p. 15, American Institute of Flarners.

9. Vide p. 17.




6. Educational Component

Change of attifudes of various sectc

owners, banks, etc. by creating a forum for discussion of mutual

-

]

s of government, indusiry,

interests.

The thrust would be ¢ change The actions of individuals and

institutions by creating avenues of trust

7. Co-ordination of social services

o

This would include re-iccation, matching

neseding iT, so as To meeT the changing needs of

example, The reuse of vacant structu for

a structure from one purpose which is no |

. 10
apprepriate use.

8.

involved, or on the marketing incentiv

Co-ordination of other regulatory

flexibie and that Thelr particular concerns
of the overall objective. For sxample, the
day staff actions of procedures under which

as a barrier To the lending |

doing improvements under code enforcement.
from a fesling of *rust and feslings of ce

future. Since The Rent Contro

process there is lacking any ablility

and communication.

n
T

i

rtainty about what will

gvailable housing with Those
vapious sectors of the population
For

hanges taking place.

other purposes or the changing of

. 5

conger apprepriate to another more

encies That have an impact on the area

[

his would be to ensure that they ar

H

do not cause the coliapse

rent control board in I¥s day ¥o

pecple can get rent increases acts

nstTitutions which would lend money for pecple

The lending insTitutions each operate

happen in The

Board staftf takes six months to go Through The
g S

ot The bank to make the decision on the

joan application with any degree of certalinty about fhe future financial

tfeasibility of the housing invoived.

10. T1.e. in The planning litersture you will see examples of the vacant school
bultdings that are noc longer being used or because of populaticn shifts now
being converted to cliderly housing.




9. Provision where necessary of appropriate modification of utility
systems, capital infrastructure, and delivery of services by The governmend;
ranging from improvement of the infrasiructure |ike sidewalks and sewer,

.
|

to provision of goodsiike trees for which owners pay and government meetling costs
of installation. It would aiso be necessary tc control delivery of "soff'
services such as pclice patrol pattern, Types of fire response and voluntary

home inspection programs. Another example of a soft service might be the

creation cf a lending facility for hand fools to area residents who want fo do

Their own Types of repair.

10. Provision, with appropriate publicity of professional staff services

to provide advice and hslp +o people as T¢ how To meet code reguirements
hese professionals could suggestT a varisty
ves of the recipients and the overall

objectives of the conservation district be met. The motives of an owner as

[

tc how long he will own a buliding and how and why he has purchased a bullding

'q ]

infiuence whether the owner would want To spend money for permanent capltal

improvements. For example, in connection with fire code reguiations an cwner

f

who wishes To hold the building for a2 long Time may be prepared To replace The
n

)

ntention. However an owner who iocoked

“
5
n

walls or the woodwork because of
upon the building as a shorterm holding might prefer To use flame retardant
s

paint, and be willing To spend only a smal!l amount of money.

19, Finally, It would be necessary Yo ensure That There are mechanisms for public

hearings and for making information availabie To the public.

All the variabies discussed above must bs included in a strategy
which must be flexibie and responsive to change over tTime and be willing

to adapt to changing market conditions.

8. EXISTING POWERS AVAILABLE 70 TH
D

TY 70 ALLOW FOR THE CREATION AND
MANAGEMENT OF A CONSERVATION c

E CI
STRICT.

!
§

I+ was mentlioned earllier that many of the basic tools necessary to

P

seT up and manage a conservation district already exist in Winnipeg. Additionally




and more specifically, the City of Winnipeg Act, 1971, gives wide powers To
the Clty to undertake activities directiy related to the crestion of 2
conservation district and +o controiling the varliables discussed above.
Section 565 (Part 10) of the City of Winnipeg Act, 1871, ailows The designation
of an ‘'action area and the preparation of an 'actlion area plan' under auspices
of the Greater Winnipeg Development Pian. The city is thus empowered
to prepare policies and propocsals for the comprehensive freatment of a
particular area and/or the establishment of a social development program.

In addition, Section 638(part 10} gives the clity power To acguire
or erect dwellings for rent or for sale within such an action area and the
authorization of the city's power To acquire iand; rehablilitate and improve
existing dwellings; provide grants and loans to owners To carry ocut rehabiiitation
work; and reiocate persons desplaced from residential or business premises
in an action arez is provided by Sections 639.1 (3,5,7,8,9)

The one area where new power Ts required and polic

P

es established is

for anti-demol ition and transfer of development rights.

9. THE MUNICIPAL HOUSING CORPORATION AS A MECHANISM IN STRATEGY IMPLEMENTATION

{T was mentioned earlier -in This paper that the creation of a municipal

P

housing corporation would be a major tocl in managing tThe operation of the

a o

consservation district model in Winnipeg. It could also be an important component

in developing a housing pelicy for fthe city. Toronto's experience in This field
W

initiated in April, 1874, by City Council h the establishment of a Housing

§)

Deparftment suggests that it is highly feasible and necessary for city government

9

to become invoived in developing an overal!l housing policy and inftegrating

housling and planning é#ra%@gies, Through the aegis of a4Mun§cipaﬁ Deveiopmén%“
Corporation. The aims of The Toronto Corperation are not only To develop

new housing for low and moderate income peopie, but fo rehabilitate existing
housing in the City. In Implementing these aims, it is Involved with housing
production, land assembly, buying and renovating existing housing, property
management, co-ordination of and assistance o non-profit groups and program

and policy co~ordination.

< .

In financi

ng 1ts operation, it is a heavy user of federal and provincial
o

funding for housing and rehabllitation purposes. In reiation fo its work with

existing housing, by using the non-profit group vehicle fo rehabilitate and acguire

[0S SEIN
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oider property, It is abie fo facilitate Tthe use of the federal Residential
Rehabliliftation Repair Assistance Program funding for groups formed under‘i?s
auspices. ' o

in Winnipeg, aithough There would be front end costs involved In
developing and setting up the initial organization, the value of a similar
corpora+?on in providing & vehicle for the co-ordination of housing and
pltanning policies in particular areas of the city, and the avallability
of federal and provincial funds o support housing programs, make [+ a model
worth serious consideration by cify pelicy makers, both in refation to the

Conservation district concept, and for other housing and planning purposes.




10. HOW MIGHT A CONSERVATION STRATEGY WORK IN A PARTICULAR WINNIPEG CONTEXT

For illustrative purposss, let's dsscribe a possibie scenaric for the
Central park area of Winnipeg.

Central Park iIs a one sguare biock park bounded by Edmonton, Cumberland,
Carifon, and Quappelle Streets. The park is within the stightly larger
down?cﬂwériangie created by three major arterial roads - Portage Ave. 2 blocks
south, Balmoral 2 blocks wesT, and Notre Dame 1 block north. It is
residential "island” with & perimefer of more Intensive commercial and office
uses, though the reslidential nature Is somewhat more continuous to the

west and north.

Two sides of the park ars dominated by approximately 20 storey high and

P

very wide apartment buildings, while the rest of the area has some older walk-

s

er side streefs of single family detached

di
up and elevator apartments with smal

houses of beth frame and masonry constructicn. In ge

s}

eral, the area first developed
as part cf the major expansion cf Winnipeg between tThe years of 1855 and 19Z5.
Thus, The buildings sTill standing are at a critical Threshold of physical
condivion while the area is subject To some of The pressures that come from
being on the edge of an expanding central business district, the thrust for
new office space 5eing the major exceptio

The strength of +his area is in i¥s diversity: The economic demand
generated by mixed-income levels permits the support of new and old commercial
enterprises. Thse location of the park, within walking distance fo both downtown

2

business, Transpcrtation, educaticonal, and recreational facilities, is further
enhanced by The aesthetic counterbalance of new large bulildings on the oneiﬁand
(thereby permitting more pecple 1o enjoy the location) with the older low-rise
individual houses That give 2 sense of human scale, personal surveilance, and

a sense of heritage and “character” to the area. Adding To the economic and

P

['4]

o
P

s the rich followed the inifial lure of suburban newness and opeh space.

al mix are large old solid apartment blocks, symbols of past days of

c
per Income grandeur, which fToday provide more reasonablie levels of accommodation

-

o]

This
mixture of cwners and renters, of young and cld, of residences near employmen? and

shopping coportunity glives a vitality to The ares fhat should be maintained.




llow can these strengths be built upon so as +to encourage continucus
upgrading and desirabie re-invesiment of human and capital resources rather
Than sliow decline with sporadic new development, new development which collectively

would destroy tThe very attractiveness of the area that encouraged the
individual piecemeal decisions in the first place? For each individual
is operating on the assumption that his one action can not affect the larger
whole, and in The long run this Is incorrect.

A skillfully designed detailed action area plan, by taking into account
structural building conditions, expansion or consolidation plans of existing
commercial ehterprises, historlic values, and assthetic features which can

1 : r

frequently be transformed info economic return, would set ouf future uses

¢

and reduce uncertainty. The producT of the plan would be matched by The
o

‘

n between people during its creat!

(6]
o

importance of The process of communnicati
Some of the tools to be used Tcgether might be as folliows. Effective

helght limitations where low-rise !s desirable would encourage the rehabilitation

and restoration of existing sound buildings. They would aisoc hasten the developmenT

-

of wvacant

L

land parcels which are now standing unproductively idle In

e -

anticipation of future ilong term gain (in what we might call a boom or busT

cycie rather Than a steady even flow of continuous productive usel. This would

occur Through the simultanecus realization that delay is in itself costly and

I z

The creation of positive means fo finance change. Sensitive code enforcement,

-

absclute refusal or significant license fees for the creation of parking iofs

]

a

on land designated for other purposss or when a specific area within the disfrict
pian goss over a pre-designated parking capacity, and adjustment of property
al

tax assessment procedures sc as o penalize vacant land holdings which are at

)

variance with The plan's objectives rather than al {owing the over-riding pre-
emineance of air rights To dominate The system are/ﬁ%%%ods that can be empioyed.
The determination of compliance with the plan, as well as & disincentive of
unwarranted demoliticn, would bs the requirement that a rea%is?ic development
or building psrmit for a particular use be obtained before a demoli*tion permi¥

cculd be granted. These methods wouid also encourage Transfers of ownership To take

* This might bs appropri iate, say, for the now vacant lots on the east side of
Kennedy S*reet just north of Ellice, vacant as & result of a fire 1z vears ago.




place, from parties not Interested in meeting the conservation arsa's

ob jectives To both profit and non-profit groups that are.

On the positive investment side, the wel! publicized co-ordination of the
Manitoba Critical Home Repair Program, the Winnipeg Home Improvement Program,
RRAP, AHOP, MHRG, and-priva?e financial institutions would resultT In an
influx of gradual planned change, as the individual reiucta@nce and risk cof ahy
one person or institution acting alone would be superceded by the knowledge
that others were simuitanecusiy aiso Taking action. Thus, it beceomes
advantageous To parTicipate in Improvement of +he neighbourhood rather than
disadvantageous o go it he fact that there are sians of individual
improvements to a few buildings now is an encouraging sign, and iT can be builfT

upon.

The subsequent increase in overall property tax revenues from the

general conservation area-wide increase In value could be specificaliy Targeted

9

To pay off the capital bonds that pald for individual local public improvements

v
district through a device known as Tax increment financing. This mechanism is now

.

a as "the principal tocol for

o
i

in Calliforni

used by over 100 cities and counties-

.

financing redevelopment activities,” and has been in existence there since

152H This foo!l might be expecially valuable if political difficuities are
encountered in redirecting the Thrust of Winnipeg's 5 vear capital Emprovemen?s
program.

On the code enforcement side, such large and potentially valuable housing
resource as the Birkenhead and +the 8 storey Ambassador apariment block buildings
will be faced with expensive upgrading orders under the apariment upgrading
by~law 1046 when they are inspected. Selective, flexible, and timely infer-

s

‘

ventions now, in advance of such an order, could sef in motion events leading
to rehabilitation and fire safety upgrading within reasonable rent levels rather

than either vacating or democlition, as occurred with The bullding on Ellice or 1

1. Ralph Anderson and Assoc ates

in

1

Redevelopment and Tax Increment Financing by Cities

and Counties in Callifornia, January, 1976, 97 pages.




Kennedy Street. But such intervention will require the joint co-operation
of CMHC, banks, The owners of These properties, The rent contfrol board,

and the Winnipeg Building Commission. Tnis is exactly what The formation

he

of a conservation district under the district plan mechanism can bring about

I3

if creatively administered, both in its technicaltoals and its ability to

o }

create 2 larger, more focused context for each of These individual agencies

That are now pursuing separate goals To work within.




1. CONCLUS ION

The above sections cutiine a basic appreach. Mere detailed work Is

obviously required both in working out the specific techniques to be employed

and the areas which might be ¥ried as conservation districts. The fact
remains that unless some action is initiated scon; then for many critical areas

5

le. the Broadway=-Assiniboine area, Centrai Park district, East of Wolseley,

-+

Baimoral West, parts of Fort Rouge, it wii!l be foo late. They are on the

thrces of change, and all that will be left in 2 few years Time is regrefs. The

r4,

_‘r
inftiaticn of a conservation strategy should be a first priority In this city.
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