

















as nests for rodents and other animals whose urine and fecal matter poses a
potential health risk to anyone who might enter these premises, either
legally or illegally.

In my opinion, these houses should be demolished as soon as possible.
However, if their demolition is delayed for any reason, I recommend that all
windows, doors and other openings be boarded-up completely and securely,
all debris within their yards be removed; and these properties be protected
from unauthorized access by the installation of chain-link security fencing;
subject to the City Building and Development Department issuing a Fencing
Permit for such fencing.

I trust that this is the information you require at this time and will await
your further instructions in this matter.

Yours truly,
N.K. BECKER INCORPORATED

Y79

Dr. N.K. Becker, P.Eng.
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BE CKE N.K. BECKER INCORPORATED A Member Company of
THE BECKER ENGINEERING GROUP INCORPORATED

1 October 2007
#HC0607

Paroian, Skipper, Hewitt
Barristers & Solicitors
2510 Ouellette Avenue
Windsor, Ontario

N8&X 1L4

Attention: Mr. Leon Paroian, Q.C.

Indian Road, Residential Properties
University Avenue West to Mill Street
Heritage Designation Assessment

Dear Mr. Paroian:

In my earlier report to you of 6 June 2007, I provided you with the results and
conclusions of our heritage value analysis of the single-family residential
dwellings at 686, 718, 738, 750, 778, and 784 Indian Road, in the Sandwich Town
area of the City of Windsor. We have now completed a similar heritage value
analysis of all of the remaining residential properties on the east side of Indian
Road from University Avenue West to MiﬁJ Street. The overall results of this
assessment are presented herein. -

1. BACKGROUND INFORMATION:

On 5 September 2006, City Council passed a Resolution authorizing a team of
Consultants to carry out a Sandwich Heritage Conservation District Study
pursuant to a Terms of Reference that was prepared by the City of Windsor
Planning Department. The Study Area for this Heritage Conservation District is a
large, pie-shaped area bounded by the Detroit River, Huron Church Road and
Prince Road, which encompasses some 2,600 residential, commercial,
institutional, recreational and industrial properties. Phase 1 of this study was
endorsed by the Steering Committee on 12 April 2007 and by the Windsor
Heritage Committee on 8 May 2007 before being approved by City of Windsor
Council at its regular meeting on 16 July 2007.

Phase 1 of this study concluded that two distinct areas within this large pie-shaped
area of Sandwich Town merit consideration by City Council for possib]% Heritage
Conservation Designation under Part IV of the Ontario Heritage Act. These
districts encompass the historic commercial/ institutional core along Sandwich
Street and the circa 1920 residential subdivision in the Rosedale/Alexander
neighbourhood.  Other districts within the Sandwich Study Area were not
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recommended for Heritage Conservation District designation (or areas that require
further consideration) by the Consultants because “they lack the necessary
architectural integrity, consistency, and distinctiveness that is necessary for
designation.” However, the Consultants reported that “additional portions of the
study area in immediate proximity to the recommended Heritage Conservation
District boundary have been identified as areas for further study and refinement,
in order to undertake more detailed evaluation and obtain further input from the
Steering Committee and public.” Their reasons for carrying these fringe areas into
their Phase 2 Study are cited below:

J They include areas with some similar streetscape presence due to their
landscaping and mature street trees;

o To help define or allow for more detectable or logical entrances to the
district, at points where there is a relatively distinct shift in streetscape and
architectural character, particularly along Sandwich Street;

® These areas may be at higher risk of future change/redevelopment given
their proximity to the Detroit River, University of Windsor and Ambassador
Bridge;

° To obtain more detail on the architectural conditions in those sections of

Peter and Russell Street that are zoned RD3.3, where regulations permit
heights up to 8-10 storeys. Redevelopment has occurrea?g in much of the
RD3.3 zone already, however, there are still some original buildings or
vacant lots where further change could occur due to the existing zoning and
further undermine the visual c/%aracrer of the community;

® To review in greater detail whether there are buildings in the ‘further
study’ area that would be considered as ‘landmarks’ or that have
associations with significant people or historical events;

o To provide an opportunity for identifying landscape and interpretive
elements that could/should be considered for the north/east side of the
Indian Road corridor if the new Ambassador Bridge span is approved and
requires the removal of buildings on the east side of Indian Road, as a way
to acknowledge and build awareness of the cultural history of Sandwich.

These “Areas for Further Study and Refinement” are shown in the Consultants’
Figure 13: Recommended Boundary of the Phase 1 Sandwich Heritage
Conservation District Study, a copy of which is appended to our report. This area
includes the residential properties on the east side of Indian Road from University
Avenue West to Wyandotte Street West, most of which are currently owned by the
Detroit International Bridge Company.

2. PURPOSE AND SCOPE:

The primary purpose of our study was to inspect all of the existing residential
properties on the east side of Indian Road from University Avenue West to Mill
Street so we could assess their age, condition and heritage value. Its secondary
purpose was to assess whether these properties enhance or diminish the Heritage
Conservation objectives of the Phase 1 Sandwich Heritage Conservation District
Study. The scope of our study included the following:
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2 Obtaining background information from you regarding the ownership and
occupancy of these residential properties.

2. Exterior and interior inspections of the 30 additional residential dwellings
on the east side of Indian Road between University Avenue West and Mill
Street (beyond the 6 that we inspected as part of our earlier study).

3. Exterior inspections only of the 16 additional residential dwellings on the
cast side of Indian Road that are either owned by your clients but currently
still occupied by tenants, or not owned by your clients.

4, Documenting the results of our inspections by means of photographs and
notes, copies of which are appended to this report in digital format on the
enclosed CDs.

5. An_analysis of the age, condition, and heritage value of these existing

residential properties on the east side of Indian Road from University
Avenue West to Mill Street, based on established criteria for Heritage
Conservation District designation under the provisions of Part IV of the
Ontario Heritage Act.

6. A thorough review of the Draft Sandwich Heritage Conservation District
Study and the Phase 1 Overview Study that the Consultant team presented
to City of Windsor Council on 16 July 2007.

7. Attendance at the City of Windsor Council meeting on 16 July 2007, during
which the Consultants, the Administration, several Delegations, and City
Council debated this Phase 1 Study prior to its being approved by Windsor
City Council.

8. The preparation of this written report to document the findings and
conclusions of our engineering investigation.

3. RESULTS OF INVESTIGATION:

3.1 Building Inspection Results:

As set out in Section 2 of this report, the scope of our engineering investigation
included an inspection of all of the existing single-family dwellings on the east
side of Indian Road from University Avenue West to Mill Street. We inspected
the outside and the inside of 36 of these houses between 25 May and 16 July 2007.
The results of these inspections are documented in the enclosed CDs.

Our assessment of the heritage value of the residential properties on the east side
of the Indian Road in the context of the Phase 1 Sandwich Heritage Conservation
District Study is provided below.

1. We concur with the Phase I findings of the City’s consultants that the east
side of Indian Road does not merit a Heritage Designation based on the
established criteria for such historic designations.

2. As evidenced by the enclosed photographs, these residential dwellings are
typical of those that were commonly designed and built in Southwestern
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Ontario during periods of economic prosperity from the 1930°s to the
1950’s.

& Over the past 40 years, most of these single-family dwellings have been
converted to high-density rental accommodations (e.g., rooming, boarding
or lodging houses for students). Consequently, the condition of the houses,
their landscaping and their neighbourhood has deteriorated.

4. None of these houses is fully compliant with the current minimum
requirements of the Ontario Building Code. Many are also not compliant
with the applicable requirements of the Ontario Fire Code.

5. The poor condition of these properties has lowered the quality and the value
of the neighbouring houses that are still being occupied by their owners
who have a vested interest in preserving and maintaining their properties.

6. Our inspection results indicate that many of these houses have deteriorated
beyond the point where they can be upcoded and restored economically.
Their structural, electrical and mechanical systems are seriously deficient.
Consequently, they pose a significant safety risk for occupants as well as a
potential risk to the public.

3.2 Neighbourhood Inspection Results:

The impact of the increased density and transient nature of the student population
that is being housed within the former single-family houses has had a debilitating
effect on the character and quality of the neighbourhood. These effects include the
following:

a) Parked cars are choking the curb sides and the driveways. A number
of the driveways have been widened to accommodate additional cars
and thereby reduce the-quality and quantity of the available
landscaping. The sight line restrictions posed by the parked cars to
pedestrians and motorists creates traffic hazards; particularly for
young children because they cannot see over the cars. The shortage
of available parking has also created friction between the students
and the fami{)ies who still live 1 the neighbourhood. The parking

permits that the City has issued to the residents to discourage on-

street parking by non-residents have mitigated but not solved this

problem.

b) Because of the crowded condition that has resulted from this
proliferation of student housing within these neighbourhoods, the
tenants use their porches and yards for recreational purposes. A
party at one student house can quickly spread to a block party that
mfringes upon the quiet enjoyment of the families who still live
within single-family houses in the adjacent neighbourhoods.

c) Because many of the landlords who operate these student houses do
not live on the property, it is difficult for them to police the activities
of their student tenants and/or to maintain these properties well.
Therefore, wear and tear takes its toll both on the houses and the
landscaping.
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d) Upcodings imposed on many of these single-family dwellings that
provide rental accommodations for students have required the
construction of additional exit doors and stairways. These retrofits
are for the most part unsightly. They diminish the architectural
value of both the individual houses and the neighbourhood.

e) There appears to be a glut of student housing being offered for rent
within these neighbourhoods. For Rent and For Sale signs are
proliferating within these neigbourhoods and fueling the impression
that these neighbourhoods are in decline.

f) The large population of students within these neighborhoods
generate considerable quantities of rubbish both inside and outside
these student houses. Furniture, clothing, paper and other debris
piles up at the curbs and in the alleyways.

g) Most of the alleys have fallen into disuse and disrepair. They have
become overgrown with weeds, are littered with debris and become
a haven for skunks, raccoons, and other pests. These alleys also
pose a fire and a safety risks to the neighbourhood.

4.0 DISCUSSION OF RESULTS:

As set out in our earlier report to you of 6 June 2007, our firm has spearheaded,
designed and managed a number of historic building conservation and restoration
projects in Windsor-Essex County on a Pro Bono basis. We therefore
wholeheartedly support the City of Windsor’s objective to conserve, preserve and
restore historic buildings, neighbourhoods and districts within Old Sandwich
Town for the benefit of future generations. However, such historic designations
must be appropriately applied based on accepted criteria and established
guidelines in accordance with the purpose and intent of the Ontario Heritage Act.
To apply such heritage designations to undeserving properties diminishes the
Xalue and respect for the powers granted to municipalities by the Ontario Heritage
ct. -

Of the two distinct districts that the City of Windsor’s Phase 1 Sandwich Heritage
Conservation District Study has identified” as being appropriate for HCD
designation, those within the core area along Sandwich Street are clearly the more
meritorious because of their age, historical importance and their unique design and
construction attributes. The single-family dwellings within the 1920 subdivision
in the Rosedale/Alexander neighbourhood do include a number of generally well-
maintained, finely detailed residential dwellings. However, they are no older, no
more unique, and of no more historic importance than many other residential
neighbourhoods in Windsor (e.g., Riverside Drive, Walkerville, Ford City, or the
older neighbourhoods in the core area of the City of Windsor itself).

Imposing an HCD designation on the residential subdivision in the Rosedale/
Alexander neighbourhood could meet with resistance from some of these property
owners. If the City of Windsor should decide to impose such an HCD designation
on this residential subdivision, it could set an unintended precedent with
unexpected consequences for similar neighbourhoods across the entire City. Not
all property owners are likely to welcome such a Historic designation. Those who
do not may deem it expedient to demolish their buildings rather than risk having
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their future uses of their property encumbered by such a possible Historic
designation.

In presenting its recommendations to City of Windsor Council for the adoption of
Phase 1 of its study, the Consultants indicated that they had not yet consulted
directly with the owners of property that falls within their proposed HCD
boundaries. Until such consultations are held, it is difficult to gauge the support or
the opposition that City Council can expect if it should proceed to impose such a
designation on these properties pursuant to the authority granted to municipalities
under Part IV of the Ontario Heritage Act.

I understand that your clients have offered to meet with the City of Windsor’s

Steering Committee and its Consultants with regards to the houses they own on

the east side of Indian Road. The results of our inspections and assessment of the

historic values of these residential properties on the east side of Indian Road

should facilitate such discussions between your clients and the Committees and

(S]or(lisultants involved with Phase 2 of the Sandwich Heritage Conservation District
tudy.

5.0 CONCLUSIONS:

Based on the results of our engineering investigation, the following conclusions
would appear to be warranted.

1. The results of our inspections and analysis concur with the findings of the
Phase I Sandwich Heritage Conservation District Study that were endorsed
by the Windsor Heritage Committee on 12 April 2007 and approved by
Windsor city Council on 16 July 2007. We agree with their assessment that
the properties on the east side of Indian Road from University Avenue West
to Mill Street do not merit a Historic Designation, or inclusion within a
distinct Heritage District.

Z. The imé)act of the student hous_ing conversion of many of these single-
family dwellings has had a slow and debilitating effect on the character and
quality of the adjacent neighbourhoods.

3. None of these residential dwellings  complies fully with the current
minimum requirements of the Ontario Building Code or the applicable
requirements of the Ontario Fire Code. Consequently, they pose a
significant risk to occupants and a potential safety risk to the public.

4. In our professional opinion, most of the structural, electrical and
mechanical systems in these residential dwellings cannot be repaired
economically to bring them into compliance with the current requirements
of the Ontario Building Code and the applicable requirements of the
1C_)tptario Fire Code. They have reached the end of their useful, economic
ife.
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I trust that this is the information you require at this time. Please call me if we can
be of any further assistance in this matter during your anticipated discussions with
the City of Windsor Committees, administrative staff and Consultants during
Phase 2 of their Sandwich Heritage Conservation District Study.

Yours truly,
N.K. BECKER INCORPORATED

. /i -
" Dr. N.K. Becker, P.Eng.
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