
Community Consultation

The Benny Farm Experience



Canada Lands Company

Partners in revitalizing communities

Canada Lands Company CLC Limited builds 
innovative property solutions to create financial 
value and community legacies for all Canadians.

Innovation • Value • Legacy



What is Canada Lands
• Federal Crown Corporation
• Purchases surplus land from federal 

departments & agencies for redevelopment & 
sale

• $286M paid in dividends and purchases
• $35M in environmental remediation
• $3.3B in private sector investment on CLC 

lands
• 14,000 new homes



Outline of Presentation 

•Background/history of Benny Farm
•The 2002 impasse
•The community consultation 
process
•The result of the process
•Lessons learned



Benny 
Farm

Location



Sherbrooke

Be
nn

y

CavendishWalkley Monkland

Benny 
Farm

Location



Background
• Constructed on Benny’s farm after WWII to 

house returning veterans 
• 384 sixplexes built around common 

courtyards and green space
• 1947 - Acquired by CMHC
• 1990 - CMHC announces decision to 

redevelop – proposals met with opposition
• 1997 – CMHC builds first two new apartment 

complexes 



Background
• 1999 – Benny Farm is sold to CLC
• 2000 – CLC builds third new complex 

and relocates remainder of veterans
• 2001 – Fonds foncier proposes to buy 

the site and renovate the remaining 
312 sixplexes for affordable housing

• 2001 – Fonds foncier deal meets 
opposition and CLC decides not to 
extend agreement.







Benny Farm Issues – Spring 2002
Media attention due to housing shortage
Fonds Foncier lawsuit and continued 
publicity blitz
Intense pressure from City of Montréal
Diverging views among different 
stakeholders
Financial constraints and mortgage 
obligations
Public demonstrations and negative 
media







Solution: Consensus Building 
Process

Objective is to reach a consensus among the 
differing views for this development
Transparent, inclusive and respectful process
Engaged Convercité to facilitate process
Strongly supported by City of Montréal
Positive feedback from most stakeholders



Step One: Stakeholder Interviews
Individual meetings held with stakeholders
Opportunity for them to express their 
views/concerns
Education and planning opportunity for CIRQ
Stakeholders interviewed:
• Benny Farm Tenants
• Local homeowners group
• Area merchants association
• Municipal, Provincial, Federal politicians



Step One: Stakeholder Interviews 
(cont’d)

• NDG Community Council
• Fonds Foncier representatives
• CLSC representatives
• City of Montréal officials
• And other groups

Interviews held in July and August 
2002



Step Two: Task Force

12 individuals selected for Task Force

Individuals reflected the diverse views of the 
community

Task Force excluded politicians

Work towards common objectives for the site

Fonds Foncier to take part in process

Canada Lands representative and City of Montreal
observer



Rosemary Bradley, Ken Briscoe, Miriam Green, Metu Belatchew,
Necdet Kendir, Zane Korytko, Jim Lynes, Ghislaine Prata, Linda 
Schachtler, Gail Tedstone, Arlyle Waring. Obs. : Cameron Charlebois 

Benny 
Farm 
Task
Force



MANDATE

• To express concerns of the community
• To establish objectives for the site
• To evaluate design alternatives
• To make recommendations to CLC



Step Two: Task Force (cont’d)
Outside experts and groups provided 
briefings to Task Force:

• Social Diversity, Annick Germain
• Housing Needs & City Programs, Suzanne 

Laferrière
• Needs of Seniors, David Woodsworth
• Recreational Facilities in NDG, John Richardson
• Cooperative Housing, Douglas Alford
• Heritage Values, Dinu Bumbaru
• Renovation Costs & Issues,Vianney Bélanger
• Affordable Housing:  Avi Friedman



SUPPORTING INFORMATION

Resource Persons and Experts

Other Information
• Demographics from Statistics Canada
• Site Survey of Housing Market in NDG
• Stastistics on reduced mobility in NDG
• Meetings held during Autumn of 2002



GUIDING PRINCIPLES
1. Integrated community
2. Social balance
3. Inclusive community 
4. Adequate housing diversity
5. Services that meet residents’ needs
6. Building quality 
7. Qualities of the urban environment 
8. Site symbolic value
9. Impact on the neighbourhood 
10. Project feasibility



Step Three: Design Alternatives
Four Design Teams translated objectives into 
preliminary design alternatives
Urban planners and architects involved
Design Team selection process included past 
efforts and new ideas
Design Team observed all Task Force 
meetings
Publication of alternatives on web site 
(www.bennyfarm.org)

http://www.bennyfarm.org/


Step Four: Public Participation

Public participated in evaluation of 
alternatives
Exposition of material from Design 
Teams
Comments provided at exposition and 
via website
Not a substitute for City’s public 
consultation



Step Five: Development Plan
Task Force to analyze public’s evaluation

Final recommendations submitted to CLC

CLC to select appropriate urban planning firm 
to produce development plan

Submitted for approval of CMHC (mortgagee)

Submitted to City of Montréal for municipal 
approval by December 2002



Risks in the Process
Mayor’s impatience for immediate results

Fonds Foncier’s demands for tripartite 
discussions (Fonds Foncier, City, CLC)

Public perception of process transparency

Appropriate representation of the community

CMHC approval of plan

City of Montréal approval and public 
consultation



CONCLUSIONS
Use of Land 75+% for housing, 25% reserve for 

health/recreational/community services
Target 
Groups

Low to moderate incomes 
Young Families, seniors, single parent 
families 

Tenure 
Types

33% private, 40% subsidized & 27% 
rented affordable (for $30-$60k)

Mobility 30% of accessible units (including 10-
15% adapted & 10-15% adaptable)

Density 500 units

Buildings Renovate: none some  most all





Taking into account the needs of the community :

• Task Force
• Public presentation  
• Comments from the population
• Neighbourhood consultations (street by street)

Affordable 
housing
low and middle-
income

Accessible 
services 
health care, 
recreational and 
community 
services

Harmonious 
Integration
respecting the site 
and 
neighbourhood

A project for the community
Participation



Consultants

• Planning & Architecture – Saia, 
Barbarese, Topouzanov

• Landscaping – Claude Cormier
• Renovation – Mark Poddubiuk
• Affordable Housing – Luba Serge
• Affordable Construction – Avi Friedman



Un projet pour la communauté



Final 
Plan



A project for the community
Affordable housing

Type Clients Units Location

Subsidized 
rental (Coops, 
non-profit)

Senior citizens, young 
families, single 
parents, persons with 
disabilities

213 Cavendish, 
Benny

Private housing 
(Townhouses, 
duplex, condos)

Access to 
homeownership for 
families

205 Prince of Wales, 
Monkland, Benny

Private rental (1 
to 3 bedroom)

Mixed clientele 117 Prince of Wales, 
Cavendish

535

Mix to match neighbourhood

More than 1/3 of accessible, adapted or adaptable units

Affordable housing over the long-term



A project for the Community
Accessible Services

Community 
Recreational 
Centre

Need for accessible services in NDG

Additional 500 households in the 
neighbourhood

Benny Farm: an advantageous location

CLSCDay care

Geographical, financial and physically accessible services 
for all NDG citizens



Un projet pour la communauté
Intégration harmonieuse



Paysage / Landscaping



A project for the community
Harmonious Integration

• Quality landscaping

• Harmonious interface with neighbouring housing



A project for the community
Harmonious Integration

• Quality landscaping

• Harmonious interface with neighbouring housing

• Architectural standards for entire site

• Conservation of a portion of the original site plan

• Provides more parking than required

• Measures to reduce traffic



Mobility



A project for the community
Ownership and site management

1. CLC oversight until development is completed:
• Advisory board

• Selection of promoters

• Landscaping of common areas

• Site management

• Co-owners association (horizontal condominium)

2. Transfer of responsibilities to co-owners 
association after CLC’s withdrawal



A project for the community
Implementation

2004

2004 - 2005

2005 - 2006

CLSC/Community 
recreational centre: 
to be determined



A project for the community
Public Consultations

November 10 & 12 

December 1 – 3   

Mid-January

March 2004

Presentations by CLC & 
City – Q & A session –
400 attendees. 

Presentation of 49 briefs 
by interested parties

Report by l’Office de       
Consultation publique de 
Montréal 

Expected zoning 
approval



A project for the community
Status of Redevelopment

• Housing: conditional offers with four 
subsidized housing groups (Coop Zone of 
Opportunity, Coop Benny Farm, Project 
Chance and Maisons transitionnelles)

• CLSC: negotiating a build-to-suit / long-term 
lease (20-25 years)

• Recreational Centre : negotiating land sale 
with City of Montreal.

• All transactions will be at market values, 
conditional on zoning.



The CLSC Issue

• Debates over locating it on site
• Debates over the size of the building
• Funding
• Lease vs ownership



Next Steps

• Dec 03 – asbestos removal
• Feb 04 – City zoning approval
• Apr 04 – borough subdivision approval
• Apr 04 – demolition and road 

construction
• Apr 04 – renovation of three projects
• Summer 04 – first new residents
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