WWW. bennyfarm.org

3 REAMENAGEMENT BENNY FARM

gy BENNY FARM REDEVELOPMENT
\__ Notre-Dame-de-Grice, Montréal, Québec

Community Consultation -
The Benny Farm Experience

Presentation to the
International Right of Way
Association

Junel4, 2005

ﬁ CANADA LANDS COMPANY
W SOCIETE IMMOBILIERE DU CANADA

Partnering to Revitalize Communities

www.clc.ca




i REAMENAGEMENT BENNY FARM
/4. BENNY FARM REDEVELOPMENT
— Notre-Dame-de-Grice, Montréal, Québec

* Federal commercial Crown corporation

 Reactivated in 1995 to optimize value
from surplus strategic properties

e Self-financing

* Reports to Parliament through Minister
of State (Infrastructure)
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Why CLC was Created

* Optimize value of surplus strategic
properties

« Assist In maintaining good stewardship
of government assets

 Hold and manage certain real estate
assets, such as the Canada’s National
Tower
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Main CLC Attributes

e Purchases property at fair market value
 Assumes all costs and risks upon transfer
 Non-agent status

* Fully taxable

o Self-financing

e Pays dividends to the government

* Adheres to government policies on
environment, First Nations land claims,
heritage, official languages
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The Organization

Real Estate

Small and entrepreneurial

Less than 100 employees

Two regions — Eastern and Western
13 offices - operating in 24 cities
Developing over 3,000 acres

CN Tower

First rate leadership

Fluctuates seasonally between 400 and 500
employees
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The Results

$307 million in distributions
$4 billion in private sector investment

32,800 person years of construction
employment

20,200 new or refurbished residential units

$43.6 million in environmental remediation
Investment

17 million ft2 non-residential
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TASKS

» Consultation and
approvals (e.g.
subdivision plan,
rezoning)

» Interim leasing
program

» Sales program

» Marketing program
» Architectural codes
» Customized design
» Site servicing

» Legacy

WWW. bennyfarm.org



» Helps all participants
understand and build
from shared vision

» Helps eliminate
public opposition

» Expand to include
urban
design/landscaping




REFURBISHED HOUSING
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e Metro Toronto Convention Centre
5 Complex, Toronto
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Glenlyon Business Park, Burnaby




401 Burrard, Vancouver
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Former Moncton Shops




- Canada’s National Tower, Toronto

 World’s tallest building at 553 m
(1,816 feet)

e Telecommunications hub and centre
of tourism In Toronto

. * CLC s owner since 1995

e Re-acquired management in January
| 2004




CN Tower, Toronto

« Performance had been impacted by
. September 111 and SARS

= » After one full year of operations
(i attendance has returned to pre-SARS
levels




Benny Farm

» Background/history of Benny Farm

 The 2002 impasse
 The community consultation process

e The result of the process
e Lessons learned
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Benny
Farm

Location
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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
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The typical Benny Farm resident is an 80 year old
Veteran...

www.bennyfarm.org



. and their
spouses
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CLC's involvement on the site

e 1997 - CMHC builds 91 new apartment
units

e 1999 - CMHC sells siteto CLC

e« 2000 - CLC builds 146 new apartments to
complete CMHC’s obligation to re-house
existing tenants

— $20 million construction project (financed
by the CMHC)

— Moved 140 households over the summer

WWW. bennyfarm.org
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Redevelopment of the site

October 1999 - CLC began consultation
with the N.D.G. Community Council

April 2001 — signed an agreement with the
Fonds Foncier to buy the site and
renovate the remaining 312 sixplexes for
affordable housing

December 2001 - Fonds foncier deal
meets opposition - CLC decides not to
extend agreement - FF seeks an injunction
blocking transactions with other parties

July 2002 - CLC succeeded in removing
the injunction
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Community Opinion in 2002

e CLC seen as “evil developer” due to
fallure of agreement with Fonds Foncier

e Irresponsible to leave 300 apartments
empty during a housing crisis in Montreal

« Accused of making secret deals with
greedy developers

e Demolition versus conservation debate
 “notin my backyard” syndrome



st REAMENAGEMENT BENNY FARM
. BENNY FARM REDEVELOPMENT
— Notre-Dame-de-Grice, Montréal, Québec

Benny Farm Issues — Spring 2002

 Media attention due to housing shortage

e Fonds Foncier lawsuit and continued
publicity blitz

* Intense pressure from City of Montreéal

 Diverging views among different
stakeholders

 Financial constraints and mortgage
obligations

 Public demonstrations and negative
media
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Portrait — Summer 2002

Demonstrations by community groups

Mr. Ma: Bu the Farm! - *1 ﬁ i @

v

www.bennyfarm.org
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Benny Farm plan
remains a centre
of controversy

Loy ol Ml =

I .-u—-'\-m--n.-u.-r-:-r -—*—_-:-'-'---r'-- --rr"

gl e il i v ke 0 T, s iy il s e
v i ——

I sk mine e s R Paeep

Désaccord sur I'avenir

de Benny Fann

Liesiplacmmenl apgartined d la

Socwic gnmnhdacr dw iazsds

(ES PR R PF FE SRR NF F T T

L PREHIET b Pk fiwia i | 'I-' mfs par ke FPCRF gui
mEnnueRres ey I|| mabany rmver ke BiTsTes
FPCDE} & de W womphiion cxmes o m osstie dares
rariges Tl seaiim des nbodants I r| gl avill reaneEn e

I comrtheabdss nemin de MNaDE-  ppmd Fameres demiar par la

T il 3 TR PP G, meais [eiganisie s )

moneuin i cosiruchon e |n"'ll||'-'l'-l|.l s chararckor, di

0 00THS i | e e s e
II.'.."E I..||.|:||F|'E 'I'I" | wEIparrian celernem -J.'I- D¢ arn et lo conssdle

ngereore wr o8 woan 4O pepolpal d Ko Darsede
i e L) acres Gieficr,  Joremiy  SBaowle, sproie
Tkl b Passisislian o casadine
o0 e peaber - e kil P id

Friormdiien mecd 4 gtk reopme cake

www.bennyfarm.org



WWW. bennyfarm.org

T %REAMENAGEMENT BENNY FARM
#™ BENNY FARM REDEVELOPMENT

I\ Notre-Dame-de-Grice, Monsréal, Québec

Solution: Consensus Building
Process - July 2002

 Objective was to reach a consensus
among the differing views for this
development

* Transparent, inclusive and respectful
process

« Engaged Convercité non-profit urban
planning firm to facilitate process

o Strongly supported by City of Montreal
and the Mayor

e Positive feedback from most stakeholders
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Risks In the Process

« Mayor’s impatience for immediate results

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

e Public perception of process
transparency

 Appropriate representation of the
community

e CMHC approval of plan (mortgage holder -
$28 million)

« City of Montréal approval and public
consultation

WWW. bennyfarm.org
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Step One: Stakeholder Interviews

| » Individual meetings held with
| stakeholders (50)

. » Opportunity for them to express their
views/concerns

« . Stakeholders interviewed:

 Benny Farm Tenants/Veterans

e Local homeowners group

« Area merchants association

e Municipal, Provincial, Federal politicians
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e NDG Community Councill
 Fonds Foncier representatives
e Housing groups
 CLSC representatives
« City of Montréal officials
e Heritage groups
« And others
* Interviews held in July and August 2002

WWW. ben.nyfarm.org
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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

City of Montreal observer
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Fosemary Bradiey, Ken Briscoe, Miriam Green Metu Belatchew, Necdet
Kendlr, Zane Kontko, Jim Lynes, Ghisizine Prata, Linda Schachiler, &all
Tedstone, Arlyle Waring. Obs. - Gameron CGharlebols

www.bennyfarm.org
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TASK FORCE MANDATE

 To express concerns of the
community

 To establish objectives for the site
 To evaluate design alternatives
» To make recommendations to CLC
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Step Two: Task Force (cont’d)

e Outside experts and groups
provided briefings to Task Force:
— Social Diversity, Annick Germain

— Housing Needs & City Programs, Suzanne
Laferriere

— Needs of Seniors, David Woodsworth

— Recreational Facilities in NDG, John
Richardson

— Cooperative Housing, Douglas Alford

WWW. ben.nyfarm.org
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— Heritage Values, Dinu Bumbaru
— Renovation Costs & Issues,Vianney Beélanger
— Affordable Housing: Avi Friedman

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

WWW. bennyfarm.org
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' GUIDING PRINCIPLES

Integrated community
Social balance
Inclusive community
Adequate housing diversity
Services that meet residents’ needs
Building quality
Qualities of the urban environment
Site symbolic value
ey Impact on the neighbourhood

e 10. Project feasibility
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CONCLUSIONS

Use of Land | 75% for housing
25% community services
Target Low to moderate incomes
Groups Young Families, seniors, single parent
families
Tenure 33% private, 40% subsidized & 27%
Types 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
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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

e Publication of alternatives on web site

( )


http://www.bennyfarm.org/
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Step Four: Public Participation

 Public presentation of 4
design alternatives (400
people attended)

1+ Exposed at four
locations in NDG area
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dbe Step Four: Public
Participation

« Comment forms available (300
completed)

e Street-by-street consultations for
Immediate neighbours

 Not a substitute for City’s public
consultation

WWW. ben.nyfarm.org
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Step Five: Development Plan

« Task Force analyzed public’s evaluation
 Final recommendations submitted to CLC

e CLCto selected appropriate urban
planning firm to produce development
plan

« Obtained approval of CMHC (mortgage
holder)

« Submitted to City of Montréal for
municipal approval on February 24, 2004
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Planning & Architecture — Saia, Barbarese,
TopouzanovVv

sLandscaping — Claude Cormier
*Renovation — L'OEUF

«Affordable Housing — Luba Serge
*Affordable Construction — Avi Friedman
eTraffic — Trafix

sLegal — Fasken Martineau DuMoulin

WWW. bennyfarm.org
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Your Benny Farm
recipe seems to be

quite popular

Notre-Dane-de-Grice, Montréal Québer
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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

www.bennyfarm.org



Ownership and site management

1. CLC oversight until development is
completed:

« Advisory board

« Selection of promoters

« Landscaping of common areas
e Site management

« Co-owners association (horizontal
condominium)

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

WWW. bennyfarm.org
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Step Six : Municipal Approval

« Six months of negotiations with municipal
authorities

o 24 page booklet distributed to community
with the final plan

 Municipal Public Consultation (November

2003)
— 50 public presentations
— Anti-demolition: the last stand
— 20 page recommendation report

« Zoning Approval : February 25, 2004 ...
FINALLY!!
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Step Seven: Construction Begins

e Asbestos removal for old
buildings

Subdivision & new road

Horizontal condominium for
common portions

Deconstruction of buildings
for new road

Reassuring the immediate
neighbours

WWW. bennyfarm.org
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Deconstruction and
asbestos removal

* $1.5 million — first phase
completed

waw, beanylam.ong
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; - Recycling of materials a priority at
v 1 Benny Farm (80% overall re-use)

www. bennylam.ong



40% of the old bricks to be
re-used on new construction
at Benny Farm

Remainder are sent to a
construction recycling center

www. bennyfam.org
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Crushed concrete used mainly
as landfill and for landscaping
for the site

Hardwood floor boards
stored for re-use in
new construction

www, bennyisnm.ong



SR REAMENAGEMENT BENNY FARM
gwe: BENNY FARM REDEVELOPMENT
Notre-Damne-de-Grice, Montréal Québer

Step Eight: Selling the Farm

* Financing *
guaranteed by
the City of
Montreéal

 Five coops for
seniors,
families and
single
mothers now
on site

www.bennyfarm.org
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Non-profit Housing Projects

« Each coop is
responsible for its
own renovations

Must adhere to
renovation
standards &
architectural plans

Renovations —
approx. $70,000 per
unit

www.bennyfarm.org
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Step Nine: Service Facilities Area

CLSC Community clinic serving NDG/Mt|
West

50,000 square foot new building on 3 floors
$8 million construction project

CLC bidding for build-to-suit and 20 year
lease to CLSC/Province

Recreational Center
— Study under way by City
— Possible deal with YMCA
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Step Ten: Veterans’ Buildings

*Operated as rental
buildings

—173 units occupied by
protected rent tenants
(73%) mainly veterans
and widows of veterans

—62 units occupied by
new market tenants
(26%)

—Legally set up as
condominiums

www.bennyfarm.org
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Impact on CLC’s Future
Developments in Montreal

« CLC reputation in Québec turned

around

e Process recommended to other

developers

« Mayor’s support of CLC in federal

property disposals

e Building trust in the community
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L essons Learned

Opponents will work together if
everyone’s view is heard and considered.

A legitimate process is crucial for
silencing the extremists.

Everyone has to give — even the
landowner.

Community knowledge is a resource, not
an obstacle.
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